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24 April 2025 
 
 
 
 
Strategic Planning Team  
Telford & Wrekin Council  
PO BOX 457  
Southwater One  
TF2 2FH 
 
 
Sent via email only - localplan@telford.gov.uk 
 
 
 
Dear Sir / Madam  
 
Representations to the Telford Regulation 19 Local Plan Review  
The Orleton Estate  
 
On behalf of the Orleton Estate, Savills (UK) Limited is writing in response to the Local Plan Review Regulation 
19 (February 2025) consultation.  
 
The following sites have previously been submitted through the Call for Sites process and are within my client’s 
land ownership: 
 

- Employment sites: 

o Site reference 356 - Site 1 Land North of Junction 7 M54. 

o Site reference 362 - Site 2i Land West of Cluddley Lane Northern Site. 

o Site reference 364 - Site 2ii Land West of Cluddley Lane Southern Site. 

o Site reference 365 – Site 3 Land east of Cluddley Lane. 

 

- Residential sites: 

o Site reference 357 – Church Farm Barns (north), Wrockwardine. 

o Site reference 358 – Church Farm Barns (south), Wrockwardine. 

o Site reference 359 – Sunnylands Farm, Telford. 

o Site reference 360 – Land East of Drummery Lane, Wrockwardine. 

o Site reference 361 – Land East of Blacksmith’s Lane, Wrockwardine. 

o Site reference 363 – Land West of Wrockwardine. 

None of the above sites are proposed to be allocated for development within the Regulation 19 plan. Site 
references 356, 323 and 364 were previously proposed to be allocated for employment development within the 
Regulation 18 Draft Plan (October 2023). The proposed allocations have been removed within the Regulation 
19 version of the plan. The three sites are in a highly sustainable and accessible location on the M54 corridor 
and are still suitable, available and achievable. We therefore request that the sites are added back into the 
emerging Local Plan and allocated for employment development to ensure there is a choice of sites within 
Telford and Wrekin to maximise investment and maintain a balanced supply of employment land.  
 
We have set out below responses to key draft policies within the Regulation 19 plan.  
 
Policy Strategic S3 – Economic Delivery Strategy 
 
We object to Policy Strategic S3. The Regulation 19 plan (at paragraph 4.35) states that the employment land 
requirement is informed by a Part 1 and Part 2 Economic and Housing Development Needs Assessment 
(‘EHDNA’). The Part 2 EHDNA has not been published on the Council’s website for comment as part of this 
consultation. Instead an EHDNA Update (February 2025) has been published however paragraph 1.3 states 
‘An assessment of employment needs does not form part of the scope for this EHDNA Update’. It is important 
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that the Council can demonstrate that the proposed policies are underpinned by evidence (National Planning 
Policy Framework (‘NPPF’) (2024) Paragraph 32) to be sound (NPPF para 36b).  
 
Should the employment requirement increase and / or additional employment allocations are required then my 
client’s land (Site references 356, 323 and 364) are still available for development. They have been positively 
assessed within the ‘Sites Discounted at Regulation 19’ document (March 2025) and we previously submitted 
evidence setting out the benefits of their allocation and their excellent accessibility on the M54 corridor. We 
have resubmitted the Promotion Document, Landscape Assessment and Commercial Letter of Support 
(January 2024) with this response.   
 
Proposed Modification  
 
The Part 2 EHDNA should be published and made available for comment or reference to this removed from 
paragraph 4.35 to highlight the most recent evidence in relation to employment land.  
 
Policy Strategic S4 - Housing delivery strategy 
 
Overall we support Telford and Wrekin planning for more than the minimum housing need and support the 
proposed allocation of Site Reference 251 (Land South of Holyhead Road, Wellington). However, we object 
to certain elements of Policy Strategic S4.  
 
Policy Strategic S4 states that Telford will be planning for 20,200 dwellings between 2020-2040 (1,010 
dwellings per annum) including a 153 dwelling per annum contribution towards the Black Country shortfall. We 
support the inclusion of the increased housing need as a result of the revised standard method (December 
2024) which will require 857 dwelling per annum as a minimum. 
 
Unlike other Local Planning Authorities within the Greater Birmingham and Black Country Housing Market Area 
(‘HMA’), Telford and Wrekin’s administrative area is not constrained by Green Belt. With direct public transport 
links, it is considered that Telford is well connected to the Black Country and we agree that Telford and Wrekin 
should be contributing additional housing to address the significant housing shortfall, in accordance with 
paragraph 36a of the NPPF 2024. Although we support the increased contribution being proposed and 
acknowledge that a 153 dwelling per annum contribution (3,060 dwellings) is more than other authorities in the 
HMA are providing, it is unclear how this contribution has been calculated. The proposed contribution needs to 
be justified in order to be sound (NPPF 2024 paragraph 36b).  
 
A Statement of Common Ground (29 November 2024) between the HMA authorities has been published as 
part of the South Staffordshire Local Plan Examination process and this confirms that the HMA shortfall is now 
around 76,427 dwellings up to 2040 and this is likely to increase as more plans progress. So far only the North 
Warwickshire has an adopted Local Plan with a contribution of 3,790 dwellings towards the HMA shortfall. 
Telford and Wrekin are proposing a contribution which equates to 4% of the total shortfall. If all of the HMA 
authorities only provide this proportion of a contribution, the shortfall within the HMA will continue to be a 
significant cross-boundary issue which is not addressed by any of the authorities, contrary to Section 39 of the 
2004 Planning and Compulsory Act.  
 
Should the housing requirement increase in response to the above, then additional housing sites will need to 
be identified. As set out above, my client controls a number of sites to the west of Telford which offer potential 
residential development opportunities of varying scales.  
 
Modification   
 
The proposed contribution towards meeting the Black Country shortfall should be justified. It is currently not 
clear how the proposed 153 dwelling per annum contribution has been calculated. Should additional residential 
sites be required, then my client controls a number of sites to the west of Telford which could be suitable.  
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Policy NE4 – Development Greening factor 
 
We object to Policy NE4 and the requirement for a Greening Factor of 0.4 for residential proposals and 0.3 for 
non-residential proposals.  A Green Space Factor Study (2023) has been produced, and includes case studies 
of the Greening Factor of schemes that have come forward recently in Telford and Wrekin borough. In relation 
to the residential case studies (Table 2 of the Study), only one of the seven case studies used meet the 0.4 
factor, and the average Greening Factor of the residential schemes reviewed is 0.3.  
 
The average Greening Factor of three non-residential schemes reviewed is 0.28 (the schemes reviewed are 
industrial, commercial and education use). The single industrial case study included within the report has a 
Greening Factor score of just 0.06 so well below the proposed policy requirement of 0.3. We presume these 
case studies were selected as best practice examples to inform Policy NE4.  
 
The NPPF 2024 is clear that planning policies should be underpinned by evidence (paragraph 31) and be 
prepared in a way that is aspirational but also deliverable (paragraph 16b). The Council’s own evidence shows 
a clear contrast between the Council’s aspiration in Policy NE4 and what is actually deliverable on site. 
 
Modification  
 
The proposed greening factor requirement in Policy NE4 needs to be removed as it is not informed by evidence. 
Crucially, the Council’s own evidence shows that so far proposals across the Borough have failed to meet the 
proposed requirement. If a Greening Factor is pursued, then it should just be ‘encouraged’ rather than required.  
 
Policy NE7 – Strategic Green Gaps 
 
We object to Policy NE7 which seeks to preserve the settlement of Wrockwardine by designating a ‘strategic 
green gap’ to the north east of the settlement. Development will only be supported within the strategic green 
gap subject to meeting the criteria listed in the policy. The Council has not provided sufficient evidence to justify 
why the strategic gap is required, especially as no development is being directed to Wrockwardine within the 
Regulation 19 plan. The approach is therefore not sound (NPPF paragraph 36b). We note the desire to retain 
separation between Wrockwardine and Telford but this can still be achieved through proposed open space and 
landscaping as part of any future development within this location.   
 
Modification 
 
Removal of the proposed strategic green gap between Wrockwardine and Telford.  
 
Policy HOU12 – Housing Development in the Rural Area 
 
My client objects to Policy HOU12 as drafted. The proposed policy wording is overly restrictive for 
speculative/windfall schemes being delivered in the rural area. The ‘rural area’ includes all land not within 
Telford or Newport. Therefore, even sites immediately adjacent to both urban areas which are arguably still 
sustainable and accessible to the services they provide, are considered ‘rural’. The policy does not differentiate 
between the location of sites and makes no allowance for edge of settlement sites being suitable for 
development. There is also no allowance for the delivery of housing on vacant sites which are wholly or partially 
redeveloped. This is overly restrictive and is not flexible to accommodate changes in requirements across the 
plan period.  
 
Part 1c of the Policy states that a limited amount of housing development in ‘key settlements’ will be supported. 
Seven key rural settlements are noted at paragraph 9.107 and this list does not include Wrockwardine. 
Wrockwardine has been the subject of no growth within the adopted plan and no allocations are proposed in 
the Regulation 19 plan. The approach to development in the emerging Local Plan is stifling the potential 
reasonable growth of Wrockwardine. 
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Modification 
 
The policy should be amended to allow more flexibility for housing sites adjacent to urban areas to be delivered 
and to allow for housing on vacant sites within or immediately adjacent to rural settlements, such as 
Wrockwardine, to be suitable in principle.  
 
 
I wish to participate in the hearing sessions for all of the above policies to respond to comments or 
queries from the Inspector in relation to the objections raised.  
 
 
I trust the above is helpful. Please contact me should you have any queries.  
 
Yours sincerely 

 
Jessica Graham  
Associate Director  
 
Encs.  
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Context 
Node has been commissioned to 
undertake a landscape assessment 
to inform the development of a 
masterplan for land around Junction 7 
of the M54 to the west of Telford. 

This document reflects the technical 
assessment which has informed 
the design development process 
undertaken by the masterplanning 
team.

This document assesses the proposed 
sites relative to landscape and 
visual receptors and determines 
any significant constraints for the 
development of this site. 

The site 

The sites (identified on fig 1.1 )
comprise four parcels of land located 
to the south-west of Wellington: 
three of which are located to the 
south of the M54, whilst the fourth is 
to the north. 

Methodology
Consideration has been given to the 
scope and extent of the study area. 
A desktop assessment provided the 
baseline context for the site and its 
surrounding landscape issues to be 
identified, together with allowing the 
visual envelope to be defined, which 
was further refined by a site visit and 
landscape assessment which considers 
topography, intervening vegetation 
and built form on the visibility of 
proposals. 

