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Introduction to the Vision

1.1

Introduction to Stanmore Garden Village

Why prepare this Vision?
Shropshire Council is required by the government to
update its Local Plan to provide for growth over the
period 2016 – 2038. That growth must be spread (mainly)
between the larger settlements, Bridgnorth being one
such, and the third largest in the County.
If plans are not prepared and approved the government
may impose its own solutions, so it is far preferable
for the Council to complete this work. In an earlier
Plan period insufficient land was allocated to meet
Shropshire’s required 5 year housing land supply, and
a good deal of piecemeal development occurred with
almost no pre-planned facilities and infrastructure.
The Council called for sites which were available for
development (and deliverable) and has included in its
Local Plan Review (preferred site allocations) land at
Stanmore, offered by the Stanmore Consortium, as a
preferred allocation for a comprehensive mixed-use
development of housing, employment, community
facilities and recreation with extensive landscaping.

“Shropshire’s Economic Growth Strategy identifies
the need for a ‘step change’ in Shropshire’s
economy to: reduce levels of out commuting; retain
employment and skills locally; increase productivity;
and address housing affordability issues.”

Under that strategy the Council aims to keep in balance
its policy of attracting inward investment to Shropshire
with creation of new jobs and the provision of new
housing so that the size of the working age population
is maintained and meets the needs of employers for an
available pool of suitable labour.
Providing for schools, medical facilities, sheltered and
affordable housing and properly organised employment
opportunities on any scale needs to be done in
conjunction with the allocation of market housing so that
the necessary funding can be obtained from landowners.
That gives the opportunity to provide coherent and
comprehensive community developments and ensures
that the required infrastructure is made available.
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Bridgnorth has a good mix of employment and housing
but its population is ageing. Housing is relatively
expensive and young people find it difficult to afford
a home. That impacts on the availability of workers
to provide increasing care for the elderly (as they may
not be able to afford to live near where they work);
manufacturing and service businesses find their
workforce living ever further away - and commuting
increases. The rate of new house completions has
dramatically reduced in the last fifteen years from an
average to 75 a year to only 12 in 2018/19 and that in a
town with a population of around 13,000 inhabitants.
It has a thriving local economy and ONS data indicated
that its workforce increased in the period 2013-2017 by
1,100 in the town including the Stanmore Business Park.
The Apley Estate, Stanmore Properties and John Davies
Farms own land immediately East of Bridgnorth. Partly
farmland and partly a large, successful business park
with 1,700 employees, this area was mentioned at
the last Plan Review as a potentially suitable place for
Bridgnorth to expand but could not be considered due
to being partly designated as West Midlands Green Belt.
The Inspector who examined the Local Plan advised
Shropshire Council to undertake a review of the Green
Belt prior to the next Local Plan Review.
This Vision document now examines how the additional
Housing, Employment and other facilities including
Recreation and Green Infrastructure which Bridgnorth
needs might be provided on the Stanmore land included
by the Council as a preferred allocation in the Local Plan
Review. It shows how a carefully planned community
with an eventual size of up to 1,500 homes and providing
up to 1,900 jobs could be accommodated carefully
and comprehensively over a period of some forty years,
together with all necessary supporting facilities and
infrastructure. The landowners are long-term holders of
land and would agree with the Council a comprehensive
Masterplan, designed on Garden Village principles, with
an agreed Design Code and phasing which they would
impose on housebuilders and developers brought in to
progress the individual elements of the Village.
Under the Masterplan, Stanmore Country Park would be
enhanced and made more accessible with connections
through the Village area to Hermitage Ridge and the
6
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main settlement of Bridgnorth; The Country Park’s area
would not reduce at all, but an additional 43ha of green
Infrastructure would be provided.

The Landowner Consortium and Promotion
Land comprising 210 ha is contained within the ‘red
line’ surrounding the proposal but this includes alreadydeveloped areas such as the Hobbins, Stanmore
Business Park together with large areas of parkland
and green infrastructure which simply support the
Garden Village proposal. Three landowners (Apley
Estate, Stanmore Properties and John Davies Farms
– collectively referred to as the Consortium) control
the land. The Country Park (not included for any
development) is owned by Shropshire Council.

The Promoters
The Apley Estate.
Extending to 8,500 acres around Bridgnorth, the Estate
has had only three owners in the last 500 years and the
current incumbents, Lord and Lady Hamilton continue
the tradition of day-to-day involvement in running the
estate, 2,500 acres of which they directly farm, as well
as managing all the woodland, extending to 1,000 acres.
The remaining land is let to long term tenants many of
whom have had connections with the Estate for over 100
years. Apley’s philosophy is to maintain and preserve the
heritage of the Estate while contributing to and being
involved with the local community. Its ownership includes
workspace and some 300 tenanted cottages as well as
the renowned Apley Farm Shop complex which is an
important visitor attraction. The Estate directly employs
over 70 staff and invests heavily in the maintenance and
improvement of its land and buildings.
Apley is a ‘Legacy’ owner whose current plan is set out
over the next 120 years. Having been involved in the
development of Bridgnorth for many years Apley has
a vision to continue creating an attractive, sustainable
community giving local people the opportunity to live and
work in Shropshire’s beautiful countryside. Quality is an
overriding priority and the proposed Stanmore Garden
Village would be subject to strong design controls to
maintain the Estate’s legacy.
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Stanmore Properties Limited
Founded by local builder and developer, Geoff Hickman
(late of Stanmore Hall), who bought the bulk of RAF
Bridgnorth when it closed in the mid-1960’s, he
continued its engineering heritage over a period of fifty
years, with new buildings developed and occupied by a
variety of local and national businesses. The company
ownership is spread among a large number of family
members and its day to day management is shared by
the family, with professional directors and consultants
adding necessary strategic expertise.
The family is very conscious of its long connection with
the town of Bridgnorth and has teamed up with the Apley
Estate to promote the Stanmore Garden Village concept
so that Stanmore Business Park (previously Stanmore
Industrial Estate) can continue to prosper and grow.
Currently the Business Park is effectively fully occupied
and, to maintain a supply of available buildings,
expansion land is required - which forms an essential
part of the Garden Village proposal. Coupled with this is
the urgent need to increase the working age population
locally as Stanmore employers report great difficulties
in recruiting staff locally as Bridgnorth’s pool of labour
is shrinking. The Business Park, screened from view by
woodland, comprises 635,000 sq ft of buildings occupied
by around forty businesses and 1,700 workers. The
largest, with 700 employees, is the biggest industrial
employer in Shropshire and a world leader in design and
manufacture of precision motor components. By contrast
the Park provides start-up units from 1,000 sq ft, housing
‘one-man bands’ many of which have thrived, grown and
moved into larger premises over the years.
John Davies Farms
A family business with extensive land ownership at
Swancote, the family has diversified its farming business
into electricity generation from vegetable and organic
matter through an anaerobic digestion process which
converts unwanted food waste (which would otherwise
go to landfill) and specially grown crops into gas and
then, through a combined heat and power plant, into
electricity which runs local industrial processes. The
family owns land adjacent to Stanmore Business Park
which can allow the Estate to expand.
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1.2

Introduction to the Site

Regional Location

Key

Bridgnorth is the third-largest town in the administrative
area of Shropshire, a largely rural County in the West
Midlands. The largest is Shrewsbury, in the north west
corner of the County and 30km from Bridgnorth - itself
closer to Telford (18km) to the north and Wolverhampton
(21km) to the east. Bridgnorth is a market town serving
a large rural community and popular with retired people
and commuters alike.

Site boundary
Motorway
Dual carriageway
Main roads
Secondary roads
Settlement
Agricultural areas
Woodland areas

A442 to Telford

A464 to Telford

M54 to Telford

A41 to Newport

Madeley

A442

Wolverhampton

A454

A458 to Much
Wenlock and
Shrewsbury

Worfield

Bridgnorth

1-01 Existing site with in its regional context
Mace | The Stanmore Consortium | | March 2020
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Local Context
The site lies immediately east of Bridgnorth; the town
itself is divided by the River Severn and split between
High Town and Low Town. High Town sits on the
escarpment above the river and has the administrative
centre and the high street shopping. It and its two
churches have a commanding presence over the Severn
valley.

Key

Site boundary

Low Town sits below, to the eastern side of the river,
connected by a narrow bridge and meandering road to
High Town. It mainly comprises more recent housing
development and a sizable industrial estate that rise up
the hillside along Stourbridge Road, towards Hermitage
Ridge.

Existing buildings
Settlement areas
Agricultural areas
Woodland areas

The woodland on the ridge forms a long natural corridor
separating Bridgnorth from the Stanmore Garden
Village site, itself part of a wider agricultural landscape
comprising an undulating landform and a shallow valley.

Water features
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1-02 Existing site with in its local context
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Site Description
The overall site within the red line boundary comprises
a total area of 210.16ha, 64.2% of which is agricultural
land. It is bounded to the west by the steeply sloping
Hermitage Ridge with dominant woodland covering. The
land gradually slopes down to the east (and south) to
the centre of the cultivated agricultural land before rising
up to the A454, which partly bisects the site. Hermitage
Farm lies on the A454 at about the mid-point of the main
agricultural fields, in the western part of the site.
To the east of the A454, land uses vary. The northern
part is dominated again by agricultural use. The
Hobbins settlement sits in this area, a remnant of the
once significant RAF site occupying the land to the
south. The Hobbins is quite isolated from the rest of
Bridgnorth with virtually no community infrastructure.
The Hobbins, Hermitage Farm and the northern part
of the Country Park have been included as part of the
masterplanning work to ensure their integration into
the new development, but they are not subject to any
development proposals.
South of The Hobbins the main area of the old RAF site
has been changed beyond recognition over the last fifty
years. The former RAF base has been split between
the Stanmore Industrial Estate (recently re-named
Stanmore Business Park), a major employment site in
Bridgnorth, and the Stanmore Country Park, a brownfield
site purchased by Shropshire Council and planted as
woodland in the 1990’s. The Country Park also extends
south beyond the site boundary.

1-03 View to west from Stanmore Business Park over the
Hobbins to Hermitage Ridge

1-04 Stanmore Business Park looking south east

Approximate site areas
Total site area - 210.16ha

This comprises:
Agricultural land - 134.96 ha

A454 highway (Green Lane) - 1.4ha

Stanmore Business Park - 17.33ha

Hermitage Ridge Ancient Woodland 9.68ha

Stanmore Country Park - 16.7ha

Other land (such as The Warren and land in Stanmore
Business Park ownership) - 20.79

The Hobbins - 9.3ha

Mace | The Stanmore Consortium | | March 2020
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1-05 Existing site plan

Key
Site boundary
Existing buildings
Mace | The Stanmore Consortium | | March 2020

Settlement

Woodland
Water features
11

Introduction to the Vision

1.3

Planning Context

In the context of Bridgnorth, the Shropshire Local
Plan comprises the Core Strategy 2011 and the Site
Allocations and Management of Development (SAMDev)
Plan 2015. These guide development up to 2026. The
local authority is required to plan for the long term and to
review plans every 5 years to take account of changes
and maintain local control over planning decisions. The
local plan is therefore being reviewed to cover the period
to 2038.
The Review has already been through consultation stages
on the strategic Issues and Options facing Shropshire
(early 2017); the Preferred Scale and Distribution of
Development (late 2017); and Preferred Sites (late 2018/
early 2019). The strategy remains as before an ‘urban
focused’ distribution of development, which includes
Bridgnorth as a Principal Centre serving a wide hinterland.

Shropshire settlement hierarchy
•

Bridgnorth identified as Principal Centre; Third largest
town.

•

Community hubs and clusters all lie to the south and
west of the centre;

•

No clusters to the east of Bridgnorth - Opportunity for
Stanmore to serve the immediate rural community as
a ‘hub’ or ‘cluster’.

Key strategic planning challenges for
Bridgnorth
•

The need to provide more affordable housing;

•

Addressing the current imbalance between housing
and employment by making housing available for
the local workforce and additional employment land
for both local business growth and to enable inward
investment;

•

Improving access to community facilities, open space
and the surrounding countryside.

Local Plan policies advocating approach to
Stanmore Garden Village
•

Shropshire vision for a ‘step change in economic
productivity’;

•

A ‘high housing growth’ model is preferred;

•

A ‘balanced employment growth’ is proposed;

•

An ‘urban focussed’ distribution of growth; but with –

The Site is allocated as a preferred site in the Local Plan
Review for:

•

Garden village settlements in strategic locations
to support rural sustainability.

•

16ha employment land

Strategic opportunities

•

29ha for 850 dwellings

•

Resurgent demand, investment and job creation in
Shropshire;

•

5ha local centre for local services and facilities for
both existing and new residents;

•

Combined Authority of West Midlands conurbation
and establishing the ‘Midlands Engine’;

•

36ha green infrastructure

•

Shropshire places a premium on economic growth -

•

But need to translate into employment opportunities
and also,

•

To deliver sustainable uses to support these locations

•

Close to West Midlands conurbation; could attract
employment from this location.

Mace | The Stanmore Consortium | | March 2020

Shropshire Local Plan Review – Preferred
Site

Additional land is safeguarded in the future for:
•

32ha residential uses

•

48ha employment uses.
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Shropshire Local Plan Review: Consultation on Preferred Sites
November 2018

Proposed Development Boundary; Preferred Site Allocations and Preferred Areas of Safeguarded Lan

. The map below identifies the location of the proposed development boundary; preferred allocations; and preferred land safegua
for future development in Bridgnorth:

P54

P56

1-06 Shropshire Local Plan ReviewMap

Mace | The Stanmore Consortium | | March 2020
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2

Understanding of the Site and its Setting

2.1

Site Analysis

Introduction
This chapter looks at the finer grained analysis of the site
and its context. The analysis has been broken down
by discipline. The section concludes with a high level
character appraisal of the town to review the inherent
‘sense’ of Bridgnorth as an individual place. The key
analyses are combined in a ‘constraints plan’ in section 3.

Understanding of the Land
The understanding of the site and its genus loci comes
from the characteristics of the land. Our assessment
understands regional and local geology. This informs
the wider landscape character, with superficial geology
informing the localised landscape character.
Local Geology
The understanding of the site and its genus loci comes
from the characteristics of the land. Our assessment
understands regional and local geology. This informs
the wider landscape character, with superficial geology
informing the localised landscape character.

2-01 Regional landscape character map

Regional Landscape Character
The site is located in National Character Area 66: Mid
Severn Sandstone Plateau. The key description of this
character is: Extensive sandstone plateau in the core
and east of the NCA underpins an undulating landscape
with tree-lined ridges; this contrasts with the irregular
topography and steep, wooded gorges of the Severn
Valley in the west.

2-02 Local land features map

Mace | The Stanmore Consortium | | March 2020
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2-03 Landscape features plan

Key
Site boundary

Woodland

Existing buildings

Water features

Mace | The Stanmore Consortium | | March 2020

17

Understanding of the Site and its Setting

Landscape and Visual Appraisal

Agricultural Land Classification

Landscape character and local context

•

Desk studies have been undertaken by the
Consortium’s consultants, EDP of Shrewsbury. The
agricultural land has been walked over but intrusive
sampling has not been undertaken.

•

The DEFRA Post-1988 Agricultural land Classification
(England) shows broad classifications for land around
Bridgnorth but does not specifically include the land
forming the Garden Village site.

•

Natural England publishes a very large scale data set
which indicates broad classifications at Grade 3 and
possibly some Grade 2 around Stanmore.

•

The majority of the ‘Village’ land is held by the Apley
Estate and farmed ‘in-hand’. Apley’s Land Agent
observes that the land, while reasonably fertile,
is formed on sandstone and, being sandy, dries
out very quickly in the absence of rain. Typically
this would infer a classification of 3(a) or 3(b) is
likely to be established if a fuller sampling survey is
undertaken.

•

The Apley land holding included in the ‘Village’
proposal forms part of the Estate’s ‘in-hand’ holding
and its loss to development would not be prejudicial
to the agricultural viability of the remaining holding.

•

Some land lying to the North and East of Stanmore
Business Park proposed to be designated for
Employment use is part of the former RAF station
and has not been in agricultural use since about
1938.

A comprehensive study of the Landscape has been
undertaken by the Environmental Dimension Partnership
(EDP) and is provided as a companion to this Statement.
The character of the land can be summarised (from the
image 2-08) as:
1. The site comprises open arable farmland, the
Stanmore Country Park and a number of large and
small existing industrial units comprising Stanmore
Business Park.
2. The area is characterised by an upland plateau which
extends into a rolling to flat topography and an area
of increasing undulation to the north and east of
distinctive drumlin formation.
3. Mature vegetation lining watercourses and forming
field boundaries assist in limiting far-reaching views
within the area.
4. Field parcels are generally large to medium and are
enclosed, often by mature hedgerows with trees.
5. A458 and A454 bisect the site and the area is further
connected by minor and local roads and Public RoW
6. The settlement of Bridgnorth is largely nucleated in
form and is located west of the site, split either side
of the River Severn.
7. Hermitage Hill Coppice includes an area of ancient
woodland and forms a distinctive western boundary
connecting to well managed hedgerows and
occasional hedgerow trees.
8. Agriculture is a mixture of intensive arable and
pasture with strongly regular field patterns.

2-04 Photo of view west to Hermitage Hill Coppice showing
existing field pattern
Mace | The Stanmore Consortium | | March 2020

18

Understanding of the Site and its Setting

nmore Village, Bridgnorth
dscape and Visual Appraisal
5653_r002_170719_DRAFT

7

2-06 Photo of view east from Hermitage Hill Copse to Stanmore
Country Park

2-07 Photo of view south from the A454 to The Hobbins

Image EDP 3.3: Extract from the LVSS (2018) illustrating the extent of parcel 02BDG-E (shown in blue)
2-08 Landscape character
plan
- Extract
the LVSS (2018)
in which
the
site isfrom
located
illustrating the extent of parcel 02BDG-E (shown in blue) (refer
also to EDP LVA for additional information)

The key characteristics are described as:
Mace | The Stanmore Consortium | | March 2020
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The A458 and A454 bisect the parcel and the area is further contained by minor and local
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Arboriculture
A comprehensive Arboricultural Technical Note has been
prepared by Environmental Dimension Partnership and
accompanies this Statement.
A BS 5837:2012 Trees in Relation to Design, Demolition
and Construction compliant walkover survey was
undertaken in July 2019 by EDP. The survey sought
to identify all principal arboricultural features of high
(Category ‘A’), moderate (Category ‘B’) and low (Category
‘C’) quality and value, along with any items considered
unsuitable for retention (Category ‘U’) as defined by BS
5837:2012. All recorded items were allocated a unique
reference number with individual trees being given the
prefix ‘T’, groups the prefix ‘G’, hedgerows the prefix ‘H’
and woodlands the prefix ‘W’.
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pt
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ad

The assessment of the site recorded a total of 66
individual trees, including one tree assessed as having
‘veteran’ characteristics, 30 groups of trees, 36
hedgerows and three woodlands, including one Ancient
Woodland. Of these 135 items, nine of these items
have been classified as Category ‘A’ of high quality and
value, 73 items have been classified as Category ‘B’
of moderate quality and value and 53 items have been
classified as Category ‘C’ of low quality and value.

2-09 Arboricultural categorisation plan

2-10 Photo showing one of the few cat A trees on the site,
forming part of the existing hedgerow

Key
Site boundary
Cat A tree
Cat B tree
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Topography
The site lies on the edge of the River Severn valley, the
Hermitage Hill Ridge and largely located to the eastern
slopes of the ridge on the sandstone plateau.
The site varies in height from +120m above ordnance
level (AOL) to the ridge line in the middle of the site
western edge down to +74m AOL to the south eastern
corner of the site. The land rises up to +109m AOL to
the northern central area at the A454 roundabout before
dropping to +90m AOL to the north east corner.
The levels through most of the site are suitable for
development although the slopes of Hermitage Ridge
require some remodelling to make them accessible.
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2-11 Photo of view north from the edge of the A454 towards
Hermitage Farm showing Hermitage Hill Copse

Swancote

A454

W
ol

ve
rh

am

pt

on

Ro
ad

Mill Stre

et

+109m

+120m

Bridgnorth

Hermitage
Farm

The

ns

Hobbi

n

Cann Hall Roa

e
re

G

Stanmore
Business Park

La
ne

ad

te

ta

d

Es

Ro

Stanmore
Country Park

+74m
Stourb

ridge Ro

ad

Stanmore Hall

A45

8

2-12 Existing topography plan
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Flood Risk & Drainage

1.1

Flood Risk

1.1.1

The GOV.UK Flood Map for Planning, confirms that the site is entirely located with

1 (as shown Figure 1) and is therefore considered to be at low risk of flooding wh

to the National Planning Policy Framework is sequentially acceptable and p
residential development subject to the assessment of other sources of flooding.
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2-14 The lowest point of the site adjacent to A458, looking
north, taken after ‘Storm Dennis’ 20 February 2020. The land is
naturally well drained.
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2-15 Existing flood risk and drainage plan

Key
Site boundary
Flood risk zone 3
Surface water flood risk
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Heritage and Archaeology
A full Archaeological and Heritage Assessment has been
prepared by EDP and accompanies this Statement.
Heritage Assets
A Scheduled Monument, The Hermitage, is situated
within Ancient Woodland at Hermitage Ridge – well away
from any development. The EDP Assessment deals with
this in considerable detail and the Consortium proposes
to discuss in detail with the Council and Historic
England how the Hermitage may be protected for future
generations.
Conservation areas, listed and locally listed
properties
The site is removed from the main historic centre of
Bridgnorth High Town and Low Town. The Bridgnorth
Conservation Area covers both these areas. It is also
unlikely that any local transport mitigation works will
impact the setting of the conservation area either.
There are no statutory listed properties within the site.
The four closest, beyond the boundary, are well away
from the site and the road and therefore are unlikely to
be impacted by the proposed development. They are
referred to in EDP’s Assessment and more detailed
designs and layouts will address any possible impact
upon them.

The mapping shows that over the second half of the
twentieth century, the site underwent significant change.
The upper slopes of Low Town up to Hermitage Hill Ridge
were developed through the second half of the twentieth
century. Lodge Lane, built in the area of ‘The Grove’ was
developed in the 1960’s, completing in the 1970’s.
The Stanmore Garden Village site itself changed
significantly with the introduction of the large RAF
camp in 1939. This led to continual development of
RAF Bridgnorth into the 1950’s providing training and
accommodation for 3,500 trainees and 800 staff at
its height (as evidenced by the 1954 and 1968 maps
opposite). The Hobbins was built over this same period
for service family accommodation, and sold as part of the
closure of the barracks in 1963.
The main RAF site was sold privately and became
Stanmore Business Park. More recently, in 1994,
Stanmore Country Park (officially Stanmore Camp
Countryside Site) was formed. A c.40ha site was planted
with thousands of trees and acquired by Shropshire
Council in the 2000’s. The remaining area of the site has
remained agricultural, but with the inevitable loss of some
hedgerows due to more intensive mechanised farming
methods.

Whilst there are no listed buildings on site, two ‘locally
listed’ properties have been identified by Shropshire
Council. These are Hermitage Farmhouse and The
Hobbins House. As they are locally protected but not
considered for demolition or alteration their settings
will need to be considered as part of the detailed
masterplanning of the site.
Historic mapping
Early mapping suggests that up to the mid-nineteenth
century there was little development in Low Town beyond
the medieval streets of Mill Street, St. John’s Street and
Bernard’s Hill.
Up to the interwar period, the site was largely agricultural
land with a strong hedgerow structure. The ancient
woodland is clearly shown extending down to the
Stanmore Hall estate and to the River Severn valley.

2-16 Historic map of 1968

Mace | The Stanmore Consortium | | March 2020
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2-17 Existing heritage and archaeology plan

Key
Site boundary
Hermitage Caves
Scheduled Monument
Location of potential
archaeological remains
Listed buildings
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Land Use
The immediate setting of the site to the north and east is
agricultural and woodland with interspersed settlements
such as Swancote.
The wider setting of the site, particularly to the west, is
the urban area of Bridgnorth. The area to the north west
of the site is largely residential with a primary school
and small local centre to the middle of Lodge Lane. To
the south west of the site, a large industrial estate lies
on the A458, extending southwards. This is a major
employment area in Bridgnorth.
Within the site, other than agriculture (including Hermitage
Farm), Stanmore Business Park is the major land use. A
major local employment centre, Stanmore Business Park
lies to the east of the Stanmore Country Park occupying
part of the former RAF Bridgnorth camp footprint. This
facility is accessed by Estate Road from the A454. The
third use on the site is residential. The Hobbins is a
large, existing, former RAF housing site. Located north
of the Country Park and close to the industrial estate
it is isolated from community facilities, but close to the
employment area and parkland.

2-18 Photo showing the existing Hermitage Farm

Given the current use of employment and housing, and
in addition the extensive former use of the site as the
RAF camp (serving 4,300 population at one time) there
is clearly some precedent for development on the site,
which could include provision of better facilities for those
isolated residents in The Hobbins.

