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1.   APOLOGIES 

 
 

 To receive any apologies for absence. 
 

 

2.   DECLARATIONS OF INTEREST 
 

 

 To disclose any pecuniary, other registerable or non-registerable 
interests as set out in the adopted Code of Conduct. In making their 
disclosure councillors are asked to state the agenda item, the nature of 
the interest and any action they propose to take as part of their 
declaration.  
 
If required, further advice should be sought from the Monitoring Officer 
in advance of the meeting. 
 

 

Public Document Pack



 

3.   MINUTES 
 

3 - 6 

 To confirm the minutes of the meeting held on 22nd April 2025.  
 

 

4.   REGISTRATION FOR PUBLIC SPEAKING AND STATEMENTS 
 

 

 Members of the public wishing to speak to the Committee on a 
planning application should notify the Democratic Services Officer 
listed on the front of this agenda. This must be done no later than two 
clear working days before the meeting. Please refer to the Guide to 
Public Speaking at Planning Committee.  Guide to Public Speaking at 
Planning Committee 
 
The deadline for notifying a request to speak is 8.30am on Thursday 
22nd May 2025.  
 

 

5.   P/LBC/2025/01068, BENVILLE BRIDGE, BENVILLE LANE, 
CORSECOMBE, RAMPISHAM, DORSET. 
 

7 - 24 

 Masonry repairs and scour protection works.  
 

 

6.   P/RES/2024/07321, LAND AT E 377825 N 113305, A357 ACCESS 
TO WOODLANDS FARM TO GLUE HILL, ROLLS MILL, 
STURMINSTER NEWTON. 
 

25 - 32 

 Erect 48 No. dwellings, form vehicular access, public open space and 
carry out ancillary works. (Reserved Matters application following the 
grant of Outline Planning Permission No. P/OUT/2021/02316 to 
determine appearance, landscaping, layout and scale). 
 

 

7.   URGENT ITEMS 
 

 

 To consider any items of business which the Chairman has had prior 
notification and considers to be urgent pursuant to section 100B (4) b) 
of the Local Government Act 1972. 
 
The reason for the urgency shall be recorded in the minutes. 
 

 

8.   EXEMPT BUSINESS 
 

 

 There are no exempt items scheduled for this meeting.   
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NORTHERN AREA PLANNING COMMITTEE 
 

MINUTES OF MEETING HELD ON TUESDAY 22 APRIL 2025 
 

Present: Cllrs Richard Crabb (Chair), Barrie Cooper, Les Fry, Jack Jeanes, 
Sherry Jespersen, Carole Jones, Val Pothecary, Belinda Ridout, James Vitali and 
Carl Woode.  
 
Officers present (for all or part of the meeting): 
Steve Savage (Transport Development Liaison Manager), Hannah Smith 
(Development Management Area Manager (North)), Megan Rochester (Senior 
Democratic Services Officer), Cass Worman (Planning Officer), Jane Green (Planning 
Officer), Marianne Ashworth and Steven Banks (Planning Officer) 
 

 
57.   Apologies 

 
Apologies for absence were received from Cllrs David Taylor and Rory Major.  
 

58.   Declarations of Interest 
 
No declarations of disclosable pecuniary interests were made at the meeting. 
 

59.   Minutes 
 
The minutes of the meeting held on 18th March 2025 were confirmed and signed.  
 

60.   Registration for public speaking and statements 
 
Representations by the public to the Committee on individual planning applications 
are detailed below. There were no questions, petitions or deputations received on 
other items on this occasion. 
 

61.   P/FUL/2024/07190, 10 Manor Road, Dorchester, DT1 2AU 
 
With the aid of a visual presentation including plans and aerial photographs, the 
Case Officer identified the site and explained the proposal and relevant planning 
policies to members.  
 
Public Participation 
 
Mr Miel spoke in support of the proposal on behalf of the Applicant. He was a town 
planner with over 10 years of experience which included 2 years of working as a 
planning inspector. The application had been recommended for approval and the 
application followed a previous refused scheme which was challenged at appeal 
by the applicant. In assessing the previous proposal, the inspector found that the 
back land development was appropriate, and the proposal would have an 
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acceptable impact on the character and appearance of the area and neighbouring 
amenity. The inspector raised no concerns on the impact of trees, highway safety 
and ecology and his sole concern was the lack of outdoor space and would not 
meet the standards for future occupiers. The applicant to overcome the issue has 
revised the scheme and increased the amount of private garden space by 
removing the garage. The dwelling has been repositioned to allow for the creation 
of 2 good sized garden areas and revised proposal would meet the needs of future 
occupiers and inspectors sole concern had been overcome.  
 
Having had the opportunity to discuss the merits of the application and an 
understanding of all this entailed; having considered the officer’s report and 
presentation; the written representatives; and what they had heard at the meeting, 
a motion to APPROVE the officer’s recommendation to GRANT planning 
permission as recommended, was proposed by Cllr Rideout, and seconded by Cllr 
Jeanes.  
 
Decision: To grant planning permission subject to a S106, restricting the dwelling 
to self-build, and the conditions outlined in the Officer’s report.  
 
An amendment was made to the following visibility splay condition for the 10 
Manor Road item: 
  
Prior to the occupation of the development all land within the area of the visibility 
splays, apart from the two trees identified on drawing ITB19370-GA-001 to be 
retained, must have been cleared/excavated to a level not exceeding 0.60 metres 
above the relative level of the adjacent carriageway.  Thereafter, the visibility splay 
area must be maintained and kept free from obstruction in perpetuity.  
 
Reason: In the interest of highway safety. the following conditions outlined in the 
Officer’s report.   
 

62.   P/FUL/2024/07169, Land Adjacent to Piddlehinton Enterprise Park, 
Piddlehinton 
 
With the aid of a visual presentation including plans and aerial photographs, the 
Case Officer identified the site and explained the proposal and relevant planning 
policies to members. The site had been used as a seasonal travellers site every 
year since the 2012 application with 2024 being the only year it had not been 
used. Location and visual amenity were acceptable with no concern about 
flooding, highways or neighbouring amenity.  
 
Public Participation 
No public speakers.  
 
 
Members questions and comments 

• Cllr Jespersen asked if the application had come to committee 
before.  

• Cllr Fry knew the site well, visited professionally, and added that it 
was very much needed and well run.  
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Having had the opportunity to discuss the merits of the application and an 
understanding of all this entailed; having considered the officer’s report and 
presentation; the written representatives; and what they had heard at the meeting, 
a motion to APPROVE the officer’s recommendation to GRANT planning 
permission as recommended, was proposed by Cllr Fry, and seconded by Cllr 
Jespersen.  
 
Decision: To grant planning permission subject to conditions set out in the 
officer’s report. 
 

63.   P/FUL/2025/01150, Site outside/fronting 11 South Street, Dorchester. 
 
With the aid of a visual presentation including plans and aerial photographs, the 
Case Officer identified the site and explained the proposal and relevant planning 
policies to members. She showed sketches of the proposed statue which would be 
life sized and sit slightly above the bench, independent of it. It was a popular place 
for people to sit. The statue was life size and acceptable in terms of scale. It would 
present no harm to the character of the conservation area and the setting of the 
listed buildings. Proposal would not introduce significant obstruction given to the 
existing street furniture arrangements.  
 
Public Participation 
 
No public participation.  
 
Having had the opportunity to discuss the merits of the application and an 
understanding of all this entailed; having considered the officer’s report and 
presentation; the written representatives; and what they had heard at the meeting, 
a motion to APPROVE the officer’s recommendation to GRANT planning 
permission as recommended, was proposed by Cllr Fry, and seconded by Cllr 
Jespersen.  
 
Decision: To grant planning permission subject to conditions outlined in the 
Officer’s report.  
 

64.   Urgent items 
 
There were no urgent items.  
 

65.   Exempt Business 
 
There was no exempt business.  
  