Consideration has been given to 
impacts on landscape character on the 
immediate setting of development and 
the wider landscape within the study 
area. Consideration is given to near, 
medium and long distant views to 
identify potential landscape and visual 
impacts.

Document structure
This document is divided into the 
following chapters:

1.	 Introduction and 
methodology	

2.	 The site and context 	

3.	 Landscape character	

4.	 Visual context	

5.	 Summary and mitigation 

1. Introduction and methodology

The team 
Node is an accredited practice with 
the Landscape Institute, together 
with Institute for Historic Building 
Conservation and the Urban Design 
Group. 

The assessment has been undertaken 
by Nigel Wakefield, Uma Kesavan 
(CMLI) and Liudmila Garaeva. 
It has been prepared in line with 
best national practice, ‘Guidelines 
for Landscape and Visual Impact 
Assessment’ (Third edition), 
published by the Landscape Institute 
and Institute of Environmental 
Management and Assessment. 
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Surrounding context
The sites are located to the south-
west of Wellington, a market town 
within Telford and Wrekin district 
of Shropshire. The immediate 
context includes the hamlet of 
Cluddley, which includes a number 
of agricultural buildings. The M54 
/ A5 corridor is a key feature of the 
local context, bisecting the sites and 
creating a significant barrier running 
east-west, with junction 7 (the start of 
the M54) located between the sites.

The wider context to the north-east 
is urban in character. Wellington 
town centre incorporates a broad 
range of local facilities including 
shops, schools, a college, a number 
of pubs, takeaways, post office, and 
leisure / civic centre. This connects 
to Telford, creating the largest urban 
area in the district. The wider context 
to the north and north-west is one 

of smaller village settlements set 
within a wider agricultural landscape, 
such as Wrockwardine, an historic 
village located to the north-west.  
The land use character of the area 
to the south of the sites is more 
rural, with a significant change in 
landscape character associated with 
the Shropshire Hills, interspersed with 
very small settlements or collections of 
farming buildings such as Aston.

 
Landscape designations
A number of landscape designations 
exist in the sites' context. Around 
900m-1km to the south-east of the 
centre of the sites is the edge of the 
Shropshire Hills Area of Outstanding 
Natural Beauty (AONB). Part of the 
northern edge of this area is also 
covered by Site of Special Scientific 
Interest designation relating to The 
Wrekin and The Ercall. The Ercall and 
Lawrence's Hill and Limekiln Wood 

Local Nature Reserves are also located 
at the northern edge of the AONB.

 
Heritage assets
There are no known heritage assets 
within the sites. A cluster of listed 
buildings and associated structures are 
found within the immediate context of 
Cluddley. These relate to a grouping 
of agricultural / farmstead buildings, 
including the grade II* listed Cluddley 
Farmhouse, together with a series of 
grade II listed mills and stables.

To the north, beyond the M54 
corridor is the Registered Park and 
Garden of Orleton Park. Beyond this, 
to the north-west and north-east 
respectively lie Wrockwardine and 
Wellington Conservation Areas, both 
over 1600m from the site.

A number of scheduled monuments 
exist to the south of the sites including 
the Wrekin Rifle Range, approximately 
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1300m to the south-west and a large 
multivallate and univallate hillforts, 
a round barrow, a Late Bronze Age 
settlement and WWII military 
remains, on top of The Wrekin.

 
Public rights of way
There are no public rights of way 
through the sites. A public right of way 
cuts between the southern parcels of 
land into Cluddley. The surrounding 
landscape includes a significant 
number of public rights of way, 
bridleways and a recreational route 
across the Wrekin.

 
Topography
The topography of the sites and 
the wider context are important 
considerations in considering 
landscape character. The sites' 
topography generally rises in level 
from north-west to south-east. The 
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northern parcels (1, 2i and 2ii) are 
generally flatter, but across the site, 
the rise is level is gradual, creating a 
gentle slope.

The development parcels vary in 
height across the site. Site 1 rises 
from approximately 105m AOD at 
the B5061 to 110m AOD at its south-
eastern edge with the M54. Site 2i 
sits between 110m and 115m AOD 
and site 2ii sits between 115m and 
120m AOD. Site 3 rises from c.110m 
to 140m AOD at its southern edge 
adjacent to the reservoir. Beyond 
the sites' boundaries, the topography 
of the wider landscape significantly 
rises to a high point at the top of the 
Wrekin at a height of 407m AOD. 
The Wrekin lies within the Shropshire 
Hills AONB and the summit is 
protected by scheduled monument 
designation. This is a reflection of the 
underlying geology and results in a 

360 degree panoramic views at the 
top of the Wrekin. The wooded lower 
slopes include The Wrekin and Ercall 
SSSI and The Ercall and Lawerence’s 
Hill local nature reserve. To the north 
of the M54 the topography flattens 
off before rising again to the north 
west towards Wrockwardine and Barn 
Garden Plantation at 120m AOD.

The topography results in the sites 
being visible from the higher ground 
to both the south-west and north-west 
of the sites and consideration of these 
views and mitigation required will be 
important to ensure proposals fit into 
the wider landscape setting.

 
Key features
The sites varies in landscape character 
between parcels. To the north of 
the M54, site 1 is a small triangular 
piece of land that is dominated by 
the M54 embankment to the south 

and the B5061 to the north. The 
field is currently used for arable 
crops and is surrounded by a native 
mature hedgerow with some scrub 
and tree planting on the edge of the 
embankment.

Site 2i is within the hamlet of 
Cluddley itself, which consists of 
residential properties, a number of 
listed buildings and some existing 
employment uses. The lowest part of 
the site is adjacent to the M54. 

Site 2ii to the south is between the 
road leading to the foot of the Wrekin 
car park and the lane leading down 
to a number of residential properties. 
Employment uses will need careful 
consideration. Mitigation planting is 
likely to be required on this corner to 
soften any proposals. The character of 
2i and 2ii is pastureland with mature 
hedgerows and an enclosed feel.

Site 3, comprising five fields (i-v) 

on plan overleaf) to the south of 
the M54, leading to the foot of the 
Wrekin car park has two distinct 
character areas. Area 1 on the lower 
slopes follows the alignment of the 
watercourse and includes a mature 
hedgerow and smaller pasture fields, 
with scrub hedgerow with a distinct 
intimate feel. Area 2 lies to the east 
of the watercourse, consisting of large 
agricultural arable fields which have 
been enlarged over time with the 
remnants of a number of hedgerow 
trees remaining. 

The site slopes gently to a high point 
on the southern boundary. This area 
is well screened by trees and mature 
hedgerows close to the site, but is 
clearly visible from higher ground to 
the south-west and north-west of the 
parcel and therefore both the upper 
and lower slopes are visible. Careful 
mitigation will be required not only to 
protect existing landscape features, 
but also the impact on wider views.
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FIGURE 2.2 | SITE AND IMMEDIATE 
CONTEXT | 1:2500
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3. Landscape character

Landscape Character Areas
The sites sit within a number of 
different character areas at national, 
regional and local level. These are 
summarised below.

National Landscape Character 
Area 
The sites are located within a 
transitional location at the boundary 
of NCA 65 Shropshire Hills and 
NCA 61 Shropshire, Cheshire and 
Staffordshire Plain and a short 
distance to the west of NCA 66 Mid 
Severn Sandstone Plateau. 
Natural England describes NCA 65 
Shropshire Hills as follows: 

The Shropshire Hills National 
Character Area (NCA) is a landscape 
of rugged and mostly bare-topped 
hills, contrasting with mixed 
agriculture in intervening valleys 

and dales. This tranquil landscape 
of national importance flows almost 
seamlessly into the neighbouring hills 
of Clun and North West Herefordshire 
Hills NCA to the south, but contrasts 
markedly with the flat and lowly 
undulating Shropshire, Cheshire and 
Staffordshire Plain NCA to the north. 
To the east, the Shropshire Hills stand 
above and overlook a complementary 
landscape of rolling landform, intricate 
field patterns, and the parklands 
and numerous woodlands of the 
Mid-Severn Sandstone Plateau. The 
Shropshire Hills are characterised 
most strongly by the series of relatively 
wild hills and ridges that lend the area 
its name.

The historic town of Ludlow sits to the 
south, with the settlements of Craven 
Arms to the north-west and Church 
Stretton in the centre of the area.

Natural England cites the following 
key landscape characteristics for NCA 
65: 

•	 The Shropshire Hills NCA is 
dominated by a series of ridges, 
scarps and intervening valleys 
running south-west to north-east. 
Distributed across the area are 
many smaller steep and rounded 
hills.

•	 A geologically significant, complex 
and diverse area, comprising 
Precambrian to Permian rocks, 
as well as a variety of sedimentary 
and igneous rocks. Combined 
with the geological structure, 
these have a major influence on 
the landscape and land use of 
the area, as well as contributing 
significantly to early studies of the 
science of geology.

•	 The red, silty loam soils over silty 
clays, particularly over the Clee 
Hills plateau, offer fertile and 
well drained agricultural land that 
supports an important sheep and 
beef cattle industry.

•	 Semi-natural woodlands are 
scattered across the area, 
although many are largely 
confined to the slopes, where ash, 
elm and oak stands occur. Upland 
oak woods predominate to the 
north and east of the Stiperstones 
ridge.

•	 There are numerous conifer and 
mixed plantations.

•	 Moorland, extensive areas 
of unimproved semi-natural 
grassland and small areas of 
calcareous grassland can be found 
across the area.
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FIGURE 3.1 | NATIONAL CHARACTER 
AREAS | NTS

FIGURE 3.2 | NATIONAL CHARACTER AREAS 65 AND 61 | NTS
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•	 Rivers and streams, with 
associated lines of alder trees, 
are prominent features of the 
landscape. 

•	 The area exhibits great diversity 
in its historic environment. The 
earliest evidence of human 
occupation comes from the burial 
monuments of the

•	 Bronze Age. Relic quarries and 
mining sites record important 
episodes in the area’s industrial 
past.

•	 A wide variety of local building 
styles and materials exists, 
reflecting the different geological 
outcrops, for example Kenley 
Grit, Acton Scott Limestone and 
Chatwall Flags.