2-19 Aerial view of the existing Stanmore Business Park
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2-20 Existing land use plan

Key
Site boundary
Residential
Employment
Mixed use
Community
Leisure
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Utilities
Specialist consultants have been engaged and are
assessing all the capacity requirements for
servicing the new Village to ensure needs can be met.
There is no indication that any necessary
service cannot be provided.
Electricity
Discussions are ongoing with the electricity
authority in connection with reinforcement of the high
voltage grid and preliminary design work is
being undertaken for further supplies to the
Business Park. The existing overhead HV cables (and a
private underground HV supply cable) crossing some of
the fields will be re-routed and placed underground as
required.
Gas
Gas services are available but some reinforcement will be
required. The Chancellor’s 2019 Spring
Statement committed the government to a ‘future homes
standard’ ensuring all new homes are built without fossil
fuel heating from 2025. This and
supply of renewable energy will be addressed in
modelling of energy supply for this development.
Water
New service mains will be provided.

2-21 Photo showing the HV cables across the A454

Sewage Disposal
A new pumped system will be constructed and
connected to the sewage works, any necessary
additional capacity being provided. This may permit some
existing properties to benefit from new
mains connections.
Telecoms and Broadband
Superfast (currently 1Gb) speed fibre is already available
at Stanmore Business Park and will be available
throughout the Village.
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2-22 Existing utilities plan (incomplete)

Key
Site boundary
Reservoir
High level HV cables
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Access and Movement
From traffic counts, published data, extensive observation
and computer modelling, PJA have calculated existing
capacities for 8 main highway junctions to produce a
High Level Transportation Appraisal. This projects the
traffic generated by the completed Village development
to assess its impact on those junctions and whether
any will go ‘over capacity’. The full document (with
all appendices) is available but the basic appraisal
accompanies this Statement.
Vehicular Access
The A454 is a single carriageway which runs north-west
to south-east between its junction with the B4263 in the
north and A458 to the south. Locally it provides access
between Wolverhampton and the outskirts of Bridgnorth.
It also provides access to Stanmore Country Park and
Stanmore Business Park, from ‘Estate Road’.
The A454 provides ample opportunity to facilitate
vehicular access(es) into the site. Through the
development of the site the character and function of this
section of the A454 will naturally change. There will be a
need to introduce features and facilities to slow speeds,
reduce severance between the parts of the development
either side of the A454 and enable walking and cycling
connections. This, along with active frontage will create a
sense of place whilst retaining the primary function of the
A454.

consultation with Shropshire Council to enable more
frequent services. The internal road network will be
designed to facilitate bus penetration within the site thus
reducing walk distances to stops.
It is understood that a key local issue in Bridgnorth is
the perceived lack of car parking in the town centre,
particularly on summer weekends. Currently a Park &
Ride site operates from the Nock Deighton Auction Yard
on Saturdays between April and October .
Strategically, the development site is in an ideal location
for additional park and ride provision, being located
adjacent to multiple key routes into Bridgnorth from areas
such as Birmingham, Wolverhampton and Stourbridge.
Therefore, to encourage residents on the Village site and
other visitors (from east of Bridgnorth) to travel to the
town centre by means other than the private car, it is
proposed to provide a ‘Park and Choose’ facility which
would give much wider choice to users and is likely to be
more successful in reducing private car trips to the town
centre. The proposal is more fully described in PJA’s
Transport Appraisal.

`

Walking Connections
There are a number of footpaths and Public Rights of
Way (PROW) across the site. These should be retained
and better connected if possible. Of particular importance
is the PRoW which links the A454 with Elmhurst and
Hazel View to the west of the site. This route could
be upgraded to improve access to local facilities in
Bridgnorth Low Town from the site.
Public Transport/Park and Ride
The current bus services in the vicinity of the site are
infrequent, whilst the number 9 runs on an hourly
basis and currently terminates at Stanmore Business
Park. A comprehensive review of the public transport
opportunities for the site will be undertaken in

Mace | The Stanmore Consortium | | March 2020

2-23 Photo showing the A454 through the centre of the site at
the junction of the Hobbins and access to Hermitage Farm
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2-24 Existing access and movement plan

Key
Site boundary
‘A’ roads
Footpaths and PRoW
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2.3

Character Appraisal

A character appraisal has been undertaken to understand
the various characteristics of the settlement built form.
This is an initial appraisal for the site representations
to the Local Plan Review. This work will be expanded
to provide a more thorough understanding of built and
spatial form, materials and locally relevant features that
will inform an outline planning application, design code
and further detail for reserved matters.

The areas identified initially are:
1. Bridgnorth High Town
2. Bridgnorth Low Town
3. Bernard’s Hill
4. Lodge Lane/’The Warren’
5. The Hobbins

5. The Hobbins

1. Bridgnorth
High Town

2. Bridgnorth
Low Town

4. ‘The Grove’/
Lodge Lane

3. Bernard’s
Hill

2-25 Character area location plan
Mace | The Stanmore Consortium | | March 2020
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1. Bridgnorth High Town
Bridgnorth High Town is a medieval centre in a unique
setting. It is set on a defensible hillside overlooking the
Severn corridor. Its steep slopes to the eastern side
leads to a terracing of development down to Low Town.
To the west the more gently sloping character is typical
of small market towns in the country leading to inner and
outer suburban housing. High Town is dominated by two
landmark buildings to either end of the High Street, St.
Leonard’s Church and St. Mary’s Church. The central
area comprises strong urban form of terraced properties
comprising varied styles, heights and materials.

2-27 View along East Castle Street towards the High Street

2-26 View along West Castle Street towards the High Street
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2. Bridgnorth Low Town

3. Bernard’s Hill

Bridgnorth Low Town retains the medieval character of
the High Town, focussing on the immediate relationship
with the attractive River Severn and bridge crossing. The
tight streets, varied building heights and form and strong
frontages to streets.

Bernard’s Hill is the other historic area. This street rises
up from Low Town to the mid levels of Hermitage Hill. It
comprises terraced properties rising alongside the street.
In steeper sections, there are flat terraces accessing
properties. Between the blocks, stepped footpaths rise
more directly up slope creating interest and variation.
This area is greater than 1:20 and so disabled access is
problematic.

2-28 View along St.
John’s Street towards
High Town

2-29 View towards the lower level of Bernard’s Hill
Mace | The Stanmore Consortium | | March 2020
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4. Lodge Lane/The Warren

5. The Hobbins

The Lodge Lane/Warren area lies east of Bernard’s Hill.
It sits above Low Town on the slopes of Hermitage Hill
and overlooking the Severn valley. The character of this
area is very much 1960/70’s suburban residential. This
development was delivered prior to any consideration
of disabled access and therefore closely followed the
existing landform with steep sections of streets beyond
Lodge Lane to deliver a typical layout of this age.

The Hobbins comprises former RAF ‘other
ranks’ family housing believed to have been built just
after the Second World War. A single property, Hobbins
House, predates the military accommodation and has
‘local listing’ to reflect its interest.

2-30 View up Hermitage Hill towards Birchlands

2-31 The Hobbins House

Mace | The Stanmore Consortium | | March 2020

The layout of the Hobbins is typical of fairly high density
military housing which depended for facilities on services
then provided on the main RAF base itself.
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Site Constraints and Development Opportunities

3.1

Wider Statutory Designations

The site has been appraised from a setting and
site viewpoint. The wider statutory designations are
those with weight in planning and should be carefully
considered and mitigated if necessary through new
development.

Reservoir

There are no constraints identified that prevent
development of the site, however there are some that
require addressing through any development proposals
being brought forward.

Thatchers Wood and Westwood Covert
SSSI

West Midlands Green Belt
The site currently sits on the western extremity of the
West Midlands Green Belt. The allocation of this site will
see a partial release from the Green Belt, together with
the safeguarding of land and retention of extensive areas
of Green Belt within the site boundary.

Hermitage Ridge Ancient Woodland
The Hermitage Ridge Ancient Woodland runs north
south along the western boundary of the site, visually
separating it from Bridgnorth. Ancient Woodland is
subject to standing advice requiring a minimum of 15m
native planting offset to any development. Here there
may be good reasons to adopt a different approach to
the 15m standard and it is proposed that site inspections
are held with the Council to produce tailored proposals
for planting buffers, in order that the ancient woodland
areas are protected. The Masterplan has not been
detailed at all in these areas, which would only be
designated as Safeguarded in the Local Plan, so it can be
drawn to fit an agreed solution.

An existing covered reservoir is located to the west of
the agricultural land. It forms part of the strategic utilities
network and therefore is required to remain with suitable
access.

The site is within 3km of Thatchers Wood and Westwood
Covert SSSI (located to the south west of the site
and south of Bridgnorth town centre. At this distance
there will be minimal impact from the new community,
particularly given the Country Park on site.

Listed buildings
There are two listed buildings close to the site, but none
within. There is expected to be no impact on these
properties by the development but this will be agreed
following formal allocation of the land.

Bridgnorth Conservation Area
The centre of Bridgnorth down to Low Town and south
to Bernard’s Hill is largely covered by a Conservation
Area. The proposed development lies well outside
this and is not expected to impact the setting of it. It
will be important to understand the character of the
Conservation Area to respond to the inherent character of
the place.

The Hermitage Scheduled Monument
Hermitage Caves is a unique archaeological site. It
lies to the north west corner of the site. Whilst entirely
contained in the ancient woodland, the setting of the
monument extends into the agricultural land identified
for future development. This offset will be respected and
positively addressed and setting and landscape treatment
through the new development.

Mace | The Stanmore Consortium | | March 2020
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3-01 Statutory designations plan
Key to statutory designations
Site boundary
Conservation Area
3km SSSI zone
Listed buildings

Ancient woodland and
Country Park
Flood zone 3
Reservoir

Scheduled Monument
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3.2

Site Constraints

A comprehensive site analysis has been undertaken
and included in section 2. The constraints identified
have been amalgamated to create a comprehensive
constraints plan. Those statutory constraints identified in
section 3.1 relating directly to the site have been captured
again in this section.

Key Constraints
Heritage and Archaeology
The key archaeology constraint is The Hermitage
Scheduled Monument. Hermitage Caves is a unique
archaeological site. It lies to the north west corner of the
site. Whilst entirely contained in the ancient woodland,
the setting of the monument extends into the agricultural
land identified for future development. This offset will
be respected and positively addressed and setting and
landscape treatment through the new development.
Ecology and Landscape
The key constraint is the Ancient Woodland along
Hermitage Hill Ridge. The EDP reports deal fully with
this matter and detailed proposal will be agreed with the
Council.
The Country Park is an important local resource. It is
a constraint to development for the Stanmore Garden
Village proposal. No part of the Country Park will be lost
throughout the development and preliminary discussions
have been held with the Council’s Outdoor Partnerships
Service about funding potential improvements to the
Country Park to better serve the Garden Village residents.
The open landscape is arranged with linear hedgerows
running NW-SE and NE-SW. The hedgerows are
generally low quality habitat, having been reduced during
farming activities, but do provide a base ecological
feature that could be used and enhanced to create
a network of corridors. With the gently undulating
topography, the hedgerows create a visual layering of
features across the site. The landform also rises to the
west up to Hermitage Hill Ridge. This ridge is seen from
distance along the A458 to the south east and therefore
the visual dominance of the woodland ridge will be
important to retain.
Additionally, the topography naturally drains surface
water run-off to the south and eastern extremities of the
site. These locations will become logical areas to create
sustainable drainage ponds and to limit development.
Finally, two areas of low quality improving grassland have
been identified. The site on the A454 adjacent to the
Hobbins would be the most impacted but the reports do
not classify it as worthy of retention.
Mace | The Stanmore Consortium | | March 2020

Access and Movement
The site is well served by long, straight ‘A’ roads. This
allows for easy access arrangements, particularly along
the A454 to the north and centre of the site with new
roundabout junctions providing traffic calming.
There are a number of footpaths and Public Rights of
Way (PROW) across the site. These should be retained
and better connected if possible. Where they pass
through Hermitage Ridge details will be agreed for
protection of the ancient woodland.
We have identified that the visual entrance ‘gateways’ to
Bridgnorth do not occur until one has passed the site,
after passing through a cutting in the woodland ridge
whereupon the views to Bridgnorth High Town open up
alongside significant development adjacent to the main
roads. At the moment the two roundabouts to the north
and south of the site are simply access nodes on the
network.
Utilities
The utilities found on site to date are minimal but should
be considered during strategic and detailed design. The
two features found include the reservoir to the west. This
facility should be protected. The second is the overhead
power lines. These are local power lines and should be
undergrounded through development and therefore do
not form a major constraint, only a cost.
Existing Settlements
There are two existing settlements immediately impacted
by the site. The first is the small Hermitage Farm to
the centre of the site. This is a farmstead cluster with
separate cottages to the south of the PROW and owned
by Apley Estate. It has been carefully considered as
part of the initial masterplanning and it is proposed
to incorporate the farmstead into the proposed Local
Centre. The second area is The Hobbins. This
housing estate is a legacy of the former RAF site, now
in private and housing association ownerships. It sits
exposed to all sides and therefore careful design of the
rear boundaries and proper integration into the wider
development will be considered.
Conclusion
Similar to the statutory issues, there are no major site
constraints to development. Even so, there are a number
of local features which the Village design can incorporate,
integrate or mitigate for through more detailed
development of the plans.
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3-02 Site constraints and key features plan

Key
Main junction
Gateway into Bridgnorth

Listed buildings

Low SW flood risk

Visible slopes

Locally listed buildings

High SW flood risk

Indicative site boundary

Panoramic view spot

Reservoir

15 offset from ancient woodland
Frontage

Replanted ancient woodland

Public rights of way

Wide vista viewpoint

Ancient woodland

Unprotected rear gardens

Farmland access points

Country Park

Power cables

Hermitage Caves SM

Low quality grassland

Power posts
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Reservoir Access route
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3.3

Development Opportunities

Wider Development Opportunities

–

The development presents a variety of opportunities for
Bridgnorth. These relate to spatial, environmental and
social issues. Many have been summarised in Shropshire
Council’s Local Plan draft allocation text.

interpretation boards on the woodland and
ecological features;

–

protection as required to ancient woodland and

–

interpretation boards on The Hermitage caves
scheduled monument.

Shropshire Local Plan
The site is allocated in the Local Plan Review as the
preferred option for a new village or extension to
Bridgnorth.
Shropshire Council considers that there is sufficient
evidence of ‘exceptional circumstances’ in Bridgnorth
to justify releasing land from Green Belt and building on
the fabric of the former RAF Bridgnorth to create a new
community as a mixed-use ‘garden settlement’ which
would:
•

improve local access to community facilities and
infrastructure for existing residents;

•

help improve access to employment, provide
expansion space for existing businesses and support
inward investment;

•

provide a range of housing to meet local needs,
particularly for affordable housing and potentially for
‘key workers’;

•

result in a significant net gain in the quantity, quality
and connectivity of public open space;

•

significantly improve access to extensive recreational
open space and the countryside for existing and
future residents;

•

create new employment areas on land within the
proposed Village and as an extension to Stanmore
Business Park thereby providing much needed
expansion space and extending employment
opportunities in the town; and

•

deliver a new area of publicly accessible woodland
and open space to include Hermitage Ridge
providing:
–

The Stanmore Consortium will look to deliver these
opportunities as well as many more.
Delivering Comprehensive Development with Full
Community Amenities
A major benefit of larger scale comprehensive
development in a single site (as opposed to piecemeal
smaller sites) is that comprehensive infrastructure and
facilities can be incorporated and provided by landowners
under an agreed Design Code and s106 agreements.
Over the last 40 years Bridgnorth has been subject to
piecemeal development, leading to little community
infrastructure being brought forward.
Such an allocation will provide for Bridgnorth’s expansion
over the next forty years. It will enable the delivery of
significant new infrastructure and guarantee delivery of
affordable housing as well as community facilities and
open spaces.
Re-balance the Settlement of Bridgnorth
Growth in Bridgnorth over the last 40 years has been
heavily weighted to the south and west of the settlement.
With the more recent allocations to its far western edges
extending the settlement boundary to a radius of 2km,
continued growth in this direction would cause greater
pressure on Wenlock Road and already inadequate local
services. Major expansion here (west of the river) would
beless sustainable than at Stanmore since it has poor
proximity to the town’s employment areas (all to
the east of the river) requiring road journeys of 3-4 km
(certainly not walkable) and taking traffic capacity from the
by-pass and river bridges. Allocating Stanmore Garden
Village will not only provide comprehensively planned
housing and infrastructure but also redress the imbalance
identified (see Socio-Economic Study March 2020*)
between housing and employment provision.

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

Mace | The Stanmore Consortium | | March 2020
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The consortium commissioned economic development
consultancy Hatch Regeneris to undertake a study of
population, workforce, employment and housing as
well as a comparative overall economic assessment
of Bridgnorth, from published data, to inform the
proposal for the expansion of Employment and Housing
in Bridgnorth. That Study (“Stanmore Garden Village:
Economic Study”) has been provided as a companion
document to this Statement but a short summary of
some salient points and conclusions is included as an
appendix.

Protection of Bridgnorth’s Employment Base
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The major employment areas of Bridgnorth principally lie
to the east of the settlement, at Stanmore Business Park,
Faraday Drive Estate and at the Bridgnorth Aluminium
plant. Expansion of the employment base in this area to
the east of the town will strengthen the business offer
regionally by building on a good profile of local businesses
and better connectivity to Telford, and the Black Country.
In order to create a sustainable settlement, a mix of land
uses is desirable, in addition to the creation of more
affordable accommodation for employees to live close to
their workplace.

Riv

Committed
development

High Town
Committed
development

A442

Stanmore
Business Park

A45

8

3-03 Re-balancing Bridgnorth diagram
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Site Opportunities

Protection of Major Ecological Environments

As part of the wider development opportunity there are
elements where existing facilities should be retained and
enhanced and others which can be created and captured
utilising the best designs.

The site contains an ancient woodland providing a
significant habitat for flora and fauna. The opportunity for
its protection through natural planting expansion to buffer
the core woodland will help to maintain this nationally
important habitat.

Expansion of Employment base
A key opportunity for the site is the immediate and wider
expansion of the Stanmore Business Park. This is a key
employment site for Bridgnorth and needs space for
growth as it has reached capacity and is fully occupied.
Such expansion potential can also benefit local employers
by providing enhancements to their supply chain as well
as providing a variety of other business space for incoming specialist engineers, for startups and co-located
working space.

Increase Ecological Biodiversity

Create a new Village with a Unique Sense of Place

Enhanced Stanmore Country Park

There is an opportunity to create a new village that
naturally sits in its setting, responds to its environment,
creates an attractive and desirable place to live and
creates a positive gateway into Bridgnorth from the east.

Stanmore Country Park is a well-loved local amenity.
Whilst largely of low ecological value due to the recent
(1990’s) planting regime and limited site remediation
following disposal by the RAF, time and money has
been put into improving it as a habitat and amenity over
many years. It is recognised as an important amenity
for the disabled due to its flat topography and hard
surfaces. With the agreement of interest groups there
is the opportunity to enhance this park as part of the
development, improving access and creating a richer
habitat. Connecting the park to the ancient woodland will
also significantly improve its ecological value, providing
foraging corridors for bats and other fauna.

Utilising best practice urban and landscape design, the
new village would be a positive addition to the wider
settlement and through its design code would have its
own sense of ‘place’ – something which is difficult to
achieve on a small housing estate but is essential in
creating a living community.
Additionally, the new employment and housing would
increase and diversify spending in the town centre,
helping to sustain the High Street and complementary
shops, services and businesses.
New Community Hub
A Local Centre incorporating (inter alia) a school,
convenience store, pub or café, medical accommodation,
car parking and a ‘park and choose’ facility would provide
the heart of the new community and serve both the
existing business and housing communities – currently
with no facilities – giving connectivity to Bridgnorth and
would also provide a Hub for the rural community to the
east of Bridgnorth, not currently served by such a centre
(refer to Shropshire Council’s Hierarchy of Settlements
Assessment).
Mace | The Stanmore Consortium | | March 2020

There is a major opportunity not just to protect key
habitats but also to better connect them to other habitats
and create a network of green infrastructure, thereby
increasing the ecological biodiversity of the site. The
enhanced planting of existing hedgerows will enable
these corridors to become more viable habitats and
foraging corridors between the ancient woodland and
Stanmore County Park and beyond.

Utilise the Topography
The topography of the site presents opportunities to
create interesting and characterful for development, as
well as the identified constraints. In particular the lower
lying area to the south eastern quarter of the site is ideal
for high density development, whilst lower rise, low
density settlement should be considered on the slopes
below to Hermitage Ridge.
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Improved Accessibility
The site is well served by Public Rights of Way, footpaths
and bridleways. But under this proposal these can be
enhanced and better connected to reinforce the network,
allow cycle and wheelchair access, electric cycle hire and
‘park and choose’ so that more inclusive use is available,
thus improving physical and mental health and wellbeing.
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3-04 Development opportunities plan
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3.4

Development Principles

The emerging concept options for this development must
be grounded on a set of sound principles against which
solutions should be tested. These principles should
underpin the masterplan at all scales and constantly
inform design decisions throughout the planning process.
Six development principles have been established for
Stanmore Garden Village.

Principle 2 ‘Protect and enhance naturally
important environments’
•

The ancient woodland will be protected with
additional native planting;

•

The Green Belt will be retained around the woodland
to protect the setting of ‘Bridgnorth Low Town’

Principle 1 ‘A heart for the village’.
•

•

This will provide essential services (subject to local
needs) for the new and existing communities,
possibly comprising:
–

Community centre;

–

Primary school;

–

Dentist surgery (NHS advise Doctors surgery
probably not required);

–

Local convenience retail;

–

Café/restaurant or family pub

–

‘Live/Work’ studios

–

Sheltered or Care accommodation

–

Sport and play facilities.

It will be located centrally, accessible to the A454 and
in close proximity to the core housing areas
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Principle 3 ‘Enhance the Country Park’
•

By agreement, the Country Park can be enhanced
through selective replanting with potential
reconfiguration to improve its ecological biodiversity
and the possibility of making more areas of the
woodland accessible for existing and new users.
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Principle 5 ‘Enable a healthy and happy
community’

Principle 4 ‘Improve green infrastructure
connectivity’
•

Enhance existing woodlands and hedgerows;

•

Enhance existing boundary planting, protecting
mature and specimen trees;

•

Connect major natural features through new on-site
planted ecological corridors;

•

Utilise topography to create combined Green
Infrastructure and SuDs corridors;

•

Protect existing housing with enhanced boundary
planting and development setbacks.

•

Create a linked network of sport, play and amenity
spaces using the Fields in Trust’s 6 Acre Rule as a
basic minimum quantum of space;

•

Create an interlocking network of footpaths and cycle
paths;

•

Create opportunities through inclusive footpath
design, particularly over Hermitage Ridge

Principle 6

‘Protect the economy of Bridgnorth’
•

Mace | The Stanmore Consortium | | March 2020

Provide expansion opportunities for Stanmore
Business Park to protect a major employment base
for Bridgnorth and allow land or buildings to permit
incoming investment to continue.
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3.5

Concept Options

Introduction to Concept Options

The Concept Options

The concept options for the emerging masterplan
have been prepared following extensive analysis of the
site. This understanding of the place has informed the
approach taken to developing the masterplan. The
following key analyses have helped refine the options to
those presented:

Three concept masterplan options for the location and
form of development were considered. There were
common elements to all options, namely:
•

Landscape intensive settlement providing a net
increase in biodiversity;

Importance of the ancient woodland

•

A sustainable drainage solution to capture and
attenuate surface water run-off;

•

Improved access to and management of the Country
Park;

•

Protection of heritage features;

•

Higher density development in the lower areas of the
site;

•

Provision of a Local Centre and essential
infrastructure;

•

Allowance for more employment space in close
proximity to new housing;

•

Traffic calmed A454 to encourage movement
between housing and employment areas.

The ancient woodland is not only a habitat of national
importance but also forms part of the setting of both
Bridgnorth and the site. Its natural skyline is a feature in
the landscape that should be respected. Additionally,
the woodland contains several footpaths that need to be
made accessible as much as possible for the use of the
wider community while protecting the ancient woodland.
Stanmore Country Park
The Country Park is a well-loved local amenity. Whilst
it has low ecological value, the amenity value for local
residents is high and would be shared by incoming
residents. There is the opportunity to make considerable
enhancements to the Park – there being no proposals to
reduce or remove it.
Natural topography
The natural slope of the site from north to south and from
high points in the east and west to the centre of the site,
and to the far eastern side, lead to clear guidance on a
sustainable drainage solution - with ponds and swales
providing both attenuation and attractive visual and
ecological features- that informs the location of major
areas of open space and green infrastructure.

The concept options have used accepted design
principles to test spatial forms and alternative land uses
so that the underlying matrix will permit flexibility of layout,
connectivity and utilisation of land while allowing designs
for any resulting proposal to remain comprehensive and
coherent. Devising designs for land which may never be
made available means that, in the event that it is required,
those forms of design will still be valid.

