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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 8th November 2010 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 F Evill, Cllr S Joyce, 


Cllr R Monksummers, Cllr Mrs J Robson, Cllr D Walsh and Cllr D Griffin (non-member).

Also present:
Nineteen members of the public and one member of the press.
556.  Apologies:
Cllr C Dann (attending another meeting), Cllr M Lodge (family illness), 


Cllr B Millichamp (holiday).
557.
To approve the minutes of the meeting held on the 11th October 2010.

The Chairman reminded members that a Development Control Recommendations Committee Meeting was not held on Monday 25th October. Proposed by Cllr Walsh, seconded by Cllr Mrs Robson, and agreed by all voting members, that the minutes of the meeting held on 11th October 2010 be approved.  

558.  Questions - There were no questions. 

559.   Declarations of Interest – Cllr Mrs Beckley declared a personal interest in Planning Application 

 
2/2010/1068/PLNG.

560.
Decisions from NDDC:-

      a. 
2/2010/0921/PLNG – Springfield House, Bugley Road, Gillingham – Erect single storey extension    

             and install 2 No. roof  lanterns -  GRANTED

b.

2/2010/0922/PLNG – Springfield House, Bugley Road, Gillingham – Remove existing flat roof. Erect single storey extension, install 2 No roof lanterns and carry out internal and external alterations – GRANT OF LISTED BUILDING CONSENT 


c.

2/2010/0816/PLNG – Weston Fields, Buckhorn Weston, Gillingham – Erect 1 No. 10 metre high, 6KW wind turbine – THIS APPLICATION HAS NOW BEEN WITHDRAWN


d.

2/2010/0714/PLNG – Weston Fields, Buckhorn Weston, Gillingham – Erect 1 No. dwelling with 

   parking and access - GRANTED 

- 2 -

Development Control Recommendations Committee – Minutes – 8th November 2010 - continued:-

561.
North Dorset District Council Tree Preservation Order – Application for work to protected trees:


a.

Wool House, Bugley, Gillingham.

i) T1 – Oak – Remove south-westerly included co-dominant stem.


There were no objections to this application.
562.
North Dorset District Council – Notification of intent to carry out works to tree within a Conservation Area


a.

Stourbridge House, Milton-on-Stour, Gillingham

i) T1 – Wellingtonia – Crown reduce shortening co-dominant stem by 2.5m



There were no objections to this application.

563. 
Planning Applications:-

a. 2/2010/1032/PLNG – Broad Oaks, Wyke Road, Gillingham – Develop the land by the erection of 2 No. dwellings, 1 No. detached garage, turning areas and modified vehicle and pedestrian access (demolish existing garage and lean-to) 

COMMENTS:

Prior to the consideration of this application, the Chairman invited comments from the members of public present.

Dr Alan Frith raised concerns regarding overdevelopment of the site and stated, “If this is approved it sets a precedent for all the houses in similar circumstances to apply to have their gardens redeveloped, until, it is just an urban sprawl”. Dr Frith referred to two recent planning applications, both refused by North Dorset District Council, stating “ The District Council has recently refused planning permission for development in the back gardens of 4 The Oaks and of ‘Oakdene’ in Newbury, Gillingham. The reasons for refusal state that the proposals constitute development of a backland site, which, with no proper relationship with a highway and within an area characterised by open rear gardens, would result in a loss of the existing open garden character. The reasons given for the refusal of these two applications also apply to the application for development at Broad Oaks”.

Mr Derek Hague made the following verbatim statement:

“The reason for making this application was that the time required for simple maintenance was too great. However, as the person is not permenanty living in the property how can she possibly have time to do any maintenance. This application for development is solely based on generating maximum site value to the detriment of the unique area of Wyke. Surely there has to be sound reasons for such a change. The loss of well established trees and shrubs will forever, have a devastating effect on the character of the area. The remaining trees will suffer severe damage to their roots which could result in them dying at a later stage. Due to the position and height of the land, any development will create a scar on the landscape visible from a wide area. This is a tight, narrow and linear plot with single access offering poor visibility and close to a busy junction (Coldharbour). Pedestrians cross the road at this junction as there is no footpath on the north side of Wyke Road. This unique character of this part of Gillingham is worth preserving for future generations to come.”