 
 

Duration of meeting: 10.00  - 10.47 am 
 
 
Chairman 
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Application Number: 
P/LBC/2025/01068      

Webpage: 
https://planning.dorsetcouncil.gov.uk/ 

Site address: Benville Bridge  Benville Lane,  Corscombe,  Rampisham Dorset 

Proposal:  Masonry repairs and scour protection works 

Applicant name: 
Mr James Statham 

Case Officer: 
Warren Lever 

Ward Member(s): 
 Cllr Kippax 

 
 

1. This application has been brought to committee as the structure to which the application 

relates is owned by Dorset Council. 

2. Summary of recommendation: Grant subject to conditions 

3. Key planning issues  

 

Issue Conclusion 

Impact on heritage assets Less than substantial harm that would be 
outweighed by public benefit through securing the 
long-term structural integrity of the asset. 

4. Description of site 

Benville Bridge in Corscombe, Dorset, is a Grade II listed structure, recognised for its 
architectural and historical significance. Built in the early 19th century, this single-span brick 
arch bridge features distinctive brick parapet walls with stone coping. Its heritage value lies in its 
well-preserved design and the historical iron plaque warning against damage, reflecting the 
legal and social context of its time. The bridge is a testament to the engineering and 
craftsmanship of the period, contributing to the local historical landscape. 

Benville Bridge carries the road over a tributary of the River Frome and is situated on the parish 

border between Corscombe and East Chelborough. The site is located between the Hamlet of 

Benville and the village of Evershot. The bridge is a single span semi-circular brick arch 

springing from brick abutments with projecting sandstone keystones, brickwork spandrels and 

parapets, finished with stone copings. To each abutment corner are built stonework, quarter 

round cutwaters. The structure has a cast iron plaque on the downstream headwall’s road face, 

which after thefts was last replaced with a replica during works in 2018. The bridge was given 

grade II listed status in December 1983 (see above). The list entry does not mention the stone 

cutwaters however they still form part of the listing as the official entry is solely for identification 

purposes.  

The significance of this site is derived from its architectural interest, design and materials, its 

historic use and location, and that it makes a positive contribution to the character and 

appearance of the local area. This bridge holds unique value as part of Dorsets historical rural Page 7
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infrastructure, embodying the craftsmanship, materials, and aesthetics of its age. 

 

5. Description of development 

The proposal seeks repairs to the bridges structure through repointing, brick repair, crack stitching 

and a scour/relay of the road surface over the span.   

 

6. Background and relevant planning history 

 

WD/D/17/002953 - Decision: GRA - Decision Date: 13/02/2018 

Repairs proposed to eroded brickwork and parapet 

 

7. List of constraints 

Grade II Listed BENVILLE BRIDGE HE Reference: 1290253 (statutory duty to preserve or 

enhance the significance of heritage assets under the Planning (Listed Buildings & Conservation 

Areas) Act 1990). 

National Landscapes Area of Outstanding Natural Beauty (AONB); Dorset  

National Landscapes Chalk Valley and Downland; Upper Frome Valley  
 

8. Consultations 

All consultee responses can be viewed in full on the website. 

Consultees 

1. East Chelborough Parish Council – no comments received 

2. Corscombe Parish Council - The Parish Council supports this application. The work is 

warranted and needs to be carried out to preserve the bridge 

3. Yetminster Ward – Cllr. Chris Kippax - The work outlined seems entirely necessary and 
appropriate 

Representations received - None 

 

9. Duties 

The Planning (Listed Buildings and Conservation Areas) Act 1990 - includes a general duty to 
have special regard to the desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses when considering whether to grant 
listed building consent.  

 

Clause 85 of the Countryside and Rights of Way Act (2000) requires Local Planning Authorities 
to seek to further the purposes of conserving and enhancing the natural beauty of National 
Landscape (formerly known as Areas of Outstanding Natural Beauty) 
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10. Relevant policies 

West Dorset and Weymouth and Portland Local Plan 2015 

ENV 4 Historic Environment  

Material considerations  

Emerging local plans: 

Paragraph 49 of the NPPF provides that local planning authorities may give weight to relevant 
policies in emerging plans according to: 

• the stage of preparation of the emerging plan (the more advanced its preparation, the greater 

the weight that may be given); 

• the extent to which there are unresolved objections to relevant plan policies (the less 

significant the unresolved objections, the greater the weight that may be given); and 

• the degree of consistency of the relevant policies in the emerging plan to the NPPF (the 

closer the policies in the emerging plan are to the policies of the NPPF, the greater the 

weight that may be given).  

The Dorset Council Local Plan  

The Dorset Council Local Plan Options consultation took place between January and March 
2021. Being at a very early stage of preparation, the relevant policies in the draft plan should be 
accorded very limited weight in decision making. 

 

National Planning Policy Framework  (as amended 2025) 

• Section 15 ‘Conserving and Enhancing the Natural Environment’- In National Landscapes 

(formerly known as Areas of Outstanding Natural Beauty), paragraph 189 requires great 

weight to be given to conserving and enhancing the landscape and scenic beauty. Decisions 

in Heritage Coast areas should be consistent with the special character of the area and the 

importance of its conservation (para 191). Paragraphs 192-195 set out how biodiversity is to 

be protected and encourage net gains for biodiversity. 

• Section 16 ‘Conserving and Enhancing the Historic Environment’- Paragraph 212 says that 

when considering designated heritage assets, great weight should be given to the asset’s 

conservation, irrespective of whether any potential harm amounts to substantial harm, total 

loss or less than substantial harm to its significance. The effect of an application on the 

significance of non-designated heritage assets should also be taken into account (para 216). 

Other material considerations  

National Planning Practice Guidance  

HE: Conservation Principles 2008 

HE Good Practice advice Note 2: Managing Significance in Decision Taking. 

HE Principles of Repair for Historic Buildings 

All of Dorset:   

Dorset AONB Landscape Character Assessment Page 9



 

 

Dorset AONB Management Plan 2019-2024 (extended to end of 2025 with the agreement of 
Dorset Council Cabinet 17/12/2024) 

11. Human rights  

Article 6 - right to a fair trial. 

Article 8 - right to respect for private and family life and home. 

The first protocol of Article 1 protection of property. 

This recommendation is based on adopted development plan policies, the application of which 
does not prejudice the human rights of the applicant or any third party. 

12. Public Sector Equalities Duty  

As set out in the Equalities Act 2010, all public bodies, in discharging their functions must have 
“due regard” to this duty. There are 3 main aims: - 

• Removing or minimising disadvantages suffered by people due to their protected 

characteristics 

• Taking steps to meet the needs of people with certain protected characteristics where these 

are different from the needs of other people 

• Encouraging people with certain protected characteristics to participate in public life or in 

other activities where participation is disproportionately low. 

Whilst there is no absolute requirement to fully remove any disadvantage the Duty is to 

have “regard to” and remove or minimise disadvantage and in considering the merits of 

this planning application the planning authority has taken into consideration the 

requirements of the Public Sector Equalities Duty. The proposal will not impact on people 

with protected characteristics. 

 

13. Assessment 

The proposed works aim to preserve the historic, architectural, and cultural significance 

of Benville Bridge, a Grade II listed structure. Within certain areas of the restoration 

scheme a greater level of detail would be required to determine scope and extent but 

these could be dealt with by condition. The scope of work is detailed for the application 

and it proposes the following areas below. 

Repair Type 1 – Repairs to Significantly Spalled Bricks and Repointing There are a 

total of 30 spalled bricks which range from limited surface spalling to a more 

significant loss of brick.  

Repointing seeks to carefully remove deteriorated mortar and repointing with a lime-

based mortar matching composition, texture, and colour to ensure compatibility with 

existing masonry and structural integrity. That said there is limited information regarding 

techniques for raking out, mortar preparation, protection of mortar and final colour/finish. 

It is suggested that a more detailed mortar and works specification is provided for this 

element of the repairs by condition (see conditions suggested). Natural Hydraulic Lime 

(NHL) 3.5 is specified which should be suitable for bridge structures. It is recommended Page 10



 

 

the applicant to take caution in choosing NHL mortars, as even within the 3.5 range there 

are variations of strength. The Conservation Team would also point to work by Historic 

England on non-hydraulic and hydraulic mortars in which modern versions have found to 

possess an increasing strength beyond those of historic lime mortars 

historicengland.org.uk/content/docs/research/hydraulic-lime-production-bcd18pdf/. In 

some cases, using lower strength NHL mixes, hot limes or pozzolanic additives with a 

non-hydraulic lime may be a more favourable option. If required this can be adjusted 

through the attached condition. 