Stanmore Business Park
It is important to ensure that employment is strengthened
in Bridgnorth, given the recent net migration away from
the town because of lack of premises. Although jobs
have increased the supply of buildings has not and the
supply of new housing has slowed significantly. In order
to remain a sustainable settlement, significant investment
in commercial property is required and extensions of
existing employment centres are the logical place for this,
particularly as, at Stanmore, these are adjacent to the
screened area of the existing business park.

Mace | The Stanmore Consortium | | March 2020
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Pros
•

Delivering a real change in the use of the A454 to
connect the employment with residential/community
settlement

•

Maximising the use of low visual impact parts of the
site

•

Utilising ecologically poor Country Park land, allowing
for additional native planting through the site in
compensation.

•

Making best use of available land

Concept option 1 - ‘A central community hub’

Cons

Concept option 1 looks to place the centre of the
development between the enhanced employment area
and proposed housing. It is positioned within easy reach
of the currently isolated Hobbins neighbourhood. The
local centre would straddle the A454, changing the
nature of this road from a fast A road, to a local access
street with pedestrian and cycle priority.

•

Removes some of the Country Park reducing the
footprint of the public amenity and reducing its
effectiveness as a natural environment

•

A local centre crossing the A454 will significantly
affect the function of the road as a bypass to
Bridgnorth

3-05 Concept option 1
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Pros
•

Protects the Country Park

•

Downgrades the A454 through the development
without impacting on its capacity

•

Contains the local centre and community facilities
adjacent to the new residential

Cons

Concept option 2 ‘Protected Country Park’
Concept option 2 protects fully the Country Park and
locates development to the western side of the A454.
This option proposes a local centre alongside the A454
with easy access to residential neighbourhoods. The
A454 would be downgraded to reduce speeds and
improve connectivity to the Stanmore Business Park.

•

Requires significant investment into the Country Park
to make it a suitable diverse habitat

•

Reduced development area requires higher densities
or increased land take to deliver 850-900 homes

•

Moves the local centre further from The Hobbins,
requiring safe crossing of A454

•

Distances the employment from direct adjacency to
local centre amenities making car use more likely.

3-06 Concept option 2
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Pros
•

High level of design quality

•

Spacious and green neighbourhoods with a focus on
health and wellbeing

•

Variety of employment opportunities within the local
centre to more closely link housing and business

Cons
•

Level of quality higher than normally accepted for
development viability, (potential to impact affordability
of housing) but can be guaranteed through
landowner control of design guide.

•

Quantum of land needed increases by c.20% to
deliver ‘gardenesque’ approach but by judicious use
of higher densities in the Centre (common to any
town or village centre) the overall need for land can
be restricted.

Concept option 3 ‘Stanmore Garden Village’
Concept option 3 proposes to take the general land
use layout of option 2 and further deliver an aspirational
Garden Village. This would normally provide larger areas
for landscape to flourish across the development and on
streets compared to more common urban extensions
and new villages leading to a lower average density and
therefore requiring an increase in area to accommodate
the same number of dwellings

3-07 Concept option 3
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4

Vision for Stanmore Garden Village

4.1

Preferred Masterplan Concept

Preferred Masterplan Concept
The Philosophy
The preferred concept has been developed following
a number of design team workshops to debate the
most suitable approach to development and location
of land uses. It takes the best features from the options
considered, largely using the principles of Garden Village
design with generous ‘green spaces’, but adapted to
maintain required housing numbers without expanding
the land take. It places great emphasis on retaining
and enhancing the Country Park and providing Green
Infrastructure with wildlife corridor connections to the
existing woodlands of Hermitage Ridge and walking
and cycling connections to Bridgnorth town. Provision
of infrastructure and services is an essential feature,
together with high standards of design and the intent to
create a community which has a real sense of identity,
rather than merely having the appearance of a large
housing estate.
Accessibility
The Masterplan takes access points from the existing
A454 road which is lightly trafficked but has unrestricted
speeds; by introducing a variety of roundabout and
other junctions, access to the Stanmore Garden Village
also provides a significant element of traffic calming and
makes the existing turning into the Hobbins safer.
Basing the Village on the Local Centre as its ‘Heart’
provides the essential central facilities needed both for
new and existing local residents and allows the Village
residents to access services on foot as all will be within
easy walking distance. While the detail of designs is yet
to be fixed, the principles of grouping higher densities
around the Local Centre with some apartments and
studio/live-work units care home and sheltered/assisted
living facilities able to easily access shops, surgeries and
public transport follows established principles for creating
communities.
The Village Heart
Combining provision of car parking for the Local Centre,
the School, Bus services and a ‘Park and Choose’
facility (where visitors can leave cars and catch a bus
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into Bridgnorth) with potential electric/manual Cycle Hire
and a Visitor Centre/Café for the Country Park gives ‘life’
and activity to the Village Heart and encourages use of
the Country Park. While the A454 will pass through the
edge of the Local Centre it will be ‘calmed’ to 20mph
while the Centre’s shops and facilities will have still have
sufficient prominence to attract passing trade – essential
for commercial viability.
The Village centre will also provide services for the
workforce at Stanmore Business Park, whose 1,700
current users have to travel into Bridgnorth even to buy a
bottle of milk.
Affordability
The Consortium subscribes to the need to provide
housing of varying types and tenures that are suitable for
local needs, of which an agreed proportion are genuinely
affordable, some allocated for ‘key’ or ‘local’ workers,
and housing for the open market in addition. Legal
agreements with the Council will govern these matters
and guarantee adherence to the principles.
Design Code
The Landowner Consortium comprises owners with a
‘long view’ who intend to ensure that Stanmore Garden
Village becomes and remains a place which they will
be proud to be associated with. Many promoters
only want to sell off land as soon as the necessary
planning permission has been obtained; the Stanmore
Consortium, having undertaken its own promotion, will
remain involved in the delivery of the Village Community.
To ensure high quality design standards the Consortium
will agree a Design Code with the Council; this will
be based on delivery of layouts as promoted in the
Masterplan with types and styles of houses, roads and
landscape features mandated so that, as plots are sold
to housebuilders, they must be developed in accordance
with the Masterplan and approved by the Consortium as
well as the planning authority.
Land for Self-Build Housing may be made available,
following discussions with the Council, to satisfy
known demand and encourage innovative design in an
appropriate location.
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Low Carbon and Climate Change
The Consortium will engage with the Council to ensure
that the Stanmore Garden Village development complies
with its targets for low or zero carbon emission and are
built to satisfy high standards of energy efficiency.
Employment
Basing the Village on the existing long-established and
successful Stanmore Business Park with an employee
base of some 1,700 workers provides synergy between
the need for (more affordable) housing for existing
workers; accommodation for future workers which will
increase the employment pool available for employers
and the need for access to services and convenience
shopping for workers on the Estate. The allocation of

further land for Employment use will allow for growth of
existing businesses, attraction of inward investment and
potential variety of employment types by making available
land for laboratory, research and office uses, thus
protecting and enhancing Bridgnorth’s economy.
Planning for the Future
The Masterplan is devised to accommodate potential
further housing needs identified by the Council beyond
the 2038 limit of the Plan period. While any further
allocation will require to be fully justified, the Stanmore
Garden Village Masterplan provides the infrastructure and
services which would be needed for the further growth in
housing and employment provision.

4-01 Preferred masterplan concept
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5-01 Concept masterplan diagram
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5

Proposed Concept Masterplan

5.1

Proposed Concept Masterplan

The proposed concept masterplan further develops the
preferred Concept Option. This masterplan provides
a high level framework for development to ensure that
the vision and concept can deliver the quantum of
development identified in the draft allocation.
The vision is for a hillside, garden village that provides
a variety of homes for all ages and needs, affordability
and the essential services needed by this and the wider
community. It importantly secures the long term future
of Stanmore Business Park as well as providing for, and
safeguarding, additional employment land in the medium
and long term.
Stanmore Garden Village
The new garden village is located on the gently undulating
slopes of Hermitage Hill, and incorporating, in part,
the important green infrastructure of Hermitage Ridge
woodland and Stanmore Country Park.
The garden village will comprise:
•

Up to 850 new homes of all types and tenures
reflecting in part the form found on the historic
hillsides of Bridgnorth;

•

Up to 16ha of new employment land;

•

A variety of community facilities such as a primary
school, community centre, small scale retail and
surgery (all based on needs assessment);

•

Publicly accessible sports pitches associated with
the school;

•

Extensive new public open space including Stanmore
Gardens, a central linear parkland;

•

Green infrastructure corridors of ecologically rich
native planting with extensive trees coverage
connecting exiting woodlands together and
incorporating sustainable drainage systems;

•

Retained A454 altered along the N/S section to
provide pedestrian and cycle friendly interface
together with new junctions into the site; and,

•

Protection of Hermitage Caves scheduled
monument.
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5-02 Concept masterplan diagram
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5.2

Concept Masterplan Elements

The focus of the proposed garden village is a new local
centre on the A454 to the north western corner of
Stanmore Country Park. The local centre incorporates
the existing locally listed farm building and its larger
farmstead, proposing conversion into a community
focussed development.

•

Integral local centre parking incorporating school
drop off/pick up and a park and ride;

•

Refurbishment of the Hermitage Farmstead with local
retail provision incorporating a farm shop;

•

Community allotments and orchard;

The local centre provides for community facilities that,
whilst yet to be determined, are likely to include:

•

Higher density homes;

•

Retention of access to Hermitage Ridge and
reservoir;

•

Downgraded A454, retaining capacity but improving
safety.

•

A 2 form entry (FE) primary school, with community
centre incorporated and some public access to
playing fields;

•

Other community facilities such as doctors/dentists
surgery;

•

Later life accommodation such as extra care;

5-03 Proposed view north through Stanmore Garden Village local centre illustrating the refurbished farmstead with new higher
density housing and small scale retail opportunities.
Mace | The Stanmore Consortium | | March 2020
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5-04 Local centre location diagram
Key
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Green Infrastructure

Sustainable Surface Water Drainage

Green infrastructure is a key feature of this proposal. In
addition to the existing 26ha of woodland we propose
17.5ha of green infrastructure and public open space
forming an integral part of the development. Counting the
safeguarded land, some of which will be forward planted
to establish better ecological connectivity we propose
a total of 43ha. Indeed as an overall percentage of the
210ha site, green infrastructure will account for at least
33% of the entire area.

In accordance with local policy and best practice, it is
proposed that the surface water drainage system is
designed to fit within a comprehensive green and blue
infrastructure strategy, providing multi-functional benefits
including strategic landscaping, biodiversity enhancement
and recreational uses.

The proposal seeks to retain and enhance the major
existing woodlands of Hermitage Ridge and Stanmore
Country Park. Hermitage Ridge woodland will be
protected by a green buffer zone incorporating native
planting to discourage public access into it apart from
along public footpaths.
These woodlands will be connected with 30m green
corridors that also provides for a public footpath to
access the footpaths along the ridge. A further 40m
wide green corridor is proposed leading from Hermitage
Ridge to the eastern edge of the site providing a secure
boundary to the northern edge of The Hobbins.
The edges of the site to the A roads will be planted with
15-20m wide landscape features incorporating trees and
shrubs to enhance the existing hedgerows.
Internally to the site a number of green spaces are
proposed, the largest being the linear ‘Stanmore
Gardens’. This space is located on the low point of the
site and forms the primary sustainable drainage (SuDS)
corridor with public open space, linking into the green
corridors and accessible from the wider community. This
space also connects into the village green located at the
local centre and adjacent to the proposed school.

All surface water runoff from the development will be
drained, stored and released at a greenfield runoff rate,
ensuring that pre developed conditions are maintained up
to a 1 in 100 year + 40% climate change rainfall event.
The development will seek to achieve this through a
number of SuDS techniques, which will not only guard
against flood risk for the lifetime of the development but
also provide the necessary water quality enhancements
prior to discharging to the local watercourse system or to
ground (soakaway). These will include:
•

Basins/ponds;

•

Wetlands;

•

Swales;

•

Permeable paving;

•

Bio-retention (rain gardens/tree pits); and

•

Green roofs with rainwater harvesting.

Smaller neighbourhood greens are located within easy
walk of all housing and also provision is made in the
Stanmore Business Park.

5-06 Image of vegetated attenuation
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5-07 Green infrastructure diagram
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5-08 Proposed view north through ‘Stanmore Gardens’ incorporating SuDS and public open space
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Access and Movement
The proposed development is accessed off the A454.
This route through the development will be retained
although its character will change along part of its length,
through the local centre and to Estate Road. This will
improve and encourage accessibility across the road.
There are three main points of vehicular access into the
site on the A454. The main two will be to the north and
south of the local centre with the northern access also
providing an entrance to a new proposed employment
area. The two main access points will be connected
through the residential areas via a new primary road. This

road gently traverses the contours of the hillside providing
suitable access to community spaces and residential
areas. This road will be generously proportioned to
provide space for cycle and pedestrian movement and for
large tree growth in the spirit of a garden settlement.
Numerous pedestrian and cycle routes cross the site,
connecting to existing footpaths and into the Country
Park, to the local centre and to ‘Stanmore Gardens’.
A new park and choose facility will be integrated into the
local centre, appropriate to the vision for the community
space.

5-09 Illustration of the primary street through the residential areas of the site
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5-10 Access and movement diagram
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Residential
The proposal provides for a variety of residential types
and tenures. It will deliver homes for all ages with
specialist care facilities for the elderly and infirm. There
will be a mix of 1-3 bed apartments and 2-5 bed
homes spread across the site. The local centre will
accommodate a greater quantity of apartment homes
arranged around community facilities and up to 4 storeys.
There is proposed to be an extra care facility that will
provide additional community services to those outlined
on the previous pages.

Alongside the A454 there will also be a higher proportion
of higher density homes using apartment, maisonette and
terraced dwelling types. These will be 2-4 storeys.
Arranged around the primary route through the site there
will be a mix of dwelling types with key spaces formalised
by terraced accommodation and taller villa properties.
Important buildings will be 3 storeys.
The western edge of the site leading up to Hermitage
Ridge will accommodate lower density and height (2
storey) properties to ensure the ancient woodland setting
is preserved.

5-11 Proposed view along a typical residential street on the Hermitage hillside
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5-12 Residential density diagram
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Proposed Concept Masterplan

Employment
A key feature of this proposal is the sustainable approach
to securing Bridgnorth’s employment base by expanding
the land at Stanmore Business Park. Land is identified
to expand this Park to the east and north towards The
Hobbins, although the existing planting along this lane
will be retained to ensure impact is minimal on the local
residents.

Additional land, mostly safeguarded for the next plan
period, is identified to the north of The Hobbins up to the
A454 with a new access onto the n/s A454, north of the
new local centre, connecting back to the A454 closer to
Swancote.
Lastly, some small scale employment is proposed to the
local centre to deliver a vibrant community centre. This is
illustrated page 73.

5-13 Example of an employment area in a strong landscape setting with SuDS features
(c.Richard Sutcliffe https://www.geograph.org.uk/photo/5086538)
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Proposed Concept Masterplan
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5-14 Proposed employment areas

Key
Existing buildings

Woodland and green infrastructure

Proposed employment
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Mixed use (50-60dw/ha)
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Proposed Concept Masterplan
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Proposed Concept Masterplan
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Appendix

A

A1

Appendix

Stanmore Garden Village: Socio-Economic
Study March 2020. Key Points and
Conclusions.

Note: The full Study {37pp] by Hatch Regeneris has been
supplied to Shropshire Council and will be accessible on
its website.
A2

Stanmore Business Park and Proposed
Garden Village: Employment led Development
of a Garden Village Community. MacMullen
Associates.

A3

Technical Note. Stanmore Garden Village:
Flood Risk and Dainage. PJA

A4

Vision Document Summary Inputs: EDP.
•

Landscape and Visual Impact

•

Green Belt Assessment

•

Ecology

•

Heritage and Archaeology

•

Arboricultural

•

Agricultural Land Classification

Note: Full copies of EDP’s reports have been submitted
to Shropshire Council and will be accessible on its
website.
A5

High Level Highways Appraisal. PJA

Note: The report is attached without its extensive
appendices. These have been submitted to Shropshire
Council and will be accessible on its website.
A6

Public Consultation and Community
Engagement. Camargue
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A1
Stanmore Garden Village: SocioEconomic Study March 2020.
Key Points and Conclusions.
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Stanmore Village:

Hatch Regeneris Socio-Economic Study. 9 March 2020
Summary of Key Points
1. Challenges
•

Bridgnorth’s 16-64 population decreased by 8% in the period 2001 – 2017 compared
with increases of 6% (Shropshire, Telford & Wrekin); 9% in Wolverhampton and 10%
overall in England and is symptomatic of an area experiencing a marked ageing of its
population.

•

Population growth in Bridgnorth has slowed and the percentage of those of workingage in the population is falling. In Shropshire as a whole, the 16-64 population is
projected to fall by between 13,000 and 14,000 in the period 2016 – 2036. The
projected rise in numbers of people over 65 is very substantial and the trend is
accelerating.

•

The fall in working-age population provides challenges for employers in Bridgnorth
who may find difficulty in recruiting and retaining staff locally from a decreasing
labour pool.

•

The logical corollary is that employers may avoid further investment in the town or
locate/relocate in areas where there is a larger available workforce.

•

There is evidence of a well-qualified and diverse workforce at Stanmore with wage
levels somewhat higher than those of workers within the town itself. This is
reflective of lower skilled and lower paid employment in the retail and care sectors
(in the town) and is likely to increase with the demands of a progressively ageing
population in Bridgnorth.

•

The town has an overall employment base with diversity of skills and a strong
representation of higher value, higher productivity and better paid employment in
advanced manufacturing and engineering (with Stanmore Industrial Estate making a
key contribution in this regard with a nationally significant engineering business in
the automotive sector).

•

ONS data suggests that employment in Bridgnorth (including Stanmore) increased in
the period 2013-2017 by 1,100 jobs, 350 of which were at Stanmore. At 20% this
growth compares with +7% (Shropshire) +9% (Telford) and a fall of 9% in
Wolverhampton.

•

Growth in employment at Stanmore is constrained by lack of available existing
space, high occupancy rates and a lack of land upon which to construct further
working space.

•

Housing affordability is problematic in Bridgnorth with an adverse Affordability
Ratio, 70% owner occupation, a waiting list of 195 existing Bridgnorth households
and a total waiting list for affordable accommodation in Bridgnorth of 350
households (equivalent to around 6% of existing housing stock).

•

The ageing population exerts increasing pressure on facilities such as medical, care
and sheltered accommodation which rely upon lower-paid workers who increasingly
cannot afford to live in the town.

•

The Bridgnorth local area has 30% of 65+ year olds in its population, compared with
25% in Shropshire, 17% in Telford and Wrekin and 18% in England.

•

A low percentage of those working in Bridgnorth also live in the town. Higher
earners tend to out-commute to Telford and the Black Country with lower earners
living outside Bridgnorth and commuting in.

•

Shropshire Council data shows that high rates of new house completions have
occurred when larger sites were available and developers responded, with annual
completions in peak years as high as 81, 167, 111 and 120. The completions evidence
is one marker of demand for housing in Bridgnorth and points to the likelihood that
significant latent demand exists, following 5 years of completions (2014 – 2019) at
historically low rates.

•

The figures for completions demonstrate that Bridgnorth has sustained annual
completion rates of 80 – 100 houses when land was available; From 2008/09 to
2013/14 there were 593 completions in 6 years – just under 100 pa; when the land
supply fell away, the completion rate followed it down; there appears to be no
reason why such a rate would not be sustainable again, given a resumption of land
supply, and such house completion numbers (and higher) are commonly seen in
similar-sized towns elsewhere.

•

Affordability data clearly point to worsening affordability and to challenges in
Bridgnorth’s workforce in buying homes in the town. Prices have increased and
affordability ratios have worsened in the period since 2016 which has coincided with
lower levels of housing completions.

2. How the Stanmore Garden Village Proposal Responds.
Bridgnorth’s unbuilt commitments (at 2018) comprise planning permissions and
allocations for some 552 dwellings (including an allocation of 500 dwellings at Tasley).
These are to meet needs in the existing plan period. To fulfil Shropshire Council’s
proposed requirement of 1,500 additional homes in the period 2016-38, Stanmore
Village can provide 850 homes out of the residual need of over 900. Delivery at this
level has the potential to contribute substantially to affordable needs locally.

The indicative impact of the potential allocation, in the Plan Period, of 850 homes, 16ha
for employment, 5ha for a local centre and 36ha of green infrastructure on land at
Stanmore has the potential to respond to the challenges described above by:•

Accommodating a population of up to 2,210 people of which up to 1,440 could be of
working age and 1,200 economically active. In boosting the town’s population this
could help sustain services and facilities in the town (school rolls have been falling)
increase its attractiveness to potential investors and provide resilience through the
availability of a larger workforce.

•

Providing land for employment space able to accommodate up to 1,900 jobs. These
would include extensions of existing employment functions at Stanmore Industrial
Estate (supporting growth of key sectors in Shropshire) and could provide space for
campus-style research/laboratory/technical facilities which are currently unavailable.
Specifically it could address the long-standing challenge of providing housing for the
town’s workforce (close to the workplace) significantly reducing the need for incommuting and helping employers to retain their workforce.

•

Delivering housing (from a reliable land supply) that would make a major
contribution to satisfying significant housing demand, diversifying the town’s
housing stock and making a vital contribution to affordable housing provision,
including ‘starter’, ‘key’ worker, rented and shared ownership homes, while also
incorporating a full range of infrastructure, amenities and services which earlier,
more piecemeal residential developments have failed to do. Also making provision
for further allocable land in future Plan periods, based upon coherent and planned
principles with major infrastructure already in place or provided for.

•

Generating significant financial resources which Shropshire Council and its partner
organisations could invest in Bridgnorth.

Socio-Economic Report. Summary FINAL 120320.
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Stanmore Business Park
and
Proposed Stanmore Garden Village.
Employment-Led Development of a Garden Village Community

View of Stanmore Business Park looking southeast

Chaddesley House
293 Hagley Road
Pedmore
Stourbridge
DY9 0RJ

Stanmore Business Park
Planning Background
Shropshire Council is undertaking a Review of its Local Plan. In the context of Bridgnorth, the
Shropshire Local Plan comprises the Core Strategy 2011 and the Site Allocations and Management
of Development (SAMDev) Plan 2015. These guide development up to 2026. The local
authority is required to plan for the long term and to review plans every 5 years to take account of
changes and maintain local control over planning decisions. The local plan is therefore being
reviewed to cover the period to 2038.
The Review has already been through consultation stages on the strategic Issues and Options facing
Shropshire (early 2017); the Preferred Scale and Distribution of Development (late
2017); and Preferred Sites (late 2018/ealry2019). The strategy remains as before an ‘urban focused’
distribution of development, which includes Bridgnorth as a Principal Centre serving a wide
hinterland.
An area of land at Stanmore, east of Bridgnorth has been identified in the Local Plan Review and
included as a Preferred Site, suitable for an extension to the town of Bridgnorth, designed using
Garden Village principles, providing 850 houses with local facilities and linked to the existing
Stanmore Business Park (59,000 m2) which is proposed to be extended, roughly doubling its size
over the Plan period to circa 115,000 m2 and balancing the increase in employment with new
housing.

1 Introduction
1.1 Following discussions with two large occupiers on the Business Park (both of whom had made
preliminary enquiries about additional space requirements) , Stanmore Properties (owners of
Stanmore Business Park) arranged the submission in early 2017, of a request under the SLAA
procedure and Local Plan Review for Shropshire Council to consider removing certain areas of land
adjacent to Stanmore Business Park, extending to 4.55ha, from Green Belt status in order that the
existing Business Park (which covers 17.76ha) might be expanded in response to potential occupier
needs.
1.2 In 2018 the concept of combining the need for more Employment land and the pressures for
more housing for local workers with the Shropshire Local Plan Review 2016-2038, was discussed
with Shropshire Council who were considering a growth strategy for the County which required
further allocation of housing land for Bridgnorth, the third largest town in the County where housing
completions had been running at a low (and decreasing) rate.
1.3 Stanmore cooperated with the Apley Estate and John Davies Farms (the major adjoining
landowners) in devising a comprehensive masterplan based on Garden Village design principles. This
was for additional employment land totalling 16ha net (much as a simple extension to the existing
Business Park and using its infrastructure, some to permit development of high quality B1
office/research building) and a substantial residential extension to the east of Bridgnorth, providing
some 850 dwellings in an agreed mix, including a significant element of affordable housing to
accommodate existing and proposed workers from the Business Park and which could include ‘key
worker’ housing on a basis to be formally agreed with the Council.
1.4 Employers at Stanmore had reported difficulties in recruiting locally and a high proportion (see
later) of employees were commuting significant distances, evidently because local housing was out
of their price range. A Socio-Economic Study was commissioned from Hatch Regeneris to investigate

(inter alia) the age range and commuting patterns of the local population and comparative house
prices. That Study forms part of the evidence base for the Stanmore Village proposal. This note deals
with the history and development of the Business Park under the ownership of the Hickman family;
trends in requirements for built space; some background on typical occupiers and their opinions;
the connection between employee availability and housing and Stanmore’s plans for its future.

