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1. Introduction 

   

 
This report considers the planning issues associated with the appeal on Land 
Adj to Hill View, Chapel Lane, Bronington, SY13 3HP.  
 
The application Ref: P/2017/0800 proposed:  
 

‘Outline Application to Erect Single Dwelling’  
 
The application is submitted on behalf of the land owners Mr & Mrs McGrath. 
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2. The Site and Background 

 

The site lies on the fringe of the settlement of Bronington which lies around 10 
miles to the south east of Wrexham on the A495 between Ellesmere to the west 
and Whitchurch to the east.  
 
The land is shown below in the context of the A495 and the surrounding 
buildings along Chapel Lane. 
 

 
 
The site is currently used as part of the garden of Hill View. 
 
To the north is the applicants own property Hill View, along with Greenacre 
Cottage, Moss Side and Sunnybank. 
 
To the east is a patchwork of small paddocks and fields. 
 
To the south is Chapel Lane Farm, with its associated agricultural buildings and 
sheds along with Kimberley and Heath House. 
 
To the west is Chapel Lane and beyond this is an agricultural field. 
 
Photographs are attached as Document 1.  

A495
A495

Jayfield
Old Chapel
Sunnybank
Moss Side
Greenacre Cottage

Hill View
Chapel Lane Farm

Kimberley
Heath House

Oakfields
Essex House

1 Old Hall
2 Old Hall
Greenfield

Lawn Cottage
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3. Reason for Refusal  
  
  
 
The planning application the subject of the appeal was refused for a single 
reason below: 
 

The site lies outside a recognised settlement boundary as defined in the 
Wrexham Unitary Development Plan (UDP) and I do not consider the 
proposal constitutes development in the countryside which could be 
justified by current National or Local Planning Policies. Outside of 
settlements new dwellings will only be permitted in accordance with the 
stipulations within H5 – Change of use of an existing building, sub 
division of an existing building, an essential need to house a full time 
agricultural worker or the plot constitutes an infill plot. As such the 
proposal is contrary to UDP Policy H5 and Planning Policy Wales – 
Housing in the Open Countryside. 
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4. Planning Policy  
  
  
 
4.1 Unitary Development Plan 1996 to 2011 
 
The UDP is now time expired, but certain policies remain saved for the purposes 
of planning application determination. 
 
The relevant policies of the Unitary Development Plan which are referred to 
within the reason for refusal at section 3 above. 
 
Policy H5 reads: 
 

Housing in the Countryside 
 
Policy H5 Outside defined settlement limits new dwellings will only be 
permitted where:- 
 
a) proposals accord with Policies H3, H4, and H8; or 
 
b) proposals comprise infilling subject to Policy GDP1; or 
 
c) an essential need to house a full time agricultural or forestry key 
worker can be established and  

i) the long term financial viability and functional management of 
the enterprise is proven; and 
ii) the person, due to the nature of the work, has to live on the site 
rather than in a nearby settlement; and 
iii) there are no suitable buildings nearby which could be 
converted into a dwelling; and 
iv) the new dwelling is sited adjacent to an existing building, can 
be landscaped, and is of a form, bulk, design and materials which 
reflect the locality's rural character. 

 
Any permission will be conditioned to limit residential occupancy to 
essential workers. 

 
 
4.2 Local Planning Guidance No13 – Housing in the Countryside 
 
We believe that the site forms a natural infill plot in line with the detailed 
guidance within Local Planning Guidance No13 – Housing in the Countryside 
(LPGN13). 
 
This guidance note explains the approach which the Council takes towards 
dealing with proposals for housing development in the countryside. It amplifies 
Unitary Development Plan (UDP) policies detailed below and will be a material 
consideration in the determination of planning applications.  
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This guidance note was revised by the Council in July 2011, subject to external 
consultation in August 2011 and was formally adopted for used by the Executive 
Board in October 2011. 
 
In the context of the current Appeal the policy states that: 

d) Infill development 

There are isolated groups of dwellings in the countryside, some (but not 
all) of which form a clearly defined built frontage to a highway. A small 
gap within such a frontage can normally be infilled by one, or at most 
two, dwellings without adversely affecting the character and appearance 
of the area. 