The proposal sets out that where a brick is significantly spalled, it is likely to cause 

accelerated decay of the surrounding brickwork. The proposal mentions bricks that are 

significantly spalled yet it sets a specification of 10mm over 25% of the brick face. This in 

terms of historic structures is not significant spalling and will include some bricks with 

minor erosion and minor spalling. This would mean that many historic bricks which only 

have a small element of spalling, not leading to accelerated delay and are still providing 

suitably functional role, could be removed. In line with repair of historic brickwork it is 

suggested that this element is modified in the specification to closer site assessment and 

that seeks to determine a less invasive assessment of brick replacement. Replacement 

should be minimal, using reclaimed or locally sourced materials to closely match the 

original in quality and appearance. Preservation of as much of the original fabric as 

possible remains a priority. Therefore, a condition for an agreed brick match is suggested 

for inclusion. 

Repair Type 2 – Repairs to Longitudinal Cracks in Arch Barrell. Helibar Repairs: In 

areas where structural integrity has been compromised due to joint failure, Helibar 

systems will be installed to reinforce the affected joints and cracks. This involves 

embedding stainless steel Helibars into existing mortar joints within the masonry, 

secured with appropriate grout that complements the original material. This technique 

provides robust yet discreet structural support while preserving the bridge's historic 

character. As presented within the application it is unclear how many Helibars are 

proposed and the exact locations shown on elevational drawings. A condition is 

recommended to secure further details regarding this matter. 

Repair Type 3 – Scour Protection – this refers to some top level scour work which 

would not be deep enough to impact the historic elements or structure of the bridge. 

 Repair Type 4 – Carriageway Realignment - this refers to some carriageway 

alignment work which would not impact the historic elements or structure of the bridge. 

The approach seeks to adhere to the principles of minimal intervention and reversibility, 

ensuring the bridge's original features and materials are retained wherever feasible. All 

work should be undertaken by experienced conservation specialists with expertise in 

maintaining and repairing listed structures, ensuring compliance with heritage 

conservation guidelines.  

14. Conclusion 

The proposed repairs to the Grade II listed Benville Bridge are important to preserve its 

historic significance and ensure its continued use. Paragraph 212 of the NPPF states 
Page 11
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that, when considering the impact of a proposed development on the significance of a 

designated heritage asset, great weight should be given to the asset’s conservation. The 

intervention would result in less than substantial harm as it would lead to the loss of 

some historic fabric and the insertion of stainless steel Helibars. Paragraph 215 of the 

NPPF states that where a development proposal will lead to less than substantial harm to 

the significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal. Paragraph 213 of the NPPF states that “…any harm to, or 

loss of, the significance of a designated heritage asset, should require clear and 

convincing justification.” The public benefits of the proposal would result through 

sustaining the structural integrity of the bridge, and this would outweigh the identified 

harm.  

In accordance with Section 16 of the 2025 National Planning Policy Framework (NPPF), 

specifically paragraphs 210, 212 and 215, the repairs will sustain and enhance the 

bridge's heritage value while maintaining its structural integrity. There are some areas 

where information is required to further explain the proposals, and this is set out within 

the response and the suggested conditions. . It is considered that the proposal would 

comply with Policy ENV 4 of the Local Plan and the NPPF. 

 

15. Recommendation: Grant listed building consent subject to the following conditions: 

 

1.The work to which this listed building consent relates must be begun not later than the 
expiration of three years beginning with the date on which the consent is granted.  

  
Reason: This condition is required to be imposed by reason of Section 18 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 (as amended). 

 
2. The works hereby permitted shall be carried out in accordance with the following approved 

plans:  
PP-13781669v1  Location Plan 
BS0102-701-01  General Arrangements 

  
Reason: To preserve the architectural and historical qualities of the building. 

 
3. The development hereby approved shall be carried out in strict accordance with the 

schedule of works/conclusions set out within the submitted Design, Access & Heritage 
Statement produced by James Statham dated February 2025. 

  
Reason: To preserve the special interest of and to prevent harm to the designated heritage 
asset. 

  
4. Prior to their installation detailed drawings and specification for conservation focused brick 

replacement, Helibar number and suggested positions shall be submitted to the Local 
Planning Authority and agreed in writing. Thereafter, the development shall be carried out 
in accordance with the agreed details.   

  
    Reason: To preserve or enhance the character and appearance of the heritage asset. 
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5. Prior to its first use on site, a full mortar specification for preparation, repointing, mortar 
finish/colour and aftercare works shall be submitted to and approved in writing by the Local 
Planning Authority. Work shall proceed in accordance with the approved specification only. 

  
Reason: in the interests of preserving the character and appearance of the listed building. 

  
6. Prior to its first use on site, samples of replacement brick and mortar finish shall be 

submitted to and approved in writing by, the Local Planning Authority. Thereafter, the work 
shall proceed only in accordance with such materials as have been agreed. 

  
Reason:  In the interests of preserving the character and appearance of the listed building. 

  

   

 

 

 

Page 13



This page is intentionally left blank



 

 

Application Number: 
P/RES/2024/07321      

Webpage: 
https://planning.dorsetcouncil.gov.uk/ 

Site address: Land At E 377825 N 113305 A357 Access To Woodlands Farm 
To Glue Hill Rolls Mill Sturminster Newton 

Proposal:  Erect 48 No. dwellings, form vehicular access, public open space 
and carry out ancillary works. (Reserved Matters application 
following the grant of Outline Planning Permission No. 
P/OUT/2021/02316 to determine appearance, landscaping, layout 
and scale). 

Applicant name: 
AJC Developments (South) Ltd & Mr Gerald White 

Case Officer: 
Alex Skidmore 

Ward Member(s): 
 Cllr Carole Jones 

Publicity 

expiry date: 
18 April 2025 

Officer site 

visit date: 
14 January 2025 

Decision due 

date: 
24 March 2025 

Ext(s) of 

time: 
 

 
 

1. Reason application is going to committee: 

Due to concerns raised by Sturminster Newton Town Council, this application has been referred 
to the Northern Area Planning Committee in accordance with the Council’s adopted Scheme of 
Delegation.  

 

2. Summary of recommendation: 

Approve subject to condition.  

 

3. Reason for the recommendation:  

• The location has previously been considered to be sustainable under the outline 

permission thereby establishing this to be an acceptable location for a development of 

this scale and nature.  

• The access arrangements have previously been agreed as part of the outline consent.  

• The design, appearance, scale and layout of the development respects the character of 

the area and is in all other regards considered to be acceptable visually.  

• The proposal would allow future occupiers to have an acceptable level of amenity without 

causing any significant harm to the amenity of existing neighbouring properties.  

• The proposal complies with the details and requirements of the outline consent, including 

the provisions of the planning obligations set out within the associated S106 agreement 

(i.e. provision of policy compliant affordable housing, provision of onsite public open 

space and equipped play area).  

• There are no material considerations which would warrant refusal of this application.  Page 15
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4. Key planning issues  
 

It should be noted that planning permission for the development of this site for up to 48 
residential (Class C3) units has been granted under Outline application P/OUT/2021/02316. 
The Outline consent has already dealt with the matters of principle and established that this is a 
suitable site for a residential development of this scale and nature. The Outline permission also 
agreed the detailed matter of access. The only matters to be considered under this Reserved 
Matters application therefore are the outstanding reserved matters of layout, scale, appearance 
and landscaping.   

 

Issue Conclusion 

Principle of development The principle of development has previously been 
established for the construction of up to 48 
dwellings on this site as part of the outline 
planning permission ref. P/OUT/2021/02316. 

Scale  The scale of buildings would be a mix of two-
storey and single storey dwellings, with the single 
storey dwellings positioned within the southern 
portion of the site where the land rises and is in 
accordance with the details agreed at outline 
stage.  

Layout, character and appearance The proposed layout does vary to the indicative 
layout provided as part of the outline application, 
however, the revised layout provides a suitable 
arrangement to the built form and public open 
space. The design, proposed material pallet and 
general arrangement of the development is 
considered to respect the character of the area 
and to sit comfortably alongside existing 
development.  

