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Appeal Decision 
Site visit made on 2 October 2018 

by M Savage  BSc (Hons) MCD MRTPI 

an Inspector appointed by the Secretary of State  

Decision date: 31 October 2018 

 
Appeal Ref: APP/L3245/W/18/3205834 

Land to the west of Bridgewater Close, Harmer Hill, Shropshire SY4 3DZ 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 

 The appeal is made by Mr and Mrs Gregory against the decision of Shropshire Council. 

 The application Ref 17/05911/FUL, dated 6 December 2017, was refused by notice 

dated 10 May 2018. 

 The development proposed is described as ‘new detached 2 storey dwelling, redesigned 

on existing foundations.’ 
 

 

Decision 

1. The appeal is allowed and planning permission is granted for the erection of a 

detached two storey dwelling, in accordance with the terms of the application, 
Ref 17/05911/FUL, dated 6 December 2017, subject to the conditions set out in 

the attached schedule. 

Procedural Matter 

2. Since only a postcode was provided on the application form I have taken the 

rest of the address of the appeal site to be that stated on the Council’s decision 
notice. 

Main Issue 

3. Whether the appeal site would be an appropriate location for the proposed 
development having regard to local and national policy.  

Reasons 

4. The appeal site is a triangular plot of land accessed off a track which serves a 

small number of properties. The land rises up towards the settlement of 
Harmer Hill and is separated from the rear gardens of Bridgewater Close by 
mature hedgerows. The site is bound to the east and north by mature trees 

and hedgerows.  

5. Significantly, planning permission 14/02483/FUL was granted on the site for 

the erection of one dwelling in 2014 and has been commenced with the 
foundations of the house having been constructed. I note that the planning 
permission was not lawfully implemented and has therefore lapsed. However, 

the fact that the Council has previously granted permission on the site is an 
important consideration.  
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6. From the evidence before me, it is not clear why the Council has reached a 

different conclusion in respect of this application. Whilst the Site Allocations 
and Management of Development (SAMDev) Plan (2015) has been adopted 

since planning permission was granted in 2014, weight was given to the 
emerging plan. The decision made then by the Council was on the basis that 
the site was directly adjacent to the existing and proposed development 

boundary.  

7. The site is just outside the development boundary and is therefore technically 

in open countryside. However, its close proximity to Harmer Hill and 
relationship with existing dwellings mean it would not be an isolated dwelling. 
Its development would therefore not be in conflict with paragraph 79 of the 

National Planning Policy Framework (2018).  

8. I note the modest benefits that development of the site would make to local 

housing supply and in the absence of harm conclude that the proposal would 
deliver social benefits through the provision of an additional dwelling. I 
acknowledge that there would be conflict with Policy S17.2(ii) which seeks to 

direct new development to within development boundaries of Myddle and 
Harmer Hill. However, due to its edge of settlement location the facilities of 

Harmer Hill would be easily accessible by foot. As such, I consider the policy 
conflict would be minor, and the general objective of Policy CS4 of the 
Shropshire Local Development Framework Adopted Core Strategy 2011 (‘the 

Core Strategy’) to enable rural communities to become more sustainable, 
would be met.  

9. Taking all of the above into consideration, I conclude that the appeal site would 
be an appropriate location for the proposed development and would comply 
with the overall strategic approach set out within the Core Strategy. In 

particular, Policies CS1 and CS5 which seek to, in part, secure rural rebalance 
by focusing new development in community clusters, thereby contributing to 

the social and economic vitality.  

Conditions 

10. The conditions set out in the schedule are based upon those suggested by the 

Council with minor wording changes where necessary, in the interests of 
precision and clarity. I have imposed the standard three year time limit and a 

condition specifying the relevant drawings as this provides certainty. 

11. In the interests of preserving the character and appearance of the area I have 
included conditions regarding external materials and landscaping. To ensure 

that the development does not impede the flow of traffic on the track I have 
included a condition relating to parking and turning.  

12. Notwithstanding I have no evidence before me that the development would 
have an adverse effect on bats, given that the site backs on to open 

countryside  I agree that it would be reasonable to secure details of external 
lighting via condition.  

13. In the interests of the living conditions of neighbouring properties I have 

included a condition restricting the hours of construction. I have also imposed a 
condition regarding foul and surface water in the interests of the living 

conditions of the proposed dwelling and neighbouring properties. 
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14. I note that the Council has advised that the development would need to 

provide an affordable housing contribution. However, in light of the advice 
contained within the Written Ministerial Statement Small-scale developers the 

proposal does not meet the relevant threshold, nor does it meet the definition 
of a rural exception site. Therefore a contribution for affordable housing may 
not be sought. 

Conclusion 

15. For the reasons given above, and having regard to all matters raised, the 

appeal is allowed.  

M Savage 

INSPECTOR 
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Schedule of Conditions 

1) The development hereby permitted shall begin not later than 3 years 
from the date of this decision. 

2) The development hereby permitted shall be carried out in accordance 
with the following approved plans:17002/01, 17002/02, 17002/03A, . 

3) No development of the building shall take place until a sample panel of 

the materials to be used in the construction of the external surfaces shall 
have been prepared on site for inspection and approved in writing by the 

local planning authority. The sample panel shall be at least 1 metre x 1 
metre and show the proposed material, bond, pointing technique and 
palette of materials (including roofing, cladding and render) to be used in 

the development. The development shall be constructed in accordance 
with the approved sample, which shall not be removed from the site until 

completion of the development. 

4) The development hereby permitted shall not be brought into use until 
the areas shown on the proposed site plan drawing no. 17002/03A for 

parking, loading, unloading and turning of vehicles has been provided 
properly laid out, hard surfaced and drained. The space shall be 

maintained thereafter free of any impediment to its designated use.  

5) No development approved by this permission shall commence until there 

has been submitted to and approved by the local planning authority a 
scheme of landscaping and these works shall be carried out as approved. 

The submitted scheme shall include:  

- planting plans  

- written specifications (including cultivation and other operations 

associated with plant and grass establishment)  

- schedules of plants, noting species, planting sizes and proposed 

numbers/densities and 

- a timetable for implementation. 

All planting, seeding or turfing comprised in the approved details of 

landscaping shall be carried out in the first planting and seeding seasons 
following the occupation of the buildings or the completion of the 

development, whichever is the sooner. Any trees or plants which within a 
period of 5 years from the completion of the development die, are 
removed or become seriously damaged or diseased shall be replaced in 

the next planting season with others of similar size and species. 

6) No development shall take place until a scheme of foul drainage and 

surface water drainage has been submitted to and approved in writing by 
the local planning authority. The approved scheme shall be implemented 
in full before the development is occupied. 

7) Prior to the erection of any external lighting on the site a lighting plan 
shall be submitted to and approved in writing by the local planning 

authority. The development shall be carried out in accordance with the 
approved details and thereafter retained. The submitted scheme shall 

be designed to take into account the advice on lighting set out in the 
Bat Conservation Trust booklet Bats and Lighting in the UK.  
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8) No construction work shall take place outside of the following hours:  

Monday to Friday 07:30 - 18:00  

Saturday 08:00 - 13:00.  

No works shall take place on Sundays and bank holidays.  
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