Application Number:

P/FUL/2024/06927

Webpage:

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

Site address:

Land South of Bolney, Salisbury Road, Blandford Forum DT11 7SP

Proposal:

Erect 33 No. dwellings with garages and parking. Form vehicular
access from Salisbury Road, associated infrastructure and public
open space. Carry out site preparation and ancillary works.

Applicant name:

Lewis Wyatt (Construction) Ltd

Case Officer:

Robert Lennis

Ward Member(s):

Clir Jespersen, Clir Lacey-Clarke, Cllr Quayle, Clir Brown

1. Reason application

IS going to committee:

Pimperne PC has raised objections to this proposal within twenty-one days of the initial
consultation period. These have turned-out to be contrary to the Officer recommendation.
As such, in accordance our Constitution this application is being reported to this Planning
Committee for a decision.

Summary of recommendation:

Grant conditional planning permission subject to the signing of a S106 legal agreement
within six months of a committee resolution. If the S106 is not signed within that time
period, then the application should be refused unless otherwise agreed in writing by the

Head of Planning.

Key planning issues

Issue

Conclusion

Principle of development

There is a conflict with the development plan when
taken as a whole as the site would be located
outside of the settlement boundary for Blandford
and thereby in the countryside (of Pimperne Parish)
where development should be resisted unless there
Is an over-riding need.

Housing land supply (HLS)

The Council’s Annual Position Statement of
October 2024 is set to expire 315t October 2025; at
which point the Housing Land Supply (HLS) will
drop below 5 years with the inspector in the recent
Marnhull appeal putting the figure at 2.67years,
which would be a shortfall of almost 8,000 homes.
At present, the tilted balance is not engaged.
However, the substantial uplift in housing
requirements remains a significant material
consideration.




Issue

Conclusion

Design: access, scale, layout, and
appearance

The proposed development is largely two-storey in
height. The layout and overall design has followed
the Design Code of the approved development to
the north and south of the site.

Impact on character of the area

The context of the site, having regard existing and
extant development, is that of an urban extension
to Blandford. When viewed from any distance it will
be seen as part of the surrounding residential
developments and would not directly impact any
landscape designations.

Impact on the living conditions of the
occupants and neighbouring properties

In general amenity terms such as light loss and
noise impact, it is considered that the proposed
development would not result in any seriously
detrimental impact subject to design detail.

Impact on landscape or heritage assets

In terms of landscape, this is an infill site as such it
will be viewed in the context of existing
neighbouring development. The proposal scale of
development would not result in a material harm to
the landscape character of the area. There are no
designated heritage assets within or adjacent to the
site, and no intervisibility with non-designated
assets.

Flood risk and drainage

Flood Risk Management Team has raised no
objections subject to conditions. The site is located
within flood zone 1. There are no constrains in
terms of flooding or drainage.

Highway impacts, safety, access and
parking

Highway Authority has no objections subject to
conditions.

Impact on trees

Trees loss for is necessary to create the new
access into the site from Salisbury Road (A354).
This would be off-set by new planting across the
site as mitigation.

Financial benefits

The applicant is willing to enter into a S106 legal
agreement to secure on-site and off-site benefits.
This agreement will mirror that of the larger
development on a pro-rata basis.

Description of site

The site is located to the north-east of Blandford Forum and south-east of the A354
(Salisbury Road). The bulk of the site made-up from former residential garden land
(annexed from the dwelling Bolney) and an agricultural field located to the south-east
(which appears to have been a part of the Bolney estate) is within Pimperne Parish. The
remainder of the site which would accommodate the propose round-about and some
proposed road works lies within Blandford Forum Parish. The site area is approximately

2ha.




The site forms an infill parcel (now in control of the applicant) within a wider land holding
which has recently had planning permission approved (P/OUT/2020/00026, also known as
Blandford Parklands) for a residential led (490 homes) mixed use development proposal by
the applicant.

The site is currently accessible to vehicles from the A354 (Salisbury Road) by way of an
existing access to Bolney which spurs into the site. This access will be retained to serve
Bolney, and a new access off a new roundabout on the A354 (Salisbury Road) is proposed
to serve the development.

The former garden area has some mature trees and landscaping including a disused tennis
court, and the application is supported by an Aboricultural Impact Appraisal and Method
Statement which takes account of these features.

The site is within the setting of the nearby Cranborne Chase National Landscape (154m
away). The site’s topography slopes down and away to the southeast Pimperne Brooke (a
tributary of the River Stour) is located ¢.400 metres to the southeast, and the site lies
entirely within flood zone 1.

Description of development

The application seeks full planning permission for the erections of 33 dwellings with
associated garages and parking, the creation of access (round-about) off Salisbury Road,
provision of infrastructure, public open space, and ancillary works.

The residential element would deliver 23no. open market dwellings and 10no. affordable
homes. The mix of dwelling types would be: 12no. (36%) apartments and flats above
garages s, 6no. (18%) semi-detached houses, and 15n0. (46%) detached houses.

Of this total, 10 dwellings (30%) would be provided as affordable, comprising a mix of
affordable rent and shared ownership dwellings; 60% would be 1-2 bed dwellings and 40%
would be 3+ bedroom houses. Affordable homes would be spread across the development
area and designed to be tenure blind.

The proposed roundabout would link with the wider development of Blandford Parklands
creating easier linkages to the approved local centre and its services on the opposite side of
the A354 and the wider community. The proposals also intend to deliver a new avenue
street connection to Salisbury Road, forming a primary access point for Blandford
Parklands. The avenue would be designed with widened verges, significant tree planting
which would reinforce the parkland characteristics. Midway along the avenue would be a
pocket of open space, focused around existing feature trees, and landscaped to offer an
accessible green for all to enjoy.

The bus access/egress approved as part of the of the Parklands development would no
longer be necessary. As such this proposal, would be able to provide a positive frontage to
the woodland edge to Letton Park, where a green corridor route will form part of a wider
network of footpaths to connect residents with the Parkland open spaces and community
facilities.

Background and relevant planning history
P/OUT/2020/00026 - Decision: Granted - Decision Date: 05/08/2024

Hybrid planning application for the phased development for up to 490 No. dwellings and
non-residential uses comprising:

Outline planning application (to determine access) to develop land by the erection of
up to 340 No. dwellings (Use Class C3), local centre with flexible floorspace



including Commercial, Business and Services (Use Class E), Drinking
Establishments and hot food takeaways (Use Class Sui Generis) and Local
Community (Use Class F2); land for a three-form entry primary school and
associated playing pitches (Use Class F1 Learning and non-residential institutions);
form public open space, replacement allotments including allotment building, new
sports pitches, parking, access, infrastructure, landscaping, and carry out ancillary
and site preparation works, including demolition of existing buildings and removal of
existing allotments.

Full planning application to erect 150 No. dwellings (Use Class C3), form public open
space, attenuation basins, parking, access, infrastructure, landscaping, and carry out
ancillary and site preparation works.

List of constraints

Tree Preservation Order ref: TPO/2023/0004, this is an area TPO covering the Bolney
estate as was.

Cranborne Chase National Landscape (Area of Outstanding Natural Beauty)

Consultations

(All consultee responses can be viewed in full on the website Planning application:
P/FUL/2024/06927 - dorsetforyou.com.)

Natural England - no objection subject to securing mitigation.
Cranborne Chase National Landscape — has raise the following concerns/objections:

e Urban incursion into a farmed landscape and there will be extensive area of roofs that
will feature in views from public access areas east and southeast of the site within this
National Landscape

¢ Reduction of the Open Gap contrary to Policy LC(g)
e Concerns surrounding external lighting and street lighting in this location
e Lack of clarity where any public open space would be located

e The submitted visuals do not show the inclusion of any renewable energy schemes
but the supporting sustainability page in the D&AS shows a roof with solar panels
which could lead readers to believe solar panels would be included

DC Natural Environment Team — no objection subject to conditions.

DC Trees — raised concerns with the cumulative loss of trees

DC Highways — no objections subject to condition.

DC Flood Risk Management — no objection subject to conditions.

DC Housing Enabling Team — no objection subject to securing and appropriate tenure mix.

