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This document responds to the invitation from North Dorset District Council (NDDC) 
for public comment regarding the Planning Application relating to land north of 
Crown Road, Marnhull; Reference No. 2/2018/1124/OUT. The author of these 

comments is a resident of Marnhull. 

1. Introduction: 

1.1 This submission seeks for this planning application to be rejected on the basis of: 

• The scale, scope, impact and location of the proposed development 

• The substantially detrimental impact on road safety resulting from the proposed access and 
development scale 

• The lack of sustainability of the proposed development 

• The lack of credible evidence supporting a local need  

1.2 This application is now one of three recently submitted planning applications for major housing 
developments in the rural village of Marnhull, viz: 

• Land North of Chippel Lane Marnhull Dorset – Ref 2/2018/0448/OUT 

• Land off Salisbury Street Marnhull Dorset – Ref 2/2018/0449/OUT 

• Land North of Crown Road Marnhull Dorset – Ref 2/2018/1124/OUT 

1.3 No one of these applications can be considered in isolation from the others. Anyone with a 
responsibility or credible care for the countryside can see that, whilst any one of these proposals, 
if permitted, would be of a scale causing a disastrous devastation to this rural area, however to 
permit all three of them to proceed would annihilate the whole character and very fibre of this 
village. The collective impacts of all of these proposals would develop Marnhull to a scale rivalling 
the surrounding towns of Stalbridge, Shaftesbury, Sturminster Newton and Gillingham without it 
having anything like the necessary capacities, infrastructures or opportunities to support it. 

2. Scale, scope, impact & location: 

2.1 The land subject of this planning application is beyond the defined Settlement Boundary for 
Marnhull. The definition and limitation of this boundary could be subject to challenge as the 
North Dorset District Council no longer has a 5-year housing land supply. However, contrary to 
what may be implied from within the documentation submitted in support of this proposal, such a 
situation does not result in planning authorities having to accept a ‘developer’s free-for-all’. The 
National Planning Policy Framework (NPPF) identifies the desirability of local planning authorities 
having an up-to-date local plan in place. However, it specifically and persistently states the 
necessary presumption in favour of sustainable development and goes to some length in 
describing what features contribute to sustainability. 

2.2 This submission asserts that there is ample and compelling evidence that this proposal fails to 
make the case for sustainable development and that the adverse impacts identified significantly 
and demonstrably outweigh the benefits identified by the proposer. 

2.3 Marnhull is a rural village, apparently a large village geographically but, with about 2000 
residents, it is not a particularly large village by head count. It is unusual in that it is formed 
historically from several hamlets which means that the village has no readily discernible centre 
but evolved residentially along two primary axes to form something like a “V” shape laying 
sideways with the open end facing westwards. This results in Marnhull presenting a perimeter 
many times greater than that of a more conventionally evolved, centre-outwards, village. 
Marnhull is also an historic village with many buildings that are either listed, in conservation areas 
and/ or are of historic significance. It is vital that the distinctive character of this rural village is 
preserved for the social and cultural well-being of tourists, visitors and residents. 
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2.4 However, the very unusual nature of the shape of this village and the consequentially large 
perimeter area, exposes it to a disproportionally high risk of excessive development, if it were to 
be permitted around all of that perimeter. This could enlarge all the edges of the “V” shape, 
joining the two open ends of the “V” and filling in the central area, which would rapidly and 
irrevocably change the nature and character of this rural and historic village allowing it to become 
an incongruous, characterless, urban sprawl, eventually leading to its reclassification as a town. 

2.5 As well as being beyond the defined Settlement Boundary, this proposed residential housing 
development is of a scale and volume that is excessive, unnecessary and disproportionate to the 
nature of this rural village. It will radically, permanently and inimically alter its character and it will 
detrimentally impact upon the flora, fauna and wildlife of this rural location. It will damage many 
of the local businesses that benefit significantly from visitors and tourists. 