•	 There are scattered farmsteads in 
the dales and sheltering valleys, 
with larger settlements confined 
to the A49 corridor – Church 
Stretton, Craven Arms and 
Ludlow. Villages and hamlets 
are dispersed across the area. 
Farmsteads on roadsides and 
in commonedge settlements 
make an especially significant 
contribution to the character of 
the Shropshire Hills.

•	 The NCA offers an extensive 
network of rights of way and 
open access land, as well as the 
Offa’s Dyke National Trail. There 
are many locally well known 
landmarks, and a few honeypot 
sites such as Carding Mill Valley 
and The Wrekin.

Natural England describes NCA 
61 Shropshire, Cheshire and 
Staffordshire Plain as follows:

The Shropshire, Cheshire and 
Staffordshire Plain National Character 
Area (NCA) comprises most of the 
county of Cheshire, the northern 
half of Shropshire and a large part of 
north-west Staffordshire. This is an 
expanse of flat or gently undulating, 
lush, pastoral farmland, which is 
bounded by the Mersey Valley NCA 
in the north, with its urban and 
industrial development, and extending 
to the rural Shropshire Hills NCA in 
the south. To the west, it is bounded 
by the hills of the Welsh borders and 
to the east and south-east by the 
urban areas within the Potteries and 
Churnet Valley, Needwood and South 
Derbyshire Claylands, and Cannock 
Chase and Cank Wood NCAs.

Natural England cites the following key 
landscape characteristics for NCA 61:

•	 Extensive, gently undulating plain, 
dominated by thick glacial till 
from the late Pleistocene Period, 
producing productive, clay soils 
and exemplifying characteristic 
glacial landforms including eskers, 
glacial fans, kettle holes, moraines 
and a landscape of meres and 
mosses.

•	 Prominent discontinuous 
sandstone ridges of Triassic age, 
characterised by steep sides and 
freely draining, generally infertile 
soil that supports broadleaved and 
mixed woodland.

•	 Few woodlands, confined to 
the area around Northwich 
and to estates, cloughs and 
deciduous and mixed woods on 
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the steeper slopes of the wind-
swept sandstone ridges. Locally 
extensive tracts of coniferous 
woodland and locally distinctive 
orchards scattered throughout.

•	 Strong field patterns with generally 
well-maintained boundaries, 
predominantly hedgerows, with 
dense, mature hedgerow trees. 
Sandstone walls occur on the 
ridges and estate walls and 
Cheshire-style (curved topped) 
metal railing fences occur locally 
on estates in Cheshire.

•	 Dairy farming dominates on the 
plain, with patches of mixed 
farming and arable in the north 
and large areas in the south-east.

•	 Diversity of wetland habitats 
includes internationally important 
meres and mosses comprising 

lowland raised bog, fen, wet 
woodland, reedbed and standing 
water, supporting populations of 
a host of rare wildlife, including 
some species of national and 
international importance.

•	 Extensive peat flood plains where 
flood plain grazing marsh habitats 
support regionally important 
populations of breeding waders in 
areas such as Baggy Moor, Weald 
Moor and Doxey Marshes.

Shropshire Landscape Typology 
Character Area 

The sites are situated within character 
area Estate Farmlands as identified 
within the Shropshire Landscape 
Typology, which identifies the following 
key characteristics: 
•	 Mixed farming landuse

•	 Clustered settlement pattern

•	 Large country houses with 
associated parklands

•	 Planned woodland character

•	 Medium to large scale landscapes 
with framed views

Description
Estate farmlands are gently rolling 
lowland and valley floor landscapes 
that occur across large areas of 
Shropshire. The lower ground is usually 
underlain by softer, more easily eroded 
rocks such as shales, sometimes in 
sharp contrast to nearby ridges of 
harder rocks. Glacial drift deposits 
form the basis of most soils and these 
landscapes include some the best 
agricultural land in the county, which 
have traditionally been associated with 
mixed farming. As with the Sandstone 
Estatelands, landscape character 
is largely determined by an ordered 
pattern of fields and woods, although 
the prevailing pattern of medium to 
large subregular fields means that 
they lack their strong, planned aspect. 
The majority of the woodlands have a 
planned appearance, although some 
plantations occupy the sites of older 
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woods and small stands of ancient 
woodland occur in some places. They 
tend to create framed views within 
medium to large scale landscapes. 
Parklands, with their veteran and 
specimen trees, are a particular 
feature of the type. The settlement 
pattern is predominantly one of 
villages and hamlets and large estate 
farmsteads.

The Estate Farmlands have varied 
histories of development. To the 
south-east and east of Shrewsbury, 
along the Tern valley, and within Ape 
Dale and Corve Dale, the density of 
Iron Age archaeological sites suggests 
that a carefully managed agricultural 
landscape had existed for some 
considerable time prior to the Roman 
Conquest. By the later medieval 
period arable open fields extended 
across a considerable proportion of 

most parishes in these areas, and 
they exhibit some of the strongest 
settlement nucleation within the 
county. Beyond them, arable land 
was less extensive and the intervening 
areas of woodland, rough grazing 
land, meadows and pastures are 
correspondingly larger.

The gradual informal enclosure of the 
open fields was under way by the late 
medieval period and largely completed 
by the 17th century. Although some 
deer parks were created in the 
medieval period, the 18th and 19th 
century saw the establishment of many 
new parks.

Within Attingham Park, for example, 
evidence of an earlier agricultural 
landscape, in the form of ridge and 
furrow, exists in some parts of the 
18th century parkland. Many of their 
owners also spent considerable sums 

on the agricultural improvement of 
their wider estates.

As a result, the 18th and 19th century 
saw significant rationalisation of pre-
existing field patterns and the formal 
enclosure of the remaining areas of 
unenclosed rough grazing lands. This 
period also saw the construction of 
new estate farmsteads in the open 
countryside, as well as labourers 
cottages and schools within some 
of the villages. As a result of the 
growing interest in fox hunting during 
the 19th century, many of the larger 
land owners planted game coverts 
on their estates to provide cover 
for their quarry. Since World War 
II agricultural intensification has 
introduced considerable change, and 
field enlargements in particular have 
created a larger scale and more open 
views.
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Planning Policy

In preparing this assessment, the 
planning policy framework has been 
considered specifically in relation to 
landscape and visual matters. This 
section provides a summarised review 
with extracts of relevant issues that 
should be considered. 

National Planning Policy 
Framework (2019)
The National Planning Policy 
Framework (NPPF) sets out the 
UK Government’s economic, social 
and environmental planning policy. 
The main theme of the NPPF is a 
presumption in favour of sustainable 
development which should be viewed 
as 'a golden thread running through 
both plan-making and decision-
taking.'

The following chapters are of note with 
regard to landscape and visual matters:

•	 8. Promoting healthy and safe 
communities

•	 12. Achieving well designed places

•	 15. Conserving and enhancing the 
natural environment

•	 16. Conserving and enhancing the 
historic environment

Telford & Wrekin Local Plan 
2011-2031 

The Telford and Wrekin Local Plan 
is the Development Plan for the 
Telford and Wrekin area. It sets out 
policies and priorities for development 
in relation to housing, employment, 
green space, retail, local centres, and 
transport and community facilities 
until 2031. A key element of the 
Telford and Wrekin Local Plan is the 
recognition and promotion of green 
infrastructure. Of particular relevance 
to the sites, The Wrekin Forest is 
recognised in the plan as a ‘Strategic 
landscape ’ and given status in Policy 
NE4 and in text in paragraph 6.23. 

The Local Plan has been reviewed, 
specifically with regard to the following 
key items within the evidence base: 
•	 Shropshire Hills AONB 

Management Plan 2014-2019 

•	 The Wrekin Forest Plan 2015-
2020 

•	 Landscape Sensitivity Study 2009

•	 Landscape Sensitivity Study 
Update for Telford & Wrekin 2014

•	 Telford & Wrekin Strategic 
Landscapes Study

Key issues arising from the above in 
relation to the sites are set out over 
the following pages.
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Shropshire Hills AONB Management 
Plan 2014-2019

•	 The sites are located outside the 
boundary of the Shropshire Hills 
AONB. 

•	 The sites are partially (to the 
south of the M54) located within 
the wider 'zone of influence', This 
is not any formal designation, 
but it does provide recognition 
that the AONB and its high 
quality landscape has significant 
economic and social influence 
beyond the boundary. 

•	 The AONB designation is not 
about preventing change, but 
managing change in a positive way 
and securing maximum benefit for 
the area. 

•	 AONBs in England and Wales 
have equal landscape value and 
protection to National Parks, but 
planning decisions remain with the 
local authorities.  Public bodies 
are legally required to ‘have regard 
to the purposes of AONBs in 
carrying out their functions’. 

•	 The AONB is divided into 
character areas which includes at 
its northernmost point, closest to 
the site, the Wrekin Forest.

•	 POLICY WF1 - The Wrekin 
Forest states: 'The management 
of the wider Wrekin Forest area 
is crucial to the integrity of the 
Wrekin itself within the AONB 
and should continue to be 
recognised and integrated within 
planning policy.  The landscape 
quality of the wider Wrekin Forest 
area should be protected as far as 

possible, and the management of 
the Wrekin itself integrated with 
this surrounding area. '

•	 Although located outside 
the AONB itself, proposed 
development should not harm its 
special qualities through poorly 
considered development within its 
setting.
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The Wrekin Forest Plan 2015-2020

•	 The purpose of the Wrekin Forest 
Plan 2015-20 is to provide a 
framework for the protection, 
conservation and management of 
the Wrekin Forest landscape.

•	 The Wrekin Forest is defined as 
a rural landscape which includes 
the Wrekin and Ercall Hills 
(which are the northern extent 
of the Shropshire Hills Area of 
Outstanding Natural Beauty) 
and the rural area surrounding 
it extending north and east to 
the urban areas of Telford and 
Wellington, and south to the River 
Severn.

•	 The aim of the Wrekin Forest 
Plan is to secure the natural, 
cultural and economic future of 
the area; sustain and enhance the 

existing quality of the landscape; 
strengthen the protection and 
management of existing areas of 
high quality designated wildlife 
habitat and create additional 
habitats which may provide 
buffers against development; and 
establish corridors and stepping 
stones of green space to link 
habitat islands to allow movement 
of wildlife across the wider 
landscape. 

•	 The plan does not define an exact 
area for the Wrekin Forest. The 
site lies within the wider Wrekin 
Forest area, but is not identified 
within the defined 'Wrekin Forest 
Special Places'.