DC CIL and Section 106 — no objection subject to securing contributions as set out in
Policies 13, 14, and 15 of the adopted NDLPP1.

DC Senior Archaeologist — no objections.


https://planning.dorsetcouncil.gov.uk/plandisp.aspx?recno=410445
https://planning.dorsetcouncil.gov.uk/plandisp.aspx?recno=410445

Blandford Forum TC — support

the Town Council would give its full support to this proposed application.

Pimperne PC - object

Impact of the proposed roundabout on the local road network & concerns about the
proposed link between this development and the adjacent development becoming a
‘rat-run’ from the A354 through to the bypass to circumvent queuing traffic

Questions on the supporting highways data and that it fails to demonstrate that the
development could be accommodated safely and without undue driver frustration and
delays

Cumulative amount and location of the development which conflicts the
Neighbourhood Plan and isn’t following a ‘plan-led’ system

Significant adverse impact on the setting of the Cranborne Chase National Landscape
and the defined Important Open Gap (set out in the Neighbourhood Plan). Phases 3
and 4 of the adjoining development have yet to receive reserved matters approval so it
is not currently known what the full impact on the Open Gap would be cumulatively
between this development and the future phases of the adjoining development.

Need to redress the loss of tree cover/habitat that was removed prior to this
application — the habitats information doesn’t accurately reflect this

Matters of detailed design

o The Neighbourhood Plan specifies a proportion of homes should be suitable for
residents with more limited mobility but no evidence has been provided on
compliance with this

o Concerns surrounding street lighting and impact on National Landscape

Affordable Housing level falls short of policy compliant level of 40% and the affordable
units are located closest to Salisbury Road

Noise concerns to proposed dwelling from A354
Policy conflicts as the Council can currently demonstrate a 5-year supply of housing

Overreliance on in-line parking

Representations received

CPRE - raised concerns/objections relating to policy, dark skies, highway safety, and
accuracy of information relating to the new school.

MoreBus - support

The proposed access to Salisbury Road resolves a missing link within the vehicular
access and movement strategy for the allocation

The link also provides a surveilled pedestrian cycle and vehicular circulation from the
bulk of the development to the proposed local centre and primary school that is north
of Salisbury Road



e The proposal would contribute to the housing land supply position and provide
affordable housing

18 representations have been received raising concerns or objections
Summary of Comments:

e Highways safety & additional traffic — traffic surveys submitted are not reflective of
the actual traffic levels

e Over development considering current infrastructure

e Increased crime & rubbish

e Increased noise & light pollution detrimental to the environment

e Impact to National Landscape

e The development would not be in-keeping with the surrounding area
e The bat survey refers to out of date policies

e Segregation of affordable homes from market homes

e Affordable homes need to be affordable and for local people (as set out in
Neighbourhood Plan)

e Designate pedestrian crossing points at the proposed new roundabout to ensure
pedestrian and cyclist safety especially for the current cycleway/footpath along
Salisbury Road

e No mention of additional drainage at new roundabout — current surface water issues
at this location

e Will the interior roads be wide enough for buses to navigate without cars parking on
the pavement

Duties

Planning and Compulsory Purchase Act 2004, S38(6), requires that the determination of
planning applications must be in accordance with the development plan unless material
circumstances indicate otherwise.

Countryside and Rights of Way Act (2000), clause 85, states that on land in an AONB that
Local Planning Authorities must seek to further, and shall have regard to, the purposes of
conserving and enhancing the natural beauty of the National Landscape (formerly known as
Areas of Outstanding Natural Beauty(AONB))

Planning (Listed Buildings and Conservation Areas) Act 1990- section 66 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.

Self-Build and Custom Housebuilding Act 2015 — a relevant local planning authority has a
‘duty to grant planning permission etc’. This means that the Council must give suitable
development permission to enough suitable serviced plots of land to meet the demand for
self-build and custom housebuilding in their area based on our register during a base period

Most Relevant Policies
The Development Plan
Blandford + Neighbourhood Plan (B+NP)




The original version of the Blandford + Neighbourhood Plan was made (adopted) on 22
June 2021. The plan has been reviewed and the Modified Blandford + Neighbourhood Plan
was made (adopted) by Dorset Council on 3 October 2023.

- Policy B1- Blandford Forum & Blandford St. Mary Settlement Boundary defines the
settlement boundary for Blandford Forum.

- Policy B2 - Land to the North and North East of Blandford Forum allocates land for a
mix of residential, education, community and allotment uses subject to specified criteria
(i-xiii). As an urban extension to Blandford it seeks 30% affordable housing in line with
LPP1 Policy 8(b).

Pimperne Neighbourhood Plan (PNP) —

The original version of the Pimperne Neighbourhood plan was made (adopted) on the 25
January 2019. The plan has been reviewed and the Pimperne Neighbourhood Plan Review
was made (adopted) on 1 November 2022.

- Policy SB: Settlement Boundary defines the settlement boundary for the village of
Pimperne. Development outside of this boundary will be treated as ‘countryside’ in
respect of the Local Plan Policies.

- Policy LC: Landscape Character is a policy made up of nine criteria (a-i). These set
out, amongst other relevant matters, that all new development must take account of the
relevant AONB management plan (Cranbourne Chase in this instance) and not detract
from the special qualities.

- Policy MHN: Meeting Housing Need is a policy made up of five criteria (a-e); this
policy sets out a housing target of at least 61 dwellings to meet the projected needs of
Pimperne with sites to be located within or adjacent to the settlement boundary of
Pimperne village and to provide 40% affordable housing on sites of five or more.

North Dorset Local Plan Part 1 (LPP1) adopted January 2016:

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 13: Grey Infrastructure

Policy 14: Social Infrastructure

Policy 15: Green Infrastructure

Policy 16: Blandford

Policy 20: The Countryside

Policy 22: Renewable and Low Caron Energy
Policy 23: Parking

Policy 24: Design

Policy 25: Amenity

North Dorset District Wide Local Plan (1st Revision) Adopted 2003:
Policy 1.16 — Groundwater Source Protection

Material considerations

National Planning Policy Framework 2024 (as amended 2025)



Paragraph 11 sets out the presumption in favour of sustainable development as
follows:

- Plans and decisions should apply a presumption in favour of sustainable
development...

For decision-taking this means:

c) approving development proposals that accord with an up-to-date development
plan without delay; or

d) where there are no relevant development plan policies, or the policies which
are most important for determining the application are out-of-date (fn8), granting
permission unless:

I. the application of policies in this Framework that protect areas or assets of
particular importance provides a strong reason for refusing the development
proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole, having particular regard to key policies for directing
development to sustainable locations, making effective use of land, securing
well-designed places and providing affordable homes, individually or in
combination(fn9).

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).

Annual Position Statement (Housing land supply and Housing Delivery Test)

On the 26th September 2024, The Planning Inspectorate issued the Inspector’s
report confirming the Council’s Annual Position Statement (APS). The APS confirms
that the whole of the Dorset Council area can demonstrate a 5-year supply of
housing of 5.02 years, and that this figure is fixed until 31 October 2025 in
accordance with paragraph 233 of the NPPF. An updated APS that reflects the
Inspector’s findings is available on the Council’'s website.

Planning appeals:

- Appeal ref: APP/D1265/W/24/3353912, Land West of Church Hill and Land Off
Butts Close and Schoolhouse Lane, Marnhull, Dorset. (Decision date 6 May
2025)

o It is noteworthy that the Inspector found at paragraph 53 “...The Local
Plan is self-evidently not designed to address currently identified housing
need. The serious picture of overall housing need, the absence of a
relevant and up to date strategy for housing provision and distribution to
deal with that need, and the housing supply position the Council will be in



11.

12.

very shortly when the annual position statement on housing land supply
expires, are material considerations of the highest importance.”

- Appeal ref: APP/D1265/W/24/3351896, Land North of Ward's Drove, Blandford St
Mary (Decision date 21 May 2025)

o The Inspector opined at paragraph 27 “As for furthering the purpose of the
CCNL, ...It is logical to conclude that, if the NDP’s minimum housing
requirement is not met here, other sites will come forward which could
harm the setting and thus the purpose of the CCNL. Delivering needed
housing in a location ... appropriate to do so within the setting of the CCNL
will minimise the effects of housing delivery in the area, and thus further
the CCNL’s purpose of conserving and enhancing the natural beauty of
the area.”.

