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GILLINGHAM TOWN COUNCIL

The Town Hall, School Road, Gillingham, Dorset SP8 4QR

Tel: 01747 823588            Email: GillinghamTC@aol.com 

DEVELOPMENT CONTROL 

RECOMMENDATIONS COMMITTEE

Minutes of a meeting of the Development Control Recommendations Committee held on the 14th March 2011 commencing at 7.30pm in The Jubilee Room, Town Hall, School Road, Gillingham.

These minutes do not constitute a true record until ratified by Full Council.

Present:
Cllr R Evill (Chairman), Cllr Mrs A Beckley, Cllr C Dann, Cllr F Evill, 


Cllr S Joyce, Cllr M Lodge, Cllr B Millichamp, Cllr R Monksummers, 


Cllr. Mrs J Robson, and Cllr D Walsh. 

Also present:
Cllr Mrs E Booton (non-member) and twenty members of the public.
600.  Apologies:
Cllr S Joyce.
601. To approve the minutes of the meeting held on the 14th February 2011 and the interim meeting 


  held on the 28th February 2011.

Proposed by Cllr Walsh, seconded by Cllr Mrs Beckley, and agreed by all voting members, that the minutes of the meetings held on 14th February 2011, and 28th February 2011,should be approved.

602.  Questions - There were no questions. 


603.  Declarations of Interest – Cllr R Evill and Cllr F Evill declared a personal interest in Planning 

Application 2/2011/0162/PLNG. Cllr Millichamp declared a personal interest in Agenda Item 9 as a member of the Gillingham Town Design Statement Streering Group. Cllr Walsh declared a personal interest in Agenda Item 8 as the Chairman of the ‘Save Our Wyke’ Group. Cllr Lodge declared a personal interest in Agenda Item 10 as a member of the Gillingham Town Plan Steering Group.

604. 
Decisions from NDDC 

a. 2/2010/1330/PLNG – Savage Cat Farm Ltd, Granary Barn, Bowridge Hill, Gillingham – Install solar PV panels to south elevation of 4 broiler sheds - GRANTED

b.  
2/2010/1345/PLNG – Milton Farm Cottage, Milton-on-Stour, Gillingham – Erect two storey extension - REFUSED 

c. 2/2010/1350/PLNG – Gutchpool Farm, Motcombe, Gillingham – Erect 1 No. single storey and 1 No. two storey extension. Convert and extend outbuilding to form annexe linked to main dwelling. Erect 3 bay car port (demolish existing buildings) – GRANTED

 
d. 
2/2010/1383/PLNG – Deer Leap Farm, Bowridge Hill, Gillingham – Erect loose boxes to incorporate livestock housing and equine stables – GRANTED
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:-

605.
Planning Applications:


a.
2/2011/0162/PLNG – 39 Bridge Close, Gillingham – Develop land by the erection of 1 No. dwelling and 1 No. parking space (outline application will all matters reserved)



COMMENTS:



The Chairman informed members that eight letters of objection have been received.

Mr James Grant, a resident of Bridge Close, spoke on behalf of his neighbours. He explained that the area is used everyday by children walking to and from school. The proposed dwelling will be on a blind bend and Mr Grant raised concerns over the additional danger to pedestrians and road users. He also raised concerns over the loss of privacy to neighbouring properties.

Local residents present, also raised concerns over the access to the existing adjoining garages, stating, “The proposed access will cross the existing access to a block of garages. This area is already congested and the proposal will only exacerbate the situation.” Residents also raised concerns over the ownership of the proposed access strip.

Cllr Walsh thanked the members of the public for taking the time to write letters expressing their views and for attending the meeting. He made the following verbatim report:

“This application is literally stretching the boundaries of planning. I have never seen a better example of over development than that proposed for this small corner patch of grass.