TELFORD & WREKIN STRATEGIC LANDSCAPES STUDY 
PART 1: INTRODUCTION 
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Fig. 1: Location of Strategic Landscapes within Telford & Wrekin Borough 
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Section 2: A description of the area and key issues 
 
The Wrekin Forest is a rural landscape which includes the Wrekin and Ercall Hills (which are the northern 
extent of the Shropshire Hills Area of Outstanding Natural Beauty) and the rural area surrounding it 
extending north and east to the urban areas of Telford and Wellington, and south to the River Severn.  
Maps 1 and 2 below indicate the Wrekin Forest area in general, but this Plan does not define an exact 
area for the Wrekin Forest.  Particular initiatives suggested by the Plan may work over different areas 
relevant to that activity. 
 
Map 1: The Wrekin Forest Special Places 

FIGURE 3.3 | WREKIN FOREST PLAN 
'SPECIAL PLACES' | NTS
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FIGURE 3.4 | TELFORD AND WREKIN STRATEGIC 
LANDSCAPE STUDY (TWC, 2015) | NTS
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Landscape Sensitivity and Capacity 
Study 2009 and update 2014

•	 The TWC Landscape Sensitivity 
Study 2009 and updated 2014, 
provides a landscape sensitivity 
and capacity assessment for 
defined areas around Telford, 
Newport and other settlements in 
the area.

•	 The area in the vicinity of the 
sites (around Cluddley) is partially 
identified in the study (updated 
version from 2014) as sites 26, 
28, 33, 34 and 36 (plots shown on 
plan overleaf)

•	 The landscape sensitivity of the 
individual plots to housing was 
found to be 'medium' for plots 26, 
28 and 33 and 'high/medium' for 
plot 34 and 36. 

•	 Plot 34 (high/medium) is 
excluded from the proposed site 
area. 

•	 Supporting justification for the 
assessment of plot 36 does not 
appear to have been provided 
within the 2014 assessment, 
however in the original study of 
2009, this plot was found to have 
a sensitivity of medium/low.

•	 An assessment of 'medium' 
sensitivity in the context of the 
study means: 'Landscape and/or 
visual characteristics of the site/
zone are susceptible to change 
and/or its values are medium/
low through to high/medium 
and/or the zone may have some 
potential to accommodate the 
relevant type of development in 
some defined situations without 
significant character change. 

Thresholds for significant change 
are intermediate.'

•	 An assessment of 'high/medium' 
sensitivity in the context of the 
study means: 'Landscape and/or 
visual characteristics of the site/
zone are vulnerable to change 
and/or its values are medium 
through to high and the zone 
can accommodate the relevant 
type of development only in 
defined limited situations without 
significant character change. 
Thresholds for significant change 
are low'.

Telford & Wrekin Strategic 
Landscapes Study (2015)

•	 The sites sit partially within 
the 'Wrekin Forest' strategic 
landscape area as defined in the 
Strategic Landscapes Study. 

•	 A summary description of the 
area is provided: 'The Wrekin and 
Ercall Hills are a regional landmark 
and can be seen from much of 
Telford & Wrekin Borough and 
beyond. Their whale-backed ridge 
dominates the horizon, creating a 
dramatic backdrop to both urban 
and rural areas.'

•	 The Wrekin Forest Strategic 
Landscape includes the Wrekin 
itself, but also the land which 
surrounds it and forms its setting, 
including the area containing the 
southern land parcels. 
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Fig. 1: Location of Strategic Landscapes within Telford & Wrekin Borough 
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FIGURE 3.5 | TWC STRATEGIC LANDSCAPES 
STUDY | NTS

•	 The study states that 'This 
landscape has a strong and 
distinctive character, based on 
the proximity of the Wrekin, 
the presence of extensive 
woodland, ancient road and 
settlement patterns and a long 
history of farming and industry. 
It is an intimate landscape, often 
enclosed by trees and woodland, 
but with sudden long views. 
Much of the area has a sense 
of tranquillity and timelessness, 
especially away from the 
motorway. The panoramic views 
from the summit of the Wrekin 
are exhilarating and inspirational.'

Summary
Our understanding of the key features 
of landscape significance together 
with a knowledge of current planning 
policy and guidance relevant to the 
site allows us to subsequently inform 
the design process in a way that is 
sensitive to the sites' special character 
and will have minimal impact on its 
setting.

TELFORD & WREKIN STRATEGIC LANDSCAPES STUDY 
PART 1: INTRODUCTION 
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Introduction

AFL Architects are part of a multi-disciplinary team preparing masterplan 
proposals for long term development of the land located around Junction 
7 M54, Telford.

The following pages describe an overview of how the site could develop 
over the next local plan period should the site be allocated.

Located at the south west edge of Wellington, Telford; the land is 
comprised of several parcels, the sites are north facing and gently slopes 
up from the motorway towards the Shropshire Hills. It is located on 
agricultural/pasture land around the hamlet of Cluddley on the former 
junction with Watling Street. 

The sites are approximately 25.1 Ha in plan area which are split into 
parcels as follows:-

Parcel 1 - Land to the north west of M54 Junction 7, 3.48 Ha 

Parcel 2i - Land to the south west of M54 Junction 7, 1.41 Ha

Parcel 2ii - Land to the south of Cluddley, 0.46 Ha

Parcel 3 - Land to the south east of M54 Junction 7, 19.75 Ha

The Vision for these sites will be established on landscape led principles 
and allow for the restoration and development of the Green Infrastructure. 
This document will explore the relationship between the potential land 
uses, the context and the potential benefits that development could 
bring.  

The study will: 

•	 Undertake site analysis and opportunity and constraints studies;
•	 Establish a suitable range and quantum of envisaged future building 

and open space uses;
•	 Test masterplan options for delivery over 15-20-year horizon;
•	 Present suitable development proposals.

 

Introduction Scope 

Aerial - Bing ©
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Parcel 2ii

Parcel 2i

Parcel 33v3iv

3i

3ii

3iii
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4. Visual context

Views of the site
Desktop assessments and an 
initial primary survey allowed the 
identification of specific views relevant 
to the sites. 

In order to ensure completeness, 
a zone of theoretical visibility was 
established by a desktop review of map 
data and topographical information. 
Sensitive receptors were identified 
which may have a visual relationship 
with the sites.

This was refined on site on a thorough 
walk around the sites. Additional 
viewpoints where a visual relationship 
with the proposed developments 
will exist were identified. Where a 
relationship will not exist, viewpoints 
were not included, however this does 
not mean that they have not been 
assessed.

Viewpoints have been grouped to 
allow assessment from particular areas 
of sensitivity as follows:

•	 Viewpoints 1-4: Close to sites 
south of M54

•	 Viewpoints 5-8: Medium distance 
views to the south from reservoir , 
local nature reserve and SSSI 

•	 Viewpoints 9-12: Long distance 
views from Wrekin

•	 Viewpoints 13-14: Close to sites 
(B5061) north of M54 

•	 Viewpoints 15-17: Views from 
Orleton Park/ Wellington to 
north of M54

•	 Viewpoint 18: View north west 
from Burcot 

Introduction
Understanding the potential visual 
impact of new development proposals 
within the existing context is critical to 
ensuring their potential success. 

In order to allow the visual relationship 
of sites and their context inform the 
design process, the first step is to fully 
understand the baseline situation. 

This process provides an opportunity 
to influence the design through 
consideration of how these views 
may change as a result of proposed 
development. 
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FIGURE 5.1 | VIEWPOINTS | NTS
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Viewpoints 1-4: Views close to 
site, south of M54
Sensitivity: Medium/ High

Viewpoint 1 is looking south east 
towards parcel two and is accessed 
of a lane leading down to a the M54. 
It is a high sensitivity receptor, as 
it is adjacent to existing residential 
development and a number of listed 
buildings. The view in the foreground 
is of a mature hedge and a residential 
access. In the mid distance can be 
seen existing employment sheds and 
intervening vegetation.

Viewpoint 2 is looking north towards 
the site from Cluddley Lane. This is a 
high sensitivity receptor as it is located 
at the junction of a public right of 
way and Cluddley Lane. Foreground 
views are of Cluddley Lane, a large 
grass verge and a gappy hedge with 
broken post and rail fencing. In the 
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mid distance can be seen small 
scale pastureland with trees and 
vegetation following the line of the 
stream that cuts through the site. 
In the longer distance can be seen 
existing residential properties, Clotley 
Farm and the edge of the Ercall and 
Lawrence’s Hill local nature reserve.

Viewpoint 3 and 4 are looking 
north into the site. This receptor 
is less sensitive, as it will be mainly 
appreciated by people in vehicles 
travelling along Cluddley Lane. 
Foreground views are of low hedge and 
small-scale pasture fields. Mid and 
long-distance views are of a significant 
line of mature trees that runs along 
the watercourse which screens the 
large proposed development parcel 
three. Viewpoint 4 also shows an 
existing access track to reservoir which 
sits to the south of parcel three.

Mitigation

The following mitigation should be 
considered from these viewpoints:

•	 Provide additional planting on the 
corner of Cluddley Lane and the 
residential track leading down to 
M54 to help screen proposals.

•	 Restrict development in the 
parcels between Cluddley Lane 
and the watercourse and reinforce 
existing landscape character by 
providing additional tree planting, 
whilst at the same time retaining 
the pastoral landscape character.
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Viewpoint 1. View looking south-east towards the site

Viewpoint 2. View from Cluddley Lane looking north towards the site 
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Viewpoint 3. View from Cluddley Lane looking north into the site

Viewpoint 4. View from footpath looking north-east into the site
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Cluddley Lane

Cluddley Lane
Approximate extent of site



Viewpoints 5-8: Medium 
distance views to the south from 
reservoir , local nature reserve 
and SSSI
Sensitivity: High

Viewpoint 5 and 6 are both high 
sensitivity receptors as they are both 
from public rights of way looking 
north towards the site. In viewpoint 5 
arable fields and access to Cluddley 
Farm can be seen in the foreground 
with views of mature hedgerows and 
trees following the stream in the mid 
distance. The site is well screened 
from viewpoint 6, with pastureland in 
the foreground. Mid and long-distance 
views include a white rendered 
property on Cluddley Lane, together 
with a telegraph pole and mature tree 
belt which helps to screen views from 
this receptor. 
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Viewpoint 7 and 8 are also both high 
sensitivity receptors as they are both 
from public rights of way looking north 
towards the site and on the edge of 
the Shrophire Hills AONB. They are 
also both on elevated ground as the 
topography rises towards the Wrekin 
and The Ercall and Lawrence Hill 
Local Nature Reserve and SSSI.