Planning Practice Guidance
National Design Guidance

- Paragraphs 86, 100, 104, 107, 116, 129
Cranbourne Chase AONB Management Plan

Policy PT 14 - Development proposals in the AONB or its setting should demonstrate
how they have taken account of the AONB Management Plan objectives and
policies.

Policy PT15 — Local Planning Authority partners ensure that where new development
is permitted, it complements the special qualities of the AONB (i.e. the tranquil
unspoilt qualities of the area, wide expansive skies, rich land use history, local
vernacular building styles and strong sense of place) and takes full account of the
area’s setting and context through the consideration of appropriate Landscape
Character Assessments and sensitivity and design studies.

CC AONB Landscape Character Assessment (2003)
(emerging) Dorset Council Local Plan

The emerging Dorset Council Local Plan is out to consultation until 13 October 2025. Being
at a very early stage of preparation, the relevant policies in the draft plan should be
accorded very limited weight in decision-making.

With regard to this proposed development site, it is considered to be consistent with the
existing spatial strategy, i.e. Blandford is a sustainable location for growth. Further, the
emerging LP is putting forward the idea of having ‘flexible settlement’ boundaries for
selected towns and villages.

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.

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: -
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14.

o Removing or minimising disadvantages suffered by people due to their protected
characteristics

o Taking steps to meet the needs of people with certain protected characteristics
where these are different from the needs of other people

o 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. In particular,

- Provisions will be made for level access to buildings, ensuring that people with
mobility impairments are not disadvantaged.

- Dropped kerbs at corner locations, and at key crossing points to facilitate safe
and convenient movement for wheelchair users, those with visual impairments,
and people pushing prams. Easier and better access to the primary school site.

- The scheme includes a proportion of homes designed to meet M4(2) adaptable
standards, which exceed minimum Building Regulations and provide flexibility for
residents with changing mobility needs. This supports the objective of meeting
the needs of people with disabilities and older persons.

Benefits

In order to make development acceptable in planning terms, applications for major housing
development are expected to maintain and enhance the level of grey, green & social
infrastructure as set out in Policies 13, 14 and 15 of the LPP1.

The applicant and officers are working to complete the S106 legal agreement. This would
secure, as a minimum, the following contributions and obligations:

e Affordable housing — 30% on-site provision

e NHS Infrastructure Contribution - £722 per dwelling

e Education (primary and secondary) - £6,094.34 per (qualifying) dwelling

e Education (SEN provision) - £1,487.62 per (qualifying) dwelling

e Pre-school provision - £190.50 per (qualifying) dwelling

e Informal open space — on site provision

e Informal open space maintenance contribution - £1,278.80 per dwelling

e LAP - on site provision

¢ LAP maintenance contribution £359.36 per dwelling

¢ Formal Outdoor Sports Facilities maintenance contribution - £128.73 per dwelling

e Library contribution - £252 per dwelling

Sustainability and Climate Change Statement

The applicant has submitted a comprehensive Statement which response positively to
Dorset Council’s Sustainability Checklist (December 2023).

Amongst other relevant matters they inform us that there would be:
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e The fabric first approach to the proposed development will maximise energy
efficiency and will be combined with renewable and low carbon technologies (e.g.
photovoltaics (PV) and air source heat pumps), with each home to be ‘Zero Carbon
Ready’ and fully compliant with emerging 2025 building regulations and the
scrapping of gas boilers...

e As far as operationally possible onsite renewable energy generation will provide
energy to each home, making best use of solar PV and air source heat pumps to
each dwelling. Homes will be built to the emerging ‘Zero Carbon Ready’ future
homes standard due to be introduced in 2025/26...

e ..Embodied carbon emissions have been considered. Homes will be built to a high
standard using quality materials to stand the test of time. Locally sourced building
materials will be used where possible...

e Measures to conserve water through rainwater include rainwater harvesting...

e The drainage strategy has been designed to complementarily link with the wider
Sustainable Urban Drainage systems and overall surface and foul drainage
strategies for permission P/OUT/2020/00026 (adjoining site).

e Specific proposed climate change adaptation measures in the construction and
operational phases include, but are not limited to, fabric specification, heat recovery
technologies, solar PV panels, solar thermal panels, air source heat pumps and the
resultant energy savings...Strategic planting can help to reduce heat stress by
providing cooling and shading, as acknowledged in Dorset Council’s Climate and
Ecological Emergency Strategy.

Environmental Impact Assessment (EIA)

The proposed development is not considered to meet the thresholds requiring an
Environmental Statement (ES). A technical note has been provided which assessed
whether the proposal constitutes ‘EIA development’ under the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017 (as amended), taking into account
the relevant legal thresholds, policy guidance, and potential for cumulative or exceptional
environmental effects.

The site is not located within a sensitive area as defined by Regulation 2(1) of the EIA
Regulations and does not exceed 5 hectares. The proposed development does not
comprise more than one hectare of urban development which is not dwellinghouse
development and nor does it seek to build more than 150 residential units. Therefore, it
does not trigger Category 10 of Schedule 2, ‘Infrastructure’, sub section (b).

The proposed development has also been reviewed against each of the four exceptional
circumstances set out within the EIA Regulations and is considered to not trigger the need
for EIA against those circumstances. As such, it is considered that the proposed
development is not EIA development.

Planning Assessment
The main issues of this case are considered to relate to:
e Spatial strategy and the principle of development
e Site location and infill development
e Housing Land Supply and Housing Delivery Test
e Affordable housing and housing mix
e Design, applying the approved Design Code of Blandford Parklands



e Access and movement

e Layout

e Scale

e Appearance and materials
e Landscape matters

e Residential amenities

e Flood risk and drainage

e Ecology

e Planning balance.

Spatial Strategy and the Principle of Development

Members should be aware that in a recent planning appeal (ref: APP/D1265/W/24/3353912,
Marnhull) the Planning Inspectorate has found that our Local Plan is “self-evidently” not
designed to address currently identified housing need. While the general principle of
concentrating the largest amount of growth in the main town remains valid, the Plan’s
policies for the delivery of housing, including its spatial strategy and the amounts of
development to be allocated to different locations, now carries little weight. That said,
planning law requires that applications for planning permission be determined in
accordance with the development plan, unless material considerations indicate otherwise

The core spatial strategy of the development plan (LPP1 Policy 2) identifies Blandford
(Forum and St Mary), Gillingham, Shaftesbury and Sturminster Newton as the key strategic
settlements and seeks to focus the vast majority of the District’'s growth in these main towns
as they are the most sustainable locations where homes, jobs and facilities are easily
accessible.

The bulk of the proposed development site would sit within Pimperne CP. The Pimperne
Neighbourhood Plan has not allocated this portion of the site for housing. It lies outside of
their designated settlement boundary, and the settlement boundary of Blandford, and is
therefore considered as part of the countryside under PNP Policy SB: Settlement Boundary.

PNP Policy MHN: Meeting Housing Need was written to address the local needs of the
community and never intended to address the strategic need of the district (as was North
Dorset DC) or the strategic need of the emerging Dorset Local Plan. Nonetheless, the
proposal conflicts with Criteria b) which states that homes should be located to the west
side of the A354 main road on land within or adjacent to the settlement boundary of
Pimperne. There is also a conflict with Policy MHN c) ‘to resist development in the
countryside’. However, the policy route for assessment goes through PNP Policy SB:
Settlement Boundary which states that development outside of the new settlement
boundary will be treated as ‘countryside’ in respect of the Local Plan policies (i.e. LPP1
Policies 2, 6, and 20).

LPP1 Policy 2 (Core Spatial Strategy) states that all development should be located in
accordance with the spatial strategy for North Dorset. It highlights Blandford as one of the
four main towns which will function as the main service centres with employment
opportunities. These towns have the best range of sustainable transport options and the
greatest potential for further sustainable transport improvements. They are the main focus
for growth, both for the vast majority of housing and other development. However, that
policy also highlights that outside of the defined boundaries of the four main towns,
Stalbridge and the larger villages, the remainder of the district will be subject to countryside
policies where development will be strictly controlled unless it is required to enable essential



rural needs to be met. It goes on to state that at Stalbridge and all the District’s villages
(including Pimperne) the focus will be on meeting local (rather than strategic) needs.