2.6 This proposed development is sited between B3092, Crown Road (to the south), Sodom Lane (to 
the north) and Tanzey Lane (to the east). The western boundary abuts the rear gardens of Ashley 
Road which, together with Philips Road, form the main thoroughfare through a relatively modern 
estate extending westwards. Although similarly modern, when compared to much of the village, 
this proposal makes no attempt to integrate with Ashley & Phillips Roads estate to connect with 
and help bind the community but is isolated from it with quite separate road accesses, a duplicity 
which increases risks to road safety. 

2.7 This disconnection would have the effect of growing Marnhull as ad hoc, semi-isolated 
communities without the natural fluidity of movement of the road and foot passengers between a 
coherently planned and evolving residential area. 

3. The Design of the Access, Travel & Road Safety: 

3.1 Access: 

3.1.1 The access design across the housing interior of this proposal is inconsistent with that of the 
adjacent Ashley & Phillips Roads development. The houses of the latter have the benefit of being 
set back from a road and separated from it by front gardens giving rise to privately managed open 
spaces between buildings ensuring diversity of flora and fauna, instilling a sense of personal and 
shared pride and ownership in the collective appearance and facilitating the natural evolution of 
acquaintances and common greetings between residents. However, despite sufficient space being 
available, many of the houses of this proposal do not benefit from a front garden leading onto a 
roadway but face onto communal open spaces that will be centrally managed by underfunded 
public utilities providing, at best, the minimum of care and are likely to deteriorate into unkept, 
muddy, overgrown and disenchanting places lacking in any sense of pride for the residents.  

3.2 Travel & Road Safety: 

3.2.1 The road safety issues relating to this proposal are significant and numerous. Most of the relevant 
areas are already subject to considerable road safety risks and the consequences of this proposal 
can only exacerbate them further putting children, parents, teachers and road users in 
considerable jeopardy. 

3.3 Road Safety: 

3.3.1 Crown Road, to the south of the proposed development, is the busy B3092 between Gillingham, 
to the north and Sturminster Newton, to the south. It is restricted to 40 mph soon after leaving 
Todber, a hamlet to the east and becomes Salisbury Street as it reaches Marnhull and changes 
name to Crown Road at its junction with Tanzey Lane, to the north, and Stoneylawn, to the south. 
Traffic speed is restricted further to 30 mph in Crown Road, at a point approximately 200 yards 
east of The Crown Public House. 

3.3.2 Within the locality of its junction with Tanzey Lane and Stoneylawn the B3092 is subject to a 40 
mph speed limit and the geography of the road in that area is that of a sweeping “S” bend, with 
the more pronounce curve being on the western side of the junction. Traffic there is fast, there 
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are no made-up footpaths, no street lighting, and the visibility gives little time for traffic in either 
direction to react to other road users, especially pedestrians or vehicles emerging from either 
junction. Not-withstanding this pre-existing danger, the proposers in this case have chosen the 
location of this 4-way junction to convert into a complex 5-way junction to provide, what they 
consider to be, safe access, from the south, into and out of the proposed development. 

3.3.3 With an apparent total disregard for the compounded risks caused by the creation of this complex 
and dangerous junction, the proposers have considered this entrance to the development to be a 
safe and proper place at which to site a pre-school facility and a community (hall) facility! Neither 
of which have any parking or drop-off facility anywhere nearby and both of which are situated on 
a small radius “S” bend immediately adjacent to this complex junction with Crown Road! 

3.3.4 Westwards from the junction of Tanzey Lane with the B3092 there is no made-up footpath for a 
distance of between 100 – 200 yards, although there is an area of muddy and overgrown shale 
which could probably support the provision of a proper footpath. This is the stretch of road that 
forms the “S” bend already referred to and is within the 40 mph speed limit. It is regarded by local 
residents as a fast and dangerous piece of road. 

3.3.5 Sodom Lane, to the north of the proposed development, is a narrow country lane with barely 
enough room for two opposing cars to pass and, therefore, has a number of passing place, some 
of which are man-made by vehicles pushing out the verges. It connects with the B3092 (Salisbury 
Street) at its eastern end. Sodom Lane is subject of a 30 mph speed restriction. Apart from a short 
distance its western end, Sodom Lane has no footpaths. 