From viewpoint 7, in the foreground 
on the edge of the local nature reserve 
can be seen both woodland and the 
public right of way footpath. In the 
mid distance is Ercall Road and a 
hotel which overlooks the site. In the 
long distance, the eastern part of 
parcel three is visible. Viewpoint 8 
in the foreground has a more open 
view across arable fields. In the mid 
distance can be seen Cluddley Farm 
and the site. Long distance views are 
of Wellington.

Mitigation

The following mitigation should be 
considered from these viewpoints:

•	 Provide additional tree planting to 
help screen development from the 
M54.

•	 Avoid development on the higher 
slopes of site three and provide 
additional woodland planting to 
provide a buffer between the hotel 
and the site.

•	 Consider the height of any 
industrial development from 
viewpoint 8 and ensure any 
development is screened by 
additional woodland planting.
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Viewpoint 5. View from PROW looking north towards the site 

Viewpoint 6. View from footpath looking north towards the site
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Viewpoint 7. View from The Ercall & Lawrence's Hill LNR looking north-west towards the site 

Viewpoint 8. View from PROW looking north towards the site
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Viewpoints 9-12: Long distance 
views from Wrekin
Sensitivity: High

Viewpoints 9 ,10, 11 and 12 are high 
sensitivity receptors for multiple 
reasons, including that they are from 
a recreation route public right of way, 
from Shropshire Hills AONB and 
from a scheduled monument. The 
significant number of people making 
the climb to the top of the Wrekin to 
enjoy a 360 panoramic view from the 
top make these views highly sensitive. 
The view of the sites emerges as you 
climb beyond the existing woodland 
on the lower and higher slopes with 
glimpsed views in viewpoint 9 to more 
open views by the time you get to 
viewpoint 10. 

Viewpoint 10 foreground views looking 
north east towards the sites consists 
of wooded slopes. Mid distance views 
consist of gently undulating farmland, 
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with the proposed development sites 
visible adjacent to the small hamlet 
of Cluddley. The M54 and the A5 
can also be seen cutting across the 
landscape from east to west. The 
most visually prominent area from 
this viewpoint is parcel three and 
careful consideration is required of 
how development can fit into this 
landscape when clearly viewed from 
above. The smaller parcels of land 
can accommodate development  in 
between existing development in the 
hamlet of Cluddley more easily than 
parcel three. Longer distance view are 
of Orleton Park and the built-up area 
of Wellington, on the edge of Telford.

Viewpoints 11 and 12 are just beyond 
the summit of the Wrekin and the 
topography and intervening vegetation 
screen much of the sites. The Wrekin 
transmitting station mast becomes a 
prominent feature.

Mitigation

The following mitigation should be 
considered from these viewpoints:

•	 Focus development to the 
northern / north-western part of 
site three.

•	 Avoid development on the higher 
slopes of site three and to the 
east.

•	 Consider the height of any 
industrial development from 
these viewpoints and ensure 
development is screened by 
additional woodland planting.
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Viewpoint 9. View from The Wrekin & The Ercall SSSI looking north-east towards the site 

Viewpoint 10. View from The Wrekin Trail looking north-east towards the site
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Viewpoint 11. View from Wrekin Trail looking north-east towards the site 

Viewpoint 12. View from The Wrekin looking north-east towards the site 
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Viewpoints 13-14: Close to site 
(B5061) north of M54
Sensitivity: High

Viewpoint 13 is looking south towards 
development parcel one from the 
B5061. Foreground views are of the 
B5061 and a mature hedge on the 
northern boundary of site one. Mid 
distance views are of the M54 on an 
Embankment and long distance views 
are of the Wrekin, SSSI, Ercall and 
Lawrence’s Hill local nature reserve  
and the Shropshire Hills AONB.

Viewpoint 14 is looking west towards 
site one from the B506. Foreground 
views are of a large T junction and 
hedge with hedgerow trees on the 
corner of the site. Mid distance views 
are of the M54 bridge across the 
B5061. 
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Long distance views from this location 
do not focus on the Wrekin itself, due 
to the angle of view and intervening 
vegetation.

Mitigation

The following mitigation should be 
considered from these viewpoints:

•	 Avoiding development on the 
western part of site one, to ensure 
views from Drummery Lane toward 
the Wrekin are not dominated 
by industrial development in the 
foreground.

•	 On the eastern part of site one 
and along the northern boundary, 
provide additional tree planting 
to help screen proposals and to 
provide a buffer to Orleton Park.
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Viewpoint 13. View from B5061 looking south towards the site 

Viewpoint 14. View from the junction of Cluddley Lane and B5061 looking south-west towards the site 
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Viewpoints 15-17: Views from 
Orleton Park/ Wellington to 
north of M54 
Sensitivity: High

Views 15- 17 have a high sensitivity 
as they are either from or adjacent to 
a registered park and garden or on a 
public right of way.

Views 15 and 16 are looking south 
toward the proposed development 
sites from within / on the edge of 
Orleton Park, a registered park and 
garden. From both viewpoint locations 
the proposed development parcels are 
screened by intervening topography 
and vegetation. From both viewpoint 
the Wrekin is clearly visible on the 
skyline. 40

0m

400m

80
0m

800m

16
00

m 1600m20
00

m 2000m24
00

m 2400m12
00

m 1200m

15

16

17

11

2i2i

2ii2ii
33

Lorem ipsum

Viewpoint 17 is looking south toward 
the proposed development sites 
from a public right of way. The 
proposed development parcels are 
screened by intervening topography 
and vegetation. From this viewpoint, 
residential development is visible in 
the mid distance with the Wrekin 
clearly visible on the skyline.

Mitigation

No mitigation is required from these 
viewpoints.
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Viewpoint 15. View from Cluddley Lane looking south-west towards the site

Viewpoint 16. View from Orleton Park looking south towards the site
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Viewpoint 17. View from footpath looking south-west towards the site
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Viewpoints 18: View south east 
from Burcot 
Sensitivity: Medium

Viewpoint 18 is looking south-east 
from Burcot. In the foreground can 
be seen scrub pasture. In the mid 
distance can be seen the M54, 
the site itself and a patch work of 
agricultural fields. In the long distance 
can be seen the Ercall and Lawrence‘s 
Hill Local nature reserve, The Wrekin 
and The Ercall SSSI and the Wrekin 
and Shropshire Hills AONB. The 
receptor sensitivity is medium as it 
is from a road rather than a public 
right of way. However, parcel three is 
prominent within the landscape setting 
from this viewpoint and is seen within 
the context of sensitive landscape 
assets and needs careful consideration 
when considering development of 
individual development parcels.
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Mitigation

The following mitigation should be 
considered from this viewpoint:

•	 Minimise development in parcel 
three and in particular on the 
southern high slopes which 
are more prominent within the 
landscape.

•	 Consider the height of any 
industrial development from 
these viewpoints and ensure 
development is screened by 
additional woodland planting.
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Viewpoint 18. View from Burcot looking south-east towards the site

47Landscape assessment | Land at M54 Junction 7

Approximate extent of site
The WrekinM54 Buckatree Hall

The Ercall & Lawrence's Hill LNR



48 Land at M54 Junction 7 | Landscape assessment



5
Summary and mitigation
1	 Introduction and methodology	
2	 The site and context 	
3	 Landscape character	
4	 Visual context	
5	 Summary and mitigation
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Landscape conclusions
The four individual sites have been 
assessed independently to consider 
landscape character and landscape 
visual impact conclusions:

•	 Site 1: Land to north of M54 
Junction 7

•	 Site 2i: Land in hamlet of 
Cluddley to the south of M54

•	 Site 2ii: Land in hamlet of 
Cluddley at the junction of lane 
and B5061

•	 Site 3: Land to south of M54 and 
east of B5061 

5. Summary and mitigation

Site 1: Land to north of M54 
Junction 7
The landscape character of this site 
is considered to be of ordinary quality 
with low intrinsic merit. It generally has 
characteristic elements, but it is not a 
significant example of the landscape 
type. 

It includes mature hedgerow 
boundaries and is generally flat but 
is influenced greatly by its location 
adjacent to the M54, which is on 
an embankment along its southern 
boundary and by the B5061. 

The site does sit in close proximity 
to Orleton Park registered park and 
garden but significant tree planting 
within the garden does not allow 
intervisibility between the hall and the 
site. 

In 2009 the landscape sensitivity 
assessment identified the site as 
having medium landscape sensitivity 
and low to medium capacity for 
housing development due to its 
location adjacent to the motorway and 
separation from Wellington. 

In 2014 the updated landscape 
sensitivity assessment upgraded the 
site to sensitivity to high/ medium 
landscape sensitivity (p.10).

Our assessment is the site has a 
medium landscape sensitivity and a 
medium capacity for employment 
development subject to consideration 
of development form and mitigation.

Mitigation should consider:

•	 Retention of existing hedgerows 
and trees on the site where 
possible.

•	 Creating a landscape buffer at 
the eastern part of the site to help 
screen any employment uses.

•	 Avoiding development in the 
triangular area to the west of the 
site to reduce any impact on views 
down Drummery Lane.

•	 Considering the height of 
proposed development, so it is 
screened by additional mitigation 
planting.
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Site 2i: Land in hamlet of 
Cluddley to the south of M54
The landscape character of this site 
is considered to be of ordinary quality 
with low intrinsic merit. It generally has 
characteristic elements, but it is not a 
significant example of the landscape 
type. 

It consists of three small pasture fields 
on the northern edge of Cluddley, 
abutting the M54 slip road, with 
the motorway on elevated section, 
and wrapping around a commercial 
building. 

The site is fenced, with some 
vegetation - semi-mature trees and 
gorse, along the slight bank around it. 
Internal hedges are strong, especially 
one tall holly hedge.  It includes 
mature hedgerow boundaries and is 
generally slopes down towards the 
motorway. 

The site is adjacent to both residential 
and commercial properties and 
is pasture within a largely arable 
landscape.

In 2009 and 2014 the landscape 
sensitivity assessment identified the 
site as having medium landscape 
sensitivity and medium capacity for 
housing development. 

Our assessment is the site has a 
medium landscape sensitivity and 
a medium capacity for residential/ 
employment development, subject to 
consideration of development form 
and mitigation.

Mitigation should consider:

•	 Ensuring a sensitive development 
that takes into account of existing 
site features and hedgerows 
wherever possible.