Policy 6 of the Local Plan relates to housing distribution and amongst other things states
that in the countryside (including Stalbridge and the villages) the level of housing and
affordable housing provision will be the cumulative number of new homes delivered to
contribute towards meeting identified local and essential rural needs. There is an “at least
figure of 825 dwellings written into the Policy. However, this figure has been exceeded
many times over and particularly on appeals where Planning Inspectors have found
development to be in a sustainable location.

Policy 20 of the Local Plan sets out that development in the countryside outside defined
settlement boundaries will only be permitted if it is of a type appropriate in the countryside
(as listed, providing rural needs), or for any other type of development, it can be
demonstrated that there is an ‘overriding need’ for it to be located in the countryside.

The application site, being located outside of the defined settlement boundary and not
fulfilling any of the criteria for being a type appropriate in the countryside under policy 20,
would conflict with Policies 2, 6 and 20 of the LPP1 and the PNP Policy SB unless there
was an ‘overriding need’.

With regard to the Blandford + NP, Policy B2 has allocated the part of the land within its’
jurisdiction for a mixed used development including residential, education, community and
allotments. In respect of the land within the Blandford + NP area, the principle of
development is considered to be acceptable.

Site location and infilling

In light of LPP1 and the PNP policies, the proposed development site is in a countryside
location where development is to be resisted unless there is an overriding need. However,
to the southwest is a large residential dwelling (Greenbanks), to the northeast is a large
residential dwelling (Bolney), to the northwest there is the extant permission (ref:
P/OUT/2020/00026 Blandford Parklands) for a new local centre and dwellings and the
existing housing in Letton Close, and to the southeast there is the extant permission of
Blandford Parklands for housing and public open spaces. Therefore, it must be
acknowledged that on the ground, and having regard to extant permissions, the character of
the area which surrounds and influences this site is no longer countryside. Hence, it is
considered that this proposal is best described as infill development that will be greatly
influenced by surrounding development.

Housing Land Supply and Housing Delivery Test

The Planning Inspectorate (PINS) confirmed in September 2024 that Dorset Council’s
Annual Position Statement could demonstrate a Housing Land Supply (HLS) of 5.02 years.
This covers the entire Dorset Council area and replaces all previous calculations for the
former districts. We are entitled to rely on this position until 31 October 2025. Furthermore,
no areas in the Council have a Housing Delivery Test result of less than 75%. This means
that the presumption in favour of sustainable development (the tilted balance) does not
apply and full weight can be given to relevant policies in the adopted Local Plans and
Neighbourhood Plans.

However, the National Planning Policy Framework (December 2024) has changed the
method for calculating ‘local housing need’ (LHN) which is the target of every Council’s
HLS. Applying this new method of calculating LHN Dorset Council will have a shortfall of
almost 8,000 homes on the 15t November 2025 (previously we calculated our local housing
need on 1,793 x 5 years, this will increase to 3,219 x 5 years). Whilst we are seeking to
address this LHN through the emerging Dorset Local Plan, it will not be until sometime in
2027 that the emerging Plan is adopted. Members should note, the potential sites needed



to meet this demand have not yet been selected and the public consultation to identify them
does not finish until 13" October 2025.

As observed by inspectors in recent appeals, our overall housing need and the absence of
a relevant and up to date strategy for housing provision and distribution are material
considerations of the highest importance. It is therefore considered that the imminent
shortfall in housing land supply is a significant material consideration that weighs in favour
of the development in this particular case.

Affordable Housing and Self-build/Custom Houses

We are informed by our Housing Enabling Officer that there are over 7500 households on
the Dorset Council housing register; of those 382 have declared a connection to Blanford
and a further 827 households have listed Blandford as a preferred area. This adds to the

seriousness of our housing land supply and delivery.

Policy 8 of the NDLP relates to affordable housing. For Blandford, the policy requires that
within the settlement boundary of Blandford (Forum and St. Mary) and within any urban
extensions to the town, 30% of the total number of dwellings should be affordable. The PNP
has a requirement for 40% affordable housing and this reflects the policy requirement in the
countryside under the NDLP. However, the location of the development adjacent to the
settlement of Blandford means that it will function as an urban extension to the town.

This site will be developed by the applicant as part of their extant permission for an urban
extension to Blandford Forum. It proposes 33no. dwellings as an infill parcel. Of these, the
applicant is proposing to deliver 30% or 10no. dwellings. This is the same percentage
secured in the extant permission and is compliant with LPP1 Policy 8 which states that
within any urban extensions to Blandford 30% of the total will be affordable.

The mix of these would be 2x1b flats, 2x2b flats, 2x3b flats and 4x3b houses. Whilst there
may be a preference for 1 bedroom dwellings in the affordable rent, the provision of two
apartments to address this need is not objectionable. Larger family accommodation is met
with 2no. 2-bedroom apartments and 6no. 3-bedroom dwellings (2 apartments and 4
houses). Taken in the wider context of the affordable housing delivery that will be provided
across the wider site allocation it is considered this is an entirely appropriate affordable
housing provision for this application.

The applicant is agreeable to our request for a policy compliant mix of 70% rented and 30%
intermediate housing. Based on the current level of affordable housing 7 dwellings will be
affordable rent with the remaining 3 as intermediate housing. These would be secured via
an S106 agreement.

The Blandford + NP Policy B2 seeks a 5% self-build/custom build provision on a residential
scheme of approximately 400 dwellings in the Blandford + NP area allocation. This would
equate to approximately 20 plots. The extant permission across the wider site secured
consent for 490 dwellings, some of which fell beyond the Blandford + NP area.
Notwithstanding this, Wyatt Homes agreed to a 5% requirement across the whole site
rather than the dwellings that solely fell within the Blandford + NP Plan area. This would
mean some 24 self-build/custom build plots will be provided and therefore an over-provision
against what the policy envisaged securing is already being made. With this overprovision
in mind on the wider site and given that the housing on this site, does not actually fall in the
Blandford + NP area it is considered that this requirement is not necessary in policy terms.

On the matter of adaptability and flexible homes suitable for residents with more limited
mobility. Proposed house type HA1006 is an M4(2) adaptable compliant home and meets
the Building Regulation Requirements. There are 4 of these proposed and the scheme is
therefore providing more than 10% of the homes as M4(2). The Morden house type is also
capable of meeting M4(2) requirements and therefore with these additional 3 dwellings the



scheme would provide over 20% towards the Pimperne Neighbourhood Plan Policy MHN
requirement.

Design, applying the approved Design Code of Blandford Parklands

This is a full application. As such, detailed plans have been submitted which show the
access, layout, scale, and appearance of the development. lllustrative plans of landscaping
have been submitted which show sufficient detail to allow for this matter to be conditioned if
members were minded to approve this application.

The Design Code principles for Blandford Parklands have been extended to incorporate the
application site. For this application, three of the four frontage character typologies, each
with design guidance informing the proposed layout response: continuous, regular, and
stepped. These, in turn, come with design guidance informing the proposed layout
response. The compliance of the proposals to the Design Code guidance is highlighted
throughout the submitted Design and Access Statement. Members may recall that the
Design Code for Parklands was the subject of a bespoke condition of approval. As this is a
full application, there is confidence that the development would comply with the principles of
the Design Code that was secured for the outline portion of the adjacent application site.

Access and movement

Vehicular access to the development site is proposed from the southern arm of a new four-
arm compact roundabout on the A354 (Salisbury Road). This would replace the simple
priority junction agreed in connection with the extant permission. The fourth arm of the
roundabout would provide access to the northern parcel (and local centre) also permitted by
extant permission (ref: P/OUT/2020/00026). This accords with B+NP Policy B2(vi) and is
considered to be a improvement to the extant scheme broadly speaking.

The roundabout would act as a traffic calming feature, reducing the speed of vehicles
approaching and exiting the roundabout.