2.0 History
2.1 Formerly a non-flying, wartime RAF station (RAF Bridgnorth) the site of some 70+ ha was
developed as a major training facility and in 1945 was retained as a permanent training base with
engineering as part of its activities. Many of the buildings were temporary in nature but there were a
number of permanent workshops and the MoD developed two areas of housing (Russell’s Close and
The Hobbins) to accommodate officers and NCO’s. The base had a floating population of several
thousand at its peak.
2.2 In the early 1960’s the decision was made to close RAF Bridgnorth; the site was vacated in 1963
and subsequently sold in a number of lots. The major portion, with permanent training buildings,
was acquired by the Hickman family (local builders and developers) who leased a variety of existing
buildings to numerous businesses, demolishing some and erecting more modern industrial space in
their place.
The Estate retains the original grid layout of the RAF base to this day. After a mixed history, the
remainder of the old base was demolished and eventually bought by the (then County) Council who
cleared the majority of the land and planted the Stanmore Country Park in the 1990’s. This area
remains heavily wooded with a network of paths, popular with dog walkers in particular and with
good level access for the less able.
2.3 The Business Park now extends to 17.76ha and comprises 635,000 sq ft approx in total (59,000
m2) in 84 units with some 40 different businesses in occupation. Many units have been combined
with the smallest occupier in 1,000sq ft and the largest in some 267,000 sq ft. The site is currently
surrounded by (though excluded from) green belt and heavily screened by woodland so that it does
not intrude into the landscape.

3.0 Rolling Redevelopment Program; Changing Building Needs
3.1 Following its 1960’s purchase, Stanmore removed many wartime buildings and replaced them in
a rolling program, from the early 1970’s, with a variety of sizes of single span structures better suited
to modern occupiers’ requirements.
3.2 That process of improvement has continued to the present, with a program of new building,
refurbishment of the last viable wartime buildings and (recently) of some of the 1970’s-built stock,
with provision of better infrastructure, new roads and car parks and an estate office with
maintenance compound.
3.3 The trend in ‘industrial-type buildings has been for better insulation; access and loading; natural
light; aesthetics (better looking buildings); clear working space with better roof height and good
security. Good communications and IT are essential. Ultra-fast (1GB/sec) broadband is now
available to occupiers and 24 hour security is provided with maintenance of the site and its
landscape features being undertaken by on-site staff. As buildings have been refurbished overall
standards have been raised and the appearance of the estate has been transformed.

4.0 A ‘Family’ Approach
4.1 Unlike many ‘institutional’ landlords who appoint managing agents in remote offices, the
Hickman’s ‘Stanmore Model’ has been to manage the Business Park from the on-site Estate Office
which provides an immediately accessible, personal point of reference for occupiers and can
respond to persons enquiring about space to rent.

5.0 Trends in Occupation
5.1 With units from only 1,000 sq ft, the Estate has always followed a policy of encouraging small
firms and business start-ups who can move into premises, at short notice, on informal tenancy
agreements and progress to full leases in due course. MacMullen Associates has examined the
letting history of buildings on the site which shows that many current occupiers started their
businesses at Stanmore and grew - over periods of 15 to 20 (or more) years - into adjoining units as
they became available, or were able to surrender a lease and move to larger premises on the Estate.
5.2 The Estate has historically had a stock of units available for immediate occupation, however
recently, both nationally and locally, demand has outstripped supply and currently (March 2020) the
Estate has effectively no vacant space on offer.
5.3 As an illustration of ‘pent-up demand’, in 2019 the Estate arranged to fully modernise a block of
4 units (totalling 17,650 sq ft) with new roofs, doors, cladding, lighting and interiors. Before work
commenced 3 were reserved by adjoining occupiers and, by completion of the work, the 4th was let
to a business new to the Estate. On occasions, the first that the Estate knows about a building
becoming vacant is when a ‘neighbour’ asks for details at the Estate Office.
5.4 This demonstrates the desirability of having space available since small/medium size
requirements are usually needed within a month or two – i.e. businesses cannot wait for something
new to be built. Consequently, if space not available in Bridgnorth, firms will go to the nearest place
where it is. The result being that incoming investment is diverted elsewhere; and Bridgnorth-based
firms needing to expand may well move their entire business elsewhere, to the economic detriment
of the town.

6.0 Examples of expansion on the Business Park
•
•
•
•

Clive Cowern Transport now occupies almost three times its original holding from 20 years
ago and runs a successful logistics business from Stanmore.
Classic Motor Cars moved to Stanmore and took 37,200 sq ft in 2014 (specially converted
and refurbished for them) and in 2018 leased another 24,000 sq ft (a 65% increase).
Jenvey Dynamics, a precision fuel injections systems engineer, started in a single unit in
1994 and now has four adjoining/interconnecting units.
Grainger & Worrall progressed from 123,400 sq ft in 2010 to 267,000 sq ft in 2019 - an
increase of 116% over 10 years. It is the largest employer at Stanmore with nearly 700
employees and occupies 42% of the estate.

34,000 sq ft purpose-built precision machining
facility for G & W Machining, completed
in 2016.

Part of 61,000 sq ft now occupied by
Classic Motor Cars. The building was
extensively re-modelled and refurbished to
suit CMC’s requirements.

7.0 Employee Availability, Training and Education
7.1 Stanmore has a long tradition of engineering and many of its businesses have mutual supply
connections and some have relocated to be close to businesses they trade with. Some of the
smallest firms on site possess great design expertise, world-class engineering skills and specialise in
making ‘one-off’ prototypes for later mass-production.
7.2 Shropshire Council and the Marches LEP have recognised Stanmore as a centre of engineering
excellence and identified it as a ‘key growth sector’.
7.3 Several manufacturing employers at Stanmore had (increasingly) found difficulty in recruiting
skilled employees (see survey result later) and found that very few potential apprentices lived locally
because of the cost of housing. Four companies (Grainger & Worrall, Classic Motor Cars, Salop
Design & Engineering and In-Comm Training) established the Marches Centre for Manufacturing
and Technology CIC (MCMT)as a training centre for apprentices . Stanmore agreed in 2016 to make
available a large (32,600 sq ft) building to house MCMT, making a significant financial contribution
to supplement grant aid from the EU and the Marches LEP and other bodies, including the four
sponsors.

Apprentices Training Space

MCMT Offices

7.4 With a working population of around 1,700 employees (2019), Stanmore is established as a
major, successful Employment Area having achieved the critical mass to permit improvement,
investment and self-sustaining growth. The limitation of the green belt ‘collar’ is now being felt with
further expansion of existing businesses or accommodation for inward investment constrained.

8.0 Planning for the Future
8.1 It is apparent that the Park now draws in connected/supply chain firms, provides apprentice
training through MCMT and can build on the ‘engineering excellence’ for which it has become
known. With strong finances, Stanmore is planning to invest in further facilities and new buildings,
with a number of projects currently planned, viz:-

Layout for 12 Industrial units on the Square.

8.2 New Buildings: A plot (1.3ha approx.) known as ‘the Square’ for a multi-unit development of
38,500 sq ft (3580 m2) – the only undeveloped plot not designated Green Belt for which a
planning application will be made in April 2020. (Note: Due to a lack of electrical power capacity in the

local grid, these units will not be commenced until Western Power confirms the date they will provide a
reinforced supply to the site. An application has been made for reinforcement of the 33,000 volt network and
planning for this is in hand with a view to delivery of power in 2022).

8.3 Stanmore proposed that 4.9ha gross of additional land for development should be included in
the SLAA process in 2017. This, if approved under the Local Plan Review, would provide land for
additional employment space which could be ready for development before the end of the current
Plan period.

This further land will probably be required if ‘the Square’ can be developed in 2022/23 as, at average
take-up rates of 25-30,000 sq ft pa, all that space is likely to be occupied by 2024. The receptionist at
the Business Park Estate Office reports that currently the office receives 7 or 8 enquiries a week for
units of 2,000 – 5,000 sq ft but cannot offer any space.
8.4 A capital project to re-route nearly 500m of the internal estate road is in design. This will
provide better access, loading and parking to 12 existing units and to the development at ‘the
Square’. It will also provide greater capacity to access additional land to the east which is part of the
proposed greater Stanmore Village employment area.

Plan showing possible diversion of existing Estate Road

9.0 Available Built Space (March 2020)
9.1 Stanmore has a single vacant building of 48,600 sq ft (4,500m2) which was vacated by Coram
Showers in December 2019. A major refurbishment, at a projected cost of £1m, will shortly
commence but will not be completed, to make the building available, until early 2021. Marketing will
commence in spring 2020.
9.2 Other space: One unit of 4,800 sq ft is currently being refurbished and will be available to let in
late spring 2020. One workshop of 1,050 sq ft has just been vacated and has enquiries currently. No
other space is available.
9.3 Currently the Park is having to turn away potential new occupiers unless a unit becomes
available at the end of a lease.

10.0 Link between Employment and Housing
Extract from Shropshire Local Plan Review……..

“Shropshire’s Economic Growth Strategy identifies the need for a ‘step change’ in
Shropshire’s economy to: reduce levels of out commuting; retain employment and skills
locally; increase productivity; and address housing affordability issues”.
10.1 Hatch Regeneris consultancy was commissioned to undertake a Socio-Economic Study of
Bridgnorth.
The paragraphs below are directly extracted from that Study, a full copy of which has been provided
to Shropshire Council.
2.17 The concentration of specialised metals casting activity (600) jobs is underlined
when it is set in the context of employment in this sub-sector in the wider area. It
accounts for all of Shropshire’s employment in this sector, is more than sevenfold
higher than jobs in these sectors in Wolverhampton and Telford & Wrekin, and
accounts for 13% of the England total in the sub-sector.
2.18 The sector’s description perhaps understates the nature of the activity carried
out on Stanmore Industrial Estate. Grainger and Worrall, with 700 employees, is the
major employer on the site in this sector, and is globally recognised for the
development and machining of high specification metals for the motorsport industry,
and also the defence and aerospace sector. It is understood to supply Formula 1
teams.
2.20 The ONS data suggests that the period from 2013-17 saw employment increase
by 750 jobs in Bridgnorth and 1,100 across the area including Stanmore Industrial
Estate. This represents growth of 17% and 20% respectively, compared with 7%
across Shropshire, 9% in Telford and Wrekin, a fall of 9% in Wolverhampton, and 9%
in England. Much of this uplift in growth occurred between 2015 and 2017.
This demonstrates the strength of the employment sector of Bridgnorth’s economy.
2.27 Business level GVA data are not available for individual businesses in
Bridgnorth. However, analysis of GVA per job data for the Local Enterprise
Partnership (LEP) area in which Shropshire is located (The Marches LEP) suggests
that a high proportion of the type of business activity located on Stanmore Industrial
Estate is likely to be at the higher end of the spectrum.
Illustrating the ‘quality’ of the business activity existing at Stanmore.
The key messages from a review of employment and related sectors data shows that:
•

Bridgnorth has a relatively diverse economy, a key marker of local economic
resilience.

•
•

•
•

Stanmore Industrial Estate, and the higher value business activity it generates, make
an important contribution to this diversity and to the availability of good quality
employment in the area.
Gross Value Added data suggests that sectors prominent on Stanmore Industrial
Estate are amongst the higher productivity, higher value adding business base in
Shropshire. Increasing productivity is a priority in local and national industrial
strategies.
Bridgnorth has seen recent employment growth at a faster rate than the county,
neighbouring areas and the national average.
Salaries data suggests that Stanmore Industrial Estate contributes significantly to
better paid employment in Bridgnorth and Shropshire. This is important in addressing
the challenge for Shropshire which sees higher earning residents tend to commute to
other locations to work.
2.43 Commuting data (Census 2011) point to Bridgnorth having a lower rate of selfcontainment (ie people living and working in the town) than other locations. The data
suggest around 39% of the town’s residents also worked in Bridgnorth, with 61%
working elsewhere, the majority of which (51%) were commuting to locations
elsewhere in Shropshire, with Telford and Wrekin and Wolverhampton also key outcommuting destinations.

The report highlights the thriving local economy with the highest quality employment largely located
at Stanmore and the high level of in-commuting of lower paid workers due to lack of housing
affordability – and conversely out-commuting by the higher paid.

10.2 The Business Park currently (2019) has about 1,700 workers in total.
10.3 The 2018 email below, in response to a request (shown in italics) shows the substantial
commuting distances for employees of Grainger & Worrall (then totalling 642) and, although we
do not have specific data for other employers at Stanmore, it is reasonable to assume that similar
proportions of their lower paid workers would exhibit the same type of commuting pattern.
10.4 This shows that in 2018 over 72% of Grainger & Worrall’s workforce was commuting more
than 10 miles each way to and from work.

Email from HR dept at Grainger & Worrall to David MacMullen
Hi David,
Please find below a summary of the information requested as it relates to those employees employed at our Stanmore
sites:
Distance from home location to work

No. Employees

5 miles or less

108

More than 5 up to 10 miles

68

More than 10

466

I trust the above is satisfactory, but if you have any queries, please feel free to give me a call.
Kind regards
Sarah
From: James Grainger
Sent: 28 June 2018 15:46
To: David Macmullen <dmacmullen@macmullenassociates.com>
Cc: Sarah Coyle <SCoyle@gwcast.com>; David Parry <david.parry@wellmeadow.co.uk>
Subject: Commute Mileage.
Hello David,
Ref Your Question on Employee Commute below.
The Council asked if Stanmore was able to give any information on the typical travel distances and times for employees
on the Estate as part of their argument to justify releasing land is to provide more local housing for people who might
wish to live closer to their workplace but cannot find suitable accommodation. The Council’s plans would include an
element of affordable housing as well as ‘market’ housing.
I don’t know if your HR people could assist with anything? What we are looking for is how many people live 5/10/more
than 10 miles from work from which we can deduce typical travel times.
Sarah is pulling the data together and should have something out to you soon and will forward directly.
Kind Regards,
James.
James Grainger
Executive Director - Grainger & Worrall
Mobile: +44
Tel:
DD: +44
Fax:
Email:
www.gwcast.com

Sarah Coyle HR Executive - Grainger & Worrall

10.5 Based on the principle of connecting housing provision with employment, the location of a
substantial number of affordable houses in close proximity to the Business Park (and town) should
assist in increasing the availability of employees to Bridgnorth companies and would reduce the
number of in-commuters. The possibility of linking certain types of ‘key worker’ to qualification for
affordable housing has also been offered by the promoters of Stanmore Village.
10.6 The availability of a Local Centre (with convenience store) in the Stanmore Village development
and potential diversion (and greater frequency of) bus services through the Business Park will help
reduce travel by private motor car. New housing at Stanmore Village would be within easy walking
or cycling distance of the Business Park.

11.0 Business Survey
11.1 Shropshire Council requested information about known occupier requirements at Stanmore;
any available data on companies wishing to expand; general levels of satisfaction with Stanmore as
a location for business; typical backgrounds and history for existing tenants and where they had
originated, if not from the immediate area.
11.2 Such information is largely ‘anecdotal’ in nature, although the landlord has data upon
commencement dates for occupations and records of when (if) tenants moved or expanded.
Periodically Stanmore arranges informal meetings of business owners and managers on the Business
Park for exchanges of views. It had been planned to incorporate the completion of a survey
questionnaire with a meeting in early March 2020 updating tenants on plans for the Park, however
the Coronavirus pandemic and government advice on social contact frustrated the planned meeting.
Instead an email circulation was made to share information on the Estate’s plans, viz.
•
•
•
•
•

its 10-20 year plans, irrespective of whether the Garden Village proposal goes ahead.
How SPL intends to continue improvement and expansion of the Business Park.
Plans of intended new Estate Road/ The Square Development/other land to be released.
Intended program of refurbishment of Buildings.
Investment in bringing enhanced electricity supply to site

11.2 As part of the communication occupiers were asked to provide some basic information:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Confirm company name (but all responses to be anonymised)
Previous location if moved to Stanmore from elsewhere.
How long have you been at Stanmore?
How many persons work (or are based at) your premises?
Have you expanded while at Stanmore (if so, by what %age approx.)
Have you experienced any difficulty in recruiting suitable employees locally?
If yes, any reason if you are aware from potential candidates.
Do you find Stanmore a suitable location for your business?
If you wanted to expand, would you do so at Stanmore if suitable space were available at
acceptable cost?
10. If a unit became available next door, would it be of interest?
11. Any other comments

11.3 Responses were received by just under half the businesses approached – in some cases by
return. All the ‘early’ responders were interested in expansion space. Further replies were received
by telephone canvassing. An appendix shows the analysis of the responses.

11.0 Summary of Facts
11.1 Stanmore Business Park is an important existing focus for manufacturing and employment in
Bridgnorth with around 1,700 employees and is identified as a Centre of Engineering Excellence.
11.2 It is the only existing employment area of any scale in Bridgnorth where expansion can take
place utilising existing infrastructure.
11.3 The Business Park has undeveloped land for less than 40,000 sq ft of new buildings and this
land appears likely to be fully developed before 2025, leaving nothing for the period up to 2038.
11.4 Existing businesses at the Business Park will have little or no opportunity for expansion after
2025 if no further land is released for development. There must be a risk that some businesses will
leave Bridgnorth completely (as in the case of Moneta Packaging in 2015).
11.5 Bridgnorth has (20th March 2020) effectively no availability of employment buildings ready for
immediate occupation. Searches of Zoopla and Rightmove offered a single unit of 1,070 sq ft at
Stanmore (referred to earlier).
11.6 Stanmore is the logical location for inward investment to Bridgnorth as businesses prefer to
come to a proven successful location.
11.7 Currently there is no opportunity for any prospective inward investor of any scale to locate in
Bridgnorth.
11.8 The survey of existing businesses at Stanmore reveals satisfaction with the location and that
the Business Park is suitable for their needs. Several express interest in larger premises, were any to
become available and a number express concern at the difficulty of recruiting employees locally (see
appendix C).
11.9 Data (in the Hatch Regeneris study) shows that:

Additionally:

• Bridgnorth has an ageing population;
• its working age population has declined;
• Houses are comparatively less affordable in Bridgnorth than in most of Shropshire:
• There is a high level of in- and out- commuting as many less well-paid workers
evidently cannot afford to live in Bridgnorth.
• Evidence from the largest employer at Stanmore confirms that over 70% of its
workforce live more than 10 miles from their workplace.
• There is an imbalance between the amount of employment in Bridgnorth and
housing provision.
• Without substantial growth in housing provision, further affordable housing will not
become available.
• Development of both employment and housing land at Stanmore would enable
inward investment and provide substantial affordable housing, some of which could
be allocated to Stanmore workers through an agreed ‘key worker’ test.
• Provision of a Local Centre would provide facilities to the Business Park workforce,
including convenience shopping (saving car-borne journeys further afield).
• Local housing would promote more walking and cycling by residents working at
Stanmore; Improved bus services would give employees a choice of modes of
transport and reduce reliance on the private motor car.

12.0. Conclusion
Employment land currently available in Bridgnorth (and allocated under the current Local
Plan) includes some land at Chartwell Park which is under development and is intended for
use in the period to 2026. Delivery of further Employment land at Tasley is associated with a
sizable allocation of residential land north of the A458 and has been considerably delayed
by a number of factors. Delivery of this land must be anticipated but being on the west side
of the River Severn it is more remote from the West Midlands conurbation and is likely to
appeal to a different class of user than the Stanmore location where development is
effectively able to proceed on the back of existing infrastructure.
We conclude that Stanmore Business Park urgently needs a release of land from Green Belt
in order to continue its pattern of organic growth. The provision of new employment and
new housing together fully meets the policy statement in para 1.2 of the Shropshire Council
Local Plan Review (Strategic Sites Consultation) and the provision of new housing goes hand
in hand with the demonstrable need for further employment land to be released - and that
the requirement for the release of land from Green Belt is thus Employment - led.

David MacMullen FRICS

March 2020

This paper has been prepared by David MacMullen FRICS, director of
MacMullen Associates Ltd, property and development consultants.
He is a Fellow of the Royal Institution of Chartered surveyors of over
fifty years standing and widely experienced in Commercial and
Industrial Property Development and Strategic Planning of major
sites, both nationally and with particular emphasis on the West
Midlands.
MacMullen Associates has advised Stanmore Properties Ltd, owners
of Stanmore Business Park Bridgnorth on this and numerous other
properties for many years.

293 Hagley Road
Pedmore
Stourbridge
DY9 0RJ

Appendices

A. Existing extent of Stanmore Business Park – Area excluded from green
belt

The Square
Proposed site for additional units
38,500 sq ft approx

B. Proposed Masterplan: Stanmore Garden Village

As submitted to Shropshire Council for its Local Plan Review.

C. Analysis of Occupier Survey carried out at Stanmore Business
Park. March 17 -25 2020

Stanmore Business Park: Survey of Businesses March 2020.
1 Introduction
In discussions with Shropshire Council’s Local Plan Review team the Stanmore Consortium was asked
whether it had any data about the history and current occupants of Stanmore Business Park.
Specifically comments had been received by the Council (including some made by Bridgnorth Town
Plan Steering Group) to the effect, inter alia, that ‘no demand existed for more employment space
in Bridgnorth’; that ‘there is adequate provision of land and buildings already’; ‘businesses
questioned stated they would not be interested in locating in Bridgnorth’.
The Consortium had already prepared a draft report on the background and intended future of
Stanmore Business Park and offered to engage with Stanmore occupiers and conduct a survey. This
is attached as an appendix to MacMullen Associates study “Stanmore Business Park and Proposed
Stanmore Garden Village. Employment-Led Development of a Garden Village Community.”
A simple survey of businesses at the Business Park was undertaken between 18th and 25th March
2020 by means of an email containing 10 questions which potential respondents could answer by
filling in a form contained in the email and returning it; where no response was received within 48
hours, telephone calls were made to the named addressee and they were invited to respond over
the telephone. In the main the survey was conducted by Joanne Hall of Kingsbridge Property
Management Services with additional input from David MacMullen of MacMullen Associates.
The survey commenced just as the Government was issuing details of financial assistance for
companies in retail, leisure and tourism (not generally of much help to businesses at Stanmore); two
days later a further announcement was made about support for employees to give a base subsidy of
80% of employees’ income, up to a level of £2,500 per month. Understandably some businesses
were preoccupied with the significant effects of Coronavirus on their trade and, when asked, said it
was not appropriate to spend any time on a survey in light of problems with business shutdowns.
However, a considerable number did respond and their responses are analysed below.

2 The questions.
In the main respondents were asked to select simple answer questions to aid analysis of responses
and were then given the opportunity to expand their answers if they wished.
1. Where did you operate from before Stanmore Business
Park?
2. How long have you operated on the Park?
3. How many people work (or are based) at the premises?
4. Have you expanded while you have been at Stanmore?
5. If 'yes' how many times? By what percentage (roughly)?
6. Any problems in recruiting locally?

7. If yes, any particular reason?

(e.g.no evident availability of suitable applicants locally/ long
commute/prefer to live closer but houses too expensive)

8. Generally, is Stanmore a suitable place to be located
9. If you wanted to expand, would you do so at Stanmore
(assuming suitably sized/priced accommodation available)
10. If an adjacent unit became available, would it be of
interest?
11. Any other comments?

3 The Responses
Respondents approached
Responses received
Size range occupied by responders

34
14
1,050 – 50,000 (sq ft)

Question 1. “Where did you operate from before locating at Stanmore?”.
5 respondents had started from ‘home’ and taken a small unit at Stanmore as their first
formal premises. 3 of those had subsequently moved within the Estate or taken adjacent
space.
4 respondents had moved from Telford. 3 from the Black Country (Willenhall and
Wolverhampton) and 1 from Cannock.
3 had started their business at Stanmore Business Park.
Question 2. How long have you operated on Stanmore Business Park?
Responses varied from 1 month to 29 years. Most occupiers of units in the range 1,000 –
2,000 sq ft had been in occupation for less than 3 years (some only months). 6 respondents
had been at Stanmore for between 7 and 30 years. All of these occupied more than 7,000 sq
ft of space.
Question 3. How many employees work (or are based) at the premises?
Several occupiers of units in the range 1,000 sq ft – 2,000 sq ft had between 1 and 5
workers.
The largest occupier had 150 employees. The total persons employed for all respondents
was 313.