•	 Provide buffer to the western edge 
of the site to reduce impact on 
adjacent residential uses.
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Site 2ii: Land in hamlet of 
Cluddley at junction of lane and 
B5061
The landscape character of this site 
is considered to be of ordinary quality 
with low intrinsic merit. It generally has 
characteristic elements, but it is not a 
significant example of the landscape 
type. 

This site consists of a single flat 
triangular pasture field at the southern 
entrance to the hamlet and is edged 
to east by the B5061 and to the west 
by the hamlet access road. It is set 
slightly above the surrounding ground 
level and there are low hedges to the 
north and west and gorse and some 
trees with fencing to the east. 

There is a noticeable single modern 
house and commercial unit to the 
north, beyond a public footpath, and 
traditional listed buildings to the west, 

and a single rural cottage nearby to 
the east. 

The M54/A5 elevated section 
interchange lies close by to the north 
and has considerable noise and some 
visual impact, although the latter is 
lessened by trees. The site acts as a 
rural foreground to the hamlet, linking 
it to the wider landscape, and it is 
quite open to view.

In 2009 and 2014, the landscape 
sensitivity assessment identified the 
site as having medium landscape 
sensitivity and medium capacity 
for housing development. Our 
assessment is the site has a medium 
landscape sensitivity and a medium 
capacity for residential/ employment 
development subject to consideration 
of development form and mitigation.

Mitigation should consider:

•	 Ensuring a sensitive development 
that takes into account of existing 
site features and hedgerows 
wherever possible.

•	 Providing buffer planting on the 
southern tip to help screen views 
into the site.
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FIGURE 5.1 | LANDSCAPE SENSITIVITY | 1:2500
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Site 3: Land to south of M54 
and east of B5061 
The landscape character of this site 
is considered to be of good quality 
with medium/ high intrinsic merit. It 
generally has characteristic elements, 
and clear landscape pattern of estate 
farmlands landscape type. This site 
consists of five fields of different 
landscape character:

•	 Field i: Clotley Farm

•	 Fields ii, iii and iv: pastureland 
between stream and B506

•	 Field v: larger arable agricultural 
field to the east of the stream

Clotley Farm is accessed off the 
B5061 and is bounded to the north 
by the M54 and has mature trees and 
hedgerows around its boundary. 

Fields ii, iii and iv have a distinctive 

landscape character which consists 
of a series of small scale pasture 
fields with a strong line of mature 
trees running along the watercourse 
through these fields. Field v is a large 
arable field where over time hedgerows 
have been removed and has become 
more intensively farmed. A number of 
large trees can be found scattered on 
what were likely old field boundaries. 
This field slopes from a low point of 
115m AOD on the northern boundary 
to 140m AOD on the southern 
boundary. Its western boundary is 
the watercourse, with both mature 
hedgerows and a linear woodland 
copse.

In 2009 and 2014, the landscape 
sensitivity character assessment did 
not undertake an assessment of site 
3. Our assessment is the site has a 
medium/high landscape sensitivity 
and a low/medium capacity for 

employment development, subject to 
consideration of development form 
and mitigation.

Mitigation should consider:

•	 Avoiding development in fields 
iii and iv in order to maintain the 
intrinsic landscape character 
along the stream and adjacent 
to the B5061. Some additional 
planting will also help to provide 
a buffer to any development that 
may occur in field v.

•	 Ensuring a sensitive development 
that takes into account existing 
site features and hedgerows in 
field i wherever possible.

•	 Ensure development within field 
v is contained on the lower slopes 
of the site, ideally up to the 125m 
contour as this field is visible from 
both the Wrekin and AONB and 

across the valley from Burcot.

•	 Provides buffer planting on the 
eastern and southern boundaries 
of the field v to help screen views 
from the M54 and the Ercall and 
Lawerence’s Hill local nature 
reserve and Bucktree Farm and 
hotel.

•	 Consider use of green roofs to 
help screen from views down on 
the site from the Wrekin and 
AONB.

•	 Provide additional hedgerow and 
tree planting along the 125m 
contour and along former field 
boundaries.

•	 Maintain the upper slopes as 
arable farmland with potential 
additional planting along the 
southern and eastern boundaries 
of field v.
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Visual conclusions
Through undertaking visual analysis 
from key views and receptors, a 
number of issues have been identified:

Site 1 is the most visible from short 
distance views, but is screened 
largely from the south by the M54 
embankment. Site 2ii is most visible 
from the junction of the B5061 and 
the lane leading into Cluddley hamlet. 
Fields ii, iii and iv of site 3 are the most 
visible from short distance views from 
the B5061 and from the public right 
of way leading to the Wrekin and the 
Ercall SSSI. Field v is largely screened 
from short distance views close to the 
site, but is visible from medium and 
long-distance views.

All of the development sites are 
visible from long distance views from 
the summit of the Wrekin and the 
Shropshire Hills AONB. In particular 

site 3 which currently reads as open 
agricultural fields. Site 1 is hard to 
identify and sites 2i and 2ii are seen to 
form part of the hamlet of Cluddley. 
The north part of field v in site 3 is also 
visible across the valley from Burcot 
and development on the upper slopes 
ideally needs to be avoided.

The overall visual impacts will depend 
on the sensitivity and scope of 
proposed development and mitigation 
undertaken, but these can be reduced 
to minor/ moderate adverse impacts 
on the wider landscape and minor/
negligible from short distance views 
following establishment of any 
mitigation planting.

Summary
•	 Sites 1, 2i, 2ii and the northern 

part of 3 have been identified as 
'medium' sensitivity.

•	 The remainder of site 3 has been 
identified as 'high/medium' 
sensitivity.

•	 An assessment of 'medium' 
sensitivity in the context of the 
study means: 'Landscape and/or 
visual characteristics of the site/
zone are susceptible to change 
and/or its values are medium/
low through to high/medium 
and/or the zone may have some 
potential to accommodate the 
relevant type of development in 
some defined situations without 
significant character change. 
Thresholds for significant change 
are intermediate.'

•	 An assessment of 'high/medium' 
sensitivity in the context of the 
study means: ' Landscape and/or 
visual characteristics of the site/
zone are vulnerable to change 
and/or its values are medium 
through to high and the zone 
can accommodate the relevant 
type of development only in 
defined limited situations without 
significant character change. 
Thresholds for significant change 
are low'.
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The masterplan
Node's landscape assessment has 
ultimately been used to shape the 
masterplanning process undertaken on 
the site by AFL Architects. 

The resultant masterplan, presented 
separately within the vision document, 
shows how the proposed mitigations 
have been implemented to ensure that 
the proposed development is able to 
sufficiently minimise its potential for 
impact on landscape character and 
visual receptors

Mitigation
The mitigation measures arising 
from the landscape and visual issues 
identified, are to avoid/prevent, 
reduce or of offset any significant 
negative (adverse) effects. They are as 
follows:

1.	 Development set back from the 
south-western boundary of site 3 to 
allow the creation of a buffer to the 
Shropshire Hills AONB. 

2.	 Strong boundary planting to the 
sites' perimeters to filter views 
and minimise visual impact on the 
immediate setting.

3.	 Buffer planting proposed to limit 
potential for impact on adjacent 
residential properties.

4.	 Preserve the setting of the B5061 
to the north of site 1 through 
boundary planting.

5.	 Strong internal planting within site 
3 to break down the overall mass of 
development to mitigate the site's 
impact on views into the site. 

6.	 Provision of open space and 
appropriate planting throughout 
the site.

7.	 Consideration should be given to 
minimising the impact of site and 
street lighting and where required, 
this should be low level lighting to 
reduce and visual impact during 
the day and evening.
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FIGURE 5.2 | MITIGATION | 1:2500
Sluice

Gantry

Mast

Sluice

Underpass

LB

Filter Beds

LB

U
nd

CW

CW

Def

C
H

SP

CW

Def

CH

CW

Ward
 B

dy

Ward Bdy

CR

C
H

B 
50

61

PENDIL CLOSE

A5

M 54

O
AKS C

R
ESC

EN
T

M 54

B 5061

M
EA

DO
W

 R
O

AD

LANE

HA
YG

AT
E 

RO
AD

VESEY C
O

U
R

T

OAKS CRESCENT

D
R

U
M

M
ERY LAN

E

VESEY COURT

B 5061

A5

DRUM
M

ERY

M 54

M 54

AVO
N

D
ALE R

O
AD

HOLYHEAD ROAD

VESEY COURT

B 5061

HAYGATE R
OAD

25

Cluddley Farm

61

17
4

1 to 63

Buckatree

1

Cluddley Lodge

23

1a

127

69

15

36

28

Th
e 

O
ld

 O
rle

to
n 

In
n

Sundawn

115

The Old Mill

11

47

33

2

28

1

64

125

14

139

13

1

Mia

26

12

27

10

11

Clotley

26

78

House

5

14

9

15

17

359

2

46

37

Barnfield

Farm Cottage

20

1

Arleston

125a

Casa

12

Buckatree

73

The

357

13

3

Buckatree

17
2

House

374

15

6

Joseville House

4

5

7

27

Cottages

10

86

9

4

74

74

Tank

Hotel

1

Buckatree Farm

Barnfield

29

372

Farmstead Court

1

24

377

16

24

Sta

59

36

137a

137

369

360

43

El Sub

34

28

Oakwood

House

2

2

3

1

Lodge

Farm

Sunkyst Towers

Lodge

349

381

121a

23

Cluddley

Sinks

Pond

Pond

Issues

Sinks

Sinks

Issues

Sinks

Reservoir

Sinks

Overflow

Pump

Pond

Pond

Pond

Well

Reservoir

Issues

Issues

Spring

Issues

Pond

Mile Stone

Path (um)

Track

Pa
th

 (u
m

)

Posts

Track

Track

Track

Track

Track

GP

108.8m

114.7m

153.7m

116.9m

107.6m

160.1m

107.0m

126.1m

111.4m

109.8m

123.5m

168.6m

117.8m

107.0m

160.9m

116.4m

Orleton Park

Reservoir (covered)

Reservoir (covered)

Watling Street

WATLING STREET

ROMAN ROAD

Haygate

Cluddley

CG

Cattle Grid

0 100
metres

LEGEND

Site boundary

Landscape bu�er

Boundary planting

Access & Movement

Potential surface water a�enuation basin

Existing bus stop

Utilities & Drainage

Existing agricultural access

Potential all-mode access

Existing pedestrian access

Potential pedestrian and cycle access

Existing public footpath

Existing restricted byway

Existing pylon and overhead cables

Flood zone
(1 in 20 year)

Flood zone
(1 in 100 year)

Flood zone
(1 in 1,000 year)

Consider views

Listed building

Listed structure

Orleton Hall (Registered park and garden)

Public right of way

57Landscape assessment | Land at M54 Junction 7



Node Birmingham Node Leicester Node London 



Circa 4,500 New Homes 
expected within Telford and 
Wrekin in the next 5 years.