For pedestrians, the roundabout would have uncontrolled crossing points on all arms of the
roundabout. This would improve the connectivity between the southern parcel and the
northern parcel crossing the A354 (Salisbury Road), by providing easier and better access
to the primary school, open space, and the approved local centre planned for the northern
parcel of land.

The proposed development has purposefully been designed such that the spine road would
extend directly into the extant permission to the southeast; in the vicinity of the junction with
Plots 14 and 22. This would provide a continuous 6.7m wide carriageway, which would
facilitate two-way buses through both development sites. It is noted above that the bus
service provider is support of this scheme. It is also worth noting that your highway
engineers (Local Highway Authority) have no objection to the proposal subject to
conditions.

Layout

The layout is primarily organised around a central tree lined avenue connecting Salisbury
Road with Parklands. A positive sense of arrival would be created by landscaping and
additional tree planting and having building frontages that relate in form and appearance
with neighbouring properties. Perimeter blocks are employed to create enclosure, secure
boundaries, and enable positive building frontages with passive surveillance of surrounding
streets and spaces. A clear definition between public and private realm is also established
through the proposed block structure.



Scale

The site is proposed to accommodate 33 dwellings, comprising of a mixture of 21 houses
and 12 apartments. The design, scale and density of the development has been informed
by the design code submitted in support of the wider development, to ensure that the two
applications are wholly compatible.

All proposed housing would be two-storeys in height, forming an extension of the ‘Parkland’
character area of the extant permission. All houses would be contained within a maximum
roof ridge height parameter of 10.5 metres from existing ground level. This accords with the
height parameter zone established through the recently approved Blandford Parklands
proposals.

The two-storey apartment building adjacent to neighbouring house Bolney would be 8.6
metres to roof ridge from the finished floor level of the building. The existing ground level
slopes in this location, and the access relationship to the proposed street would result in a
maximum roof ridge height parameter of 12 metres from the existing ground level. This also
accords with the established height parameter zone for the adjoining Blandford Parklands
proposals particularly the Salisbury Road frontage of the approved local centre on the
opposite side of the A354.

Appearance and materials

The appearance of the proposed dwellings has been kept simple but several architectural
details have been incorporated to add interest and variety throughout the scheme. This
includes chimneys located on the gable ends and finished off with clay pots. Casement
windows, simple box sash, and brickwork are proposed as they are commonly found on in
the Dorset vernacular.

The materials proposed will reflect the ‘Materials and Details palette’ and character are
specification defined within the Design Code to ensure an integrated character and identity.
The palette does not prescribe a particular architectural style but is reflective in colour and
materials to this locality. This simple approach will present a clear and coherent
appearance. It is considered that the proposal would comply with Policy 24 of the NDLP.

Landscape matters

With regard to national landscape designations, the NPPF states that development within
their setting should be sensitively located and designed to avoid or minimise adverse
impacts on the designated areas. The proposed development site is within the setting of the
Cranbourne Chase National Landscape. But, it is not covered by any statutory landscape
designations (either nationally or locally), and it is not considered to be a valued landscape.

Because of the infill nature of this site, it is considered that the proposed development
would have a negligible impact in terms of landscape. This is because to the north, any
intervisibility with the CCNL would be screened by the existing dwellings of Letton Close
and the extant development of a local centre and housing. While to the south, views of the
site from the CCNL would be seen in the context of residential development already
permitted and the existing residential properties to the east and west. As such, the
proposed development would be sensitively located.

With regard to the development plan Policy LC: Landscape Character of the PNP sets out
criteria a-i for development within the parish boundaries to be measured against. This policy
is in conformity with the Development Plan, particularly LPP1 Policy 4 — The Natural
Environment. It also has regard to the CC AONB Management Plan.

The relevant criteria of Policy LC are considered here:



a) All new development within the plan area must demonstrate that account has
been taken of the relevant AONB Management Plan policies and must not detract from the
special qualities of the Cranborne Chase and Dorset AONBs unless, in the case of major
development, this is justified by exceptional circumstances and it is clearly in the public
interest to permit the development.

The first test of this criterion is ‘has the applicant demonstrated that account has been taken
of the CC AONB Management Plan’ and the second test is ‘the proposed development
must not detract from the special qualities of the CC AONB'. If these tests are passed, then
one should move onto the next criteria. If these tests are not passed, then one should
consider whether there are ‘exceptional circumstances’ and whether it is clearly in the
public interest to permit the development.

The applicant’s Design & Access Statement (September 2024) sets out under the section
titled ‘Site & Context’ a thorough understanding of local landscape and how the design has
taken account of the CC AONB special qualities.

b) Development in the countryside should avoid higher ground and open vistas
where it is likely to be prominent in wider views. Where development in such locations
cannot be avoided, the following mitigation should be applied

- materials should be muted colours found in the traditional agricultural
buildings of the area

- buildings should be designed to have a low profile, avoid creating large
unbroken blocks, and to use the landform, siting and orientation to reduce landscape
impact

- existing tree cover, hedgerows and/or new landscaping should be used to
minimise any remaining adverse impacts to an acceptable level.

As stated above this infill site will be seen the context of the other residential development.
The proposed scale of buildings would be no higher than two-storey. It is clear from the
street scene plans that the proposed development, in and of itself, would not be prominent
in the wider views of the site.

The loss of some trees will be required to put in the roundabout, but mitigation in the form of
replanting trees nearby and throughout this site would reduce the landscape impact. In
particular, the retention of trees elsewhere on the site will benefit the proposal’s ability to
settle visually.

Reading through the applicant’s Design and Access Statement, the design and materials
will follow the Blandford Parklands high quality ethos. The suggested palate of locally
distinctive materials was previously considered to be acceptable and that would still be the
case for this development site.

c) All woodlands should be protected and managed to sustain them in the long term,
or where their loss cannot be avoided suitable replacement woodland planting that
will provide a similar landscape and wildlife benefit should be secured.

The proposed site is not considered to be woodland, nor would its development directly
affect any woodlands.

With reference to the TPO on site, the old garden of Bolney benefits from a prodigious
amount of trees many of which are covered by a tree preservation order. As such, the
proposed development has been shaped to some extent by the distribution of existing trees
on site. While the proposal requires the removal of some thirteen trees, these are all
classified as low quality and, or, unhealthy trees. Most of the protect trees are retained and
will help to provide a silvan backdrop to the proposed development. Significant boundary
tree cover would remain intact and no medium or high-quality trees are intended to be
removed. There are no incursions into RPAs of important retained trees.



Members should be aware that the proposal includes a comprehensive landscaping
proposal that would mitigate any losses and limit the impact on local character to the short
term and in the immediate vicinity. In the context of this site, it is considered that there
would be no significant adverse impact to local character or the wider setting.

d) Within Pimperne village, ...
The proposed development is not within Pimperne village. Therefore, this is not
relevant.

e) Street lighting and flood lights should be avoided as generally inappropriate,
having due regard to the significance of the expanse of dark night skies for the AONB.
Where these cannot be avoided, they should be designed in accordance with the guidance
set out in the Cranborne AONB Position Statement Number 1 on Light Pollution and Good
Practice Note 7 - Good External Lighting and International Dark Sky Reserve criteria.

Cranborne Chase NL comments suggest that the street lighting proposed is not future
proofed to IDSR guidelines. However, it is considered that the proposed lighting strategy
adopts and follows the same lighting principles that have been accepted and agreed for the
wider development site under planning permission P/OUT/2020/00026 taking into account
the Dark Skies advice note set out by the Cranborne Chase NL, in respect of light colour
(3000K or less) as well as lamp design, light direction and shielding of perimeter lighting to
the edge of the site. It is noted that the application does not include plans for domestic
lighting.

The applicant has confirmed their willingness to agree to a proposed condition similar to
condition 30 of planning permission P/OUT/2020/00026 requiring the submission of a
lighting strategy to agree these details that reflects the need to avoid harm to protected
species and to minimise light spill.

f) Where development is appropriate on the edge of a settlement, it should
incorporate suitable landscaping to avoid creating a hard and visually prominent edge. On
higher / open ground the mitigation measures in (b) should also be applied.

Not relevant.

g) “Development should not harm the views of Pimperne village as appreciated on
the approach from the south along the A354, or reduce the open nature of the gap between
Blandford Forum and the village of Pimperne, as indicated on Map 2, and should respect
the treed and distinctive character of Letton Park within this gap.”