When visiting the site, the first point that is apparent is the inadequate parking facilities for such a densely populated area as Bridge Close. The proposed access and parking for the new dwelling is unlikely to prove viable as I have been informed that it is a private access for the garage owners who at times are unable to get to them because of parking in the access. As the occupants of Bridge Close state “they already struggle with the volume of traffic and the on road parking.”

This application is definitely contrary to policy 1.8 as point Section ii of the policy Character

states “The form, scale and density of new development should be in character or enhance the immediate surroundings and the settlement or area as a whole.”

Obviously it will have effect on the density, will be out of character with surrounding plots which all have open plan front gardens and it certainly won’t enhance the immediate surroundings or settlement area.

Section iii Amenity reads “The amenity of neighbouring land users should be safeguarded.”

As the correspondence from neighbours emphatically states this development would definitely affect their amenity. Even though this is only outline planning position any future dwelling, if it has windows, which I think most houses have, it would be overlooking at least one property causing loss of privacy.

Vehicular access and car parking reads “The provision of access roads, turning areas and car parking which generate traffic movements likely to cause or increase unnecessary danger to highway users, will not be permitted.”

Since June 2010 when Planning Policy 3 was amended there have been precedents to this application; I refer to applications 2/2010/0796/PLNG Oakdene Newbury, 2/2010/0652/PLNG Land at rear of 4 The Oaks and2/2010/1207/20 Rear of “Winmere” Shaftesbury Road.

All of these applications proposing developments in gardens were submitted after Planning Policy Statement 3 was amended and gardens were reclassified as greenfield sites as opposed to that previously developed and all were refused by North Dorset District Council. 
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:-

605.  
Planning Applications - continued:-

One of the reasons for refusal used on the first two of the above was that they were contrary to Policy 2.2 of the North Dorset District Wide Local Plan (First Revision), this application also contravenes policy 2.2 for it reads; 

Making best use of housing land

“The best possible use of land should be made by re-using derelict, disused or previously developed sites or buildings in preference to the development of Greenfield land. Therefore before granting planning permission on a Greenfield site, a sequential study should be undertaken to indicate whether or not the proposed development could be accommodated on previously used land”

In response to this the local Planning Authority has stated that;

“In accordance with the sequential approach, development should not be allowed if there are adequately previously developed sites available. There are adequately previously developed sites available to meet the housing needs of the towns.”

The application is also contrary to Policy 2.8 Monitoring the Availability of Land for Housing                                                                                           which states “The availability and take up of housing land will be monitored annually by the District Council to ensure that there is an adequate supply, that planned levels of brownfield and windfall development and affordable housing are being achieved, that density and car parking standards are being met and that necessary infrastructure is being provided.”

In June 2010 Local Government Minister Greg Clark removed rules telling councils that new housing must be built to ensure 12 homes go into every acre of land; as the words “the national indicative minimum density of 30 dwellings per hectare is deleted from paragraph 47” of Planning Policy Statement 3. With regard to that amendment this application would constitute over development.

To sum up Mr Chairman. The land subject of this application is Greenfield land, where, in accordance with the sequential approach, development should not be allowed if there are alternative previously developed sites available. According to the Local Planning Authority, “There are adequately previously developed sites available to meet the housing needs of the towns.” The proposal is therefore contrary to Settlement policy H, Housing Policy C , Environment Policies F and H plus Implementation Policies A and D of the Bournemouth, Dorset and Poole Structure Plan and policies 1.1, 1.8, 2.1, 2.2, 2.3, 2.6 and 2.8 of the North Dorset District wide Local Plan (first revision).

With regard to the aforementioned points I recommend this application be refused and if the Case Officer has a mind to approve it, that it be referred to North Dorset District Council Development Control Committee.

Cllr Mrs Robson, and Cllr Mrs Beckley, agreed with the report made by Cllr Walsh. Cllr Mrs Beckley sympathized with local residents stating, “I know, first hand, how difficult it can be to get in and out of driveways in Bridge Close.”