Question 4. Have you expanded while you have been at Stanmore?
4 respondents who had been on the Park 7 years or more had all expanded either by taking
adjacent units, or by moving within the site, increases of 35%, 55%, 85% and 100% are
recorded.
The largest occupier on the Park (who did not participate in this survey) has expanded
regularly and since 2010 has more than doubled its occupied space. That has included preletting a new 34,000 sq ft machining factory which the landlord built to order.
Of the 7 smallest respondents, 6 said they were planning to expand either by moving within
the Park or, if an adjacent unit became available, by taking the available space.
Question 5. If you have expanded, by what percentage roughly?
The reported responses are covered in Q 4 above.
Question 6. Any problems in recruiting locally?
Comments in conversation confirmed that problems with recruitment have been reported
over a long period by larger employers and those seeking advanced skill sets. The smaller
respondents did not report difficulties but the Marches Centre for Manufacturing and
Technology was established by local companies who could not recruit skilled workers and
sought to create their own supply through the establishment of an apprentice training
school. A high proportion of apprentices are reported to be travelling from Telford and the
Black Country which suggests a continuation of high levels of ‘in-commuting’ to Bridgnorth
in the absence of provision of affordable housing in the vicinity.
Question 7. Any particular reason?
High house prices in Bridgnorth were believed by several larger occupiers to be an obstacle
to semi-skilled and apprenticed workers being able to move to the area. The smaller
respondents did not report issues.
Question 8. Generally is Stanmore a suitable place to be located?
100% of respondents agreed that Stanmore suited them as a location.
The recent availability of Fibre broadband on the Business Park was quoted as being a major
benefit. 24 hour on-site security was mentioned by several respondents.

Question 9. If you wanted to expand would you do so at Stanmore (assuming suitable sized/priced
accommodation available)? And Question 10. If an adjacent unit became available, would it be of
interest?
No occupier indicated any wish to expand in a location other than Stanmore.
All but one of the smaller occupiers (those in up to 5,000 sq ft) indicated an interest in being
able to expand, preferably by taking an adjacent unit, or by moving, provided they could
surrender an existing lease. 4 respondents indicated that a brand new unit would be of
interest as their business would wish to portray a progressive, successful image.

Question 11. Any other comments?
‘Location and security was what attracted us to Stanmore’.
‘We outgrew our (first premises) very quickly and we are happy to know we can move to a
bigger unit if we need to before our lease ends.’
One respondent identified a specific (larger) unit which they would like to move to if it were
to become available.
Supply chain comment: ‘We support (named occupier) and our future is related to their
success.’
‘We operate and distribute around the West Midlands, Black Country and Shropshire.
Stanmore remains an ideal location.’
‘The landlord has been very good in refurbishing a bigger unit especially for us and allowing
us to surrender the old one.’
‘Happy with everything at Stanmore.’
‘Stanmore has been an ideal location.’
‘I hope the landlord will allow me to stay on site and grow the business.’
‘We are very happy on Stanmore. You can’t find good sites that offer good security and CCTC.
Bridgnorth needs more like this.’

The above is a selection of comments which indicated considerable enthusiasm for the
location and facilities on offer. Most of the smaller and more recent occupiers had clear
ambitions to grow their businesses in this location (that has been a pattern over the last 50+
years) and appreciated an element of partnership, with the Landlord being able and willing
to assist in their progression up the size ladder.

MacMullen Associates
25 March 2020

Appendix

A3
Technical Note. Stanmore
Garden Village: Flood Risk and
Dainage. PJA.

Mace | The Stanmore Consortium | | March 2020

79

Technical Note
Project:

Stanmore Garden Village

Subject: Vision Document - Flood Risk & Drainage
Client:

The Stanmore Consortium

Version:

0.0

Project No:

04151

Author:

Andrea Nelmes

Date:

10/09/2019

Approved:

Penny Pech

1

Flood Risk & Drainage

1.1

Flood Risk

1.1.1

The GOV.UK Flood Map for Planning, confirms the site is entirely located within Flood Zone 1
(see Figure 1) so is considered to be at low risk of flooding. According to the National Planning
Policy Framework it is sequentially acceptable and preferable for residential development
(subject to assessment of other sources of flooding).

Figure 1: GOV.UK Fluvial Flood Map for Planning
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High Street, Longbridge
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1.1.2

The vulnerability of the site to other forms of flooding including sewerage, groundwater and
artificial water bodies has been assessed. The GOV.UK Flood Risk from Surface Water Mapping
(as shown in Figure 2) indicates that most of the site is generally at a very low risk of flooding
from surface water. Potential for surface water flooding is shown to naturally occur within two
areas where there are depressions and confined valley lines, which is to be expected. This will
inherently change and be managed as part of a sustainable surface water drainage system that
will be installed as part of the proposed development.

Figure 2: GOV.UK Flood Risk from Surface Water

1.2

Sustainable Surface Water Drainage

1.2.1

In accordance with local policy and best practice, it is proposed that the surface water
drainage system is designed to fit within a comprehensive green and blue infrastructure
strategy, providing multi-functional benefits including strategic landscaping, biodiversity
enhancement and recreational uses.

1.2.2

All surface water runoff from the development will be drained, stored and released at a
greenfield runoff rate, ensuring that pre developed conditions are maintained up to a 1 in 100
year + 40% climate change rainfall event. The development will seek to achieve this through a
number of SuDS techniques, which will not only guard against flood risk for the lifetime of the
development but also provide the necessary water quality enhancements prior to discharging
to the local watercourse system or to ground (soakaway). These will include:

2

• Basins/Ponds
• Wetlands
• Swales
• Permeable Paving
• Bioretention (rain gardens/tree pits)
• Green Roofs and
• Rainwater Harvesting

Figure 3: Image of Vegetated Swale

1.2.3

Drainage proposals illustrated in the Masterplan have been designed on the assumption that
impermeable soils will be encountered (i.e. the ‘worst case’) pending a full permeability survey
NOTE: Following the severe flooding events in the UK during February/March 2020 which
included record flood levels along the River Severn, it is confirmed that the drainage system for
the Garden Village would reduce storm water flows, to both south and east, from the
undeveloped land to less than that currently emanating from the agricultural land areas. One
benefit of the Garden Village design principles is that far greater land areas are devoted to
landscape so that a very large storm water storage capacity can be designed into the
landscaped areas, and a controlled rate of out-flow agreed with the Environment Agency. Thus
the rate at which rain water is discharged to the local storm drainage system, and ultimately
the River Severn, will be less than it would have been without the development.

1.3

Foul Drainage

1.3.1

The development will be serviced by a new foul drainage network, including a number of new
pumping stations. These will lift foul flows into the wider public sewerage system serving
Bridgnorth. This could provide opportunities to make improved connections to existing
properties. Severn Trent Water Ltd are being consulted to ensure that there is sufficient
capacity with the existing public sewer network or that it can be provided.

3
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Stanmore Village, Bridgnorth
Vision Document Summary Inputs
edp5653_r006
Landscape and Visual Impact
EDP has carried out a Landscape and Visual Appraisal (LVA) of the site, in accordance with the
‘Guidelines for Landscape and Visual Impact Assessment’ (third edition) produced by IEMA in
2013. The appraisal considers the visual amenity, landscape character and landscape features
within the site and the role the site plays in contributing to the character of the wider landscape.
Landscape Designations
The site does not lie within, or in close proximity to, any nationally designated landscapes such as
a National Parks or Areas of Outstanding Natural Beauty (AONB). The majority of the site is
located within the West Midlands Green Belt (GB); however, Stanmore Business Park is 'inset' in
the GB, with an inset boundary drawn around it to exclude it.
The ‘Landscape Typology’ published by Shropshire Council in 2006, provides an assessment of
the landscape character of the site and its surroundings. The site lies within the ‘Enclosed
Lowland Heath’ Landscape Character Type (LCT). This is described as an undulating lowland
landscape with a planning woodland character and dispersed settlement pattern. The site
comprises of medium to large regular fields, interspersed with residential development, industrial
development and recreational provision. The local road network cuts through the site; whilst
there is a sense of tranquillity within Stanmore Country Park and away from the main roads
(A545 and A458) generally this is a landscape of activity due to high frequency of road use. The
Stanmore Industrial Estate is partially integrated within the landscape, however, settlement
edges of ‘The Hobbins’ are more abrupt and detract from the rural character in this location.
Landscape Fabric
The site has a relatively simple landscape fabric consisting of Ancient Semi-Natural Woodland,
semi-improved grassland or arable fields and boundary hedgerows with occasional, scattered
trees. The site represents a geometric pattern of fields which is characteristic of the Enclosed
Lowland Heaths LCT. The fields are bounded by native hedgerows, plantation woodlands and
straight enclosure roads. Intensive 20th century agriculture land use within the site has replaced
traditional mixed farming practices and resulted in the enlargement of many fields and loss and
deterioration of some hedgerows.
Visual Amenity
Visual amenity is informed by the underlying character of ‘Enclosed Lowland Heath’ LCT, which is
characterised by an upland plateau which extends into a rolling to low-lying topography. An area
edp5653_r006_VP_ng_101219
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of increasing undulation exists to the north and east of a distinctive drumlin formation, which
offers visual screening. When combined with the local intervening vegetation (woodland and field
boundary vegetation), the potential visual envelope of the site in the wider landscape is
significantly reduced. Hermitage Hill Coppice Ancient Woodland forms a distinctive western
boundary to the site, screening views from Bridgnorth to the west including elevated areas of
public open space in High Town. The site itself benefits from the containment offered by
Hermitage Hill Coppice to the west and Stanmore Country Park to the east and other surrounding
woodland plantations to the east.
In the surrounding landscape, there are several public rights of way located on elevated ground
which have internal views of component parts of the site seen in the context of the wider rural
landscape. The agricultural land adjacent to Hermitage Hill Coppice is the most visually sensitive
part of the site providing long-distance panoramic easterly views. The treed ridgeline can also be
identified in long-distance views from public rights of way towards the site. Conversely, Stanmore
Industrial Estate and land adjacent to ‘The Hobbins’ is well screened by the intervening landform,
woodland and field boundary vegetation, reducing intervisibility. This is partly owing to the lower
lying ground and the proximity of Stanmore Country Park.

Green Belt
The site is located within the West Midlands Green Belt; except for Stanmore Business Park,
which has an inset boundary drawn around it to exclude it from the Green Belt. The West
Midlands Green Belt extends from the edge of the conurbation to the eastern edge of Bridgnorth.
‘Openness’ and ‘permanence’ are essential characteristics of the GB and they contribute to the
fundamental aim of the GB policy to prevent urban sprawl by keeping land permanently open.
The NPPF requires land to demonstrate that it meets one or more of five ‘tests’ of Green Belt
designation, which are set out at Revised NPPF (Feb 2019) paragraph 134 as follows:
1.

“To check the unrestricted sprawl of large built-up areas;

2.

To prevent neighbouring towns merging into one another;

3.

To assist in safeguarding the countryside from encroachment;

4.

To preserve the setting and special character of historic towns; and

5.

To assist in urban regeneration, by encouraging the recycling of derelict and other urban
land.”

The Revised NPPF paragraph 136 (update June 2019) says that: “…once established, Green Belt
boundaries should only be altered where exceptional circumstances are fully evidenced and
justified, through the preparation or updating of plans. Strategic policies should establish the

edp5653_r006_VP_ng_101219
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need for any changes to Green Belt boundaries, having regard to their intended permanence in
the long term, so they can endure beyond the plan period.”
A review of the ‘Shropshire Green Belt Assessment (2017)’ and ‘Shropshire Green Belt Review:
Stage 2 (2018)’ finds that the site performs poorly against four of the five NPPF’s Green Belt
purposes and makes a limited contribution to the fundamental purpose of Green Belt, which is to
keep land between settlements permanently open. As such, coupled with the need to deliver new
housing growth at the most sustainable locations in the district it should be considered for
release from the Green Belt as part of the Local Plan Review process.

Ecology
Designated Sites
No part of the site is covered by any statutory or non-statutory designations. Pertinent nature
conservation designations to the proposals include Sandford Brake Local Wildlife Site, an area of
broadleaved woodland which lies adjacent to the site's eastern boundary.
Habitats
The site comprises predominantly arable farmland of low ecological value. The large field parcels
are bounded by a locally valuable network of native hedgerows of variable composition and
structure. Other habitats of greater value include woodland along the eastern and southern
boundaries of the site and two ponds. In addition, a seasonally wet stream corridor, with
associated mature trees, runs south to north through the centre of the site. Lower value amenity
and species-poor semi-improved grassland, ruderal/ephemeral vegetation, scrub and ditches are
also located within the site.
Protected Species
The intensively farmed agricultural habitats within the site support a number of declining
farmland bird species such as skylark, yellowhammer, linnet and grey partridge. The stream
corridor, hedgerow network and woodland bounding the site were also found to support a
predominantly common and widespread assemblage of foraging and commuting bats and
contain a number of mature trees with bat roosting potential. An active badger sett is also
present along the stream corridor in the north of the site.
Design Considerations
Key design principles include the retention of suitable off-sets from the more important
woodland, hedgerow, stream and pond habitats, with losses minimised to essential pedestrian
and vehicular access requirements wherever possible. The creation of new wetland, hedgerows,
woodland and wild flower grassland provide extensive opportunities for enhancements to existing
wildlife areas and will maximise habitat opportunities for wildlife across the site.
edp5653_r006_VP_ng_101219
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Heritage and Archaeology
An appraisal has been undertaken of any potential constraints and opportunities the site
presents for heritage assets and archaeological remains.
The Hermitage scheduled monument lies in the far north-western corner of the site, within the
ancient woodland of ‘Hermitage Hill Coppice’. The monument comprises a series of chambers in
the sandstone, which were fenced off in 2010. It is thought to be of Saxon origin and the solitary
dwelling place of Athelardestan; the brother of King Athelstan; who fled to the hermitage to seek
religious solitude.
Development will be excluded from the scheduled area within a suitable buffer established
through consultation with Historic England; and a programme of archaeological investigation,
subject to any necessary consents. As the cave entrances open out to the west, within the
woodland, it is this aspect which is key to the setting of the monument; and this would not be
harmed by development proposals. Development would also offer the potential for considerable
enhancement of the monument through positive management and interpretation.
The appraisal has identified some Grade II listed buildings within relatively close proximity to the
site, including Swancote Farm House and the and Garden House at Swancote Farm, Stanmore
Hall and Burcote Villa. There is some potential for development within the site to have a small
impact on these buildings through changes to their setting. However, land within the site has
little bearing on the heritage significance of these assets and they are largely screened from land
within the site by intervening trees and existing development. It is thus considered that
development within the site could be accommodated without causing harm to their heritage
significance.
No potential for any impact has been identified on other designated heritage assets outside
the site.
Some potential for archaeological remains has also been identified within the site from
cropmarks noted on aerial photographs, which indicate the below ground remains of three
ditched enclosures, likely to be of an Iron Age or Roman date. The site also incorporates the
former RAF Bridgnorth and a post War Royal Ordnance Corps monitoring post. The site will be
thoroughly investigated as part of the development process and appropriate archaeological
excavation and recording undertaken, although there is no suggestion that any remains would be
of sufficient importance to constrain the development of the site.

Arboricultural
A BS 5837:2012 Trees in Relation to Design, Demolition and Construction compliant walkover
survey was undertaken in July 2019 by EDP. The survey sought to identify all viably retainable
trees within the site based upon established guidance and best practice.
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The survey sought to identify all principal arboricultural features of high (Category ‘A’), moderate
(Category ‘B’) and low (Category ‘C’) quality and value, along with any items considered
unsuitable for retention (Category ‘U’) as defined by BS 5837:2012. All recorded items were
allocated a unique reference number with individual trees being given the prefix ‘T’, groups the
prefix ‘G’, hedgerows the prefix ‘H’ and woodlands the prefix ‘W’.
The assessment of the site recorded a total of 66 individual trees, including one tree assessed as
having ‘veteran’ characteristics, 30 groups of trees, 36 hedgerows and 3 woodlands, including 1
Ancient Woodland. Of these 135 items, 9 of these items have been classified as Category ‘A’ of
high quality and value, 73 items have been classified as Category ‘B’ of moderate quality and
value and 53 items have been classified as Category ‘C’ of low quality and value.
A veteran tree is a tree that, by recognised criteria, shows features of biological, cultural or
aesthetic value that are characteristic of, but not exclusive to, individuals surviving beyond the
typical age range for the species. The National Planning Policy Framework (NPPF) assumes
protection of all irreplaceable habitats unless there are exceptional reasons for not doing so. The
importance of ancient woodland and veteran trees as irreplaceable habitat is set out in
Paragraph 175c of the NPPF (updated June 2019).
Trees within the Stanmore Industrial Estate were located around the edge of the estate and
within amenity areas. Three woodlands were assessed either within or bordering the site,
including an Ancient Woodland assessed along the western boundary. The agricultural fields
were mainly delineated by hedgerows with occasional trees and groups also located along the
field boundaries.
Agricultural Land Classification
A desk study has been undertaken and the land has been walked over but intrusive sampling has
not been undertaken.
The DEFRA Post-1988 Agricultural land Classification (England) shows broad classifications for
land around Bridgnorth but does not specifically include the land forming the Garden Village site.
Natural England publishes a very large scale data set which indicates broad classifications at
Grade 3 and possibly some Grade 2 around Stanmore.
The majority of the proposed ‘Village’ land is held by the Apley Estate and farmed ‘in-hand’.
Apley’s Land Agent observes that the land, while reasonably fertile, is formed on sandstone and,
being sandy, dries out very quickly in the absence of rain. Typically this would infer a
classification of 3(a) or 3(b) is likely to be established if a fuller sampling survey is undertaken.
The Apley land included in the ‘Village’ proposal forms part of the Estate’s ‘in-hand’ holding and
its loss to development would not be prejudicial to the agricultural viability of the remaining
holding. Some land lying to the North and East of Stanmore Business Park proposed to be
designated for Employment use is part of the former RAF station and has not been in agricultural
use since about 1939.
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Introduction

1.1

Overview

1.1.1

PJA have been commissioned by Stanmore Properties Ltd and Apley Estate to provide transport
services in relation to the Stanmore Village site in Bridgnorth.

1.1.2

The site is located approximately 1.5km east of Bridgnorth town centre. It is bisected by the A454
between its junction with Wolverhampton Road and an Unnamed Road to the north, and the A458
to the south, as shown in Figure 1-1.

1.1.3

It should be noted that the red line area shown in Figure 1-1, includes all land which is in any way
influenced by the development proposals including existing development, retained parkland, and
Safeguarded land, only to be removed from Green Belt designation.

Figure 1-1: Site location

1.1.4

It is currently proposed to develop the site to include approximately 850 dwellings, 16ha of
employment (approximately 68,000m2 of buildings), a local centre and associated green
infrastructure.
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1.2

Report Purpose and Structure

1.2.1

This report provides a high-level appraisal of the site in transport terms, based on the findings from
a site visit, traffic count data and desktop based appraisal. It sets out at a high level, the key issues
and opportunities for the site.

1.2.2

The remainder of this report is structured as follows:
 Section 2 describes the baseline conditions within the vicinity of the site including access by all
modes, highway safety and the local highway network;
 Section 3 provides details on the likely trip generation for the site, based on current
development proposals, and resultant distribution and assignment;
 Section 4 outlines the results of junction capacity modelling; and
 Section 5 outlines the key issues for the site and how these may be addressed, in terms of
providing access to site by all modes and on-site parking provision.

1.3

Scoping Discussions

1.3.1

Initial scoping discussions have been conducted with the Highways Officers at Shropshire County
Council (SCC). A summary of these discussions is as follows:
 SCC were comfortable with access from the A454 and implementing measures to reduce speed
and severance. The view was that roundabouts would be the most appropriate form of junction
as they would assist in controlling speeds
 SCC was less amenable to an access off the A458 and would need to be convinced that a safe
access could be provided on this part of the network;
 SCC would be looking for 1:20 gradients on all roads and pedestrian linkages however there is
some flexibility in this where it cannot be achieved;
 SCC agreed that the A458 and B4363 were not attractive for walking and cycling into Bridgnorth
and that a link through the woodland to the west of the site would be necessary. SCC accepted
the constraints (gradients and trees) and that the roads that the link would tie into are steeper
than 1:20 and this is a reasonable consideration;
 SCC was comfortable with using JtW census data for the distribution;
 SCC suggested a need to consider other committed developments but suggested the existing
allocated sites to the west of Bridgnorth have been in the plan for a long time with no sign of
coming forward and therefore there is an argument not to treat them as committed;
 SCC suggested that parking in the town centre was a concern for residents; and

Stanmore Village, Bridgnorth
High Level Transport Appraisal

2

Stanmore Properties Ltd and Apley Estate

Introduction

 SCC suggested that the P&R was important to address concerns of parking. SCC agreed that it
could accept a dual use car park linked to the local centre with a bus stop/hub linking to the
town centre.
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Baseline Conditions

2.1

Introduction

2.1.1

This section provides an outline of the baseline conditions within the vicinity of the site, including
the local highway network, public transport infrastructure and highway safety.

2.2

Local Highway Network
A454

2.2.1

The A454 is a single carriageway which runs north-west to south-east between its junction with the
B4263 in the north and A458 to the south. Locally it provides access between Wolverhampton and
the outskirts of Bridgnorth. It has a speed limit of 60mph (national speed limit). It is approximately
7m in width, with a narrow footway (approximately 1m in width) provided on the eastbound side
of the carriageway. There are numerous hidden dips in the road which restrict visibility in certain
locations. It also provides access to Stanmore Country Park, and Stanmore Business Park (a large
industrial estate), from Estate Road.

B4363 Wolverhampton Road
2.2.2

The B4363 Wolverhampton Road is a single carriageway road providing access from the east to
Bridgnorth Town Centre. To the west of its junction with A454, the speed limit is 40mph. Travelling
towards Bridgnorth Town Centre, there is an incline of 10%, with sharp bends to the left and right.
In the eastbound direction there is an environmental weight restriction (HGVs over 7.5 tonnes). A
narrow footway is provided on the westbound side of the carriageway (approximately 1.5m in
width). To the south of its junction with Lodge Lane there is a layby provided on both sides of the
carriageway.

A458 Stourbridge Road
2.2.3

The A458 Stourbridge Road is a single carriageway road which provides access between Bridgnorth
and Stourbridge to the east, and Shrewsbury in the west. In the vicinity of the site, the A458 has a
speed limit of 60mph (national speed limit). There is a narrow footway intermittently provided on
alternating sides the carriageway (<1m in width). It forms a three-arm roundabout with the A454
to the south of the site.
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2.3

Sustainable Transport
Walking and Cycling

2.3.1

A summary of the footway provision and crossing points on the local highway network is provided
in Figure 2-1. The provision for non-motorised users has been considered between the site and
Bridgnorth town centre via A454, Wolverhampton Road and A458.

Figure 2-1: Local footway provision, crossing points and cycle routes

2.3.2

There is no specific provision for cyclists in the direct vicinity of the site, however, as shown in Figure
2-1, National Cycle Route 45 routes through Bridgnorth High Town.

2.3.3

The A454 has an unlit, narrow footway provided on the southbound side of the carriageway. There
are limited existing crossing facilities on the A454, with no tactile paving provided at its junction
with either the A458 or Wolverhampton Road. There is no footway provided to access bus stops
on the northbound side of the carriageway.

2.3.4

Wolverhampton Road has an intermittent lit footway, which is very narrow and of poor quality
between its junction with A454 and Lodge Lane. South of this point, the quality of the footway
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improves and at the junction with A442 Mill Street, tactile crossing is provided on all arms of the
roundabout facilitating access into the Low Town and surrounding residential areas.
2.3.5

The A458 has a narrow, unlit footway within the vicinity of the site. South of the junction with
Faraday Drive, the footway widens and is lit. A zebra crossing is provided on Stourbridge Road
facilitating access into to Low Town, supermarket and surrounding residential areas.

Public Rights of Way
2.3.6

There are a number of public rights of way (PRoW) within the vicinity of the site as shown in Figure
2-2. Of particular interest is the PRoW which links the A454 with Elmhurst and Hazel View to the
west of the site. This provides an opportunity for sustainable linkages (walking and cycling) from
the site into Bridgnorth Low Town and beyond.

Figure 2-2: Public rights of way (PRoW)
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Public Transport
2.3.7

Figure 2-3 shows the nearest bus stops to the development site and the bus routes serving these
stops. The 125 and 114/116 services are infrequent services, and the number 9 runs on an hourly
basis, which currently terminates at Stanmore Industrial Estate.

Figure 2-3: Public transport provision

2.3.8

The bus stops located on A454 adjacent to the access to Stanmore County Park (Estate Road) are
both flag and pole bus stops, with timetable information. As stated previously, there is no footway
or crossing provision to link those on the northbound side of the carriageway to surrounding
facilities. In the southbound direction, the bus stop is located at the mouth of the junction with
Estate Road.

2.3.9

The eastbound bus stop located on the A454 adjacent to The Hobbins is a shelter with timetable
provision.
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Park and Ride
2.3.10

It is understood that a key local issue in Bridgnorth is the perceived lack of car parking in the town
centre, particularly on summer weekends. Currently a Park & Ride site operates from the Nock
Deighton Auction Yard (WV16 4QR) on Saturday’s between April and October1. The bus service from
this site operates between 9:30am and 4:30pm on a 20-minute frequency.