Policy H5 states that 'outside defined settlement limits new dwellings will 
only be permitted where proposals comprise infilling'. Infill proposals are 
defined as 'the development of one or two residential units in a small 
gap along a continuously developed highway frontage within a clearly 
identifiable group of buildings.' 

Proposals for infill development will be carefully considered in relation to 
the following elements: 

Number of units: one or two residential units only will be 
acceptable, any more than this can have an adverse impact on the 
character and appearance of the countryside and the local 
distinctiveness of the area; 

 
Small gap: should be comparable in size and scale to the plots of 
adjoining properties and should be able to accommodate the 
number of units proposed. The dwellings should be of a similar 
size, scale and massing to those in the area with amenity 
circulation space comparable to adjoining properties; 

 
Continuously developed highway frontage: dwellings which are 
sited substantially away from the highway and have large front 
gardens and/or properties set within large plots with a sizeable 
gap to neighbouring properties are unlikely to constitute 
continuously built up frontages. Additional residential 
development in such cases will harm the rural character of the 
area. 

 
Group of buildings: there must be a group (5 or more dwellings) 
of buildings either in a row, on crossroads or in a cul de sac 
arrangement to allow infill development. Field parcels separating 
the dwellings would not be appropriate as a small gap and it 
would be unlikely that this could be defined as a group. 
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5. Grounds of Appeal  
  
  
 
The originally submitted Planning Statement covers the key issues, but the detail 
of the refusal reason is discussed below: 
 
 
5.1 5 Year Land Supply  
 
Planning Policy Wales (Edition 9 – Nov 2016) sets out the land use planning 
policies of the Welsh Government and translates the Government’s commitment 
to sustainable development in the planning.  

Planning Policy Wales indicates at paragraph 9.2.3 that: 
 

Local planning authorities must ensure that sufficient land is genuinely 
available or will become available to provide a 5-year supply of land for 
housing judged against the general objectives and the scale and location 
of development provided for in the development plan.  
 
This means that sites must be free, or readily freed, from planning, 
physical and ownership constraints, and economically feasible for 
development, so as to create and support sustainable communities where 
people want to live.  
 
There must be sufficient sites suitable for the full range of housing types. 
For land to be regarded as genuinely available it must be a site included 
in a Joint Housing Land Availability Study.  
 
The Welsh Government will monitor development plans and their 
implementation to ensure that sufficient housing land is brought forward 
for development in each local planning authority and that economic 
development and related job opportunities are not unreasonably 
constrained. 

 
There is a clear requirement to provide a 5 year supply of housing land within 
Planning Policy Wales (Edition 9 – Nov 2016) 
 
The Councils Technical Advice Note (TAN) 1 – Joint Housing Land Availability 
Studies (January 2015) states in part ‘8. Transitional arrangements’ that:  
 

“8.2 Therefore local planning authorities that do not have either an 
adopted LDP or UDP will be unable to demonstrate whether or not they 
have a 5-year housing land supply and effectively will be considered not 
to have a 5-year supply. Those LPAs without an adopted development 
plan will be unable to produce a JHLAS until an adopted LDP is in place. 
However, as mentioned in paragraph 3.3 above, local planning 
authorities without an adopted LDP should continue to carry out an 
objective assessment of their housing land supply on an annual basis in 
preparation for their LDP” 
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As the Council does not have an up to date adopted LDP/UDP the Council do 
not have a 5 year land supply.  
 
Part 6 of TAN1 relates to the issue of housing supply and states that:  

 
“6.2 The housing land supply figure should also be treated as a material 
consideration in determining planning applications for housing. Where 
the current study shows a land supply below the 5-year requirement or 
where the local planning authority has been unable to undertake a study, 
the need to increase supply should be given considerable weight when 
dealing with planning applications provided that the development would 
otherwise comply with development plan and national planning policies.” 

 
The latest Wrexham County Borough Council Housing Land Monitoring Study 
2016 presents the housing land supply for the area at the base date of April 
2016. 
 