Cllr Monksummers thanked Cllr Walsh for his report stating, “Cllr Walsh has done an excellent job. We are here to represent the local residents and it is quite clear what their views are tonight. There are parking issues, and access issues, which are concerning. With regards to the problems of accessing the garages, unfortunately the council are unable to deal with this as it is private land, however, I would recommend that the local residents make their own efforts to rectify this potential problem.”
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:-

605.  
Planning Applications - continued:-

Cllr Dann concurred with Cllr Walsh stating, “I endorse the report presented by Cllr Walsh tonight and I also have deep concerns over the congestion and traffic in Bridge Close. This proposal constitutes an overdevelopment of the site. The residents of Bridge Close have suffered enough over the years, we are here to represent them and we must therefore turn this application down.”

When put to the vote, all members recommended refusal of the application.

All members agreed that, should the Case Officer recommend approval, the application should be referred to the Development Control Committee at North Dorset District Council.

b. 2/2011/0189/PLNG – Winmere, Shaftesbury Road, Gillingham – Erect 1 No. dwelling, create new vehicular access and form 1 No. parking space (demolish existing garage/outbuilding and create turning space and parking for Winmere)

COMMENTS:
The Chairman informed members that four letters of objection have been received.

Local resident, Mr Dibben raised concerns over the scale of the drawings stating, “The plan is not to scale, and, as a result, the proposed dwelling seems to look as though it is further away from my property than it actually will be.” Mr Dibben also raised concern over the access and its close proximity to the th traffic lights.

Cllr Mrs Beckly referred to the previous planning application (2/2010/1207/PLNG) and stated “The previous Planning Application was refused, and all the reasons for refusing that one are still relevant to this planning application.”

Cllr Walsh gave the following verbatim report:

‘The land referred to in this application is Greenfield land, where, in accordance with the sequential approach, development should not be allowed if there are alternative previously developed sites available. According to the Local Planning Authority, “There are adequately previously developed sites available to meet the housing needs of the towns.” The proposal is therefore contrary to Housing Policy C and Implementation Policy A of the Bournemouth, Dorset and Poole Structure Plan and policies 1.1, 1.8, 2.1, 2.2, 2.3, 2.8 of the North Dorset District wide Local Plan (first revision)

The plans themselves show, even though the scale is questionable that the proposed 4-bedroom house would be very close to the boundary with ‘Cherry Ash’. The development proposed would result in the residential amenities that are currently enjoyed by the existing dwellings, and gardens, adjoining the site being adversely affected by undue overlooking and loss of privacy, and by general disturbance and domestic activity and disturbance associated with the occupation of the new dwelling, including the resultant three-fold increase in vehicular traffic using the access and the site. The proposal is therefore contrary to Settlement policy H, Housing Policy C, Environment Policies F and H plus Implementation Policies A and D of the Bournemouth, Dorset and Poole Structure Plan and policies 1.1, 1.8, 2.1, 2.2, 2.3, 2.6 and 2.8 of the North Dorset District wide Local Plan (first revision).

There is not a wide enough visibility splay area to provide adequate visibility for the emerging driver on to the main road and as the driveway is alongside the boundary with the neighbouring property ‘Bramble’. I cannot see a way round this without obtaining land from the said neighbouring property.
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:-

605. 
Planning Applications - continued:-

I am also very worried about the width of the driveway with regards to emergency vehicles. The narrowest part is between ‘Winmere’ House itself and the boundary fence, so it would be impossible to make this any wider.

The Planning Design and Access Statement prepared by Pegasus Planning Group states a precedent in that the house on the adjacent property, known as ‘Bradle’, was granted planning permission twenty years ago to build one house and garage on what I might add was a considerably larger plot, in fact half an acre.

3.4 of the document reads:

“The planning permission demonstrates that backland development has been previously 

deemed as an acceptable form of development in this part of Gillingham.”

This may have been acceptable in the past, but so was burning witches: 

We have moved on, rules have changed; it is what we call progress. As we are all aware on 

the 9th June 2010 the rules changed and gardens were reclassified as Greenfield sites to 

protect as opposed to develop.