Circa 3 Ha of Publicly Accessible 
Formal and Informal Green 
Infrastructure linking Wellington 
to the Shropshire Hills AONB

Circa 25 Ha of new 
Employment  Land across 3 
sites offering new jobs to the 
local population. 

A mixed scale opportunity which 
could provide employment space 
from small scale studio space to 
medium scale storage units. 

A Network of Strategic & Leisure 
Foot & Cycleways & Public 
Transport Routes

Located at Junction 7 of M54 
within 15 miles of 400,000 
people and 30 miles of 4 
million.
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Baseline

In preparing this assessment, the planning policy framework has been 
considered specifically in relation to landscape and visual matters. This 
section provides a summarised review with extracts of relevant issues 
that should be considered.

Adopted Local Plan

The Telford and Wrekin Local Plan was adopted in January 2018 and 
covers the plan period between 2011 – 2031. In the adopted plan, all 
of the sites are located within a Mineral Safeguarding Area (Policy ER2). 
Sites 2i, 2ii and 3 are also located within the Wrekin Forest Strategic 
Landscape (Policy NE7). Site 1 is located to the south west of the Orleton 
Hall Registered Park and Garden (Policy BE7). 

Policy NE7 states that “The Council will protect the borough’s Strategic 
Landscapes from development which would cause detrimental change to 
the quality of the landscape”. This Promotion Document and supporting 
Landscape Assessment have addressed the Wrekin Forest Strategic 
Landscape designation accordingly and it has been a key consideration 
in the production of the Concept Masterplan proposals. Further heritage 
and minerals technical work can be undertaken at a later stage to support 
the development proposals. 

Emerging Local Plan

The Council is currently undertaking a review of their Local Plan. An 
Issues and Options consultation document has been produced which 
introduces the potential development priorities for the borough up to 
2040. 

The National Planning Policy Framework states that “significant weight 
should be placed on the need to support economic growth and 
productivity, taking into account both local business needs and wider 
opportunities for development” (paragraph 80). As a key economic 
powerhouse for the Marches Local Enterprise Partnership area, there 
is an ambition in the Telford and Wrekin Local Plan Review to identify 
further employment land opportunities. 

The Issues and Options document proposed two potential employment 
land requirement figures based on economic growth (167ha) and 
past trends (189ha). When sites with planning permission (not yet 
commenced construction) and allocated sites within the adopted Local 
Plan are factored in, this leaves a net employment land requirement of 
either 77ha (economic growth) and 99ha (past trends). 

It is considered that Sites 1, 2i, 2ii and 3 are in a suitable location for 
employment development as they are highly accessible with good 
transport links to Telford as well as the wider region. Sites 2i, 2ii and 3 
are also adjacent to existing employment uses. The sites are in single 
ownership.  

Call for Sites submissions have been made for all four of the sites. 

There are no designations on site but there are a variety of designations 
that can be found locally, predominantly to the south and east other 
than Orleton Hall to the north. They are as follows and are demarked on 
the designations and facilities plan on the next page.

•	 Site of Special Scientific Interest (SSSI) - The Wrekin and The Ercall
•	 Local Nature Reserve (LNR) - Ercall & Lawrences Hill, Limekiln Wood
•	 Local Wildlife Site (LWS) - The Wrekin
•	 Ancient Woodland (AW) - Ercall Wood
•	 Area of Outstanding Natural Beauty (AONB) - Shropshire Hills AONB
•	 Historic Park and Gardens (HP&G) Orleton Hall
•	 Scheduled Ancient Monument (SAM) - Wrekin var. Hillforts, WWII 

Sites, Bronze age settlement. Willow Moor, Round Barrows. Wrekin 
(Lower) WWII Rifle Range.

Planning Policy Designations

View looking south from B5061 View looking North from Ercall Lane towards site
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Baseline

In order to assess the site in terms of suitability and sustainability we 
have assessed the Site’s proximity to transport links such as the M54 & 
A5 as well as housing, education, community and recreation areas. 

Local facilities have been identified and are shown in relation to the site 
on the Designations & Facilities Plan on the next page. 

Whilst being located on the edge of settlement the Site manages to afford 
a short walk to local facilities and to the nearest Bus Stop on B5061. 

Facilities

Designations & Facilities Plan 1:5000

Legend

Site boundary

Settlement

Education

Employment

Farmsteads

Woodland

Public Open Space
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Primary School ~2km

Secondary School ~1.8km
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Visual conclusions

Through undertaking visual analysis from key views and receptors, a 
number of issues have been identified:

Parcel 1 is the most visible from short distance views, but is screened 
largely from the south by the M54 embankment. Parcel 2i is most visible 
from the junction of the B5061 and the lane leading into Cluddley hamlet. 
Fields ii, iii & iv of parcel 3 are the most visible from short distance views 
from the B5061 and from the public right of way leading to the Wrekin 
and the Ercall SSSI. Field v is largely screened from short distance views 
close to the site, but is visible from medium and long-distance views.

All of the development parcels are visible from long distance views from 
the summit of the Wrekin and the Shropshire Hills AONB. In particular 
parcel 3 which currently reads as open agricultural fields. Parcel 1 is hard 
to identify and parcels 2i and 2iii are seen to form part of the hamlet of 
Cluddley. The north part of field v in parcel 3 is also visible across the 
valley from Burcot and development on the upper slopes ideally needs 
to be avoided.

The overall visual impacts will depend on the sensitivity and scope of 
proposed development and mitigation undertaken, but these can be 
reduced to minor/ moderate adverse impacts on the wider landscape 
and minor/negligible from short distance views following establishment 
of any mitigation planting.

Summary

•	 Plots 1, 2i, 2ii and the northern part of 3 have been identified as 
‘medium’ sensitivity.

•	 The remainder of parcel 3 has been identified as ‘high/medium’ 
sensitivity.

•	 An assessment of ‘medium’ sensitivity in the context of the study 
means: ‘Landscape and/or visual characteristics of the site/zone are 
susceptible to change and/or its values are medium/low through 
to high/medium and/or the zone may have some potential to 
accommodate the relevant type of development in some defined 
situations without significant character change. Thresholds for 
significant change are intermediate.’

•	 An assessment of ‘high/medium’ sensitivity in the context of the study 
means: ‘ Landscape and/or visual characteristics of the site/zone are 
vulnerable to change and/or its values are medium through to high 
and the zone can accommodate the relevant type of development 
only in defined limited situations without significant character 
change. Thresholds for significant change are low’.

Assessed Landscape Sensitivity (Node)

Baseline

TELFORD & WREKIN STRATEGIC LANDSCAPES STUDY 
PART 2: PROFILE FOR WREKIN FOREST STRATEGIC LANDSCAPE 
 

42 
Final Report, December 2015  Fiona Fyfe Associates 

Historical Development of the Landscape 
The significance of the Wrekin in terms of its views both from and over the surrounding landscape has been 
appreciated since prehistoric times.  The summit contains the remains of Bronze Age settlement and 
barrows (burial mounds), as well as the earthworks of a later Iron Age hillfort.   
 

In medieval times, the Wrekin was a royal deer-hunting forest.  Much of the landscape we see today has 
changed little since then- villages, lanes, tracks, farms, fields and mills have all been present for hundreds of 
years.  Some of the oldest fields are ‘assarts’- irregular shaped fields which were carved out of the 
woodland.  In general, the field patterns to the west of the Wrekin are more recent than those to the east.   
Woodland remains an important part of the area’s landscape character, and there are extensive areas of 
ancient woodland.  However, this woodland would have been managed, for example through coppicing, as 
wood was required for many uses including building, pit props, fuel and charcoal.  The multiple trunks of 
old coppice trees can still be seen.  Less obvious (but still present) today are the traces of centuries of 
industry within the Wrekin Forest, particularly coal mining and limestone quarrying.   
 

The popularity of the landscape for recreation has also left its mark on the landscape.  In 1889, a 
refreshment pavilion was constructed at Forest Glen which stood for 100 years before being moved to 
Blists Hill museum.  Halfway House, on the main path up the Wrekin, also provided refreshments.  The 
Forest Glen site is now a well-used car park.  Relatively recent changes have included the construction of 
the M54 along the northern edge of the area, forestry plantations on the slopes of the Wrekin, and 
extensive opencast coal mines (subsequently restored) around Huntington Lane and Little Wenlock.   
 

Constituent Landscape Character Types 
See section 2.5 for an explanation of the Shropshire Landscape Typology and how it relates to this study. 

 
Fig. 10: Landscape Character Types within Wrekin Forest Strategic Landscape 

The Wrekin Forest Strategic Landscape area encompasses most of the 
site other than the Parcel  1 along the B5061. 

The following statement summarises the key aims for this area;

“The overall aim is to protect the special qualities of the iconic landscape 
of the Wrekin, and its setting and views. The tranquillity of the area should 
be protected, and enhanced where possible. The recommendations 
of the Wrekin Forest Plan 2015-2020 and the Shropshire Hills AONB 
Management Plan 2014-2019 should be followed to facilitate co-
ordinated management of biodiversity, farming, geology, archaeology, 
recreation and leisure.”

The following plan is an extract from the above report which shows the 
extent of the strategic landscape area along with the assessed landscape 
character areas. 

The report is an update on the 2009 landscape sensitivity and capacity 
assessment undertaken previously and sets out the methodology for 
assessing the sites that have been previously submitted. 

Several of the areas fall within the Site (on Parcels 1, 2i & 2ii) thus 
sensitivities can be drawn from the below plan.

Strategic Landscapes Study 2015 Landscape Sensitivity Study Update 2014
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FIGURE 5.1 | LANDSCAPE SENSITIVITY | 1:2500
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Mitigation

The mitigation measures arising from the landscape and visual issues 
identified, are to avoid/prevent, reduce or of offset any significant 
negative (adverse) effects. They are as follows:

1.	 Development set back from the south-western boundary of parcel 3 
to allow the creation of a buffer to the Shropshire Hills AONB.