Landscaping and impact on trees An acceptable landscaping scheme and tree 
protection details have been provided as part of 
this application. The landscaping scheme includes 
the provision of an acceptable level of public open 
space as well as significant new tree planting, 
including the provision of street trees where 
feasible and practicable. Overall the scheme 
should allow for an attractive scheme for future 
occupiers and to appropriately mitigate the 
proposal’s impact on local landscape and 
character of the area.  

Impact on the living conditions of the 
occupants and neighbouring properties 

The scheme will allow for an acceptable level of 
amenity for future occupiers of the proposed 
dwellings whilst also ensuring the amenity of 
neighbouring properties is not unduly impacted.  
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Issue Conclusion 

Flood risk and drainage The Lead Local Flood Authority is satisfied that it 
has been demonstrated that the development can 
be served by an acceptable drainage scheme that 
ensures that the development will not be at risk of 
flooding nor that it will give rise to any new or 
increased flood risk elsewhere.  

Highway impacts, safety, access and 
parking 

Traffic impact and details of access were agreed 
at outline stage, therefore only the internal 
arrangements of the development are to be 
considered as part of this application. The 
Highway Authority has raised no objection to the 
proposed internal layout and proposed parking 
provision, as such there are no highway related 
reasons to object to this application.  

Impact on public rights of way No objections raised by the Rights of Way Officer 

Ecology A revised Biodiversity Plan and LEMP 
(Landscape and Ecological Management Plan) 
have been provided which acceptably mitigates 
any ecological and biodiversity impacts of the 
development.  

 

5. Description of site 

The site is located in the countryside on the southwestern fringe of Sturminster Newton and 
is adjacent to the designated settlement boundary. It is approximately 2.6 hectares in area 
and lies to the south of the A357 and west of Glue Hill and forms part of the settlement of 
Sturminster Newton. The site comprises two agricultural fields bound by hedgerows which 
are interspersed with trees, with a hedgerow separating the two parcels of land north to 
south. The site is sloping and is raised up above the A357 and rises further across the site 
area from north to south, with an overall incline of approximately 10m across the entire site.  

There is a public right of way (PRoW) that crosses the site. Footpath N53/46 runs northwest 
to southeast through the site close to the central field hedgerow and provides a link from the 
A357 to Hillcrest Close. The Council’s mapping system shows a second PRoW, Footpath 
N53/47, as cutting across the southwestern corner of the site, however, this has been 
confirmed to be an error by the Council’s Rights of Way Officer, instead the definitive route of 
this footpath is across adjacent land to the south.  

The site context comprises residential development to the north, east and south/southeast, 
with planning permission granted (planning ref. P/FUL/2021/00824) for a scheme of 8 
dwellings on land adjoining the northeast portion of the site. To the north/northwest lies an 
allocated / committed industrial estate (North Dorset Business Park) which has been partially 
built out and contains a number of businesses. To the west and south lies further agricultural 
land. 

The main centre of Sturminster Newton lies to the north-east approximately 1.1km away and 
contains a range of everyday facilities including educational and childcare facilities, medical 
centre, supermarket and other town centre retail opportunities and services.  
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The site is situated approximately 60 metres to the west of a conservation area where there 
are numerous listed buildings, the site itself however is not subject to any specific landscape, 
heritage or other environmental designations.  

The site is located in flood zone 1 and therefore has no theoretical risk of surface water 
flooding up to the 1 in 100 year rainfall event but has a small area of ponding on the east side 
of the site during the 1 in 1000 year rainfall event. Surface water flooding during the 1 in 30 
year rainfall event has been modelled within the A357 near to the site.  

 

6. Description of development 

This application is seeking to agree the reserved matters of scale, layout, appearance and 
landscaping pursuant to outline permission P/OUT/2021/02316, which granted consent for a 
residential development of up to 48 dwellings with associated onsite public open space and play 
facilities and which also determined access details.  

 

7. Background and relevant planning history 

Application site: 
2/1988/0862 - Decision: Granted 09/09/1988 
Erect agricultural dwelling and garage, modify vehicular access. 
 
2/2019/0589/MODPO - Decision: Granted 12/09/2019 
Request to discharge all Planning Obligations of an Agreement dated 15 August 1988 made 
under the Town and Country Planning Act 1990, sect 106A which restricts the occupation of the 
dwelling to a person employed on and owning the whole agricultural holding known as Conways 
relating to Planning Permission 2/1988/0862. 
 
P/OUT/2021/02316 - Decision: Granted 28/10/2022 
Develop land by the erection of up to 48 No. dwellings, form vehicular access, public open 
space and carry out ancillary works. (Outline application to determine access). 
 
P/NMA/2025/00142 - Decision: Granted1 3/02/2025 
Non-material amendment - to change the wording of Condition No. 18  to require the 
submission and approval of an updated Biodiversity Plan; to Outline Planning Permission No. 
P/OUT/2021/02316 (Develop land by the erection of up to 48 No. dwellings, form vehicular 
access, public open space and carry out ancillary works). 
 
Adjacent site (adjoining to east): 
P/FUL/2021/00824 - Decision: Granted 12/11/2021 
Develop land by erection of 8no. dwellings, alter existing access and re-route drive to The 
Orchard  

 

8. List of constraints 

North Dorset Local Plan Part 1 (2011-2031): site is located outside but adjacent to defined 
settlement boundary 

Sturminster Newton Conservation Area; approximately 60 metres east of site 

Public Right of Way: Footpath N53/46 passes through site area 

Within a Site of Special Scientific Interest (SSSI) impact risk zone 
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Scheduled Monument: Sturminster Castle (List Entry: 1002719.0) located 370 metres to east 

Groundwater Flooding: Part of site is located within an area identified as being susceptible to 
groundwater flooding 

Risk of Surface Water Flooding Extent 1 in 1000 

Minerals Safeguarding Zone 

 

9. Consultations 

All consultee responses can be viewed in full on the website. 

Consultees 

Sturminster Newton Town Council – Object. We have concerns regarding the exit road from 

the estate, the safety of pedestrians and that the appearance of the buildings is not in keeping 

with the town.  

Sturminster Newton Ward Cllr – No comments received 

Highways – No objection.  

Initial comments sought further information in relation to the submitted Travel Plan and raised 

concerns in relation to the estate road layout including the need for a 1.0m wide service margin 

along the northern side of the carriageway opposite plots 36 to 38, provision of traffic calming 

measures every 60m to keep vehicle speeds to 20mph or lower. They further requested a Stage 

1 Road Safety Audit. Following the submission of further information, including a Stage 1 RSA 

and revised Travel Plan the Highway Authority confirmed that they had no objections to the 

proposed development.  

Dorset Waste Team – Satisfied with the suggested waste collection route and bin collection 

points but requests confirmation that there will be sufficient room for a 26 tonne waste vehicle to 

manoeuvre around the site and that the road surface will be of an adequate specification to 

carry a vehicle of this weight.  

Dorset Fire & Rescue Service – Raised no objections but commented that the development 

will need to be designed and built to meet current building regulations, and drew attention to the 

recommendations identified under B5 of Approved Document B relating to The Building 

Regulations 2010 and recommendations to improve safety and reduce property loss in the 

event of fire.  

Public Transport – Requested a contribution towards new bus stop poles and flags on the 

A357 close to the site access.  

Rights of Way Officer – No objection, subject to condition/informative.  

Noted that the route of N53/47 shown to be cutting across the site was an error on the digital 

definitive map. Advised that as the development will result in the irreversible obstruction of the 

PRoW that passes through the site, the PRoW will need to be diverted by legal order before the 

development begins.  

Ramblers Association - We are disappointed that the footpath which runs across the site is to 
be diverted mainly on to estate roads but warmly welcome the S106 contribution towards 
improving nearby rights of way.  

Lead Local Flood Authority (LLFA) – No objection, subject to conditions. Page 19



 

 

Identified that the site lies within Flood Zone 1 and that prevailing flood risk to the actual site is 

low but there is some predicted downstream surface and river flooding.  