2.4

Local Facilities

2.4.1

Figure 2-4 shows the location of the nearest local facilities (education, health and retail). As shown
in Figure 2-4 most of the facilities are in Bridgnorth Town Centre. The nearest primary school is St
Mary’s Bluecoat C of E Primary School on Morfe Road, approximately 2km from the site.

Figure 2-4: Local facilities (education, health and retail)

1

http://www.bridgnorthcofc.co.uk/park-ride/
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2.4.2

It is important to note that the site will be a mixed-use development with local employment
opportunities as well as local facilities as part of a local centre.

2.5

Highway Safety

2.5.1

Collision data has been requested from SCC for a five-year period within the vicinity of the site. A
summary of the collisions by link and junction (excluding those with less than one collision reported)
is provided in Table 2-1. The raw data is presented in Appendix A.

2.5.2

The information presented in Table 2-1 shows that on the majority of links and junctions there is
an average of less than one collision per year. In addition, no fatal collisions have been recorded
across the whole study area.

Table 2-1: Collision data summary; last 5 years.
Location

Type

Accident Severity
Slight

Serious

Fatal

Total

A454 / Wolverhampton Road Roundabout

Junction

1

1

0

2

A454 / A458 Roundabout

Junction

1

1

0

2

A442 / A458 Roundabout

Junction

2

2

0

4

A442 / Wolverhampton Road / Mill Street
Roundabout

Junction

2

0

0

2

Mill Street / St Johns Street

Junction

2

0

0

2

2.5.3

A454

Link

2

0

0

2

A458 Stourbridge Road

Link

2

2

0

4

B4363 Wolverhampton Road

Link

7

1

0

8

A442 Hospital Street

Link

2

0

0

2

A442 Cann Hall Road

Link

5

2

0

7

Based on the last five-years of collision data there was a cluster of collisions reported in two
locations:
 B4363 Wolverhampton Road; and
 A442 Cann Hall Road.

2.5.4

On the B4263 Wolverhampton Road, there is a cluster of six collisions (five slight, one serious) that
were recorded on the bend in the road to the north of its junction with Lodge Lane.
 Three of these collisions are reported to have involved a vehicle travelling southbound losing
control and colliding with another vehicle travelling northbound. Common contributory factors
between these collisions were listed as loss of control and road layout.
 Three collisions are reported to have involved a vehicle travelling northbound colliding with
another vehicle travelling southbound. One of these involved a HGV travelling northbound on
B4263, disobeying the weight restriction in place restricting use for vehicles over 7.5t, stopping
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whilst going up the hill, and the vehicle behind which was reported to have been exceeding the
speed limit, colliding with an oncoming vehicle in the opposite direction. A common contributory
factor between these collisions was listed as ‘failure to look properly’.
 No collisions involved non-motorised road users.
2.5.5

On A442 Cann Hall Road there is a cluster of seven collisions (five slight, two serious) in the vicinity
of the junction with Cann Hall Drive
 Two of the collisions in this location are reported to have involved a vehicle colliding with a
pedestrian crossing the road. One of these is reported to have involved a pedestrian crossing
the road, who crossing into the path of an oncoming vehicle. The second collision involved a
pedestrian being hit by a wing mirror of a turning vehicle. Both of the collisions were classified
as serious and occurred in the same location on A442 Cann Hall Road.
 Three of the collisions in this location involved vehicles turning into, or out of the petrol station,
one of these was reported to be a rear shunt incident involving two vehicles travelling
southbound on A422 and two involved a vehicle turning right onto A442 (N) into the path of
another oncoming vehicle. A common contributory factor between these collisions was listed as
failure to judge another person’s path or speed. One of these collisions involved a motorcyclist.
 The other two collisions in this location were not reported to involve common movements, nor
non-motorised users. They were both classified as slight.

2.5.6

On the B4263 Wolverhampton Road, there is a clustering of collisions with common movements
and contributory factors within the five-year study period. However, given that these have occurred
over a five-year study period and the severity of the collisions is low, it is not considered that there
is an existing road safety issue. In addition, the distribution presented later in this report suggests
that the development will not considerably increase traffic on this link during peak periods.

2.5.7

On A442 Cann Hall Road, the collision severity and frequency of collisions is low. There is not a high
occurrence of collisions with common movements or contributory factors. Therefore, it is not
considered that there are any existing road safety issues which could be exacerbated by the
proposed development in this location.

2.5.8

Two collisions were reported on A454, from which it is proposed to take principal access. One of
these collisions is reported to have involved a vehicle exceeding the speed limit and losing control,
resulting in the vehicle leaving the carriageway. The second collision is reported to have involved a
motorcyclist overtaking a vehicle on A454 without seeing an approaching vehicle travelling in the
opposite direction in a dip in the road. These two collisions were both classified as slight. Therefore,
based on the information available, it is not considered that there is are any existing road safety
issues which would be exacerbated by introduction of a junction to access the site.
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2.5.9

Notwithstanding the above conclusion, the development would facilitate significant changes to the
A454, including reduced speed limits. Any proposed changes to the highway network would be
subject to detailed design and independent road safety audits at the appropriate time.
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Travel Demand

3.1

Introduction

3.1.1

This section of the report sets out the likely vehicle trip generation, distribution and assignment for
the site, as well as the impact this may have on the local highway network.

3.1.2

The study area for the assessment has been agreed with SCC and, is shown in Figure 3-1.

Figure 3-1: Study Area

3.2

Trip Generation

3.2.1

To calculate the travel demand for the site, trip rates have been extracted from the TRICs database
and resultant indicative trip generation calculated using the following development mix:
 850 dwellings; and
 68,000m2 of employment buildings.

3.2.2

The TRICs outputs are provided in Appendix B.

3.2.3

It is assumed that the trips generated by the local centre will be internalised, and therefore have
not been included for within the vehicle trip generation. From the ‘Shropshire Local Plan Review:
Consultation on Preferred Sites’ document it is understood that expansion space for existing
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occupiers of Stanmore Industrial Estate is a local priority, and so the travel demand has been
calculated for the employment element of the site based on this land use assumption.
Table 3-1: Vehicle trip rates and trip generation
Land Use

AM Peak (08:00 – 09:00)

PM Peak (17:00 – 18:00)

Arrivals Departures Two-Way Arrivals Departures Two-Way

Saturday Peak (11:00 – 12:00)
Arrivals

Departures

TwoWay

Trip Rates
Residential
(Houses
Privately
Owned)

0.128

0.380

0.508

0.332

0.140

0.472

0.135

0.185

0.32

Employment
(Industrial
Estate)

0.125

0.048

0.173

0.034

0.120

0.154

0

0

0

119

401

115

157

272

Trip Generation
Residential

109

323

432

282

Employment

85

33

118

23

82

105

0

0

0

Total

194

356

550

305

201

506

115

157

272

3.2.4

The information presented in Table 3-1 shows that as a whole the site is forecast to generate 550
two-way vehicle trips in the AM peak and 506 two-way vehicle trips in the PM peak. During the
Saturday peak, the site is forecast to generate 272 two-way vehicle trips.

3.3

Trip Distribution

3.3.1

A trip distribution for the residential and employment elements of the site has been calculated
using 2011 census journey to work data and online route planning software which considers
congestion on the local highway network. It is recognised that drivers will utilise the route with the
least congestion, which may introduce rat running on parallel, alternative routes. A manual check
of the distribution has been conducted to ensure the most appropriate routes have been selected
for the purposes of this assessment. The full distribution is shown in Appendix C.

3.3.2

For the purposes of this assessment, it is assumed that the whole site is accessed from a new
junction(s) onto A454 (though in reality much of the new employment provision will use the
existing, improved, Estate Road junction to the A454). A summary of the distribution for the
residential and employment elements of the site is provided in Figure 3-2 and Figure 3-3,
respectively.
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Figure 3-2: Residential vehicle trip distribution

Figure 3-3: Employment vehicle trip distribution
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3.4

Trip Assignment

3.4.1

Based on the distribution in Figure 3-2 and Figure 3-3 for each land use, the trip generation
presented in Table

3-1 has been assigned onto the local highway network. The resultant

assignment is shown in Appendix C. A summary of the number of two-way vehicle trips through
each local key junction (as agreed with SCC) is provided in Table 3-2, for the AM, PM and Saturday
peak periods.
Table 3-2: Trip assignment through key junctions
Junction Location

AM Peak

PM Peak

Saturday
Peak

1

A454 / Wolverhampton Road

360

331

179

2

A454 / A458 Stourbridge Road / A458

189

174

94

3

Stourbridge Road / A458 / Old Worcester Road / A458 Stourbridge Road

98

90

47

4

A442 Cann Hall Road / A458 Stourbridge Road / A442 Kidderminster Road /
A458

98

90

47

5

A442 Cann Hall Road / St John Street

110

110

53

6

A442 Mill Street / A442 Cann Hall Road / B4363 Mill Street

263

242

126

7

B4363 / B4373

42

38

7

8

Whitburn Street / B4373 / B4364

15

13

0

3.5

Off-Site Impacts

3.5.1

Traffic counts were conducted at junctions 1 to 8 listed in Table 3-2 on the following dates/time
periods:
 Thursday 12th September 2019 (07:00 – 10:00, 16:00 – 18:00)
 Saturday 17th August 2019 (10:00 – 16:00)

3.5.2

Table 3-3 sets out the flows through each junction for the AM, PM and Saturday peak periods , for
the 2019 baseline and also the traffic forecast to be generated by the development. The % increase
in traffic flow as a result of the development has been colour coded as follows:
 0 – 10% increase – green
 10 – 20% increase – orange
 20% + increase – red

3.5.3

It is important to note that a high percentage impact does not indicate a congestion issue that needs
to be addressed and it can simply reflect a low base level of traffic. Equally a low percentage impact
does not necessarily indicate there are no issues.
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Table 3-3: Off-site traffic impact
Weekday AM Peak

Weekday PM Peak

Saturday Peak

(08:00 – 09:00)

(17:00 – 18:00)

(11:00 – 12:00)

2019
Base

Development % Impact

2019
Development
Base

% Impact

2019
Base

Development % Impact

J1

1,051

360

34%

1,162 331

28%

1,066

179

17%

J2

749

189

25%

922

19%

838

94

11%

J3

887

98

11%

1,117 90

8%

1,066

47

4%

J4

1,992

98

5%

2,368 90

4%

2,111

47

2%

J5

1,776

110

6%

2,122 110

5%

1,814

53

3%

J6

2,157

263

12%

2,345 242

10%

2,061

126

6%

J7

1,369

42

3%

1,431 38

3%

1,399

7

1%

J8

1,348

15

1%

1,572 13

1%

1,583

0

0%

Junction

3.5.4

174

This shows that the largest increase is forecast at junction 1 and 2, this is unsurprising given that
these are the roundabouts on the A454 from which access to the development will be provided.

3.5.5

The development is forecast to have less than a 3% increase in traffic flows on all approaches to
junction 7 and 8.

3.5.6

Junction 3, 4, 5 and 6 are in Bridgnorth Town Centre. It is proposed for the development to have a
comparable impact at junctions 4 and 5, of between 4 – 6% in the weekday peaks and up to 3% in
the weekend peak, and also at junction 3 and 6 of between 8-11% in the weekday peaks and 4 –
6% in the weekend peak.

3.5.7

On the basis of the above, junction capacity modelling for all three peak periods has been
conducted at the following junctions:
 Junction 3 - Stourbridge Road / A458 / Old Worcester Road / A458 Stourbridge Road
 Junction 4 - A442 Cann Hall Road / A458 Stourbridge Road / A442 Kidderminster Road / A458
 Junction 5 - A442 Cann Hall Road / St John Street
 Junction 6 - A442 Mill Street / A442 Cann Hall Road / B4363 Mill Street

Stanmore Village, Bridgnorth
High Level Transport Appraisal

16

Stanmore Properties Ltd and Apley Estate

Junction Capacity Modelling

4

Junction Capacity Modelling

4.1

Introduction

4.1.1

This section provides details of junction capacity modelling undertaken at the following junctions:
 Junction 3 - Stourbridge Road / A458 / Old Worcester Road / A458 Stourbridge Road
 Junction 4 - A442 Cann Hall Road / A458 Stourbridge Road / A442 Kidderminster Road / A458
 Junction 5 - A442 Cann Hall Road / St John Street
 Junction 6 - A442 Mill Street / A442 Cann Hall Road / B4363 Mill Street

4.2

Junction Capacity Assessments

4.2.1

The above named junctions have been modelled in Junctions 9 modelling software used to
understand the operation of non-signalised junction in terms of vehicle queueing, capacity and
delay. These models have been built using traffic count data collected in 2019, the trip
generation/distribution presented in Section 3 of this note and observations made on site.

4.2.2

This section reports in queue lengths in vehicles and Ratio of Flow to Capacity (RFC) on each arm of
the junction. RFC relates to the capacity for traffic to enter a junction and is provided for each arm
of an unsignalized junction. An RFC of below 0.85 indicates that a junction operates within capacity
for the assessed flows, and RFC of over 1.0 indicates that a junction is operating at capacity. A
summary of the modelling results for each junction are presented in this section, with full outputs
provided in Appendix D.

4.2.3

All junctions have been modelled in the following scenarios for the weekday AM, weekday PM and
weekend peak periods:
 2019 Base; and
 2019 Base + Development.

4.2.4

This modelling provides an indication of the impact of the development for the purposes of initial,
high-level discussions. As part of the planning application for the site, further consideration
regarding the impact of the development on queueing and delay for a future year would need to
be undertaken. A future year would be agreed in advance with SCC.

Junction 3 - Stourbridge Road / A458 / Old Worcester Road / A458 Stourbridge Road
4.2.5

This four-arm roundabout has been modelled using the ARCADY module of Junctions 9 (v9.5).
Geometries have been taken from OS mapping. A summary of the results are provided in Table 41.
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Table 4-1: Modelling results summary - Junction 3 - Stourbridge Road / A458 / Old Worcester Road / A458
Stourbridge Road
Lane

AM Peak Hour (08:00 – 09:00)
RFC

Queue
(vehs)

Delay
(secs)

PM Peak Hour (17:00 – 18:00)
RFC

Queue
(vehs)

Saturday Peak (11:00 – 12:00)

Delay
(secs)

RFC

Queue
(vehs)

Delay
(secs)

2019 Base
Stourbridge
Road

0.21

0

4

0.21

0

4

0.24

0

4

A458
Stourbridge
Road (East)

0.32

1

5

0.59

1

8

0.51

1

7

Old
Worcester
Road

0.05

0

4

0.08

0

4

0.03

0

4

A458
Stourbridge
Road (West)

0.22

0

3

0.16

0

2

0.17

0

2

2019 Base + Development
Stourbridge
Road

0.22

0

4

0.22

0

4

0.24

0

4

A458
Stourbridge
Road (East)

0.39

1

6

0.65

2

9

0.54

1

7

Old
Worcester
Road

0.05

0

4

0.08

0

4

0.03

0

4

A458
Stourbridge
Road (West)

0.24

0

3

0.20

0

3

0.18

0

2

4.2.6

The results presented in Table 4-1 show that the junction currently operates within capacity on all
approaches during all three peak periods. The maximum RFC is experienced on A458 Stourbridge
Road (East) during the weekday PM peak, with an associated queue of one vehicle and eight second
delay per vehicle.

4.2.7

It is forecast for the junction to continue to operate within capacity following addition of the trips
generated by the proposed development. The development is forecast to have a no impact on
queueing, with the maximum increase in delay of one section per vehicle forecast on A458
Stourbridge Road (East) during the weekday PM peak. It is therefore concluded that the
development will be unlikely to have a detrimental impact on the operation of this junction albeit
further future year assessments would be required at the appropriate time.
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Junction 4 - A442 Cann Hall Road / A458 Stourbridge Road / A442 Kidderminster Road /
A458
4.2.8

This four-arm roundabout has been modelled using the ARCADY module of Junctions 9 (v9.5).
Geometries have been taken from OS mapping. A summary of the results are provided in Table 42.

Table 4-2: Modelling results summary - Junction 4 - A442 Cann Hall Road / A458 Stourbridge Road / A442
Kidderminster Road / A458
Lane

AM Peak Hour (08:00 – 09:00)
RFC

Queue
(vehs)

Delay
(secs)

PM Peak Hour (17:00 – 18:00)
RFC

Queue
(vehs)

Saturday Peak (11:00 – 12:00)

Delay
(secs)

RFC

Queue
(vehs)

Delay
(secs)

2019 Base
A442
(North)

0.60

2

10

0.74

3

14

0.54

1

8

A458 (East)

0.33

1

5

0.63

2

9

0.42

1

5

A442
(South)

0.44

1

6

0.57

1

9

0.44

1

6

A458 (West)

0.55

1

5

0.49

1

5

0.37

1

4

2019 Base + Development
A442
(North)

0.62

2

11

0.76

3

16

0.54

1

8

A458 (East)

0.39

1

5

0.67

2

10

0.44

1

5

A442
(South)

0.45

1

6

0.59

1

10

0.45

1

6

A458 (West)

0.58

1

6

0.53

1

5

0.38

1

4

4.2.9

The results presented in Table 4-2 show that the junction currently operates within capacity on all
approaches during all three peak periods. The maximum RFC is experienced on A442 (North) during
the weekday PM peak, with an associated queue of three vehicles and 14 seconds of delay per
vehicle.

4.2.10

It is forecast for the junction to continue to operate within capacity following addition of the trips
generated by the proposed development. It is therefore concluded that the development will be
unlikely to have a detrimental impact on the operation of this junction albeit further future year
assessments would be required at the appropriate time.

Junction 5 - A442 Cann Hall Road / St John Street
4.2.11

This three-arm junction has been modelled using the PICADY module of Junctions 9 (v9.5).
Geometries have been taken from OS mapping. A summary of the results are provided in Table 43.
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Table 4-3: Modelling results summary - Junction 5 - A442 Cann Hall Road / St John Street
Lane

AM Peak Hour (08:00 – 09:00)
RFC

Queue
(vehs)

Delay
(secs)

PM Peak Hour (17:00 – 18:00)
RFC

Queue
(vehs)

Saturday Peak (11:00 – 12:00)

Delay
(secs)

RFC

Queue
(vehs)

Delay
(secs)

1,866

0.87

6

48

2,203

0.88

7

54

2019 Base
A442 Cann
Hall Road
(North)

1.12

52

322

1.45

284

2019 Base + Development
A442 Cann
Hall Road
(North)

4.2.12

1.18

83

539

1.55

367

The results presented in Table 4-3 show that the junction currently operates at capacity in both
weekday peak periods and, is approaching theoretical capacity in the weekend peak. The model
shows that during the weekday peak periods, the queueing would extend back from A442 Cann Hall
Road (North) beyond the junction with B4364 / Mill Street / Wolverhampton Road.

4.2.13

During the PM peak site observations, this queuing back was observed to occur on numerous
occasions, however the interaction between junctions and crossings in this area is complex and this
cannot be replicated in the modelling presented. The key site observations were:
 The pedestrian crossing to the south of the junction provided gaps to allow queues to clear. This
was called relatively frequently in the PM peak hour; and
 St Johns Street itself became blocked on a number of occasions with queues occasionally
blocking back to the A442. This was observed to be a result of either vehicles parallel parking on
St Johns Street or vehicles turning right onto Mill Street (any more than one vehicle making this
manoeuvre blocks the ahead lane).

4.2.14

It is forecast for this junction to continue to operate at capacity in both weekday peak periods and,
approaching theoretical capacity in the weekday peak following addition of the development
traffic. The development is forecast to double the length of the queue and delay per vehicle in both
weekday peak periods. It is however important to note that at a junction operating at capacity
(above an RFC of 1) queues and delays increase exponentially and may therefore not represent
reality. The model considerably overestimates the queueing.

4.2.15

It is therefore considered that as part of any forthcoming planning application, more detailed
consideration should be given as to the impact of the development in this location. It is likely that
mitigation will be required and due to the interaction between junctions and pedestrian crossings
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it would be recommended that a Microsimulation (VISSIM) model is prepared to test the impact of
the development and any proposed mitigation measures.

Junction 6 - A442 Mill Street / A442 Cann Hall Road / B4363 Mill Street
4.2.16

This four arm junction has been modelled using the ARCADY module of Junctions 9 (v9.5).
Geometries have been taken from OS mapping. A summary of the results are provided in Table 44.

Table 4-4: Modelling results summary - Junction 6 - A442 Mill Street / A442 Cann Hall Road / B4363 Mill Street
Lane

AM Peak Hour (08:00 – 09:00)

PM Peak Hour (17:00 – 18:00)

RFC

Queue
(vehs)

Delay
(secs)

RFC

Mill Street

0.49

1

6

0.61

Wolverham
pton Road

0.40

1

5

A442 Cann
Hall Street

0.35

1

4

Mill Street

0.50

1

5

Queue
(vehs)

Saturday Peak (11:00 – 12:00)

Delay
(secs)

RFC

Queue
(vehs)

Delay
(secs)

2

8

0.36

1

5

0.53

1

7

0.42

1

5

0.29

0

3

0.20

0

3

0.48

1

4

0.44

1

4

2019 Base

2019 Base + Development
Mill Street

0.51

1

7

0.71

2

11

0.38

1

5

Wolverham
pton Road

0.55

1

7

0.63

2

9

0.48

1

6

A442 Cann
Hall Street

0.39

1

4

0.33

1

4

0.21

0

3

Mill Street

0.55

1

5

0.52

1

5

0.45

1

4

4.2.17

The results presented in Table 4-4 show that in isolation, this junction currently operates within
capacity in the base scenario in all peak periods, with minimum queueing and delay. Following
addition of the development traffic, the junction continues to operate within capacity. The largest
increases in RFC are forecast during the weekday PM peak hour, however this is associated with
only minor increases in queueing and delay.

4.2.18

During a weekday PM peak site visit, queueing back from the A442 Cann Hall Road / St John Street
junction was observed. This queued back onto the roundabout circulatory, resulting on queueing
on the Mill Street (North) and Wolverhampton Road approaches to the roundabout.

4.2.19

It is therefore considered that as part of any forthcoming planning application, more detailed
consideration should be given as to the impact of the development in this location and this junction
should form part of a Microsimulation (VISSIM) model prepared to test the impact of the
development and any proposed mitigation measures. Such an exercise would also take into
consideration any change in traffic at the Tesco Express Petrol Filling Station on A441 Cann Hall
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Road as result of the opening of a second petrol forecourt station (PFS) by Euro Garages on A458
Stourbridge Road at Chartwell Park.

4.3

Recommendations

4.3.1

Given the high level of interaction with adjacent junctions and site frontages along A442 Cann Hall
Road, it is considered that a VISSIM model is required to understand this interaction in more detail
covering at least A442 Mill Street / A442 Cann Hall Road / B4363 Mill Street (junction 6) roundabout,
A442 Cann Hall Road / St John Street (junction 5) and St John Street/Mill Street. It is likely that this
would be required to understand the impact of the development for purposes of a planning
application.

4.3.2

At junctions 3 and 4, the development is not forecast to have a detrimental impact on the operation
of the junctions during peak periods albeit further future year assessments would be required at
the appropriate time.

4.3.3

It is likely that detailed junction modelling of junctions 1 and 2 will also be required for the purposes
of a planning application, once details of access arrangements to the site have been confirmed.

4.3.4

The scope of assessment would be agreed in advance of submission with SCC.
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5

Development and Access Proposals

5.1

Introduction

5.1.1

This section sets out the development and access proposals, by mode. In recognition that there is
limited parking within the town centre the strategy for the development is two-fold:
 Reducing the need to travel by providing key amenities within the site itself; and
 Providing opportunities to travel by modes other than the private car for both residents of the
site and those coming into Bridgnorth from the east.

5.2

Development Aspirations

5.2.1

From a transport perspective, it is envisaged that the development will become a recognisable place
with an offer of different and connected transport modes, supplemented with enhanced facilities
and information features to both attract, and benefit the traveller. The site will be designed such
that the focus is not placed on the private car, rather on providing public realm spaces that optimise
access to and between sustainable transport modes. This will ensure that there is a reduced need
to travel for all users of the site.

5.2.2

Not only will the development provide access to traditional forms of transport i.e. bus and cycle,
but also shared modes of mobility including electric/bikes and scooters, car club provision, e-cargo
bikes etc.

5.2.3

In addition, information will be provided to those using the development site, signposting mobility
options, preferably in a digital format. Given the number of tourists visiting Bridgnorth, mobility
services on site should be easy to register for, and well-integrated with journey planning and wider
ticketing services.