3.3.6 The western end of Sodom Lane widens out and forms a “T” junction with Ashley Road. A little 
way west of that, and on the other side of the road, it forms a partially blind “T” junction with 
Nash Lane, where it becomes known as Pilwell and then leads into Burton Street. 

3.3.7 Due to the lack of proper integration with existing, comparable, residential areas and roadways, 
this application proposes to create another “T” junction into the site from the south side of 
Sodom Lane which will progress through the site to the complex and dangerous junction 
proposed at Tanzey Lane & Crown Road (B3092) to the south. This second “T” junction will be 
situated less that 70 meters east of that of the Ashley Road “T” junction. At this point the lane 
starts to widen slightly and there is a short footpath leading to/from Ashley Road. I note that the 
applicant proposes to extend that footpath into the new development.  

3.3.8 The number, nature, and proximity of road junctions emanating north and south of Sodom Lane, 
as a result of this proposal, and leading into or out of this predominantly narrow country lane 
would create a significant and unacceptable additional risk to road safety. 

3.3.9 The applicant’s Transport Plan provides a conservative estimate that the proposed development 
will give rise to approximately 400 additional vehicles movements each day. There are only two, 
initial directions in which this traffic can go! 

3.3.10 A proportion of the vehicles that exit into Sodom Lane will turn east and then left up Church Hill 
to join the complex and already dangerous junction with the B3092 at New Street. Another 
proportion will exit directly onto the B3092 Crown Road before turning east to the same junction 
with Church Hill and New Street. The additional traffic heading in this direction is of particular 
concern for the safety of parents and children travelling to or from St Gregory’s Primary School, 
situated on the northern side of New Street. This proposal will, itself, significantly increase the 
number of children, parents and pushchairs travelling across Church Hill and into New Street on 
route to and from St. Gregory’s school. 

3.3.11 Like many other streets in Marnhull and as part of the historical character of this rural village, 
neither the B3092 Salisbury Street, Crown Road, Church Hill, New Street, Sodom Lane. Nash Lane 
or Pilwell are illuminated by street lights. 
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3.4 Children & School Journeys: 

3.4.1 At its western end, Crown Road executes a very sharp, almost right-angular, blind bend to the 
south, before becoming Schoolhouse Lane but still retains the designation of B3092. Two further 
roads join the B3092 at this bend, Church Hill and New Street. The additional road movements 
from the proposed development will put an enormous additional pressure, and consequential 
additional risk to road safety, on the traffic at this point. This is a complex and highly dangerous 
junction which already exposes drivers and foot passengers to considerable risk from a number of 
hazards: 

• Church Hill joins the B3092, Crown Road at the beginning of this very sharp, almost right-
angular, blind bend and goes northwards. Its junction is immediately before that of New Street 

• New Street joins the B3092, Crown Road immediately after the Church Hill junction at the 
south western end of very sharp bend and continues eastwards passing St Gregory’s Church 
and then St Gregory’s Primary School 

• Traffic travelling west on B3092 intending to turn right into Church Hill or turn right into New 
Street are highly compromised by lack of visibility 

• Foot passengers going from Church Hill or Crown Road, east of the junction, and intending to 
turn into New Street- or the reverse journey - (most frequently parents with children and/or 
pushchairs travelling to or from school) are faced with a significant hazard at this junction as 
there is no footpath either side of New Street until a point just east of the school entrance and 
the only protection is a narrow white lined area at the edge of the road, against the wall and 
around the corner into Church Hill. 
Whilst some foot passengers may reduce their risk by crossing Church Hill slightly north of the 
junction and climbing steps to a gravel pathway across the church yard, this option is not 
viable for a parent with a pushchair. In any case, this option will still require them to traverse 
about 100 yards along a part of New Street which is devoid of any foot path and which 
compounds the danger even further by narrowing significantly at the church entrance. 