Mrs Belinda Ridout restated the concerns outlined in her letter to North Dorset District Council stating, “We can only regard this application as ‘garden grabbing’ and in contradiction to PP3 which has been amended to include ‘private residential gardens’ as Greenfield sites.”
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563.
Planning Applications – continued:

Local resident, Mrs Glenda Martin, addressed the committee. Mrs Martin highlighted an issue with surface water and informed members that the area is known as Wyke Marsh. She raised concerns over surface water and the effects that the proposed development will have on drainage to the area.

Cllr Walsh thanked members of the public for attending the meeting and made the following verbatim statement:

“With this application I am very concerned with what I feel will be a very detrimental impact on the trees in this property from the widening of the driveway.  The applicant states that there will be a no-dig or minimal dig construction used, however one of the conditions imposed will be the same as was stated on the previous application before it was withdrawn; that being; 

“ Before the development is commenced the first 10 metres of the access crossing, measured from the nearside edge of the carriageway, shall be laid out, constructed, hardened and surfaced, to the specification of the Local Planning Authority in conjunction with the Local Highway.” Which willnot allow for a no-dig construction.

Reason; In the interest of highway safety in accordance with Transport Policies A, E and V, 

Environmental Policies F and H and Implementation Policies A, D and E of the Bournemouth, Dorset and Poole Structure Plan and Policies 1.1, 1.8, 5.1, 5.2, 5.3, 5.4, 5.7, 5.8, 5.11, 5.12, 5.14, of the North Dorset District Wide Local Plan (First Revision)

Within the enforced 10 metres are 3 Oak trees and a Yew Tree and the widening plan clearly shows that it will impede upon the “Root Protection Areas” of at least two of these and other trees along the length of the drive could also be adversely effected. 

The land subject to the 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.” Consequently this proposal is 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).

Within the new guidelines set by the amendments to Planning Policy Statement 3 removing “the national indicative minimum density” the proposal would constitute overdevelopment of the site. This would result in a development of cramped appearance damaging to the visual amenity and character of the area, contrary to Environmental Policies F and H of the Bournemouth, Dorset and Poole Structure Plan and Policy 1.8 of the North Dorset District Wide Local Plan (First Revision).

With regards to previous developments in this area creating a precedent, this is not so. As we are all aware from the 9th June 2010 gardens were reclassified in the amendments to Planning Policy Statement 3 as Greenfield land to prevent “Garden Grabbing”; unwanted development on gardens where local people object and protect the character of their neighbourhoods. Any previous development in this area was done before the 9th June 2010 when Local Government Minister Greg Clark amended Planning Policy Statement 3, changing the classification of gardens from previously developed “Brownfield” land upon which development should be encouraged, to “Greenfield” land which is to be protected from “Garden Grabbing” and overdevelopment.
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563. Planning Applications – continued

The development, “Benskins” referred to by the applicant was not actually a garden site but had been a Paddock.There is however a precedent 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 of these applications proposing developments in gardens were submitted after the amendments to Planning Policy Statement 3 and both were refused by North Dorset District Council. One of the reasons for refusal used on both was that they were contrary to Policy 2.2.

“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 Broad Oakes.

I therefore recommend that this application be refused and referred to the Development Control Committee at North Dorset District Council.”

Cllr Mrs Beckley stated “I wish to agree with everything that Cllr Walsh has said. I am very concerned over the effects that this development will have on the trees and the wildlife in the area, in particular, the badgers. I am also very concerned over the proposed access to the development.”

Cllr F Evill stated “I oppose this application and would oppose any such like development in that area.”

Cllr Joyce stated “In order for everyone to have the opportunity to voice their concerns, I would like to recommend a site visit.”

When put to the vote, Cllr Joyce and Cllr Mrs Robson abstained from voting. 

Four voting members recommended refusal of the application for the following reasons:

· The proposal will have a damaging effect on the trees, and, in particular, will result in damage to the root protection area of neighbouring trees.

· The proposal is contrary to 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.
· The proposal will result in the loss of a Greenfield site and is therefore contrary to the amended Planning Policy Statement 3 (PPS3) and 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).

· 5  -

Development Control Recommendations Committee – Minutes – 8th November 2010 - continued:-

563. Planning Applications – continued:-

· Within the new guidelines set by the amendments to Planning Policy Statement 3 removing “the national indicative minimum density” the proposal would constitute overdevelopment of the site. This would result in a development of cramped appearance damaging to the visual amenity and character of the area, contrary to Environmental Policies F and H of the Bournemouth, Dorset and Poole Structure Plan and Policy 1.8 of the North Dorset District Wide Local Plan (First Revision).