Since June 2010 when Planning Policy 3 was amended there have been precedents to this 

application; 

I refer to applications 2/2010/0796/PLNG Oakdene Newbury and 2/2010/0652/PLNG Land

at rear of 4 The Oaks.Both applications proposing developments in gardens were submitted 

after Planning Policy Statement 3 was amended and both were refused by North Dorset 

District Council. One of the reasons for refusal used was that of contravening Policy 2.2 of 

the North Dorset District Wide Local Plan (First Revision), which reads;

“The best possible use of land should be made by re-using derelict, disused or previously 

developed sites or buildings in preference to the development of Greenfield land. Therefore 

before granting planning permission on a Greenfield site, a sequential study should be 

undertaken to indicate whether or not the proposed development could be accommodated 

on previously used land”

In response to this the local Planning Authority has stated that;

“In accordance with the sequential approach, development should not be allowed if there 

are adequately previously developed sites available. There are adequately previously 

developed sites available to meet the housing needs of the towns.”

That precedent must therefore cover this proposed development at Winmere.

With regard to the aforementioned points I recommend this application be refused and if 

the Case Officer has a mind to approve it that it be referred to North Dorset District 

Council Development Control Committee.’

Cllr Monksummers thanked Cllr Walsh for his report,  raised concerns over the statement made by Mr Dibben with regards to the accuracy of the plans and asked for the Case Officer  to be notified of these observations and asked to carefully check the validity of the plans.
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:-

605.  
Planning Applications - continued:-

Cllr Dann stated, “ I am concerned about the well-being of the trees and strongly recommend that the North Dorset District Council Tree Officer inspects them.”

When put to the vote all members recommended refusal of this application.

It was agreed that, should the case officer recommend approval, then the application should be referred to the Development Control Committee at North Dorset District Council.

Following the vote Cllr Walsh made the following verbatim report:

‘Twice tonight we have debated applications for development within garden boundaries and tomorrow a group of local residents and I will be at the Development Control Committee at North Dorset, they voicing their concerns and I the Town Council’s judgements with regards to two more after case officers opposed our recommendations.

I ask that this committee request from North Dorset guidance and clarification on this very controversial subject.

Members of the public are continually showing their confusion because they either read in a newspaper or saw on the television that the government, through Greg Clark the minister for Decentralisation had announced “New Powers For Local Authorities to stop ‘Garden Grabbing’”.

On 15th June 2010 Steve Quartermain, Chief Planner in the Department for Communities and Local Government, wrote to local Authority Chief Planning Officers saying that;

“On 9th June Government implemented the commitment made in the Coalition Agreement to decentralise the planning system by giving Local Authorities the opportunity to prevent overdevelopment of neighbourhoods and ‘Garden Grabbing’ .

He added “I am writing to confirm that the Government has amended Planning Policy Statement 3: Housing with the following changes. 

The definition of previously developed land in Annex B now excludes private residential gardens; and the national indicative minimum density of 30 dwellings per hectare is deleted from paragraph 47.

Together these changes emphasise that it is for Local Authorities and communities to take the decisions that are best for them, and decide for themselves the best locations and types of development in their areas.”

Advice produced by the Planning Inspectorate states;

“Inspectors should be aware of the Ministerial statement and of the amendments to Annex B and paragraph 47 of PPS3. The changes to PPS3 should be taken into account as material considerations where relevant to casework involving the proposed development of garden land or of housing development in general. In the absence of a definition, it will be for the decision maker to determine what constitutes a private residential garden. This will be a matter of judgement based on the facts and circumstances of the particular case (In the same way that they have to decide on whether or not land falls within the curtilage of a building).”

In response to this, North Dorset District Council Planning Policy Manager says

“In essence the advice note indicates that the Ministerial Statement and changes to national policy are material considerations that should be taken into account by inspectors when planning decisions are made affecting garden land. The council will also take account of the Ministerial statement and changes to National Policy in the same way.”