There are two parts to criteria g). The first part relates to the approach to the village from
Blandford along the A354 (Salisbury Road). The views along this road includes trees and
hedges, domestic clap-board fencing, dwellings of various sizes and setbacks to the road,
and driveways/access arrangements.

The proposed roundabout would result in the loss of hedging and some trees. In the short
term, the appearance of a new roundabout would be a significant change. However, in the
medium to long term a high quality landscaping scheme would mitigate and soften the
appearance. It is considered that the proposal would cause some degree of harm to the
approach from the south along the A354, but this would be limited and contained.

The infill nature of this site is such that it would not have an appreciable impact on the open
nature of the gap between Blandford Forum and the village of Pimperne.

The location of the proposed roundabout is considered to be a respectful distance from
Letton Park to adequately avoid any harm to its distinctive character.

h) ... character of Nutford ...
Not relevant.



i) Development should respect the historic character of the landscape, including
archaeological features that are clearly evident within the landform (many of which are
recorded in the Dorset Historic Environment Record).

The Council’'s Senior Archaeologist is satisfied with the submitted archaeological evaluation
of the site and has no objection.

It is considered that the proposal would comply with Policy LC: Landscape Character of the
PNP overall and Policy 4 of the NDLP.

Residential amenities

The proposed layout and subsequent spacing between existing and new dwellings are
considered to be sufficient to avoid any seriously detrimental impact on the amenities of
existing and future residents.

The application was also supported by an acoustic report. This provided a Stage 1
assessment which shows that the daytime and night-time noise levels at the proposed
building facade locations can be considered medium to high risk, where the highest risk is
found toward Salisbury Road. An Acoustic Design Statement, outlining appropriate
measures to mitigate noise impacts has been prepared, based on the proposed layout to
demonstrate the residential suitability of the design in relation to noise. Mitigation measures
including facade acoustic performance requirements have been recommended. These are
matters that will be addressed by building regulations. The proposal would comply with
Policy 25 of the NDLP.

Flood risk and drainage

The application site is located within Flood Zone 1 and it is not considered to be at any
significant risk of surface water flooding. The application site is also not considered to be at
risk of groundwater flooding. On this basis, it is considered that the proposed development
is compatible with the flood risk to the site.

In terms of drainage, the submitted Flood Risk Assessment & Drainage Strategy sets out
that ground investigations did not support the widescale use of infiltration as a means of
disposal of surface water at the site. Instead, the Applicant proposed to discharge surface
water to an attenuation basin labelled ‘pond 2’ which is located outside of the redline
boundary of this application but is in the applicant’s control and forms part of consented
development P/OUT/2020/00026. Written approval from the landowner was submitted with
this application to confirm that future surface water drainage from the site could be
discharged to this basin. Overall, the Local Lead Flood Authority, who were consulted on
this application, considered that the proposed method of surface water disposal would be
acceptable subject to conditions attached to the decision, if this application is approved.

Ecology

Your Natural Environment Team has identified that the site forms a small part of a Higher
Potential Ecological Network area. Higher Potential Ecological Network areas are
comprised of areas that are not yet part of the functioning network, but which could
contribute in the future. They may also be the areas which have the potential for future
restoration work or to improve connectivity.

With this in mind:
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e The northern part of the site comprises a residential garden and the southern part of
the site forms part of a wider intensively farmed arable field. These habitats are of
very limited nature conservation interest in their own right, and in the absence of
development the current land use is highly unlikely to change.

e The proposed development includes habitats of wildlife value wherever possible.
This includes a substantial 48.85% net gain in linear habitats and inclusion of
habitats such as species rich grassland and native scrub in the landscape scheme.
The value of the site for wildlife would be further enhanced through provision of bat
and bird boxes, and habitat piles (see Section 5 below) and inclusion of fruit and nut
producing species, and pollen and nectar rich species in the planting scheme.

e Corridors for the movement of wildlife have been provided around the site, with
appropriately sensitive lighting design.

DNET has raised no objections subject to conditions securing the ecological mitigation and
enhancement measures that are outlined within the latest ecology reports in support of the
application. The relevant ecology reports to be included in the condition relate to: dormice,
bats, reptiles, ecological appraisal, and a technical note.

With regard to biodiversity net gain (BNG), the Biodiversity Impact Assessment calculation
was based on the emerging landscape scheme and indicates there would be a net loss for
‘broad habitats’ and a net gain for ‘linear habitats’. If it is not possible to achieve a net gain
in biodiversity within the site (as currently indicated by the calculator), then biodiversity
offsetting will be required where any net loss is not outweighed by the planning balance.
Off-site compensation could be achieved through:

e A contribution towards a strategic scheme for appropriate off-site compensation in
the wider landscape. Such schemes are usually created and administered by the
local planning authority;

e Approaches to a third party agent, such as The Environment Bank, who set up
habitat creation and management agreements with local landowners; and/ or

e Creation of a bespoke scheme.

This would provide opportunity to target habitat creation/enhancement works in where
maximum ecological benefit can be achieved, for example in the vicinity of designated sites
and/or through complementing other ecological networks. This is considered to be an
acceptable approach to the BNG requirements.

Summary of issues and the planning balance

It is important to recognise that Blandford Forum is a major settlement within the northern
area needing to accommodate strategic growth. It is by its very nature a sustainable
location for growth.

The Council’s housing land supply is about to drop significantly below the requisite five
years supply we should have, add to this the need for additional affordable housing. The
Council’s overall housing need is a material consideration of the highest importance.

The proposed development site can be viewed as infill development that will be read within
its context, ie an urban extension to Blandford. The proposed scale and appearance of the
development would not have a material impact on the Cranborne Chase National
Landscape subject to conditions regarding external lighting, nor would it materially impact
the open gap designation in the Pimperne NP.
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The benefits of the scheme relate to improved access and movement, along with the
section 106 contributions listed above.

On balance, whilst the proposal would not comply with the development plan, taken as a
whole, there are significant material considerations in terms of the benefits of this scheme,
particularly with respect to housing, including affordable housing, and improved access and
movement, which are considered to outweigh the conflict with the plan and the negative
impacts associated with local landscape.

Recommendation

a.) Grant, subject to the following conditions, and the completion of a legal agreement
under section 106 of the Town and Country Planning Act 1990 (as amended) in a form
to be agreed by the Legal Services manager to secure the items listed in this report.

Conditions:

1. The development to which this permission relates must be begun not later than the
expiration of 3 years beginning with the date of this permission.

Reason: This condition is required to be imposed by the Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended).

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

approved plans:

180 DI _03.6 Location Plan

131 DI _08.2 Block Plan

131 _DI_02.19 Site Layout Plan

180_DI_05.2 Dwelling Mix Plan

131 DI _06.4 Boundary Materials Plan

A052-P-202 External Materials Plan

Block of Flats 1-6 Block of Flats 1 - 6 Floor Plans & Elevations
Gla-B-AC Plot 7 Floor Plans & Elevations
1006-HA-B-I Plots 8 - 9 Floor Plans & Elevations
1006-HA-R-I Plots 10 - 11 Floor Plans & Elevations
Bea-B-1 Plots 12 - 13 Floor Plans & Elevations
Lyt-BF-12-V Plots 14 & 22 Floor Plans & Elevations
Com-B-C Plots 15 - 16 Floor Plans & Elevations
Mor-BF-C-V Plot 17 Floor Plans & Elevations
Pul-BF-C Plot 18 Floor Plans & Elevations

Upw-B-I Plot 19 Floor Plans & Elevations

Wim-B-1 Plot 20 Floor Plans & Elevations

Mar-B-11 Plot 21 Floor Plans & Elevations

Mor-B-I Plots 23 - 24 Floor Plans & Elevations
Spe-BF-I Plot 25 Floor Plans & Elevations
Pul-B-I-V Plot 26 Floor Plans & Elevations



Bro-B-C Plot 27 Floor Plans & Elevations
Block of Flats HA 28-33 Block of Flats 28 - 33 Floor Plans & Elevations
DG2-B Double Garage 2-B Floor Plans & Elevations
TrG2-B-V1 Triple Garage 2-B-V1 Floor Plans & Elevations
TrG2-B-V2 Triple Garage 2-B-V2 Floor Plans & Elevations
Tw-G2-B Twin Garage 2-B Floor Plans & Elevations
23017 3 Tree Protection Plan
01-PHL-2001 Rev A - Extent of Highways Adoption
01-PHL-2101 Rev A — Preliminary Site Levels (1 of 2)
01-PHL-2102 Rev A — Preliminary Site Levels (2 of 2)
01-PHL-2103 Rev A — Road Profiles (1 of 2)
01-PHL-2104 Rev A — Road Profiles (2 of 2)
4111-L B-EX-XX-DR-E-7080-43 P02 Section 38 Street Lighting Maintained Levels
4111-LB-EX-XX-DR-E-7080-61 P01 Section 278 Maintained Levels
Reason: For the avoidance of doubt and in the interests of proper planning.