3.4.2 There is no adequate car parking facility for use by parents transporting their child to and from St. 
Gregory’s school. This leaves parents with only a few options, all of which are dangerous and with 
a growing scale of risk. Consequently, none are very palatable: 

• If they have the use of a vehicle, add to plethora of hazards by attempt to drop-off close to the 
school entrance, frequently encountering or causing, double parking, then extricate 
themselves for their onward journey 

• If they have the use of a vehicle, just before the end of Crown Road turn right into the Crown 
Public House car park, exploiting the good neighbourliness of publican who seems to accept 
this practice and then ‘run the gauntlet’ of the Church Hill crossing and the lack of foot path in 
New Street 

• Walk to school addressing the hazards already described. 

3.4.3 All of these hazards need to be navigated at a time of the morning when the traffic still includes 
people seeking to get to work and who may not be in the best frame of mind as they could be 
concerned about being late! At the other end of the day, when the children need to be collected 
from school, all the hazards described above need to be faced again. The only saving grace, at that 
time of the day, is that the scale of traffic and urgency behind the manner of driving may be 
partially reduced. However, this may be considered a hollow benefit by many parents. 

3.5 Other Journeys by Vehicle: 

3.5.1 It is admitted by the proposer that this development will give rise to several hundred additional 
vehicle movement each day into and out of the site onto the busy B3092, Crown Road.  

3.5.2 Vehicles exiting the site and turning in either direction may continue onto the B3092 and exit the 
village. Those heading westwards will contribute to the additional dangers at the complex 
junction with Church Hill and New Street. However, it must expected that new residents to a 
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village will, increasingly frequently, engage with other people and facilities within the locality and 
therefore they will make a considerable impact on the capacity of the roads in this rural village. 

3.5.3 All of these ‘several hundred’ vehicle movements that exit the proposed site every day will be 
going somewhere. Many of those journeys will travel on through this rural village, through roads 
not constructed on a scale, width or with visibility designed for high volume usage. Roads that are 
narrow, frequently without footpaths, windy with high hedges, limited passing places and often 
with limited views. Roads that cannot, without considerable additional risk to vehicles and foot 
passengers, cope with the sudden influx of additional vehicle movements resulting from this 
proposal. Roads of a nature which are commensurate with a small, rural village such as Marnhull, 
derived from a largely agricultural community. Roads along which horses and riders regularly 
travel and which are frequented by all manner of scale and type of modern agricultural machinery 
resulting from the vibrant farming community that is still, very much an important part of village 
life. 

3.5.4 It is clear that these proposals will give rise to a huge percentage increase in traffic movements, in 
the narrow and already congested village streets of Marnhull, not designed nor intended for this 
purpose, volume, frequency or type of traffic. 

3.5.5 This increased risk, under the heading of “Access, Travel & Road Safety”, that would result from 
this proposal, particularly in respect of the dangerous junction at New Street and Church Hill with 
the B3092, comes starkly into focus, when considering the scale by which exiting risks are likely to 
be exacerbated and how this puts the lives of children, parents, teachers and road users in 
considerable jeopardy. This alone is a salutary consideration at any time but it should not be 
forgotten that these sombre circumstances have to endure the cold, wet, dark and dismal 
weather that is often the reality of the ‘school run’ during our winters! 

4. Sustainability of the Proposed Development: 

4.1 Road Safety: 

4.1.1 This aspect is comprehensively covered above and does not support the premise of this proposal 
being a sustainable development for the residents of new houses built within Marnhull. 

4.2 Public Transport: 

4.2.1 The nearest train station with links into London (eastbound) and Exeter (westbound) is in 
Gillingham, nearly 8 miles away. 

4.2.2 Two public bus services are currently scheduled to serve Marnhull. They both follow the same 
route on outward and return journeys. This route travels westbound from Todber, along the 
B3092, turns right into Sodom Lane at its junction with Salisbury Street, then turns left at Pilwell 
to travel up Church Hill, turning right at the top back onto the B3092 Crown Road and 
immediately right again into New Street, from where it progresses eastwards towards Pleck. 
Relevant recognised stopping points exist at Pilwell on the junction with the north end of Church 
Hill, the south end of Church Hill near the junction with the B3092 and New Street near St. 
Gregory’s school. However, the service will respond at other points on the journey if it is ‘hailed’. 