5.2.4

An example of appropriate mobility provision on site could be as follows:
Mobility component:
public transport
• Local bus
• Taxi

5.2.5

Mobility components: nonpublic transport
• Car Club bay with a
choice of van/estate car
• Bike/scooter share
• E-cargo bike
share/trailers

Mobility related
components
• Bike repair stand
• Electric vehicle charging
bays
• Secure cycle parking
• Digital pillar (transport
info, ticketing, way
finding, walk distances,
local services)

Non mobility & urban
realm
• Covered waiting area
• Package delivery lockers
• Traffic calming
• Community exercise
equipment

It is considered that should the development come forward in this manner, it will offer the following
benefits:
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 Mode choice – travellers to and from the development will have a real mode choice for different
journeys and needs. It encourages people to think multi-modally, and therefore reduce reliance
on car use and associated impacts;
 Convenience – travellers to and from the development will have convenient choices of
alternative multi-modal trips allowing for seamless transitions between modes;
 Focus on public realm – development will be organised so space is organised for the benefit of
pedestrians and cyclists, creating a pleasant urban realm; and
 Density – providing a real mode choice for travellers to and from the development means that
less car parking will be required on-site.

5.3

Park and Choose

5.3.1

In order to encourage residents on the site, and other visitors from the east of Bridgnorth (e.g.
Stourbridge and Wolverhampton), to travel into the town centre by means other than private car,
it is proposed to provide a ‘Park and Choose’ facility at the site. The site is located adjacent to
multiple key routes into Bridgnorth, so is likely to reduce vehicular traffic in Bridgnorth Town
Centre, as trips would be intercepted prior to reaching the town centre.

5.3.2

It is envisaged the ‘Park and Choose’ site would include the following provision:
 Cycle parking and cycle hire facilities;
 Pool cars for hire;
 Electric bike/scooter hire; and
 High-quality bus service into Bridgnorth with existing bus routes serving the facility and
enhanced frequencies.

5.3.3

This would be located centrally within the development, near to the local centre (and the A454) to
maximise visibility and opportunities for use.

5.3.4

A number of existing bus routes, with varying frequencies, currently route along the A454.
Opportunities to re-route these buses through the site could be explored, linking in with the Park
and Choose site. The proximity of local centre amenities and access to the Country Park will make
the ‘Park and Choose’ facility a more attractive location for visitors waiting to catch a bus.

5.4

Pedestrian and Cycle Access

5.4.1

There is an existing PRoW which links A454 with Elmhurst and Hazel View to the west of the site. In
order to improve pedestrian and cycle access from the site it is recommended that options to
upgrade this route are explored. This would also provide a direct route to residential areas to the
west. There are opportunities to provide this link through a less-wooded section of the Hermitage
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Ridge woodland, to the west of the site. The exact details of this route would be agreed prior to
submission of an application.
5.4.2

Intuitively, the enhancement of attractive direct routes to Bridgnorth town from the development
through the Hermitage Ridge woodland and open space, via dedicated ‘green corridors’, will
provoke more use by both pedestrians and cyclists despite gradients to the West of the Ridge.

5.4.3

It is currently proposed to provide 30m wide green corridors providing a public footpath along the
ridge, with a 40m wide green corridor from Hermitage Ridge to eastern edge of site.

5.4.4

As part of the ‘Park and Choose’ provision, electric bikes will be provided to encourage the uptake
of cycling amongst residents, employees and visitors. Given the topography of Bridgnorth electric
powered bikes are considered to be more appropriate than traditional pedal powered bikes.

5.4.5

As part of the planning application, a site wide Travel Plan would be produced detailing a range of
sustainable travel initiatives for the site to encourage the use of sustainable alternative to a single
occupancy private car for journeys to, and from the site.

5.5

Vehicle Access

5.5.1

It is proposed to provide access to the site from the A454. The overall transport function of A454
will remain as existing however it will be re-designed with an appropriate speed limit, passing
through the local centre with new footpaths, cycleways, pedestrian crossings and appropriately
designed access junctions to reduce speed and severance. As it passes through the site it will be
essential that the A454 adopts a place function with a more urbanised feel attributed to the built
development frontage, particularly where it dissects the local centre. The road will be made suitable
for all travel modes providing off carriageway provision for pedestrians and cyclists.

5.5.2

It is understood there is currently evidence of queueing on Estate Road, during the PM peak period,
as vehicles leave Stanmore Business Park. An ATC was conducted for a five day period in September
2019, demonstrating that in terms of two-way traffic the peak hour was identified as 16:00 to 17:00.
A profile of average weekday traffic on Estate Road is provided in Figure 5-1.

5.5.3

It is proposed to provide a two lane exit from Estate Road to support the additional trips generated
by the development proposals, and to reduce the levels of queueing currently experienced during
the PM peak.
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Figure 5-1: Average weekday traffic (by direction) – Estate Road

5.5.4

Any proposed improvements would be reviewed by the local highway authority at the planning
application stage and subject to independent Road Safety Audits.

5.6

Public Transport

5.6.1

A development of this size will provide a critical mass of residents able to use and increase viability
of improved bus services as part of an overall movement strategy for the site. At the appropriate
time it will be necessary to identify new options for bus routing and services from the development
and the type of service that would be required in terms of capacity and frequency. As part of this it
will be necessary to assess the potential build-out rates for the development to understand how
the services proposed could be introduced over the lifespan of the redevelopment.

5.6.2

A request has been made to the current bus operator to consider running existing services into the
Business Park.

5.6.3

It will be necessary to assess the ability of the current services to become or remain commercially
viable with diversion(s) into the site (if required) through estimation of income levels. A level of
pump priming from the development through a S106 contribution is likely to be required in the
early phases of development.

5.7

Parking Provision

5.7.1

Parking provision for the employment element of the site would be provided in line with relevant
local car parking standards.

Stanmore Village, Bridgnorth
High Level Transport Appraisal

26

Stanmore Properties Ltd and Apley Estate

Development and Access Proposals

5.7.2

Based on 2011 census data, the average level of car ownership in Bridgnorth is 1.3 cars per
household. When determining parking provision for the residential element of the site, this will be
taken into consideration, as well as local car parking standards.

5.7.3

A ‘fabric first’ approach is proposed whereby development proposals incorporate high quality
facilities for walking and cycling and providing good access to public transport, while minimising
parking provision to supress car ownership.
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A6
Public Consultation and
Community Engagement.
Camargue.
•

Publicity material (adverts and flyer)

•

Exhibition Material

•

Feedback form

•

Camargue Report and Analysis of Consultation Responses
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The Stanmore Consortium comprising the Apley Estate, Stanmore Properties and
other local landowners is developing plans for a new village at Stanmore, which has
the potential to deliver 850 new homes and create over 2,000 new job opportunities,
delivering economic growth for Bridgnorth and Shropshire in a high-quality and
sustainable way.

EVENT INFO:
WEDNESDAY 25 SEPTEMBER
12.30PM – 7PM
Marches Centre for
Manufacturing & Technology,
Building 10,
Stanmore Industrial Estate,
Bridgnorth WV15 5HP

THURSDAY 26 SEPTEMBER
2PM – 8PM
Castle Hall,
West Castle Street,
Bridgnorth
WV16 4AB

SATURDAY 28 SEPTEMBER
10AM – 4PM
Low Town Community Hall,
Severn Street,
Bridgnorth
WV15 6BB

GET IN TOUCH
www.stanmorevillage.co.uk

consultation@stanmorevillage.co.uk

 3308 384 199
0
(Standard rates apply)

 tanmore Village, c/o Camargue,
S
11 Waterloo Street, Birmingham B2 5TB
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OUR VISION
Our vision is to create a high-quality
development which recognises Bridgnorth’s
rural character and supports the continued,
long-term success of the town’s economy.
Bridgnorth suffers from a shortage of
homes and a new village would provide
high-quality housing including affordable
properties, well-designed green spaces and
improvements to the country park, to make
it a great place to live.

COMMITTED TO CONSULTATION
THE STANMORE CONSORTIUM IS
COMMITTED TO CONSULTING WITH
LOCAL PEOPLE AND STAKEHOLDERS
TO GATHER FEEDBACK WHICH
WILL HELP US TO SHAPE A SCHEME
OF EXCEPTIONAL QUALITY THAT
BRIDGNORTH AND SHROPSHIRE
CAN BE PROUD OF.

To build on the success of Stanmore
Business Park there is also an opportunity
to deliver a new employment site. This can
provide new skilled jobs, space for growing
local businesses, as well as attract new
inward investment and retain current world
class tenants such as Grainger & Worrall
and Classic Motor Cars.

GET IN TOUCH
www.stanmorevillage.co.uk

consultation@stanmorevillage.co.uk

 3308 384 199
0
(Standard rates apply)

 tanmore Village, c/o Camargue,
S
11 Waterloo Street, Birmingham B2 5TB

STANMORE

CREATING A GREAT PLACE TO LIVE AND WORK

WELCOME TO THE EXHIBITION
THE STANMORE CONSORTIUM COMPRISING THE APLEY ESTATE, STANMORE
PROPERTIES AND OTHER LOCAL LANDOWNERS IS DEVELOPING PLANS FOR
A NEW VILLAGE AT STANMORE, BRIDGNORTH.

Developable area

SITE LOCATION

The site, which is currently designated as Green Belt,
has been identified as part of a potential allocation
for residential and employment development in
Shropshire Council’s Local Plan Review. This sets the
policies for development and use of land in the county
for the period up to 2036.
To support this allocation, the Stanmore Consortium is
seeking to demonstrate the site can be delivered and
accommodate the number of properties proposed
while providing a great place to live and work.
This public exhibition sets out the Stanmore
Consortium’s long-term vision for the future use of
the site and we would welcome your views on the
proposals. We expect that a planning application would
be developed following the adoption of the Local Plan.

PROJECT SUMMARY
In summary our proposals are about:
	Creating a new village characterised by high
quality sustainable design
	Building up to 850 new homes to meet local
needs until 2036
	Creating 2,000 new jobs across two phases
up to and beyond 2036
	Providing new space to allow local businesses
to grow as well as attracting inward investment
to Bridgnorth
	Protecting Stanmore Country Park in its entirety
and delivering an additional 43 hectares of
green and public open space
	Delivering a variety of community facilities
such as a primary school, community centre,
local shops and potentially a GP surgery
	A new park and ride facility to help address
parking issues in Bridgnorth Town Centre
We want to hear your views. This is your
opportunity to influence the proposals.
Feedback forms are available at the exhibition
and you can also contact us via our website at
wwww.stanmorevillage.co.uk
If you would like to comment on the plans,
please complete and return your feedback form
by October 26th 2019.

www.stanmorevillage.co.uk
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VISION FOR STANMORE
OUR VISION IS TO CREATE A NEW VILLAGE THAT PROVIDES A VARIETY OF
HOMES FOR ALL AGES, NEEDS AND AFFORDABILITY, AS WELL AS NEW
JOBS AND ESSENTIAL SERVICES REQUIRED BY NEW RESIDENTS AND THE
EXISTING COMMUNITY.

THE 210 HECTARE
SITE WOULD CREATE
A NEW VIBRANT
NEIGHBOURHOOD THAT
PROVIDES A SUSTAINABLE
MIX OF HOUSING, SHOPS,
EMPLOYMENT AND
OPEN SPACE FOR LOCAL
PEOPLE TO ENJOY.

TACKLING HOUSING NEED

WHY THIS SITE?

Bridgnorth has 12,000 inhabitants and suffers from
an acute shortage of new homes – during 2018 only
17 new homes were completed. This is against the
backdrop of an average of 75 completions a year in
the previous decade. A new village would provide
high-quality housing across a range of property types
and tenures. It would deliver homes for all needs – from
houses for people buying or renting their first home
through to accommodation for people later in life.

Over the last 40 years Bridgnorth has been subject to
piecemeal development, leading to little community
infrastructure being brought forward. A major benefit
of larger scale development in a single site is that
comprehensive infrastructure and facilities can be
incorporated and provided by landowners.

There would be a mix of apartments and houses
spread across the site. A local centre at the heart of
the village would include apartment homes arranged
around community facilities, shops and some small
business units.
A UNIQUE SENSE OF PLACE
The development would recognise Bridgnorth’s rural
character and be carefully designed to respond to its
setting, providing an attractive and desirable place to
live and a high-quality gateway into the town from
the east.

Growth in Bridgnorth over the last few decades
has been predominantly to the south and west of
the town. Continued westward expansion is less
sustainable because it is far removed from the town
centre, less accessible for business and increases the
distance people need to commute, thereby increasing
traffic congestion.
A new community at Stanmore with greater proximity
to High Town and Low Town would rebalance
Bridgnorth and create a more sustainable public
transport network and improved pedestrian and
cycle access.
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DEVELOPMENT PRINCIPLES
SIX GUIDING DEVELOPMENT PRINCIPLES HAVE BEEN ESTABLISHED FOR STANMORE.

PRINCIPLE 1:

PRINCIPLE 2:

PRINCIPLE 3:

A HEART FOR
THE VILLAGE

PROTECT AND ENHANCE
NATURALLY IMPORTANT
ENVIRONMENTS

ENHANCE THE
COUNTRY PARK

A local centre would provide
essential services subject to local
needs for the new and existing
communities, possibly comprising:
	A primary school
	A doctors’ surgery
	Local shops
	Sport and play facilities

Ancient woodland on the
Hermitage Ridge will be protected
with additional native planting and
the Green Belt will be retained
around the woodland to protect
the setting of Bridgnorth Low
Town. Any new trees planted on
the development site would be
native species.

The Country Park would be entirely
retained. There is an opportunity to
enhance the Country Park through
selective replanting to improve
its ecological biodiversity and the
accessibility to the woodlands.

	Community centre

PRINCIPLE 4:

PRINCIPLE 5:

PRINCIPLE 6:

IMPROVE GREEN SPACE
CONNECTIVITY

CREATE A HEALTHY
AND SUSTAINABLE
COMMUNITY

PROTECT THE ECONOMY
OF BRIDGNORTH

We would enhance existing
woodlands and hedgerows as
well as protecting mature and
specimen trees. We would improve
the connectivity between the green
spaces to create wildlife corridors.

Support Shropshire Council’s
commitment to carbon net zero by
2030 and create a development
that uses green space to encourage
health and wellbeing by improving
public access and connectivity to
the wider public access network.

By providing more employment
space at Stanmore the
development would protect
and grow Bridgnorth’s economy
in the long term.

www.stanmorevillage.co.uk
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MASTERPLAN
OUR PREFERRED MASTERPLAN HAS BEEN CAREFULLY DEVELOPED
FOLLOWING EXTENSIVE ANALYSIS OF THE SITE AND HAS BEEN INFORMED
BY THE PRINCIPLES OF GARDEN VILLAGES.
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A local centre would be located at the heart of
the new village on the A454 to the north western
corner of Stanmore Country Park. Subject to local
needs, this community hub would provide essential
services for Stanmore
the new and existing communities,
Business Park
and possibly comprise:
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	The existing buildings at Hermitage Farm
could be incorporated into the proposals to
form a focal point in the local community
d

	Some small-scale employment space could be
provided in the local centre
nd

La

	A park and ride facility is accommodated to
improve access to Bridgnorth town centre and
help
the sustainability of commercial and retail
Stourbr
idge R
oad
units in
the village centre
	The A454 should be modified in part to
improve safety around the local centre
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A community centre
Site representations

A primary school
A doctors’ surgery
Local shops
Sport and play facilities
Later life accommodation

Stanmore
Properties Ltd
and Apley Estate

Though the development would be too small to
meet the Government’s criteria of a Garden Village
we will build to these principles and ensure a much
higher amount of green space than is traditionally
provided by most developments.

Stanmore Village

Development of a new sustainable village
Stanmore, Bridgnorth

	A refurbished Hermitage Farmstead including
458
a café and aAfarm
shop
Masterplanning

Concept Masterplan
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Stanmore Hall

PHASING

27/08/19
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Development of the village would be phased.
Phase one up to 2036 would include:
1

	The design principles of a garden village
would be applied to the development given
its rural setting

Minor layout alterations

1

1:2500 @ A0

A
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850 new homes
The local centre and community facilities
The calming of the A454
	16 hectares of employment land amounting to
30,000m2 of business space
	Early planting of all major green spaces and corridors
	Sustainable drainage to ensure flood prevention
is addressed early in the project

www.stanmorevillage.co.uk
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STANMORE

CREATING A GREAT PLACE TO LIVE AND WORK

DELIVERING
SOCIO-ECONOMIC BENEFITS
STANMORE PROVIDES AN OPPORTUNITY TO INCREASE THE WORKING AGE
POPULATION IN BRIDGNORTH WHILE DELIVERING SIGNIFICANT FINANCIAL
BENEFITS FOR THE TOWN.

Bridgnorth has an ageing
population that is older than the
national average – 30 per cent of
residents are over 65 compared to
20 per cent nationwide.
Around 57 per cent of local people
are between the working ages of 16
and 64. Since 2001 this population
group has decreased by 8 per cent,
compared with increases of 6-10
per cent nationwide.

In the future this could:
	Lead to longer-distance
commuting and a limited supply
of labour, meaning local employers
would see higher wage costs and
challenges in recruitment.
	Increase the reliance on older
people in the local workforce
remaining in or returning to work
past retirement age.

	Increase the demand for the
services required by older
people and see only a relatively
small population of younger
people available to work in
services such as health and
social care.

THE SOCIO-ECONOMIC POTENTIAL OF STANMORE

ACCORDING TO INDEPENDENT RESEARCH*, THE SOCIO-ECONOMIC BENEFITS OF A NEW COMMUNITY
AT STANMORE COULD BE SIGNIFICANT:

POPULATION

LABOUR FORCE

IMPACT:
Increase Bridgnorth’s
population by up to

IMPACT:

2,200

2,000

Create
jobs across two phases up
to and beyond 2036

people

BENEFIT:
Boost the town’s
population after a
period of slow growth

WORKING AGE
POPULATION
IMPACT:
Increase the working age
population by up to

1,440

people

BENEFIT:
Boost job numbers
in skilled roles including
advanced engineering
Reduce commuting out of
the town and retain more
of the benefits of working
residents in the town

BENEFIT:
Reverse a decline in the
working age population

EMPLOYMENT
DEVELOPMENT
IMPACT:

16

hectares of
employment space

FINANCIAL

BENEFIT:
Tackle the shortage and
availability of good quality,
modern employment space

million
Deliver
in New Homes Bonus

IMPACT:

£2.3

BENEFIT:
Provide £2.8 to £3.3 million
business rates each year

Provide space for start-up
businesses
Enable expansion and
retention of existing
businesses at Stanmore
Drive investment into
Bridgnorth

HOUSING
IMPACT:

850

quality homes

Boost public sector revenue
at a time when spending
restraints are significant
Potential to reinvest revenues
elsewhere in Bridgnorth

BENEFIT:
Contribute to Bridgnorth’s
housing needs up to 2036
Provide a wide range of
homes including starter
homes, affordable (rent, social
housing) and accommodation
for older people
*Source: Hatch Regeneris

www.stanmorevillage.co.uk
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STANMORE BUSINESS PARK –
THE FUTURE
STANMORE BUSINESS PARK IS AN IMPORTANT ECONOMIC ASSET FOR
BRIDGNORTH. ITS EXPANSION WOULD HELP TO BOOST AND PROTECT THE LOCAL
ECONOMY BY CREATING 2,000 NEW JOBS AND DRIVING INWARD INVESTMENT.

AERIAL VIEW OF THE EXISTING STANMORE BUSINESS PARK

The existing business park is now fully occupied
and home to world-class engineering businesses
as well as important skills and training facilities
for Shropshire, including the Marches Centre of
Manufacturing & Technology.

Taken together both phases of development in the
period up to and beyond 2036 would create up to
2,000 new jobs.
Existing planting would be maintained and enhanced
to minimise any visual impact of the new development.

The expansion of the site would protect the economy
of the town for the long term. It would provide space
for growing local businesses as well as companies
looking to move to the area and cluster with existing
high-tech engineering businesses already located on
the site.
16 hectares of land has been identified to expand
the existing employment centre eastwards as well
as providing further employment space adjacent to
the A454, providing the best possible access to the
West Midlands conurbation and the wider area.
An additional 36 hectares of land has been
safeguarded for the next Local Plan period after
2036 to the north east of the site. This would require
a new access onto the A454 north of the proposed
local centre and would connect back to the A454
closer to Swancote.

www.stanmorevillage.co.uk
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A NEW COMMUNITY
STANMORE PROVIDES AN OPPORTUNITY TO DELIVER MUCH-NEEDED
NEW HOUSING TO HELP BRIDGNORTH RETAIN BOTH YOUNG PEOPLE AND
ATTRACT EXISTING EMPLOYEES WORKING FOR LOCAL BUSINESSES WHO
ARE CURRENTLY LIVING OUTSIDE OF THE AREA.

CGI OF THE PROPOSED LOCAL CENTRE

The new village would provide 850 high quality
homes across a range of property types and tenures
up to 2036 and also safeguard land for a further
650 homes for the period after 2036.
A RANGE OF PROPERTY TYPES AND TENURES
The Consortium is committed to ensuring that an
attractive well-designed village is built using local
architectural styles. We would ensure that all new
residential development adheres to a high quality
design guide.

Around the primary route through the site, there
would be a mix of housing types including terraced
accommodation and taller villa properties.
The western edge of the site leading up to Hermitage
Ridge would accommodate lower density and two
storey properties to ensure the ancient woodland
setting is preserved.

There would be a mix of homes from one bedroom
apartments through to five bedroom houses spread
across the site. A local centre at the heart of the village
would include apartment homes up to four storeys in
height arranged around community facilities.
From outright home ownership to rental and social
housing we want to provide houses which would
meet local needs.
Alongside the A454 there would also be a higher
proportion of higher density two to four storey homes
including apartment, maisonette and terraced type
accommodation.

CGI OF THE PROPOSED LOCAL CENTRE

www.stanmorevillage.co.uk
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CREATING GREEN OPEN SPACES
GREEN OPEN SPACE FOR NEW AND EXISTING RESIDENTS TO ENJOY IS A
KEY FEATURE OF OUR EMERGING PROPOSALS. THESE SPACES WOULD
POTENTIALLY HELP IMPROVE PEOPLE’S QUALITY OF LIFE AND WELLBEING
AS WELL AS ENHANCING THE BIODIVERSITY OF THE WIDER AREA.

PLAN SHOWING GREEN SPACES AND CORRIDORS

In addition to preserving the existing woodlands
at Hermitage Ridge and Stanmore Country Park, a
further 43 hectares of green and public open space –
at least 33 per cent of entire site – would form a key
part of the new village.
The woodlands would be connected by 30m wide
green corridors providing a public footpath and
access along the ridge. A further 40m wide green
corridor is proposed leading from Hermitage Ridge to
the eastern edge of the site, providing a secure green
boundary to the northern edge of The Hobbins.
The edges of the site running to the A roads would
include 15-20m wide landscape features planted
with native trees and shrubs to enhance the
existing hedgerows.

A CGI SHOWING 100 METRE GREEN OPEN SPACE

The largest green open space would be a public area
connecting to a new village green located at the
village centre and adjacent to the proposed school.
Smaller neighbourhood greens would be located
within an easy walk of all of the proposed housing.

REDUCING FLOOD RISK
A sustainable drainage system would be put in
place to efficiently manage the stormwater from
the site. This could include:
	Green roofs

	Permeable paving

	Attenuation units
in tree pits

	Rain gardens
	Rainwater harvesting

PHOTO OF DRAINAGE SWALE

www.stanmorevillage.co.uk
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STANMORE COUNTRY PARK
AND HERMITAGE RIDGE
THE STANMORE CONSORTIUM IS COMMITTED TO RETAINING AND
ENHANCING THE MAJOR EXISTING WOODLANDS OF HERMITAGE RIDGE
AND STANMORE COUNTRY PARK.

STANMORE COUNTRY PARK

The Country Park is a much-loved community asset.
Our preferred masterplan protects the Country Park
from any development and it would remain within
the Green Belt. We believe there is a significant
opportunity to enhance its biodiversity as well as
improving the facilities for local people to enjoy.
Hermitage Ridge would be sensitively protected and
there would be a minimum 15m green buffer zone
maintained around the woodland.

We would like to hear what improvements you would
like to see at the Country Park to make it an even
better public space.
We are also looking to increase and improve links
through the site, using existing footpaths and
creating a new potential network to connect the site
with the National Trust at Dudmaston and across to
the River Severn.

We are working with Shropshire Council’s Outdoor
Partnerships team and local people to explore
potential enhancements for the Country Park, taking
inspiration from the Severn Valley Country Park.
New facilities could include:
	New trails, signage and interpretation boards
	Wild play areas
	Facilities for Forest School activities
	Areas to encourage enhanced biodiversity
	A visitor centre and café

PHOTO OF VIEW EAST FROM HERMITAGE HILL TO STANMORE COUNTRY PARK

www.stanmorevillage.co.uk
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TRANSPORTATION
AND CONNECTIVITY
THERE IS AN OPPORTUNITY TO CONNECT THE NEW COMMUNITY WITH
BRIDGNORTH BY ENCOURAGING SUSTAINABLE TRAVEL AND PROVIDING
NEW WALKING, CYCLING AND BUS ROUTES.