· The application neither creates or enhances the distinctive character of the area.

· The proposed development will result in an unacceptable outlook from rooms in the adjacent properties and will therefore be detrimental to the reasonable residential amenities of the neighbouring residents.

· The proposals will have a detrimental effect upon the wildlife in the area, and, in the absence of a Bio-diversity survey, is likely to lead to harm to the local wildlife, in particular, the badgers.

· The proposed access will result in an increase danger to pedestrians and road users.

Members agreed that if the Case Officer recommends the application for approval then the 

application should be referred to the Development Control Committee at North Dorset District 

Council.

All members, with the exception of Cllr Walsh, recommended that the Development Control 

Committee at North Dorset District Council should hold a site visit prior to determination by the committee.

b.
2/2010/1088/PLNG – Milton Farm Cottage, Milton-on-Stour, Gillingham – Erect replacement dwelling (demolish existing two storey extension).

COMMENTS:

Prior to the consideration of this application, the Chairman invited comments from the members of public present.

Mr Richard Jenkins explained to members that Milton Farm Cottage is partially within the Conservation Area and the proposed tower is out of keeping with the character of the area. He also raised concerns over the close proximity to his neighbouring boundary, stating, “The proposed large glazed windows on the ground and first floor will look directly onto our property”. Mr Jenkins informed members that the property is within a flood zone and Whistley Brook is prone to regular flooding. He explained that the application proposes that the floor level of the existing structure is raised by 22.5cms to cope with floodwater and asked whether the existing roof level will be raised accordingly. Mr Jenkins also raised concerns over footpath 63, which crosses the cottage garden.

Mrs Greer Tilbrook expressed her concerns over the proposal, stating “The tower is three stories high with three sets of windows and is incongruous with Milton-on-Stour. It resembles an eighteenth century church and is totally out of keeping with the area.” Mrs Tilbrook also raised concerns over footpath 63 and explained that the alternative route of the footpath runs close to the brook and as a result is too wet. She informed members that there is a badger set at the top of the adjacent hill and raised concerns over the effect the development will have on them.
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563.
Planning Applications – continued:-
Mrs Carolyn Eastlake raised concerns over the proposal, stating “It is excessively large and is not in keeping with the area”. Mrs Eastlake raised concerns over the proposed parking arrangements and the effect that this may have on the footpath. She also felt that the proposals will result in an invasion of privacy and light pollution.

Cllr Monksummers agreed with the concerns raised, stating, “These proposals are over the top and totally out of keeping with the area.” Cllr Monksummers also raised concerns over footpath 63 and requested that the Rights of Way Officer be consulted. Cllr Monksummers also requested that the Environment Agency be consulted on the issues of flooding.

Cllr Mrs Beckley agreed with Cllr Monksummers, stating, “I know this area well, the river rises and the area floods quite often. The applicants are proposing that the floor level be raised, but personally I think the amount proposed is insufficient.” Cllr Mrs Beckley referred to the previous comments made regarding parking, and stated, “I note from the application that the applicants are intending to park in the garden.” Cllr Mrs Beckley raised concerns over the proposed extension, stating, “The area of the extension is far too big in comparison to the existing cottage.”

Cllr Joyce stated, “It is good to see that the applicant proposes to use traditional materials but I dislike the design.”

Cllr F Evill stated, “The proposal resembles a folly and is not in keeping with the area. The proposals also constitute overdevelopment of the site.”

Cllr Walsh informed members that three quarters of the house is within the conservation area and requested that the conservation officer is consulted.

When put to the vote, all members recommended refusal of this application for the following reasons:

· The proposal, by reason of excessive size, close proximity to the boundary and inappropriate

design, would be prominent and harmful to the character and appearance of the area.

· Concerns regarding flooding. (Members request that the Environment Agency is consulted.)

· Concerns regarding footpath 63. (Members request that the Rights of Way Officer is consulted.)

· Concerns regarding the Conservation Area. (Members request that the Conservation Officer is

                    consulted)

c.

2/2010/1068/PLNG – D’oracle, Milton-on-Stour, Gillingham – Erect two storey extension.

COMMENTS: All members supported this application.

d.

2/2010/1110/PLNG – Corbins, St Martins Square, Gillingham – Change of use from Class A1 to Class A2.

COMMENTS: The Chairman explained that Class A1 is shops and Class A2 is financial and professional services. Cllr Monksummers stated, “I am in support of anything that keeps commercial property in viable use.”