The LLFA’s initial comments sought further information in relation to: 

- The new surface water connection proposed; 

- Groundwater monitoring for the proposed soakaways; 

- Shared soakaways in privately owned parts of the site; 

- Provision of an exceedance plan to demonstrate that flooding will be directed away from 

property.  

Following receipt of further information provided by the applicant, the LLFA has confirmed that 

the necessary detail to substantiate the proposed Surface Water Strategy and that the 

development can be served by an acceptable drainage scheme to safeguard against any new 

or increased flood risk either to the proposed development or elsewhere. They therefore have 

no objection subject to condition.  

Dorset Police Architectural Liaison Officer – No comments received 

Housing Enabling Team – No objection.  

Acknowledged that the affordable housing provision at 40% was policy compliant. Initially 

requested further consideration of the house sizes and tenure types in order to better meet the 

housing needs of Sturminster Newton and also queried the positioning of the affordable units 

and whether they could be spaced more evenly through the development. Latterly accepted a 

revised housing schedule / layout plan submitted by the applicant in response to the officer’s 

initial concerns.  

Economic Development and Tourism – No objection 

Minerals & Waste Policy – No comments received 

Tree Officer – No objection. Is satisfied with the root protection measures, proposed crown 

lifting to a number of existing trees and provision of extensive additional tree planting proposed 

as part of the scheme.  

Environmental Protection – No comment 

Building Control North Team – No comments received 

CIL / S106 Officer – Subject to this reserved matters application being determined in line with 

the S106 agreement that formed part of the approved outline consent I have no further 

comments.  

Wessex Water – No comments received  

Public Health Dorset – Expressed some concerns around safety of pedestrian and cycle 

access across the A357 and how this might impact the perceived opportunity to travel actively 

and recommended that this be considered further.  

Natural Environment Team – No objection. Confirmed that the findings and mitigation 
measures set out within the Biodiversity Plan and Landscape and Ecological Plan (LEMP) are 
acceptable.  

 

Representations received  
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Total - objections Total -  No objections Total - comments 

20 1 21 

 

Summary of comments of objections: 

Principle 
- This housing is not needed, there is already more housing planned in the town.  

- The development is in conflict with the Neighbourhood Plan which seeks to protect rural 

settlements including Newton and Glue Hill. 

- It is outside the settlement boundaries. 

- Newton was never supposed to take new development. 

- The Neighbourhood Plan was formulated with the additional housing needs of the area in 

mind, to help protect rural settlements and to keep them in a manner for future 

generations to enjoy. This development is contrary to these aspirations. 

- The site is poorly connected to the main built up area of the town.  

- The Outline permission was undemocratic (a delegated decision by officers). 

- Questions the legalities of this application and right of planning law/legislation to override 

individuals rights / interests.  

- Questioning the methodology used to determine housing need and that other factors that 

impact on supply and demand are not considered.  

- The planning contributions could be interpreted as bribery 

- Negative impact on local services which are already struggling 

- There must be at least 25% affordable 

- Loss of productive agricultural land 

Character and appearance: 
- This high density scheme is at odds with the character of the area. 

- The density and exterior appearance of the proposed dwellings is uncharacteristic of 

Newton which is dominated by stone frontages and thatch. 

- The visual prominence of the site makes it unsuitable for development.  

- The introduction of street lighting will impact the night environment and night sky 

Amenity 
- The entrance is opposite Newton Gate, and will cause extra glare to Newton Gate 

properties from headlights at night.  

- Concerned the future dwellings could be prone to subsidence due to geology and 

drainage concerns.  

Flooding impact: 
- The A357 at the bottom of the proposed development frequently floods with runoff from 

the fields, which also impacts residents of Barton Close and Hillcrest Close. Building 48 

dwellings will make this situation more frequent and severe.  

- The position of the access, which is opposite neighbouring development, could lead to 

increased flood risk to these properties.  

- The original site survey (percolation tests) are flawed and should be carried out again.  

- There is a sewer line that crosses the site, has this been considered? 

Highway impact: 
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- Lead to increased traffic through Newton and the town which are already coping with 

excessive through traffic including HGVs.  

- Safety concerns in respect of the access, the A357 is a fast road despite speed limits.  

- The submission does not show how safe pedestrian / cycle access from the site to the 

town can be achieved, leading to excessive car use.  

- The pavements that connect the site to Sturminster Newton are very narrow and unsafe 

to walk along and cannot accommodate prams or wheelchairs.   

- There is insufficient parking provision to meet demand and will likely result in additional 

parking on the local road network which is already at capacity.  

- The right of way needs to be resurfaced from Gypsy Drove to Dirty Gate so that it can be 

utilised by all. 

- The public open space is by the road which is not safe 

Impact on ecology: 
- It will have a harmful impact on wildlife through the destruction of hedgerows and open 

pasture and introduction of lighting 

- The extra noise, lighting and disturbance will harm wildlife. 

 

Summary of comments of support: 

- Development is needed, there is a massive shortage of housing in and around 

Sturminster Newton. 

 

10. Duties 

s38(6) of the Planning and Compulsory Purchase Act 2004 requires that the determination of 
planning applications must be in accordance with the development plan unless material 
circumstances indicate otherwise. 

 

11. Relevant policies 

Sturminster Newton Neighbourhood Plan 2016-2031 made March 2019 

Policy 1 Design and character of buildings and their settings  

Policy 2 Important views and landscape sensitivity  

Policy 6 Trees in the landscape  

Policy 7 Housing numbers and locations  

Policy 8 Settlement boundary revision  

Policy 9 Housing types  

Policy 11 Open space and recreation provision and standards in new housing developments  

Policy 12 Delivering a safe and convenient travel network  

Policy 14 Rural recreational trails  

Policy 36 Protecting Rural Settlements’ character: Newton, Glue Hill and Broad Oak  

Policy 37 Rural areas countryside character 
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North Dorset Local Plan Part 1: 

Policy 1: Presumption in favour of sustainable development 

Policy 2: Core Spatial Strategy 

Policy 3: Climate Change 

Policy 4: The Natural Environment 

Policy 5: The Historic Environment 

Policy 6: Housing Distribution 

Policy 7: Delivering Homes 

Policy 8: Affordable Housing 

Policy 11: The Economy 

Policy 13: Grey Infrastructure 

Policy 14: Social Infrastructure 

Policy 15: Green Infrastructure 

Policy 19: Sturminster Newton 

Policy 20: The Countryside 

Policy 23: Parking 

Policy 24: Design 

Policy 25: Amenity 

 

Material considerations  

Emerging local plans: 

Paragraph 49 of the NPPF provides that local planning authorities may give weight to relevant 
policies in emerging plans according to: 

• the stage of preparation of the emerging plan (the more advanced its preparation, the greater 

the weight that may be given); 

• the extent to which there are unresolved objections to relevant plan policies (the less 

significant the unresolved objections, the greater the weight that may be given); and 

• the degree of consistency of the relevant policies in the emerging plan to the NPPF (the 

closer the policies in the emerging plan are to the policies of the NPPF, the greater the 

weight that may be given).  

 

The Dorset Council Local Plan  

The Dorset Council Local Plan Options consultation took place between January and March 
2021. Being at a very early stage of preparation, the relevant policies in the draft plan should be 
accorded very limited weight in decision making. 

 

National Planning Policy Framework 2024 (as amended 2025) 
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Paragraph 11 sets out the presumption in favour of sustainable development. Proposals that 
accord with the development plan should be approved without delay. Where the development 
plan is absent, silent or relevant policies are out-of-date then permission should be granted 
unless specific NPPF policies protecting areas or assets provide a strong reason for refusal 
and/or any adverse impacts of approval would significantly and demonstrably outweigh the 
benefits when assessed against the NPPF as a whole, with particular regard to key policies for 
directing development to sustainable locations, making effective use of land, securing well 
designed places and providing affordable homes. 