Prior to occupation of any dwelling hereby approved, details of the following works shall
be submitted to and agreed in writing by the Local Planning Authority:

- The creation for a new proposed roundabout junction connection from Salisbury
Road

into the development site as illustrated in Appendix A page 69 in the Transport
Statement, drawing number 01-PHL-2002 Rev B (or similar scheme to be agreed in
writing with the Planning Authority).

Thereafter, the development shall be completed in accordance with the agreed details
and made available as such prior to the first occupation of any dwelling hereby
approved. <&

Reason: These specified works are seen as a pre-requisite for allowing the
development to proceed, providing the necessary highway infrastructure improvements
to mitigate the likely impact of the proposal.

Prior to first occupation of the development hereby permitted the access, geometric
highway layout, turning and parking areas shown on drawings 131 _DI_02.19, 01-PHL-
2001 Rev A, 01-PHL-2101 Rev A and 01-PHL-2102 Rev A shall be constructed.
Thereafter these areas shall be maintained, kept free from obstruction and available for
the purposes specified unless otherwise agreed in writing by the Local Planning
Authority.

Reason: In the interests of highway safety.

No works shall commence on site (other than those required by this condition) for the
development hereby permitted until the first 15.00m of the proposed construction
access road, including the junction with the existing public highway, has been
completed to at least binder course level.

Reason: To ensure that a suitably surfaced and constructed access to the site is
provided that prevents



loose material being dragged and/or deposited onto the adjacent carriageway causing
a safety hazard

Prior to development above damp-proof course level, a scheme to prevent the
discharge of surface water from the development onto the highway(s) shall be
submitted to and agreed in writing by the Local Planning Authority. The approved
scheme shall be completed in accordance with the approved details prior to first
occupation of any dwelling hereby approved and retained as such thereafter.

Reason: In the interests of highway safety.

Prior to occupation of any dwelling hereby approved, the visibility splay areas as shown
in the Transport Statement Appendix A page 70 on drawing 01-PHL-2003 Rev A must
be cleared/excavated to a level not exceeding 0.6 metres above the relative level of the
adjacent carriageway. Notwithstanding the provisions of the Town and Country
Planning General Permitted Development Order 2015, or any Order revoking or re-
enacting that Order, the visibility splay areas shall thereafter be maintained and kept
free from all obstruction above this height.

Reason: In the interest of highway safety.

Prior to commencement of the development hereby approved a Construction Traffic
Management Plan and programme of works shall be submitted to and agreed in writing
by the Local Planning Authority. The Plan shall include:

« construction vehicle details (number, size, type, and frequency of movement)
» a programme of construction works and anticipated deliveries

« timings of deliveries so as to avoid, where possible, peak traffic periods

* a framework for managing abnormal loads

* location of construction site access

« contractors’ arrangements (compound, storage, parking, turning, surfacing and
drainage)

» wheel cleaning facilities
* vehicle cleaning facilities

* inspection of the highways serving the site (by the developer (or his contractor) and
Dorset

Highways) prior to work commencing and at regular, agreed intervals during the
construction phase

» a scheme of appropriate signing of vehicle route to the site
* a route plan for all contractors and suppliers to be advised on
* temporary traffic management measures where necessary

* A sweeper will be required periodically to ensure the public highway is kept clear of
loose debristhat
maybe transferred from the site.

* Any site entrance gate that may need to be erected, will need to be set back a
minimum of 15m
from the edge of the carriageway.
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Thereatfter, the development shall be carried out strictly in accordance with the agreed
Construction Traffic Management Plan.

Reason: In the interests of road safety.

No development shall take place until a detailed surface water management scheme for
the site, based upon the hydrological and hydrogeological context of the development,
and including clarification of how surface water is to be managed during construction,
has been submitted to, and approved in writing by the local planning authority. Prior to
first occupation of any dwelling hereby approved, the approved surface water scheme
shall be fully implemented in accordance with the submitted details

Reason: To prevent the increased risk of flooding, to improve and protect water quality,
and to improve habitat and amenity

Prior to occupation of the development, details of maintenance & management of both
the surface water sustainable drainage scheme and any receiving system shall be
submitted to and approved in writing by the local planning authority. The scheme shall
be implemented and thereafter managed and maintained in accordance with the
approved details. These shall include a plan for the lifetime of the development, the
arrangements for adoption by any public body or statutory undertaker, or any other
arrangements to secure the operation of the surface water drainage scheme throughout
its lifetime.

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

Prior to use or occupation of development hereby approved, a scheme showing details
of the proposed cycle parking facilities shall be submitted to and agreed in writing by
the Local Planning Authority. thereafter the approved details shall be implemented,
maintained, kept free from obstruction and available for the purpose specified.

Reason: To ensure provision of adequate cycle parking to support sustainable
transport; in the interests of highway safety and residential amenity.

Prior to occupation or use of any building hereby approved, a pedestrian andcycling
signage strategy shall be submitted to and agreed in writing by the local planning
authority. Amongst other details this shall include information about the town,
employment sites and shopping destinations, signage to be erected, when, and where.
Thereafter the development shall be completed in accordance with the agreed details.

Reason: in the interest of public health and safety.

Prior to occupation or use of any building hereby approved, a Travel Plan shall be
submitted to and agreed in writing by the local Planning Authority. This shall include
measures for each phase of the development hereby approved. The Travel Plan, as
submitted, shall include:

*Targets for sustainable travel arrangements.

Effective measures for the on-going monitoring of the Travel Plan relative to the
land use.
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*A commitment to delivering the Travel Plan objectives for a period of at least five
years from first occupation, or use, of each phase of the development.

Effective mechanisms to achieve the objectives of the Travel Plan by the occupiers
of the development for each phase.

Thereatfter, the development shall be implemented in accordance with the
agreed Travel Plan.

Reason: In order to reduce or mitigate the impacts of the development upon the local
highway network and surrounding neighbourhood by reducing reliance
on the private car for journeys to and from the site in the interest of health and

safety.

Prior to commencement of any works on site, a Construction Environment Management
Plan (CEMP) development shall be submitted to and agreed in writing by the local
planning authority. The development shall be carried out in accordance with the agreed
CEMP. In particular, the CEMP should address public amenities such as air quality,
noise pollution, and potentially unforeseen contamination.

Reason: in the interest of public health and safety.

The development hereby permitted shall be implemented strictly in accordance with the
recommendations and requirements in the ecological reports titled:

- Bat Survey Report (dated December 2023)

- Dormouse Survey Report (dated December 2023)

- Reptile Survey Report (dated December 2023)

- Ecological Appraisal (dated December 2023)

- Technical Note (dated 22nd July 2025)

and certified by the Dorset Council Natural Environment Team on 07/08/2025.
Prior to first occupation of any dwelling(s) hereby approved:

i) the recommendations detailed in each of the reports and Note listed above shall
be completed in full, in accordance with any specified timetable and

i) evidence of compliance shall be supplied to the Local Planning Authority.

Thereafter the approved mitigation, compensation and enhancement measures must be
permanently maintained and retained in accordance with the approved details.

Reason: To mitigate and compensate for impacts on ecological receptors, and to
provide biodiversity gains.