The document acknowledges that in the absence of an up-to-date Unitary 
Development Plan and adopted Local Development Plan (in accordance with 
latest Welsh Government Guidance within TAN1) there is no requirement for a 
Local Authority to produce a JHLAS and the authority is considered to have a 
zero land supply.  
 
The historic land supply figures are shown in Appendix 3 – Previous Land Supply 
Data (large Sites) and this is shown below:  
 

 
 
The historic figures show a considerable and on-going undersupply of housing 
in the area compounding the undersupply of housing within the Council’s area. 
 
The Wrexham County Borough Council Housing Land Monitoring Study 2016  
acknowledges that expediting planning applications is the only viable 
alternative to increase housing land supply in the short term. The document 
states at paragraph 3.0 to 3.2 that: 
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In conclusion Planning Policy Wales and TAN 1 requires each Local Planning 
Authority to ensure that sufficient land is available to provide a 5-year supply of 
housing land within their areas.  
 
The Wrexham County Borough Council Housing Land Monitoring Study 2016  
concludes that there is not a 5 year supply of housing land. 
 
TAN 1 specifies that if Local Planning Authorities cannot provide a 5-year 
supply of housing land the need to increase supply should be given 
considerable weight when dealing with planning applications. 
 
The current application seeks to assist in the increase in the supply of housing 
land within the Wrexham County Borough area in line with the requirements of 
Planning Policy Wales and TAN 1. 
 
 
5.2 Compliance with Policy H5  
 
The scheme proposes the erection of a single dwelling in line with Policy H5 
which states that:  
 

Outside defined settlement limits new dwellings will only be permitted 
where:- 
 
a) proposals accord with Policies H3, H4, and H8; or 
b) proposals comprise infilling subject to Policy GDP1; or 
c)  an essential need to house a full time agricultural or forestry key 

worker can be established and 
 
The land sits adjacent to Chapel Lane and directly between Hill View and 
Chapel Lane Farm.  
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The context of the site in relation to the surrounding properties is shown below 
 

 
 
In addition to the properties in the immediate area, there are properties on 
either side of the site which contain a number of outbuildings and sheds and this 
context is shown below. 
 

A495

Jayfield
Old Chapel
Sunnybank
Moss Side
Greenacre Cottage

Hill View
Chapel Lane Farm

Kimberley
Heath House

Oakfields
Essex House 

1 Old Hall
2 Old Hall
Greenfield

Lawn Cottage
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Below are photographs of the properties immediately adjacent to the plot. 
 

 
Hill View immediately to the north of the application site 
 

 
Chapel Lane Farm immediately to the south of the application site 
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Agricultural Buildings adjacent to Chapel Lane Farm 
 
These properties form a well-developed and established built up frontage. 
 
Critically the site does not project into an area of unbounded open countryside 
and the site has clear and defensible boundaries.  
 
It is clear that the site forms a natural infill plot within a well-developed built 
frontage as required by Policy H5. 
 
 
5.3 Sustainability of the Settlement 
 
The settlement of Bronington lies a short distance to the north which as a 
community has a population of around 3,224 with 1,280 households (2001 
Census Key Statistics). 
 
The village includes the following services and facilities: 
 

Shop 
 
Bronington Village Stores lies around 750m from the site and includes an 
off licence, Post Office, newsagents and groceries. 
 
School 
 
Bronington Church in Wales Primary School lies within the heart of the 
village around 880m from the site. The Bronington Playgroup lies within 
the School Community Room and provides places from aged 2. 
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Holy Trinity Church 

 
The site lies between the Church and the village with the Church 1250m to 
the east of the site. 

 
 Post Box and Telephone 
 
 These lie adjacent to the village stores and within 740m of the site. 
 
 Transport 
 

Policy PS4 of the Unitary Development Plan states that “Development 
should maintain the existing settlement pattern and character and be 
integrated with the existing transport network to help reduce the overall 
need to travel and encourage the use of alternatives to the car”.  