I agree with the members of the public and find the vagueness of such statements confusing.

I think that we need to know if these amendments to PPS 3 have been adopted by the Planning Department at North Dorset and if so how? What guidelines are being used to determine suitability of applications for garden developments? We need to know how much of a “material consideration” is being given to the fact that gardens are now classified as greenfield sites, changed to prevent unwanted development on gardens where local people object and protect the 
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:-

605.  
Planning Applications - continued:-

character of their neighbourhoods and I would like to call for clarifications of the definition for “Private residential Garden” currently being used by NDDC.

Town and District Planning Committees must both use the same local planning policy guidance, contradictory judgements will just add to the public’s confusion which can only result in them losing faith in our Planning System and ultimately with the Council. For the Localism Bill to succeed the public and the Local Authorities must work very closely together especially with regards to local planning, right to buy and right to build and so there is no place for confusion.’
Members agreed that a letter should be sent to North Dorset District Council asking for clarification.

c. 
2/2011/0227/PLNG – Thorngrove Lodge, Common Mead Lane, Gillingham – Erect single storey extension, form dormer window to create additional living accommodation in roof space and change the main entrance to the property from the south-west to the north-west side including reinstating window. Install a conservation rooflight.
COMMENTS:

Cllr Mrs Beckley stated, “The proposed alterations are in keeping with the building, and will, in fact, enhance it.”

Cllr Mrs Robson agreed with Cllr Mrs Beckly, stating, “No neighbours will be effected by these alterations.”

When put to the vote, seven members supported the application. Cllr Lodge abstained from voting as he has not had the opportunity to visit the property. 

d. 
2/2011/0204/PLNG – Shrublands Farm, Shearstock, Shaftesbury – Change of use from horticultural to B1. Form 16 No spaces and turning area.

COMMENTS:

Cllr Lodge referred to previous planning applications for the site and stated, “This is the third time we have looked at an application for this site. It is the thin edge of the wedge. The site was previously used as a chicken farm but the applicants ceased the poultry business several years ago and are now running a transport business from the site. This application will result in industrial use outside the town boundary and in open countryside. Sixteen parking spaces means sixteen vehicles using the access to and from a dangerous stretch of Shaftesbury Road.”

Cllr Monksummers agreed with Cllr Lodge stating, “I have concerns over this application. We seem to be drifting towards something and I am anxious that we may end up with an industrial area in open countryside.”


Cllr Millichamp referred to the previous planning application for Shrublands Farm (2/2011/0130/PLNG) stating, “On 28th February we discussed a plan to erect a horticultural workshop, an HGV servicing facility and security lodge. Approval for this application may not come about without approval for the change of use. I am confused as to why there are so many applications.”


Cllr Mrs Robson reminded members that a precedence has already been set by the diversification of the farm on the opposite side of the road.


Cllr Mrs Beckly stated, “This application does not involve changing the plan area or elevations, the only changes will be to the inside of the building. Looking at the plans, it seems that  there will not be an overall increase in the size of the parking area, they will just be marking out the spaces.”
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:-

605.  
Planning Applications-  continued:-


Cllr R Evill informed members that local company Meditech want to occupy a unit to transfer their business and for this they require B1 use.


When put to the vote five members recommended refusal of the application.


Cllr Mrs Beckley, Cllr Millichamp and Cllr Mrs Robson abstained from voting.


Members agreed that, should the Case Officer recommend approval, this application should be referred to the Development Control Committee at North Dorset District Council.

606.
To receive the Gillingham Dorset Historic Towns Project, Draft Report for Consultation and make recommendations thereon:- 



Cllr Mrs Beckley thanked local historian, Mr John Porter, for his report on the document.



A report will be sent to the Senior Archaeologist at Dorset County Council from Gillingham Town Council which will include the report made by Mr Porter.

607.