Prior to the commencement of any development hereby approved, above damp course
level, a landscape management plan shall, by reference to site layout drawings of an
appropriate scale, be submitted to and approved in writing by the Local Planning
Authority and shall include long term design objectives, management responsibilities
and maintenance schedules for all landscape areas, other than small, privately owned,
domestic gardens. The subsequent management of the development's landscaping
shall accord with the approved plan for the lifetime of the development.
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Reason: To ensure that due regard is paid to the continuing enhancement and
maintenance of amenity afforded by the landscape features of communal, public, nature
conservation or historical significance.

Prior to the commencement of any development hereby approved, above damp course
level, a soft landscaping and planting scheme shall be submitted to, and approved in
writing, by the Local Planning Authority. The approved scheme shall be implemented in
full during the planting season November - March following commencement of the
development or within a timescale to be agreed in writing with the Local Planning
Authority. The scheme shall include provision for the management, maintenance and
replacement (as necessary) of the trees and shrubs for a period of not less than 10
years. The development shall be carried out in accordance with the approved details
and maintained as such for a minimum of 10 years.

Reason: In the interest of visual amenity and character of the area in the setting of a
nationally recognised landscape.

Prior to the commencement of any development hereby approved, above damp course
level, full details of hard landscape proposals shall be submitted to and approved in
writing by the Local Planning Authority. These details shall include: proposed finished
levels or contours, means of enclosure, car parking layout, other vehicular and
pedestrian access and circulation areas, hard surfacing materials, minor artefacts and
structures (eg; furniture, play equipment, signs, lighting, refuse or other storage units,
proposed and existing functional services above and below ground (eg; drainage,
power, communication cables, pipelines, etc, indicating lines, manholes, supports etc).
The development shall be carried out in accordance with the approved details and
maintained as such for the lifetime of the development.

Reason: To ensure the provision of amenity afforded by appropriate landscape design
and maintenance of existing and/or new landscape features.

Prior to any works above damp proof course, a lighting strategy which reflects the need
to avoid harm to protected species and to minimise light spill, shall be submitted to and
approved in writing by the Local Planning Authority. There shall be no lighting of the site
other than in accordance with the approved strategy. In particular,the strategy shall
minimise impacts from lighting associated with preconstruction, construction and
operational activities, and demonstrate how the current best practice (Bat Conservation
Trust/Institute of Lighting Professionals,2023) guidance has been implemented. This
shall include details such as the following: artificial lighting associated with public realm
lighting, car headlights associated with traffic movements through the development and
internal and external lighting associated with the residential development.

Reason: to ensure the site’s identified Greater horseshoe bat flight lines function as
dark corridors (0.5 lux and warm light) and roosting features are

unaffected by light spill, and generally in

the interests of biodiversity

Prior to commencement of any works on site, a dust management plan (DMP) shall be
submitted to and agreed in writing by the local planning authority. The development
shall be carried out in accordance with the agreed details. In particular, the DMP should
detail the mitigation measures to be applied, and the procedures for their
implementation and management.

Reason: in the interest of public health and safety.
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Prior to completion of the damp proof course of any dwelling in each phase
ofdevelopment, samples and, or, product details of materials for all roofing, walling,
chimneys, rainwater goods and external surfaces shall be submitted to and agreed in
writing by the local planning authority. Additionally, a sample panel measuring 1 metre
by 1 metres of each principal facing wall shall be constructed on site to show details of
coursing, mortar mix and pointing. The development shall thereafter be completed in
accordance with the agreed details.

Reason: in the interest of welfare and good design which is a key aspect of
sustainable development.

Prior to completion of the damp proof course of any dwelling in each phase
ofdevelopment, samples and/or product details of proposed style of uPVC casement
and sash windows shall be submitted to and agreed in writing by the local planning
authority. The development shall thereafter be completed in accordance with the
agreed detalils.

Reason: in the interest of good design which is a key aspect of sustainable
development.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order evoking and reenacting that Order)
(with or without modification) no roof enlargement(s) or alteration(s) of the
dwellinghouse hereby approved, permitted by Class B and Class C of Schedule 2 Part
1 of the 2015 Order, shall be erected or constructed.

Reason: To protect amenity and the character of the area with particular regard
to the dark skies designation of the adjacent Cranborne Chase AONB

Prior to commencement of any works on site, a scheme for water efficiency foreach
phase of the development, shall be submitted to and agreed in writing by the Local
Planning Authority. The scheme demonstrate a standard of a maximum of 110 litres per
person per day is applied for all residential development. The development shall be
completed in accordance with theagreed details.

Reason: This condition contributes to environmental objectives of the National
Planning Policy Framework.

Notwithstanding the submitted Noise Impact Assessment (NIA), prior to use or
occupation of the development hereby approved, details of the acoustic performance
and ventilation system required for any dwelling(s) identified in the NIA shall be
submitted to and approved in writing by the Local Planning Authority. Thereafter, the
development shall be carried out in accordance with the approved strategy prior to
occupation of any of the identified dwellings.

Reason: In the interest of amenity of future occupiers."

Informatives:

1. Informative: The applicant is advised that, notwithstanding this consent, if it is
intended that the highway layout be offered for public adoption under Section 38 of the
Highways Act 1980, the applicant should contact Dorset County Council’'s Developer-
Led Infrastructure team. They can be contacted by telephone at 01305 225401, by



email at dli@dorsetcc.gov.uk, or in writing at Developer-Led Infrastructure, Dorset
Council, County Hall, Dorchester, DT1 1XJ.

2. INFORMATIVE NOTE: Privately managed estate roads

If the new road layout is not offered for public adoption under Section 38 of the
Highways Act 1980,it will remain private, and its maintenance will remain the
responsibility of the developer, residents

or housing company.

3. Informative:

The junction works referred to in the recommended condition above must be carried
out to the specification and satisfaction of the Highway Authority in consultation with the
Planning Authority and it will be necessary to enter into an agreement, under Section
278 of the Highways Act 1980, with the Highway Authority, before any works
commence on the site. The applicant should contact Dorset Council’'s Highways
Development team. They can be reached by email
athighwaysdevelopment@dorsetcouncil.gov.uk, or in writing at Highways Development
team, Economic Growth and Infrastructure, Dorset Council, County Hall, Dorchester,
DT1 1XJ.

4. The highway improvement(s) referred to in the recommended condition above must
be carried out to the specification and satisfaction of the Highway Authority in
consultation with the PlanningAuthority and it will be necessary to enter into an
agreement, under Section 278 of the Highways Act1980, with the Highway Authority,
before any works commence on the site. The applicant shouldcontact Dorset Council’s
Highways Development team. They can be reached by email
athighwaysdevelopment@dorsetcouncil.gov.uk, or in writing at Highways Development
team,Economic Growth and Infrastructure, Dorset Council, County Hall, Dorchester,
DT1 1XJ.

5. The applicant should be advised that the Advance Payments Code under Sections
219-225 of the Highways Act 1980 may apply in this instance. The Code secures
payment towards the future making-up of a private street prior to the commencement of
any building works associated with residential, commercial and industrial development.
The intention of the Code is to reduce the liability of potential road charges on any
future purchasers which may arise if the private street is not made-up to a suitable
standard and adopted as publicly maintained highway. Further information is available
from Dorset Council’s Highways Development team. They can be reached by email
highwaysdevelopment@dorsetcouncil.gov.uk, or in writing at Highways Development
team,Economic Growth and Infrastructure, Dorset Council, County Hall, Dorchester,
DT1 1XJ.

6. The Dorset and Wiltshire Fire and Rescue Service would recommend that you look
to provide at least a 32mm minimum diameter water main which would enable the
installation of sprinkler systems within the approved dwelling(s).

The Council considers this to be a key element in reducing the impact of fires. The
Council believes there is compelling evidence that sprinklers systems are a cost
effective way of not only reducing the number of fire deaths and injuries, but also
reducing the economic, social and environmental impact of fires



b.) Refuse permission for the reasons set out below if the agreement is not completed by 6
months from the date of committee or such extended time as agreed by the Head of
Planning:

The proposed development by reason of it lack of contributions to support off-site impacts
and securing affordable housing would be detrimental to the surrounding areas services
upon which it will rely contrary to Policies 8, 13, 14, and 15 of the adopted North Dorset
Local Plan Part 1.