Other relevant NPPF sections include: 

• Section 2 – Achieving sustainable development 

• Section 4 – Decision making 

• Section 5 – Delivering a sufficient supply of homes 

• Section 6 – Building a strong, competitive economy 

• Section 8 – Promoting healthy and safe communities 

• Section 9 – Promoting sustainable transport 

• Section 11 – Making effective use of land 

• Section 12 – Achieving well-designed places 

• Section 14 – Meeting the challenge of climate change, flooding and coastal change 

• Section 15 – Conserving and enhancing the natural environment 

• Section 16 – Conserving and enhancing the historic environment 

• Section 17 – Facilitating the sustainable use of minerals  

 

Other material considerations 

National Planning Practice Guidance  

Sturminster Newton Town Design Statement SPD (2008)  

National Character Areas (NCA) Profile: 133 Blackmore Vale and Vale of Wardour (NE539)  

Local Development Framework: North Dorset Landscape Character Assessment (as amended) 
(2008)  

North Dorset Strategic Landscape and Heritage Study (October 2019)  

National Design Guide (January 2021) 

Dorset Council Interim Guidance and Position Statement Appendix B: Adopted Local Plan 
policies and objectives relating to climate change, renewable energy, and sustainable design 
and construction. December 2023. 

  

12. Human rights  

Article 6 - right to a fair trial. 

Article 8 - right to respect for private and family life and home. 

The first protocol of Article 1 protection of property. 

This recommendation is based on adopted development plan policies, the application of which 
does not prejudice the human rights of the applicant or any third party. Page 24



 

 

 

13. Public Sector Equalities Duty  

As set out in the Equalities Act 2010, all public bodies, in discharging their functions must have 
“due regard” to this duty. There are 3 main aims: - 

• Removing or minimising disadvantages suffered by people due to their protected 

characteristics 

• Taking steps to meet the needs of people with certain protected characteristics where these 

are different from the needs of other people 

• Encouraging people with certain protected characteristics to participate in public life or in 

other activities where participation is disproportionately low. 

Whilst there is no absolute requirement to fully remove any disadvantage the Duty is to have 
“regard to” and remove or minimise disadvantage and in considering the merits of this planning 
application the planning authority has taken into consideration the requirements of the Public 
Sector Equalities Duty. 

The proposed development is considered to be in a sustainable location that affords reasonable 
levels of accessibility to locally available facilities, services and public transport, as established 
through the grant of Outline permission P/OUT/2021/02316). The development will provide 48 
dwellings, of which 40% are to be affordable homes, along with onsite open space and play 
facilities. A range of further obligations and contributions have been secured by legal agreement 
as part of the Outline consent to ensure the future needs of the occupiers of this development 
will be met without disadvantage to existing local residents.  

Officers have considered the requirement of the duty, and it is considered that the proposal 
would not give rise to specific impacts on persons with protected characteristics.   

 

14. Financial benefits 

A Section 106 Agreement was completed for the outline permission, securing the following 
obligations and contributions: 

• 40% affordable housing (of which 70% to be affordable rent and 30% to be shared 

ownership) 

• £308 per dwelling contribution towards the provision of new or enhanced allotment 

provision 

• £2,006 per dwelling towards leisure and indoor sports facilities 

• + commuted sum 

• £967 per dwelling towards destination play facilities (i.e. children’s play equipment, 

outdoor teenage/adult gym and cycle jumps/BMX track 

• £359 per dwelling towards the maintenance of destination play facilities 

• £80 per dwelling towards provision of NHS primary care services 

• £6,094 per qualifying dwelling towards meeting additional educational needs 

• £1,318 per dwelling towards the provision of or improvements to formal outdoor sports 

facilities 

• £128 per dwelling towards the future maintenance of formal outdoor sports facilities 

• Provision of an onsite LAP (local area of play) and its ongoing maintenance 
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• £75 per dwelling towards library services in Sturminster Newton 

• Provision of onsite public open space and its ongoing maintenance 

• £1,640 per dwelling towards local Rights of Way improvements 

 

15. Environmental Implications 

In May 2019, Dorset Council declared a Climate Emergency and there is a heightened 
expectation that the planning process will secure carbon footprint reductions in new 
developments.  
 
The application was accompanied by a Sustainability Statement outlining a fabric first approach 
to minimise energy use, the development will deploy either air / ground source heat pumps and 
/ or solar panels, EV charging points and natural ventilation to aid energy efficiency.  
 
The development would result in change to the nature of the site with increased vehicle 
movement, domestic noise and general activity. However, the site is located in a sustainable 
location that has access to public transport and is within walking distance of the town centre and 
most key day to day services and facilities. The scheme is subject to a Travel Plan and there is 
a requirement for cycle parking to encourage future occupiers to consider sustainable forms of 
travel whenever possible. The proposal will not lead to any significant air quality, noise or other 
amenity impacts. 
 
It is considered that there is sufficient scope within the proposed development to incorporate a 
wide range of sustainability measures in the interests of reducing the impact of the development 
on the environment. 

 

16. Planning Assessment 

The application site is a greenfield site comprising two agricultural fields that are located outside 
but adjacent to the defined settlement boundary of Sturminster Newton.  

The principle of residential development on this site, including matters of access, have already 
been established and approved as part of extant planning permission P/OUT/2021/02316 in 
October 2022. The permission gave consent for a residential scheme of up to 48 dwellings, the 
formation of a new access leading on to the A357 and provision of onsite open space and play 
facilities.   

The outline application included a S106 agreement which secured a range of obligations and 
financial contributions, as detailed in Section 14 of this report above, to mitigate and make the 
development acceptable as a matter of principle. In brief, these obligations include the provision 
of 40% affordable housing, informal open space and a LAP (Local Area of Play) on site, and 
financial contributions towards leisure and sports facilities, allotment provision, NHS primary 
care services, education provision, library service and local Rights of Way improvements.  

The current application is seeking to agree reserved matters of layout, scale, appearance and 
landscaping.  

 

Scale and layout 

As previously noted the application site comprises two parcels of agricultural land that rises up 
from the A357 to the southern end of the site by approximately 10m overall. Whilst the site is 
relatively well screened by established vegetation from close to views from the A357, the 
topography of the site means that its southern portion has a degree of prominence within more Page 26



 

 

distant views when approaching from a westerly direction. In view of this sensitivity maximum 
building heights for the dwellings were established as part of the outline permission, with only 
single storey dwellings to be permitted at the southern, more exposed end of the site, with two-
storey dwellings permitted within the northern portion where the land drops towards the A357. 
The submitted scheme conforms to these parameters.  

Concerns have been raised locally regarding the number of dwellings and overall density of the 
scheme being out of character with the area. The number of dwellings, i.e. 48 units, was 
accepted as part of the outline permission and results in a density of approximately 18.5 units 
per hectare, which is generally accepted to be a relatively low-density scheme. Paragraph 129-
130 of the NPPF sets out a need to make efficient use of land, optimising the use of land, whilst 
taking into account viability, the prevailing character and setting of the area and the importance 
of achieving well-design, attractive and healthy places. In this instance, a density of 18.5 units 
per hectare is considered to respect this edge of settlement location. The relatively low density 
combined with the scheme’s layout, low building heights at the higher southern end of the site, 
the setting back of any built form from the A357 behind an area of landscaped public open 
space and the accompanying comprehensive and robust planting scheme (discussed later in 
this report), ensures the scheme sensitively addresses the transitional rural/developed nature of 
its location. As such the proposed development is considered to balance the need make 
efficient use of land whilst respecting the character of the area.  

The level of public open space and landscaped areas being provided is considered to be 
proportionate and appropriate considering the scale of the development and the nature and 
context of the site. In accordance with the S106 agreement a LAP (local area of play) is to be 
provided within the site. The applicant has confirmed an intention for this to be within the area of 
open space at the northern end of the site which is generally considered to be acceptable from 
an amenity point of view whilst allowing a reasonable level of oversight by surrounding houses. 
The details and layout of the LAP have yet to be provided, as such a condition is proposed to 
allow this information to be provided and agreed at a later time.  

The dwellings are predominantly either semi-detached or detached, with a single terrace of 
three units towards the middle of the site. They are each served by a private garden and their 
layout, design and juxtaposition with neighbouring dwellings ensure that future occupiers of the 
proposed dwellings will have a good level of amenity without compromising that of existing 
neighbouring properties.  

The position and layout of the access was fixed at outline stage and is not therefore under 
review as part of the current application.  