2.	 Strong boundary planting to the site’s perimeter to filter views and 
minimise visual impact on the immediate setting.

3.	 Preserve the setting of the Roman Road to the north of the northern 
plot through boundary planting.

4.	 Strong internal planting within parcel 3 to break down the overall 
mass of development to mitigate the site’s impact on views into the 
site.

5.	 Provision of open space and appropriate planting throughout the 
site.

6.	 Consideration should be given to minimising the impact of site and 
street lighting and where required, this should be low level lighting to 
reduce and visual impact during the day and evening.

The masterplan

Node’s landscape assessment has ultimately been used to shape the 
masterplanning process undertaken on the site by AFL Architects.
The resultant masterplan, presented separately within the vision 
document, shows how the proposed mitigations have been implemented 
to ensure that the proposed development is able to sufficiently minimise 
its potential for impact on landscape character and visual receptors

Baseline

FIGURE 5.1 | LANDSCAPE SENSITIVITY | 1:2500
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Parcel 1 is generally flat with a shallow gradient down from the M54 to 
B5061. Parcels 2i and 2ii  fall from 120m to 115m towards the M54. Parcel 
3 slopes gently northward down toward the M54, from circa 115m aOD 
to 140m aOD. 

The topography undulates within the foot of the Wrekin and the Ercall 
which has a screening effect locally. 

Key Points

1. Short views into from the B5061 and long views across site.

2. View along the B5061 toward the Old Orleton Inn.

3. View towards the site obscured by the M54 Wrekin sits above the site 
within the view.

4. Potential views from the elevated position on the Wrekin, circa 100m 
aOD  above the top of the site.

5. Views across the site reduce with progression along the exit ramp.

6. Prospect across site from adjacent land, no public access.

7. Few views into site from B5061 due to heavy vegetation.

8. Potential views from the Hotel looking down the hill into the site.

9. Views across the site from the elevated position on the M54, the Wrekin 
sits above the site within the view.

Topography + Views

Analysis

Topography & Views 1:2500Topography & Views 1:2500

Topography & Views 1:2500
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Analysis

A5
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Current Field Pattern 1882 Field Pattern Landscape Structure

Several of the landscape features within this area have been eroded 
following years of agricultural activity with the loss of hedgerows and 
associated mature trees. See below diagrams which depict the change 
in scale of enclosure. The stream corridor provides a strong green 
infrastructural element which is linked to a series of small paddocks 
around the hamlet and farmstead.

The landscape has also changed more recently with the introduction of 
the motorway bisecting the landscape and it’s features. 

The proposed landscape structure seeks to enhance the green 
infrastructure network with the reintroduction of removed links and the 
introduction of new scattered woodland pockets. The woodland pockets 
will assist in screening / filtering some proposed built elements from the 
view.

Key Points

1. Eastern boundary to be reinforced with a belt of  broad-leaf woodland 
providing screening to the lower lying land within the view preceding the 
Wrekin.

2. Northern boundary to be reinforced with supplementary native 
planting.

3. Reintroduce field pattern across the site to reduce scale of the 
landscape and restoring sense of enclosure. (as shown below)

4.  Continue Green Infrastructure along corridor northward linking to the 
woodland belt on the edge of Orleton Hall Estate.

5.  Existing north south green Infrastructure to remain a ‘Dark Corridor’ 
encouraging Bat foraging.

Landscape Structure
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Views across the site reduced

Few views into site from road 
due to heavy vegetation

Potential views 
from the Hotel
reduced due to 
new GI

Potential views 
from the Wrekin

Short views into site fom 
the south ¯

Short views into and 
long views across site 

View towards the site obscured 
by the M54 Wrekin sits behind 
the site within the view

View along the Holyhead Road 
toward the Old Orleton Inn
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Analysis

There is potential to limit and reduce the potential views into the site by 
introducing vegetation into the landscape. 

The Plan to the right illustrates the opportunities explored in the 
landscape structure planned how the views from potential receptors are 
impacted / reduced.

Key Points

1. Short views into and long views across site - to be mitigated with denser 
woodland/hedgerow cover.

2. View along the B5061 toward the Old Orleton Inn as key vista out from 
the site.

3. View towards the site obscured by the M54, the Wrekin sits above the 
site within the view - will successfully screen built form at the base of the 
site of up to 15-20m from the park and garden at Orleton Hall.

4. Potential views from the Wrekin - can be partially mitigated by using 
similar materials to the existing built form and potentially introducing 
green roofs to the larger buildings.

5. Views across the site reduced with the re-introduction of the smaller 
field pattern.

6. Prospect across site from adjacent land reduced with the re-
introduction of the smaller field pattern.

7. Few views into site from road due to heavy vegetation

8. Potential views from the Hotel

9. Views across the site from the elevated position on the M54, the 
Wrekin sits above the site within the view.

10. Reducing size and scale of field pattern to former 1882 layout.

Landscape Structure + Views
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Analysis

The site is bisected by the M54 which is a high speed corridor and 
provides a transportation link between the West Midlands and Wales. 

There are two secondary routes that bound the site; the B5061 to the 
north and Cluddley Lane which bisects the site in a generally north south 
motion. These will provide out primary access points into the sites with 
improvements being made to existing entrances. 

A tertiary route which provides access to the hamlet of Cluddley, formerly 
this access  used to link through to the B5061 prior to the installation of 
the motorway. This historic link can be restored in terms of the landscape 
structure and provide the eastern edge of the woodland block in the 
northern parcel.

The stream corridor is an important landscape structure providing both 
natural drainage for field run off but also foraging / roosting corridors for 
bats and birds. 

Key Points

1. Enhance the Stream Corridor with sympathetic channel improvement 
and supplementary green infrastructure.

2. Improve the Green network across the site with both linking features 
and point features.

3. Enhance access points to site to improve visual splays along Cluddley 
Lane.

4. Create pedestrian / cycle link North South along the Stream Corridor 
that links Wellington to the Wrekin.

Landscape Structure + Movement

Landscape Structure & Movement 1:2500
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Option B

Smaller scale options with more green infrastructure. 
Moving the development edge to the north will allow 
the development to have a ridgeline of circa 10m and 
effectivley sit below the land levels at the top of the site. 
There by not interferring with views of the Hills from the
motorway corridor.

Starter units have been situated adjacent to the existing 
settlement, this will continue the agrarian character of 
development in this area. Small scale employment uses 
have been incorporated into the parcels around the farm 
opposite. 

Medium scale units will be introduced to the south of the 
site with a max ridgeline of 10m.

The northern most parcel of land is distinctly seperate 
from the development  other than the proposed new GI 
linking through along its eastern boundary. It is visually 
seperated from the setting of the Orleton Estate, thus, 
could potentially accomodate medium scale units.  

0 100 500m200 300 400
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Concept

Land Use Budget

Parcel 1  - 3.48Ha
Land Use Type Area (Ha)

Development Area 2.43

Existing landscape corridor 0.42

Proposed Woodland 0.63

Parcel 2i  - 1.41Ha
Land Use Type Area (Ha)

Development Area 1.15

Existing landscape corridor 0.26

Parcel 2ii  - 0.46Ha
Land Use Type Area (Ha)

Development Area 0.35

Existing landscape 0.11

Parcel 3 - 19.75Ha
Land Use Type Area (Ha)

Development Area 7.49

Existing landscape corridor 2.43

Proposed Woodland 3.35

Proposed Open Space 6.23

Concept Masterplan

Working with respect to the assessed landscape sensitivity minimising the 
effects of development on surrounding receptors. Utilising the existing 
screening features of the M54 and the surrounding vegetative structures 
to screen the development, supplementing this where required to 
minimise impact upon surrounding receptors. 

The adjacent option expands the existing settlement within the existing 
fabric of the landscape utilising  combination of both existing mature 
vegetation and proposed scattered woodland as screening. Proposed 
buildings could be sympathetically dressed in an agricultural style which 
could include tiled or green roofs to minimise their overall impact in 
more sensitive areas. The final design of the employment sites will be 
determined at planning application stage.

1

2i

2ii

3

Concept Master Plan 1:2500
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The adjacent images are precedents for the various typologies of 
buildings that could be used on site to provide Employment uses.

Concept
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3
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Option B

Smaller scale options with more green infrastructure. 
Moving the development edge to the north will allow 
the development to have a ridgeline of circa 10m and 
effectivley sit below the land levels at the top of the site. 
There by not interferring with views of the Hills from the
motorway corridor.

Starter units have been situated adjacent to the existing 
settlement, this will continue the agrarian character of 
development in this area. Small scale employment uses 
have been incorporated into the parcels around the farm 
opposite. 

Medium scale units will be introduced to the south of the 
site with a max ridgeline of 10m.

The northern most parcel of land is distinctly seperate 
from the development  other than the proposed new GI 
linking through along its eastern boundary. It is visually 
seperated from the setting of the Orleton Estate, thus, 
could potentially accomodate medium scale units.  
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To enhance the existing landscape structure the Landscape Strategy 
utilises four key strands / areas to create a strong landscape fabric and 
enhances biodiversity. These seek to work with the natural flow of the 
landscape working with the land and its setting.

The areas are described as follows; 

1. The Village Lane
A new access network could be introduced within the larger southern 
parcel of land, creating vibrant green lanes that provide vehicular and 
pedestrian access. These could be tree lined with rain gardens and 
swales to collect and treat run-off. 

2. The Stream Corridor
The corridor could be expanded to encompass some of the lower lying 
areas around the stream, this will provide opportunities to create a new 
cycle and pedestrian link within the site running north south towards 
the Wrekin. 

3. The Repaired Fabric
Hedgerows and hedgerow trees will be reintroduced to reduce the scale 
of the landscape and create a network that will both assist in screening 
and create space for wildlife.

4. The Wooded Pockets & Meadows
Echoing the areas around the Wrekin, scattered woodland and rolling 
meadows will replace the arable fields. This will enhance the foraging 
spaces for bats and birds whilst also creating a link into the foot of the 
Wrekin Forrest.

Green Infrastructure & Landscape Strategy
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These images represent indicative solutions which will be determined 
at planning application stage and will be subject to technical and 
viability considerations.

Green infrastructure:

“A strategically planned network of natural and 
semi-natural areas with other environmental 
features designed and managed to deliver a 
wide range of ecosystem services’ 
European Environment Agency
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Architecture For Life