 
The village is served by the bus service 146 which runs between 
Wrexham -Marchwiel -Penley –Whitchurch. The service provides a 
regular service between the settlements and the timetable is attached as 
Document 2.  
 
The site lies between Ellesmere and Whitchurch on the A495. 
 
Nearby Settlements 
 
The site lies around 4 miles from Whitchurch, 6 miles from Ellesmere and 
11 miles from Wrexham. 

 
The nearby services and facilities ensure that Bronington is a sustainable 
settlement. 
 
 
5.4 Personal Circumstances 
 
The appellants are wishing to build the property in order that their daughter 

 and her partner can occupy the new property. She currently 
lives in Milton Keynes but wishes to move to the new dwelling to assist with the 
care of her parents. 
 

 
 

 
 

 
If the property was built the daughter would be able to provide on-going care 
and assistance to her parents in the future.   
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6. Other Planning Issues 
  
  
 
 
6.1 Deliverability 
 
The site is available for immediate development and there are no known 
constraints to the development of the site. 
 
Subject to planning permission being granted, the development of the site will 
occur at the earliest available opportunity. 
 
 
6.2 Impact Upon Neighbouring Properties 
 
The application is in outline only with all matters other than access reserved for 
later consideration. 
 
The dwelling shown within the Indicative Layout Drawing 16/2475/01 has been 
positioned and orientated to ensure that there is no material impact upon the 
existing residential properties of Hill View to the north or Chapel Lane Farm to 
the south. 
 
The scheme has followed guidance within LPGN 21 - Space around Dwellings, 
provides a good solution to the site constraints and will not materially impact 
upon any neighbouring property. However if specific concerns are raised in 
relation to the impact upon neighbouring properties, then the layout can be 
amended at the ‘Reserved Matters’ stage. 
 
6.3 Drainage 
 
The scheme proposes the installation of a treatment plant with an outfall to 
engineered soakaways within the owners land. 
 
The surface water from the site will be taken to engineered soakaways. 
 
 
6.4 Flood Risk 
 
The site is shown to be outside the Natural Resources Wales (NRW) Indicative 
Floodplain which shows the 0.1% annual probability flooding and an extract of 
the NRW flood risk and surface water mapping is attached as Document 3. 
 
There will be no detrimental impact upon any future occupiers of the 
development through flood risk or flooding from surface water and the 
development of the site will not result in the loss of flood storage capacity  
 
The development fulfils the criteria within Technical Advice Note 15 
Development and Flood Risk. 
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6.5 Vehicular Access 
 
The indicative layout shown on the Drawing 16/2475/01 shows a single access 
point onto the lane.  
 
The access to the site along with the surrounding highway network is capable of 
accommodating the traffic associated with the proposed dwellings. 
 
 
6.6 Parking 
 
It is anticipated that the house would be a 2/3 bedroom property which would 
require (under Local Planning Guidance Note No.16) 3 parking spaces.  
 
The indicative layout Drawing 16/2475/01 demonstrates that each of the houses 
can be allocated the appropriate level of parking in accordance with the Local 
Planning Guidance Note No.16.  
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6. Conclusions 
  
  
 
The scheme proposes a single dwelling within an area of open countryside 
outside of any settlement limit. 
 
However the scheme meets the requirements of Policy H5 of the UDP and Local 
Planning Guidance No13 – Housing in the Countryside. 
 
The site is surrounded by a cluster of buildings and dwellings and does not 
project into an area of unbounded open countryside. 
 
The site has clear and defensible boundaries. 
 
It is clear that the site forms a natural infill plot within a well-developed built 
frontage as required by Policy H5 of the UDP and ‘part d) infilling development’ 
of Local Planning Guidance No13 – Housing in the Countryside. 
 
The current application seeks to assist in the increase in the supply of housing 
land within the Wrexham County Borough area in line with the requirements of 
Planning Policy Wales and TAN 1. 
 
The site provides a sustainable form of development in line with local policy and 
Planning Policy Wales. 
 
The personal circumstances of the appellant are a significant material 
consideration and weigh towards the appeal being allowed. 
 
It is respectfully requested that the appeal is allowed 
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