Potential access
post 2036

Potential
access

A
45
4

Potential
access

Potential
access

ACCESS PLAN

Stanmore would be accessed off the existing A454,
which would be modified to include a 20mph
speed limit, new footpaths and cycle ways,
pedestrian crossings and appropriately designed
access junctions.
There would be a minimum of three points of
access and the exact locations of these will be
informed by visibility and safety requirements
and the overall masterplan.
Two of the access points would be connected
through the residential areas via a new primary road.
This road would gently traverse the contours of the
hillside, providing suitable access to community
spaces and residential areas.
SUSTAINABLE TRAVEL
Numerous pedestrian and cycle routes would cross
the site, connecting to existing footpaths and into the
Country Park and the local centre. Existing footpaths
would be enhanced and better connected to the
wider network and to provide cycle and wheelchair
access wherever possible for more inclusive use.

A454

PARK AND RIDE
A well-designed park and ride facility would be
integrated into the local centre and include electric
charging points for cars and bikes. It would serve as a
pick up and drop off point for the new primary school
and also provide parking for visitors to Bridgnorth.
ASSESSING ROAD IMPACTS
As part of any future planning application we would
analyse local junctions to determine where Stanmore
may have an impact. This would help to determine what
highway improvements are necessary in consultation
with the local highway authority.

www.stanmorevillage.co.uk
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STANMORE CONSORTIUM
THE STANMORE CONSORTIUM COMPRISES THE APLEY ESTATE,
STANMORE PROPERTIES AND OTHER LOCAL LANDOWNERS.

APLEY ESTATE
The Apley Estate can trace its origins back to
the Domesday Book when virtually all the land
that is now part of Bridgnorth town was part of
the Estate.
As a trusted custodian of over 8,500 acres,
Apley is passionate about protecting and
enhancing rural communities, creating great
places to live and work for local people,
supporting business and contributing to
Shropshire’s growing economy.
Apley is committed to being a responsible and
long-term steward at Stanmore. Its vision is to
help Bridgnorth develop in an economically
sustainable way and provide an opportunity
for people to live and work in a new village
that meets its commitments to high quality
design and sustainability in the beautiful
Shropshire countryside.

STANMORE PROPERTIES
Founded by local builder and developer, the
late Geoff Hickman, and still family owned, the
company bought the bulk of RAF Bridgnorth in
the mid-1960’s after the closure of the wartime
training camp and has redeveloped it over 50
years to accommodate thriving businesses
employing around 1,700 people.
The Hickman family business is now run by the third
generation who provide estate management and
have professional directors to assist with strategy.
The family is very conscious of its long connection
with the town of Bridgnorth and is an enthusiastic
part of the Stanmore Consortium and committed
to ensuring that Stanmore Business Park plays its
part in continuing to support the local economy.

www.stanmorevillage.co.uk
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PROPOSALS IN SUMMARY
THANK YOU FOR TAKING AN INTEREST IN OUR PROPOSALS.
WE HOPE YOU HAVE FOUND THIS INFORMATION USEFUL.

YOUR OPINION MATTERS TO US.
WE KNOW WE CAN SHAPE BETTER
PROPOSALS BY ENGAGING THE
LOCAL COMMUNITY AND OTHERS
WHO CAN HELP TO REFINE AND
IMPROVE THEM FURTHER.

WE WANT
YOUR FEEDBACK

If you have any comments about
any aspect of our proposals, please
complete a feedback form and return
it to us.

THE DEVELOPMENT
OF A NEW VILLAGE
AT STANMORE
COULD, SUBJECT TO
PLANNING, INCLUDE:

CREATING

2,000

NEW JOBS
across two phases up to
and beyond 2036

850 NEW HOMES

A NEW LOCAL
CENTRE
with shops and
facilities to serve
new and existing
communities

PROTECTING
AND ENHANCING
Stanmore
Country Park
and Hermitage
Ridge

A NEW PRIMARY
SCHOOL and
other community
facilities

to meet local needs
up to 2036

HAVE A QUESTION OR NEED MORE INFORMATION?
GET IN TOUCH WITH OUR CONSULTATION TEAM:
www.stanmorevillage.co.uk

consultation@stanmorevillage.co.uk

 3308 384 199
0
(Standard rates apply)

 tanmore Village, c/o Camargue,
S
11 Waterloo Street, Birmingham B2 5TB

www.stanmorevillage.co.uk

Data Privacy Notice
Camargue Group Limited (“we” or “us”) is committed to
ensuring the privacy of your personal information. In this
notice we explain how we hold, process and retain your
personal data.

•	The Planning Inspectorate (or any successor body),

the examination Inspector, the Government and/or any
relevant local planning authority or council.

•	Our insurers/ professional advisers. We may disclose your

personal data to our insurers and/or professional advisers
insofar as reasonably necessary for the purposes of
obtaining and maintaining insurance cover, managing risks,
obtaining professional advice and managing legal disputes.

How we use your personal data
We may process information that you provide to us.
This data may include the following:

• Your name;
• Your address;
• Your telephone number;
• Your email address;
•	Your employer or any group on whose behalf you are
authorised to respond;

•	Your feedback in response to the Stanmore Consortium
consultation (Consultation);

•

Your IP address (online only)

	IP addresses are collected automatically if you contact us
online. Apart from that, we only collect the information you
choose to give us.
We will use your personal data for the following purposes:

•	To record accurately and analyse any questions you raise

during the Consultation or feedback you have provided in
response to the Consultation.

•	To report on our consultation, detailing what issues have

been raised and how we have responded to that feedback
(please note that the information contained in the
consultation report will be aggregated and will not identify
specific individuals).

•	To personalise communications with individuals we are
required to contact as part of future consultation or
communications.

The legal basis for processing this data is that it is necessary
for our legitimate interest, namely for the purpose of
ensuring the consultation process, analysis and reporting
are accurate and comprehensive.
In addition to the specific purposes for which we may
process your personal data set out above, we may also
process any of your personal data where such processing
is necessary for compliance with a legal obligation to which
we are subject.
Providing your personal data to others
We may provide your personal data to the following recipients:

•	The Stanmore Consortium on whose behalf we are

Retaining and deleting personal data
Personal data that we process for any purpose shall not be
kept for longer than is necessary for that purpose.
Unless we contact you and obtain your consent for us
to retain your personal data for a longer period, we will
delete your personal data as soon as practicable following
the outcome of the planning application relating to the
Consultation or any appeal of such decision.

STANMORE
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FEEDBACK FORM
HAVE YOUR SAY
Please take a few minutes of your time to fill in the following
details – please note there are a total of five questions.

We may retain your personal data where such retention is
necessary for compliance with a legal obligation to which
we are subject.

The site, which is currently designated as Green Belt, has been
identified as part of a potential allocation for residential and
employment development in Shropshire Council’s Local Plan
Review. This sets the policies for development and use of land
in the county for the period up to 2036.

Your rights
The rights you have in relation to your personal information
under data protection law are:

To support this allocation, the Stanmore Consortium is seeking
to demonstrate that the site can be delivered and accommodate
the number of properties proposed while providing a great place
to live and work.

•
•
•
•
•
•
•

The right to access;
The right to rectification;
The right to erasure;
The right to restrict processing;
The right to object to processing;

The latest project information, including the panels that were
on display at the exhibition, can be viewed on our website
www.stanmorevillage.co.uk
The deadline for receiving feedback is Saturday 26 October.
Any feedback received after this may not be considered.
Please fill in this form and place it in the feedback box at one of
our events or send it to: Stanmore Consortium, c/o Camargue,
11 Waterloo Street, Birmingham B2 5TB
Alternatively, you can email it to consultation@stanmorevillage.co.uk
or submit feedback online via our website.

These exhibitions are therefore informal consultation events and
are not part of a statutory consultation, as no planning application
is being prepared. However, they provide an important opportunity
for the local community to view and have their say on the plans.
The Stanmore Consortium will review all feedback and take on
board comments to help inform the emerging proposals for the site.

The right to data portability; and
The right to complain to a supervisory authority.

You may exercise any of your rights in relation to your
personal data by writing to us using the details below.
Our details
We are registered in England and Wales under registration
number 3954008, and our registered office is at Eagle Tower,
Montpellier Drive, Cheltenham GL50 1TA.
You can contact us:

ABOUT YOU (PLEASE PRINT)
Title: Mr / Mrs / Ms / Other
Name:
Organisation (if applicable):
Address (including postcode):

• using our website contact form, when it is available
•	by email, using the email address:
consultation@stanmorevillage.co.uk

• by telephone, using the number: 03308 384 199
•	by post, using the postal address: Stanmore Consortium,
c/o Camargue, 11 Waterloo Street, Birmingham, B2 5TB

collecting your feedback in order to analyse and report on
the responses received.

Telephone number (optional):
Email address (optional):
Please circle the term that best applies to you:
Resident / Local business / Local group / Elected representative

•	Third party service providers and professional advisors
who provide services to the Stanmore Consortium in
connection with the Consultation.

Please tick here if you would like to be kept updated on the proposals for a new village at Stanmore
Please see the back page of this form for our data privacy notice.

PLEASE PLACE THIS FEEDBACK FORM IN THE BALLOT BOX PROVIDED, OR ALTERNATIVELY:
Post this form to:
Stanmore Consortium, c/o Camargue,
11 Waterloo Street, Birmingham, B2 5TB
Email your comments to:
consultation@stanmorevillage.co.uk

You can also leave feedback online at:
www.stanmorevillage.co.uk
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The deadline for receiving feedback is
Saturday 26 October 2019.

YOUR VIEWS
Q1: I have found this exhibition:
Very informative

Not sure / Don’t know

Quite informative

I didn’t attend but would like to submit a form

Not very informative

Q2: Please tell us what you think about the proposals

A vibrant
new
neighbourhood
Q4: S
 tanmore Country Park will not be used for development
and will
remain
within
the Green Belt. Are there any improvements or new facilities you would like to
see at the Country Park?

Q3: D
 o you have any comments on specific aspects of our outline plans e.g. relating
to housing need or type, employment, green open space, Stanmore Country Park,
community facilities (schools, doctors’ surgery etc), or any other issue?

Q5: Are there any other comments you would like to make?

Stanmore Consortium
Feedback report
For and on behalf of the Stanmore Consortium

1.1 Introduction
This feedback report outlines the Stanmore Consortium’s approach to public consultation on its
proposals for the development of Stanmore Village. It outlines the Stanmore Consortium’s
approach to community engagement on its proposals and details the activities undertaken as well as
the outcomes of this programme to date.
1.2 Approach to public consultation and stakeholder engagement
The Stanmore Consortium recognises the importance and value of involving local residents and
organisations in the planning and development process and has taken a broad approach to engaging
with stakeholders on its proposals for Stanmore Village.
Its consultation programme has engaged, informed, explained and involved stakeholders and
members of the community. The principal activities undertaken by the Stanmore Consortium were to
support the site’s allocation in Shropshire Council’s Local Plan. This included:


Engaging with and holding political briefings with local elected members



Holding three days of public exhibitions on the proposals on:
o
o
o

Wednesday 25 September 2019, 12.30pm-7.00pm, Marches Centre for
Manufacturing & Technology, Stanmore Industrial Estate;
Thursday 26 September 2019, 2.00pm-8.00pm, Castle Hall, Bridgnorth;
Saturday 28 September 2019, 10.00am-4.00pm, Low Town Community Hall,
Bridgnorth



Inviting local residents, business stakeholders and elected members to the public exhibitions



Providing a variety of feedback mechanisms and channels of communication for enquiries



Responding to queries and requests for more information where appropriate

1.3 Local stakeholders and community groups
Prior to the public exhibitions a series of political briefings were coordinated with Philip Dunne MP and
local ward members including:


Councillor Michael Wood, Shropshire Council ward member for Worfield



Councillor Elliot Lynch, Shropshire Council ward member for Bridgnorth West & Tasley;
Bridgnorth Town Council ward member for East



Councillor Les Winwood, Shropshire Council ward member for Bridgnorth West & Tasley
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Councillor Christian Lee, Shropshire Council ward member for Bridgnorth East & Astley
Abbots



Councillor William Parr, Shropshire Council ward member for Bridgnorth East & Astley Abbots



Councillor Tina Woodward, Shropshire Council ward member for Alveley and Claverley

Also prior to the public exhibitions a briefing was held with members of Worfield Parish Council. The
council included many local residents, as well as a number of members of the local group Save
Bridgnorth Greenbelt.
1.4 Publicity for local residents
Prior to the public consultation, the Stanmore Consortium sought to maximise awareness of its
emerging proposals in order to engage as many local residents and stakeholders as possible. A
range of communication mechanisms were used to achieve this as detailed below:
o

Invitational flyer – local residents, site neighbours and occupiers of both residential and
commercial properties were sent a double-sided flyer inviting them to the public exhibitions.
This was issued to approximately 7,500 properties across Bridgnorth and Worfield.

o

Media advertising – two quarter page adverts were placed in both the Shropshire Star and
Bridgnorth Journal.

o

Project website – a dedicated project website went live prior to the exhibitions

1.5 Feedback mechanisms
Feedback forms – paper and online
Feedback forms were available at the exhibitions for attendees to submit their comments until
Saturday 26 October 2019. A postal address was provided for people to send forms to for those not
wishing to submit their feedback on the days of the events. An identical online version of the form was
also made available on the project website. Both paper and online feedback forms could also be
submitted to a dedicated consultation email address.
2.0 Participation and feedback
A total of 201 people attended the public exhibition over the three days. Most visitors took the
opportunity to speak with at least one member of the project team during their visit.
A number of local councillors were present at the exhibitions, which included:


Councillor Elliot Lynch, Shropshire Council ward member for Bridgnorth West & Tasley;
Bridgnorth Town Council ward member for East.



Councillor Christian Lee, Shropshire Council ward member for Bridgnorth East & Astley
Abbots



Councillor Heather Kidd, Shropshire Council ward member for Chirbury & Worthen



Councillors David Cooper and Geoffrey Davies, Bridgnorth Town Council ward members for
Castle
2



Councillor Clive Dyson, Bridgnorth Town Council ward member for Morfe

A total of 18 feedback forms were filled out and put in the ballot box during the exhibitions, and a
further 8 were later submitted electronically via the website or by post – making a total of 26 forms
received.
2.1 Feedback form analysis
To gauge the overall reaction towards the exhibition, respondents were asked to select the option
best suited to the statement “I have found this exhibition.” A breakdown of the results from those
who answered this question are as follows:







16 (62%) respondents found the exhibition very informative
7 (27%) respondents found the exhibition quite informative
0 respondents found the exhibition not very informative
0 respondents answered not sure/don’t know
0 respondents indicated that they did not attend but still submitted a form
3 (11%) respondents did not answer the question

Respondents were then asked four open-ended questions to provide their general thoughts and
feedback on the proposals:


Please tell us what you think about the proposals.



Do you have any comments on specific aspects of our outline plans e.g. relating to housing
need or type, employment, green open space, Stanmore Country Park, community facilities
(schools, doctors’ surgery etc), or any other issue?



Stanmore Country Park will not be used for development and will remain within the Green
Belt. Are there any improvements or new facilities you would like to see at the Country Park?



Are there any other comments you would like to make?

A summary of the common issues and broad themes to emerge from each question are summarised
in the table below:
Please tell us what you think about the proposals.
A

Development


17 respondents (65%) commented on their reaction towards the development. Of
these, 12 respondents (46%) made positive or accepting comments about the
proposals. These included:


The site is in a suitable location.



The proposals meet the need for more housing in the area and may
attract more young families.



The proposals were well thought out.
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B

C

D

E

The remaining 5 respondents (19%) raised the following concerns:


The disruption to quiet, rural living, as well as the wildlife which inhabits
the proposed development area.



Potential increase in crime.



Influx of people would destroy the appeal of a traditional small market
town.

General concerns were raised that the Stanmore Consortium may not deliver the
infrastructure that is being proposed.

Housing


10 respondents (38%) commented on housing.



Of these, 6 respondents (23%) confirmed the need for more housing in the area
as proposed by the plan.



1 respondent (4%) commented that there was no need for 850 new homes,
especially as the ageing population of Bridgnorth results in empty homes.



General concerns were raised that the potential population would increase beyond
the estimated figure of 2,200.



General comments that houses should be affordable in order to attract young
buyers.

Transport


8 respondents (31%) made comment on the impact of the development on
transport.



Concern that development will bring extra vehicles to the area, exacerbating the
existing issues of traffic congestion and sparse parking.



Concern about the use of narrow lanes in and out of Bridgnorth. Particular
concern about the single car width of Brook Lane – running between the
development and Roughton – and consequent effects of increased traffic on the
road and its lack of designated parking. Suggestion for access only, diverting
traffic onto ‘A’ roads.



Respondents supported the necessity for better public transport and emphasised
the need for regular and reliable bus routes.

Green Spaces


7 respondents (27%) discussed green spaces, either green belt land or Stanmore
Country Park.



4 respondents (15%) made positive comments about the provision of green
spaces in the plan and the exclusion of the Country Park from development.



Comments from 3 respondents (12%) expressed dissatisfaction with the proposal
to build on green belt land.

Social Infrastructure and Amenities


4 respondents (15%) mentioned issues relating to social infrastructure and
amenities.

4

F



2 respondents (8%) commented that the proposals were positive but expressed
concerns that public amenities should be secured in the early plans and not added
as an afterthought to housing.



1 respondent (4%) suggested the inclusion of additional amenities, namely a
hotel, a pub, and a police station.

Industry and Employment


G

1 respondent (4%) commented that the claim of 2,000 jobs was ‘bribery’.

Environment


1 respondent (4%) commented on the environment, suggesting provision of green
buses and electric charging points for cars.

Do you have any comments on specific aspects of our outline plans?
A

Development


B

C

2 respondents (8%) made specific comment on the development in its entirety:


1 respondent (4%) commented that building standards should be
monitored throughout the project.



1 respondent (4%) discussed the need for ‘architectural congruency’ and
consideration of aesthetics, particularly how the outlook from Bridgnorth
would be affected.

Housing


8 respondents (31%) made specific comments on housing. Of these respondents,
3 (12%) commented that houses should be affordable, particularly to attract
younger people to the area.



3 respondents (12%) proposed that priority for housing should be given to local
residents and those with connections to the area (i.e. work/family).



Other comments included:


A variety of homes should be provided, including consideration of
occupants with disabilities.



Five-bed houses were too big for a large estate and were therefore
unsuitable.



The proposed houses should be an expression of excellent design and
architecture.



Brownfield land in Telford should be used for housing instead of green
belt land in Bridgnorth.

Transport


7 respondents (27%) made specific suggestions regarding transport. These
included:


Access for cyclists and pedestrians to nearby industrial estates and other
local employers.



Improvement of national walk routes/creation of new routes.
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D

E

Frequent and reliable bus services to provide links to nearby areas.



Concern about efficient access to housing estate from main roads.



Concern that the proposed cycle routes and footpaths are unrealistic due to the
gradient of the landscape across the development area.

Green Spaces


3 respondents (12%) discussed green spaces.



1 respondent (4%) reacted negatively to the development proposals on green belt
land and questioned where recreational green space would be provided.



1 respondent (4%) welcomed the ‘Garden Village’ concept, as well as the decision
to protect the Country Park from development.



1 respondent (4%) disliked that the Hermitage Ridge and the meadow leading
down to Birchlands Estate were within the designated area and was concerned
that the natural walking paths may be made ‘more accessible’ and thus lose their
wild beauty which the walkers of Bridgnorth enjoy.

Social Infrastructure and Amenities


13 respondents (50%) mentioned issues relating specifically to social
infrastructure and amenities.



All respondents agreed there is a need for more local infrastructure, with 5
respondents (19%) citing the already oversubscribed status of existing facilities,
including local healthcare services and schools.



1 respondent (4%) raised concerns that the local police would not be able to cope
with the increased demand for resource a new housing development may bring.



F

G

6 respondents (23%) raised concerns about proposed infrastructure, particularly
doctor’s surgeries and schools. These included:
 Ensuring these potential facilities, listed in the plan, are secured.
 Securing people to work at these facilities.
 Securing the funding for them.
Industry and Employment


5 respondents (19%) discussed industry and employment specifically.



3 respondents (12%) commented on the necessity of providing shops,
businesses, petrol stations etc., with 2 out of these 3 (8%) suggesting preference
should be given to start-ups and independent businesses.



1 respondent (4%) questioned the need for 2,000 new jobs in the town.

Environment


4 respondents (15%) specifically commented on the environment. The issues
included:
 Ensuring that sustainability and carbon issues are at the forefront of
planning.
 Concerns about sewage removal and the impact on existing sewage
sites. A suggestion was made to emulate a nearby Bio Digester unit.
 Acknowledgement of flooding preparations in the plan but concerns about
drought preparations.
 Concerns about the increased CO2 emissions that could come from new
residents commuting to Wolverhampton and Telford.

6

Stanmore Country Park will not be used for development and will remain within
the Green Belt. Are there any improvements or new facilities you would like to
see at the Country Park?

Suggestion
Visitor centre
Café/shop
Toilet facilities
General park maintenance - including pond and planting
Children's play area/outdoor education facilities
Improved footpaths - including maintenance during snowy or wet weather.
Facilities for dogs - bins, water for bowls.
Cycleways/ cycle racks
Waste bins
Seating
Sports facilities
Lighting
Information board – including information on biodiversity
Water features to attract wildlife
Enhancement of RAF memorial
Management plan

Number

Are there any other comments you would like to make?
A

Development


8 respondents (31%) made final comments about the development in its entirety.



1 respondent (4%) saw no advantage to the development, and suggested council
tax should be adjusted to compensate for the loss of a quiet, rural location and
disruption to wildlife. The same respondent also raised concerns about
depreciation of property value at The Hobbins as a result of nearby development.



1 respondent (4%) raised a concern about crime and queried the presence of
police on the proposed development.



Other comments pertained to the future of the development. These included:


The state of future land ownership.



Concern that the project could be abandoned in the future.



A proposal for a community panel consisting of local residents and
representatives from the Stanmore Consortium and the local authority to
ensure delivery of proposals and overall maintenance.



A proposal for a “Design Guide” to ensure consistent standards between
the numerous developers / housebuilders involved.



General concerns about provision of infrastructure.



Concern that businesses will not want to trade from Bridgnorth due to its
poor transport links compared to Telford.
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B

Housing


4 respondents (15%) made final comments on housing. These included:



C

D



2 respondents (8%) made final comments on the impact of the proposed
development on transport.



These comments included:
Concerns that an extra 2,000 vehicles would cause congestion on the
surrounding roads.



Concerns that Bridgnorth is not suitable for development due to its poor
transport links.

1 respondent (4%) discussed green spaces. They discussed improving the
overgrown / blocked footpaths between the Cemetery / High Rock area and the
Hermitage Ridge.

Social Infrastructure and Amenities
1 respondent (4%) mentioned final issues about social infrastructure and
amenities. They suggested outdoor exercise facilities.

Industry and Employment


G



Green Spaces



F

The importance of affordable housing for low income families and young
people.
Concerns about the general impact of the proposed development on local
infrastructure.

Transport



E

General concerns about people moving into Bridgnorth from outside the
town.

1 respondent (4%) expressed concerns that Bridgnorth is not suitable for industrial
development as businesses will favour Telford.

Environment


No respondents commented on the environment.
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2.2 Verbal feedback analysis
The vast majority of visitors at the public exhibitions took the opportunity to speak with at least one
member of the project team.
Common issues and themes to emerge from verbal feedback and discussions
A

Principle and need for housing






B

Concern that there is no need for additional housing and employment in
Bridgnorth
Concern that the proposed development is an attempt to satisfy housing need in
Birmingham and the Black Country
Questions about how much of the proposed residential development would be
‘affordable’
Questions about the style and density of housing
Many visitors questioned why green belt land should be developed in Bridgnorth
when there is brownfield land in Telford

Traffic




C

Concern that congestion in the town would be exacerbated by development
Concern that there are plans to stop up the A454
Suggestions that a bypass road should be built to ease congestion on the A442
through Low Town
 Concern that development will make the A454 dangerous and increase ratrunning on local B roads.
 Questions around how the development would be linked to Low Town
Public amenities and social infrastructure


D

E

Many visitors expressed concerns that the already oversubscribed local doctors’
surgery would not cope with an influx of new residents. Visitors largely agreed
that a new doctors’ survey is essential. Concerns were also raised as to where
new GPs would be found to operate a new surgery
 Concern regarding the need for a new school as part of the development and
what type of school it should be
 Many visitors were concerned that the infrastructure proposed would ultimately
not be delivered once the site is allocated
 Suggestion that a supermarket should be provided as part of the development to
avoid exacerbating congestion around the existing retail offering in Bridgnorth
 Requests for recreational facilities such as an all-weather sports pitch
Ecology
 Confusion as to the intention for safeguarded land
 Concern for wildlife currently using the proposed development area
Other


Questions around how the Stanmore Consortium can guarantee that Garden
Village principles are adhered to
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