When put to the vote, all members supported the application.
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563. continued:-
e.

  2/2010/1114/PLNG – Waitrose Ltd, Chantry Fields, Gillingham – Erect 3 No. wall mounted and 6 No. post mounted signs.

COMMENTS: Cllr Joyce informed members that the proposed signs are needed to restrict parking for  a maximum of two hours.

When put to the vote, all members supported the application.

564.
To receive notification from North Dorset District Council of a pre-planning consultation day to discuss the proposed Traveller Site and make recommendations thereon:- 
The Chairman informed members that there will be a public ‘drop-in’ pre-planning application consultation day on Wednesday 10th November 2010, from 9.00am until 8.00pm, at The Royal Chase Hotel in Shaftesbury. The draft site layout plans will be on display, and County and District Council Officers will be in attendance. The Chairman explained that, following the consultation, it is anticipated that the planning application will be submitted to Dorset County Council in mid November 2010.

Cllr Mrs Beckley stated, “I understand that members of Shaftesbury Town Council feel that this process has been rushed through. I have to disagree with this as Gillingham Town Council have know about it for ages.”

Cllr F Evill referred to the travellers camping in the layby on the B3081, Gillingham to Wincanton road and asked whether the layby is designated as a permanent site.

565. 
To receive notification from Dorset County Council of a forthcoming public consultation 

on the Bournemouth, Dorset and Poole draft Minerals Core Strategy and make recommendations thereon:-  (An interaction version of the consultation document is available at www.dorsetforyou.com/mcs)

The Chairman informed members that a hard copy of the document is available on request from the reception desk at Gillingham Town Council.

566.
To received notification from South Somerset District Council of the publication of its 

Draft Core Strategy and make recommendations thereon:- (The draft Core Strategy document, the comment form and summary leaflet are available to view online at www.southsomerset.gov.uk/corestrategy)


There were no comments.

567.
To receive an update regarding trees at Wyke, and make recommendations thereon:- 
Local resident Mrs Belinda Ridout addressed the committee. Mrs Ridout requested that Gillingham Town Council contact North Dorset District Council again, as it is now a matter of urgency, and, as a result of the recent planning application, three mature common Oaks urgently need protecting.

Cllr Joyce informed members that on Wednesday 2nd November, Cllr Walsh; Cllr Mrs Beckley; Trudi Green, the Tree Warden; District Councillor White; Kevin Morris, Environment Policy Manager for North Dorset District Council; Carol Ryan, Conservation Officer; Belinda Ridout; Julie Hansford and himself, had walked from Knapp Lodge to the Brewery in Wyke. During the walk, photographs were taken and areas of special interest were noted. 

The Minute Clerk confirmed that the Town and District Council are working together and are in regular contact with each other regarding the matter. It is hoped that further information will be available shortly.
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568.  To receive an update on Planning Enforcement issues and make recommendations thereon:-  

The Minute Clerk informed members that residents in Fairey Crescent are still concerned over cars being stored at a private residence. Neighbours have complained to the enforcement officer on numerous occasions but are still waiting for a satisfactory outcome.

569.
To receive a report from the Footpath Liaison Officer and make recommendations thereon:-
The Minute Clerk informed members that the Rights of Way Officer has been informed about the concerns surrounding footpath 63 at Milton-on-Stour and will be visiting the area shortly.




570.  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


a.
The Chairman took the opportunity to clarify the situation regarding the recommendation of a site visit to Broad Oaks and explained that the recommendation is for members of the District Council not members of the Town Council.

b.   The Chairman informed members that an appeal has been lodged with the Planning Inspectorate in respect of North Dorset District Council’s refusal of planning permission of application number: 2/2010/0875/PLNG (4 Bourne Way, Gillingham). He explained that The Secretary of State directs that any person who submitted written representation to the Local Planning Authority at application stage be notified of this appeal. Copies of all representations received have been forwarded to the Planning Inspectorate and the Appellant. There is no opportunity for anyone to comment further.


c.

Cllr Joyce raised concerns over the materials being used in the construction of the houses at Harwin House in Lodbourne. He stated, “As councillors, we need to be vigilant over what type of materials are being used. It is a great shame that the natural brickwork of Harwin House is being rendered and I am disappointed that  red roof tiles are being used in the construction of the new dwellings when the tiles of Harwin House are slate. I have spoken to the Case Officer about this.”

Closure:  The meeting closed at 8.28pm.