The layout of the roads reflects that indicated at outline stage and following the submission of 
further information including a Stage 1 Road Safety Assessment, the Highway Authority has 
confirmed that they are satisfied with proposed layout. Dorset Waste Team sought confirmation 
that a 26 tonne waste lorry would be able to manoeuvre around the development, this 
information has been provided within the submitted Transport Assessment. The scheme 
incorporates 10 visitor spaces which have been well spaced throughout the development, along 
with 96 allocated parking spaces, which are mostly on drive with the exception of a small 
parking court serving plots 7-9 towards the southeast of the site, with an overall level of parking 
equating to 2.2 spaces per dwelling. Some local concerns were raised that the development 
would lead to the displacement of parked vehicles on to surrounding roads where on-street 
parking is already strained, however, the Highway Authority is satisfied with the levels of parking 
being provided, which generally accords with the Council’s parking standards, and there is no 
evidence to support the view that the development would exacerbate an existing onstreet 
parking issues that could result in any new highway safety concerns.  

 

Appearance 
Page 27



 

 

Some local concerns have been raised that the appearance and material choices are out of 
keeping with the area with particular reference made to the nearby conservation area.   

The proposed dwellings are to be a mix of two-storey and single storey dwellings as previously 
described, and to be constructed from a mixed materials pallet including brick and flint, brick, 
painted brick, render, tiles and slate. Care has been taken over the general design and material 
choice to ensure the appearance of the buildings reflect the local vernacular.   

The site is located on the western edge of Newton and approximately 60m to the west of the 
designated conservation area. The site itself is not subject to any landscape or heritage 
designations. Due to the position and intervening distance of the site to the conservation area 
the proposed development is not considered to impact on the character and setting of the 
conservation area.  

The design and appearance of the proposed dwellings in any case make clear reference to 
existing built form within the local area both in terms of form, design and material pallet. In 
particular plots no’s 36-38, which face towards the area of open space and the A357 beyond 
and will be some of the most visually prominent when viewed from the A357, clearly echo the 
character and materials of the dwellings located on the opposite side of the main road, including 
that of Newton Gate.  

Overall the design of the houses are considered to be of an acceptable quality that respects the 
character of the area.  

 

Landscaping 

The application is supported by a tree protection scheme and proposed landscaping scheme. 
These proposals include the retention of the existing field hedgerows around the outer 
perimeter of the site and as many of the existing trees as possible, including those growing 
along the roadside frontage.  

An amended landscaping scheme has been provided during the course of the application in  
response to initial concerns relating to some of the proposed tree species and their proximity to 
built form as well as the need to consider the provision of street trees. This revised landscaping 
scheme is now considered to be acceptable in these regards.  

As identified earlier in this report the site inclines from north to south. Given this topography and 
the position of the site at the edge of the settlement the southern portion of the site has a 
degree of prominence in wider views from the west, such as when approaching Sturminster 
Newton along the A357. To take account of this sensitivity the landscaping scheme includes a 
landscaped buffer along the west and southeast boundaries of the site which includes retention 
of the existing field hedgerows and the provision of substantive new tree planting. Additional 
new tree planting will also be provided along the eastern boundary and within the areas of open 
space, with street tree planting provided where possible.  

Overall this scheme is considered to be a well thought through scheme, that will provide robust 
mitigation in terms of the scheme’s impact on this western edge of Newton and its presence 
within the aforementioned views and wider landscape.  

 

Other matters 

Affordable housing – the development will deliver 40% affordable housing (70% affordable rent / 
30% shared ownership), as secured at the time of the outline permission. Details of the 
affordable housing, including size, tenure and distribution were provided on request during the 
course of the application. Some initial concerns were raised by the Housing Enabling (HE) 
Officer in relation to these details which the applicant has sought to address and the HE Officer 
has confirmed that they are now satisfied with the revised schedule of accommodation and its Page 28



 

 

distribution within the site. It can also be noted that the floor space of the dwellings exceed the 
Nationally Described Space Standards. On this basis the scheme can be considered to be 
compliant with NDLP Policy 8 (affordable housing) and to be making a positive contribution to 
meeting the housing needs of Sturminster Newton.  

Ecology – Details of ecology and biodiversity were fully considered at the time of the Outline 
sent with a Biodiversity Plan (BP) and Landscape and Ecological Management Plan (LEMP) 
secured by condition as part of that permission. For technical reasons resulting from the 
proposed layout provided as part of this reserved matters application these matters have 
needed to be revisited as part of the current application. An Ecology Update note and revised 
BP and LEMP have been provided in support of this application which the Natural Environment 
Officer has found to be acceptable. On the basis of these details, it is accepted that the 
proposed development will not result in harm to any protected species and will lead to overall 
biodiversity enhancement of the site.  

Public Rights of Way (PROW) – A PROW (footpath N53/46) crosses the site leading from A357 
in the northeast corner of the site to Hillcrest Close in the southeast corner and currently roughly 
follows the existing hedgerow that runs north to south through the centre of the site area. The 
precise route of this PROW through the site will need to be revised as a result of this 
development, with a diversion order agreed prior to the development commencing. The 
Council’s Countryside Ranger has not objected to the principle of this subject to the correct 
procedures being followed to address this matter, as set out in detail in their comments.  

Further to this, the points of access from Hillcrest Close and the A357 currently include field 
gateways as well as stiles. The existing stiles are awkward and difficult to use except for the 
most agile and the field gateways will no longer be required as part of this scheme and it is 
anticipated the gateways are blocked up and the stiles improved and made more accessible. 
This matter has been raised with the applicant however they would prefer for these details to be 
agreed at a later time. A condition is therefore proposed to address these matters.  

Flooding and drainage – The site is located in flood zone 1, the lowest risk of fluvial flooding, 
and the risk of surface water flooding is low, except for a small area on the east side of the site 
that has a slightly higher risk of surface water flooding (1 in 1000 year rainfall event). Surface 
water flooding within the A357 close to the site has been modelled at the 1 in 30 year rainfall 
event. A drainage strategy has been provided in support of this application, prioritising 
sustainable drainage techniques. The Lead Local Flood Authority (LLFA) initially raised some 
concerns in respect of some the design aspects of the drainage strategy however upon receipt 
of further information from the applicant the LLFA has now confirmed that they are satisfied that 
the details provided demonstrate that an acceptable drainage scheme can be achieved. On this 
basis it is accepted that the development will not be at risk of flooding and nor will it give rise to 
any new or increased flood risk elsewhere.  

 

Summary 

Through the granting of the Outline consent (ref. P/OUT/2021/02316) the principle of 
constructing 48 dwellings on this site, along with details of access leading on to the A357, have 
been accepted. The Outline consent also secured a range of planning obligations and 
infrastructure necessary to meet the future needs of the occupiers of this development.  

The current reserved matters application seeks only to agree the outstanding matters of layout, 
scale, landscaping and appearance. Since the current application was first submitted, the 
applicant has worked with Officers and positively responded to concerns raised during the course 
of the application.  The resulting revised details of layout, scale, appearance and landscaping are 
considered to be acceptable, and to respect the character of the local area and appropriately 
mitigate its impact on this edge of settlement location. All technical matters have been 
satisfactorily addressed. Therefore, subject to the conditions outlined below, the proposed Page 29



 

 

development is considered to accord with the aims of the Development Plan and National 
Planning Policy Framework and is recommended for approval. 