To receive an update on the designation of Wyke, Gillingham as a conservation area and to make recommendations thereon:-



Cllr Walsh informed members that he had attended the Cabinet Meeting at North Dorset District Council that afternoon where it was decided to undertake a public consultation with a view to designating Wyke as a conservation area. Everyone who will be effected will be written to and given the opportunity to express their views. A report will be held at Gillingham Town Council for anyone wishing to look at the document.

608.
To receive an update from the Gillingham Town Design Statement Steering Group and make recommendations thereon:-


Cllr Millichamp informed members that work is progressing well and The Community Resource Worker for Gillingham will be given a full report at The Annual Town Meeting on Wednesday 27th April 2011.

609.
To receive an update from the Gillingham Town Plan Steering Group and make recommendations thereon:-     

  

There was nothing further to report at this stage.
610.  
To receive an update on Planning Enforcement issues and make recommendations thereon:-  

The Chairman informed members that, following a complaint regarding signage, the Enforcement Officer has written to the Practice Manager of the dental surgery in Gillingham. Cllr R Evill stated, “The letter is regarding the sign erected on the northern side of Middlefield House which advertises a dental practice. The sign is in the region of 7 metres square and exceeds the maximum permitted area of 1.55 metres square and may also exceed the maximum letter height of 0.75 metres. Accordingly the sign is unauthorised and cannot remain on the building. There are three options available to the practise: To apply for permission to retain the existing sign, however I am advised that any such application is unlikely to receive the support at officer level. To replace the sign with one which meets the area  and letter criteria or to apply for permission for a smaller sign than existing but larger than that permitted by the regulations. If the last option is pursued then the Enforcemnet Officer suggests a sign no larger than 2.2 – 2.5 metres square in area, although he cannot guarantee whether a sign of this size would be considered favourably.”
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Development Control Recommendations Committee – Minutes – 14th March 2011 - continued:
610. To receive an update on Planning Enforcement issues and make recommendations thereon- 

continued:-  

The Chairman informed members that the Enforcement Officer is still working with the legal   

department at North Dorset District Council regarding the matter of cars being stored and sold from a  private house in Fairey Crescent. Unfortunately, due to the sensitive nature of the matter, no further details are available at this time. Cllr Mrs Beckley informed members that there is still a large number of cars being kept at the property. Cllr Dann stated, “This is an ongoing problem and is not satisfactory. Officers at North Dorset District Council must stop hiding behind such phrases and get on with the job in hand.”

Cllr Walsh asked whether there was any further information regarding the application for a Certificate of Lawfulness at East Lawn Farm. The Chairman confirmed that there was no further information regarding this application.

Cllr Monksummers informed members that he has requested further information regarding other holiday accommodation units in the area.
 611. To discuss the issues of trespassing on Kendalls Field, Milton-on-Stour and make 


   recommendations thereon:-
Cllr Millichamp informed members that a sign has been erected showing a map of the area and the route of the definitive footpath.
612. 
To receive a report from the Footpath Liaison Officer and make recommendations thereon:-

Cllr Millichamp informed members that the Rights of Way Officer at Dorset County Council is investigating reported problems at Footpath 36 at Bowridge Hill in Gillingham.

613.  
MATTERS PERTINENT TO THIS MEETING.  Members are advised that inclusion of items is


at the Chairman’s discretion and that ‘A Council cannot lawfully decide any matter which is not  



specified in the summons (agendas)’.  The Chairman to be advised prior to the commencement of the



meeting

The Chairman informed members that the following planning applications will be considered by the Development Control Committee at North Dorset District Council on 15th March 2011. Cllr Walsh will be in attendance:
2/2010/1032/PLNG – Broad Oaks, Wyke Road, Gillingham.

2/2010/1211/PLNG -  Land to the rear of Fairey Crescent, Gillingham.

2/2010/1371/PLNG – St Matthews Farm, Forest Deer, Gillingham.

Closure: The meeting closed at 8.43pm