Recommendation  

Grant, subject to the following conditions: 

  

1.The development hereby permitted shall be carried out in accordance with the following 
approved plans:  

  
LP.01 A Location Plan; ESP.01 Existing Site Plan; AHL.01 B Affordable Housing Layout; 
SL.01 B Site Layout; CSL.01 B Coloured Site Layout; CSE.01 B Coloured Street 
Elevations; SE.01 B Street Elevations; DML.01 B Dwelling Materials Layout; BML.01 C 
Boundary Materials Layout; PSL.01 A Parking Strategy Layout; RSL.01 A Refuse Strategy 
Layout; CP-1.pe A Car Port 1 (Plots 36-37) Floor Plan & Elevations; CP-2.pe A Car Port 1 
(Plot 38) Floor Plan & Elevations; ESS.pe A Electricity Sub-Station Floor Plan & 
Elevations; SH.01-1.pe A Garden Shed 1.8m x 2.4m Floor Plan & Elevations; SH.01-E.pe 
A Garden Shed 2m x 3m Floor Plan & Elevations; HT.3BW-A.p A Plots 1, 26 (House Type 
3BW-A) Floor Plans; HT.3BW-A-2.e A Plot 1 (House Type 3BW-A) Elevations - Painted 
Brick; P.2-3.e A Plots 2-3 (House Types 2BH) Floor Plans; P.2-3.e A Plots 2-3 (House 
Types 2BH) Elevations; P4-5.p A Plots 4-5 (House Types 2BH) Floor Plans; P.4-5.e A 
Plots 4-5 (House Types 2BH) Elevations; P.6-7.p A Plots 6-7 (House Types 2BH) Floor 
Plans; P.6-7.e A Plots 6-7 (House Types 2BH) Elevations; HT.2BB(2blk).p A Plots 8-9 
(House Type 2BB - 2 Block) Floor Plans; HT.2BB(2blk).e A Plots 8-9 (House Type 2BB - 2 
Block) Elevations; HT.3BB.p A Plots 10, 13, 18, 19, 22, 25 (House Type 3BB) Floor Plans; 
HT.3BB-1.e A Plots 10, 13, 18, 19, 22, 25 (House Type 3BB) Elevations – Brick; 
HT.2BBW-A.p A Plots 11-12, 16, 23-24 (House Type 2BBW-A) Floor Plans; HT.2BBW-A.e 
A Plots 11-12, 16, 23-24 (House Type 2BBW-A) Elevations – Render; HT.2BB.pe A Plots 
14-15 (House Type 2BB) Floor Plans & Elevations; HT.2BBW-B.p A Plot 17 (House Type 
2BBW-B) Floor Plans; HT.2BBW-B.e A Plot 17 (House Type 2BBW-B) Elevations – Brick; 
HT.2BBW-A(2blk).p A Plots 20-21 (House Type 2BBW-A - 2 Block) Floor Plans; 
HT.2BBW-A(2blk).e A Plots 20-21 (House Type 2BBW-A - 2 Block) Elevations; HT.3BB-
2.e A Plot 22 (House Type 3BB) Elevations – Render; HT.2BBW-A.2.e A Plot 23 (House 
Type 2BBW-A) Elevations – Brick; HT.2BH(3blk).p A Plots 28-30 (House Type 2BH - 3 
Block) Floor Plans; HT.2BH(3blk).e A Plots 28-30 (House Type 2BH - 3 Block) Elevations; 
P.31-32.p A Plots 31-32 (House Types 2BH) Floor Plans; P.31-32.e A Plots 31-32 (House 
Types 2BH) Elevations; P.33-34.p A Plots 33-34 (House Types 3BH) Floor Plans; P.33-
34.e A Plots 33-34 (House Types 3BH) Elevations; HT.4BW-A1.p A Plot 35 (House Type 
4BW-A Option 1) Floor Plans; HT.4BW-A2.p A Plots 36, 38  (House Type 4BW-A Option 
2) Floor Plans; HT.4BW-A2.e A Plots 36, 38  (House Type 4BW-A) Elevations - Brick & 
Flint; HT.3BW-C.p A Plot 37 (House Type 3BW-C) Floor Plans; HT.3BW-C.e A Plot 37 
(House Type 3BW-C) Elevations; P.39-40.p A Plots 39-40 (House Types 3BH) Floor 
Plans; P.39-40.e A Plots 39-40 (House Types 3BH) Elevations; HT.3BH(2blk).p A Plot 41-
42 (House Type 3BH - 2 Block) Floor Plans; HT.3BH(2blk).e A Plot 41-42 (House Type 
3BH - 2 Block) Elevations; HT.4BW-C.p A Plot 43 (House Type 4BW-C) Floor Plans; 
HT.4BW-C.e A Plot 43 (House Type 4BW-C) Elevations; P.45-56.p A Plots 45-46 (House 
Types 2BH/3BH) Floor Plans; P.45-56.e A Plots 45-46 (House Types 2BH/3BH) 
Elevations; P.47-48.e A Plots 47-48 (House Types 3BH) Elevations; P.47-48.p A Plots 47-
48 (House Types 3BH) Floor Plans; HT.3BW-A-1.e B House Type 3BW-A Elevations 
Brick; HT.3BW-B.e B House Type 3BW-B Elevations; HT.3BW-B.p B House Type 3BW-B 
Floor Plans; HT.4BW-A1.e B House Type 4BW-A Elevations Brick; 

 
Reason: For the avoidance of doubt and in the interests of proper planning. 
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2.Prior to development above dampproof course level, samples of materials to be used in the 

construction and finish of the buildings shall be made available on site and retained in that 
location for inspection by the Local Planning Authority. Any such samples shall be 
approved in writing by the Local Planning Authority and thereafter, the development shall 
proceed in accordance with such materials as have been agreed.  

  
Reason: To safeguard the visual amenity of the locality. 

  
 
3.Prior to the construction or installation of any boundary walls, samples of the materials to 

be used for the walls must be submitted to and approved in writing by the Local Planning 
Authority. Prior to the construction or installation of any boundary fences or railings, visual 
details of the fences and railings must also be submitted to the Local Planning Authority for 
approval in writing. The development shall thereafter be implemented in full accordance 
with the approved details. 

  
Reason: In the interests of the amenities of the area. 

  
 
4.All hard and soft landscape works must be carried out in accordance with the approved 

drawings number 566-1-R5, 566-2-R2, 566-3-R2 and 566-4-R2 received 17/03/2025 and 
566-5 received 11/03/2025. The soft landscaping works detailed on the same approved 
drawings must be carried out in full during the first planting season (November to March) 
following commencement of the development. The soft landscaping shall be maintained in 
accordance with the agreed details and any trees or plants which, within a period of 10 
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, unless the Local Planning Authority gives written consent to any 
variation. 

  
Reason: To ensure the satisfactory landscaping of the site and enhance the biodiversity, 
visual amenity and character of the area. 

  
 
5.Where surface water drainage infrastructure is located within private property the following 

requirement applies. Prior to occupation of the development, evidence that property 
owners have been made aware of any SuDS/drainage features within their ownership 
boundary and their obligations to maintain such features has been submitted to and 
approved in writing by the Local Planning Authority. Such evidence shall take the form of 
confirmation of legal covenants associated with the deeds of the properties or similar 
documentation. 

  
Reason: To ensure future maintenance of the surface water drainage system, and to 
prevent the increased risk of flooding. 

  
 
6.The development hereby approved shall be completed in accordance with the submitted 

Biodiversity Plan (BP) prepared by GE Consulting (signed and dated 05/03/25).  
  

Reason: To mitigate impacts on ecology and provide enhancements biodiversity 
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7.Prior to the implementation of the approved landscaping scheme, the existing field 
gateways leading onto the A357 and Hillcrest Close shall be stopped up in accordance 
with details to be submitted to and agreed in writing by the Local Planning Authority. The 
agreed details shall thereafter be fully implemented and permanently maintained in 
accordance with such details.  

  
Reason: In the interests of highway safety and visual amenity.  

  
 
8.Prior to the implementation of the approved landscaping scheme, details of replacement 

stiles serving Public Rights of Way N53/46 at the point of egress on to the A357 and 
Hillcrest Close shall be submitted to and approved in writing by the Local Planning 
Authority. The new stiles shall be designed to allow for improved accessibility for users of 
this Right of Way. The agreed details shall thereafter be fully implemented.  

  
Reason: In the interests of the amenity and improved accessibility for users of the public 
right of way.  

  
 
9.Prior to the first use or occupation of the development hereby permitted details of the Local 

Area of Play (LAP), to include its position, layout and details of the specific play equipment 
to be provided, shall be submitted to and agreed in writing by the Local Planning Authority. 
The agreed details shall thereafter be fully implemented and be available for use prior to 
first occupation of the development.  

 
Reason: In the interests of the amenities of the future occupiers of the development.   
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