4.2.3 None of the local bus services provided by South West Coaches are currently scheduled to travel 
along Salisbury Street. 

4.2.4 In terms of accessibility by bus to nearby towns and their additional amenities (as per currently 
scheduled services): 

• The X4 Service travels to Gillingham (approximately 30 minutes) and Sturminster Newton 
(approximately 10 minutes). During weekdays the first service leaves Marnhull at 07:29 and 
the last at 18:42. There are 5 services daily, in each direction which are not particularly 
frequent, the majority being at 2 hourly intervals. 

• The X10 Service travels to Stalbridge (approximately 10 minutes), Yeovil (approximately 1 
hour), Sturminster Newton (approximately 10 minutes) and Blandford (approximately 1 hour). 
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During weekdays the first service leaves Marnhull at 07:36 and the last at 18:32. There are 5 
services daily, in each direction which are not particularly frequent, the majority of between 2 
- 2½  hour intervals. 

4.2.5 Whilst the (current) timetable of some of these services provide access to some nearby towns, 
this is of limited viability in support of sustainable employment opportunities. The earliest bus to 
reach Gillingham railway station is scheduled to arrive at 08:31. The next available eastwards train 
from Gillingham is at 08:51; and westwards at 09:17 none of which provide good prospects of 
employment opportunities entailing commuting by train.  

4.2.6 None of the bus stop locations in Marnhull provide protection from the weather. 

4.2.7 There is no bus service to the nearby town of Shaftesbury (6 – 8 miles away) 

4.2.8 The public transport facilities available to Marnhull do not support the premise of sustainable 
employment opportunities. 

4.3 Shops & Other Commercial & Leisure Facilities: 

4.3.1 Generally speaking, the nature, variety and diversity of shops, available within a single locality and 
reasonable distance from Marnhull, increases with the scale of distance travelled and, therefore, 
the size of the urban area concerned. 

4.3.2 Marnhull itself has two local convenience stores (one of which is also a Post Office), a hairdresser, 
a carpet & curtain shop and a garage. The nearest convenience store is situated in New Street 
about ¾ mile away (approximately a 20 minute walk) the other store is also a Post Office and is 
situated at the top of Burton Street just under 1 ½ miles away (approximately a 35 minute walk). 
Neither of these convenience stores are suitable for the weekly/monthly shop of families. 

4.3.3 The overall availability of product variety at businesses within a reasonable radius of Marnhull is 
quite good but to access that variety a person needs a private car and needs to be prepared to 
travel to more than one locality. This is not a feature that supports the concept of sustainability . 

4.3.4 Good supermarket facilities for a weekly/monthly shop exist within Gillingham, Stalbridge and 
Blandford but require the use of a private car or a very long round trip on busses, carrying the 
heavy shopping. Shaftesbury has good supermarket facilities but no bus service from Marnhull. All 
of the local supermarkets offer internet shopping facilities but this is not always suitable, 
appropriate or readily available to all households. A small choice of clothing shops is available in 
Gillingham, Blandford and Shaftesbury. 

4.3.5 To access a comprehensive range of shopping variety and choices, within a single locality, requires 
a trip to Yeovil, to the west (approximately 20 miles), Dorchester in the south (approximately 25 
miles) or Salisbury to the east (approximately 30 miles). 

4.3.6 Leisure facilities for the mature adult are well catered for with pubs, clubs and outdoor activities. 
However, there is little to interest younger people unless they travel to one of the larger urban 
localities of Yeovil, Dorchester, Salisbury or Bournemouth. Public transport is not an attractive 
option for accessing any of these locations, especially for unaccompanied young people and, in 
any case, is unavailable for evening leisure. The result for young people is therefore either to stay 
at home or rely on the’ taxi of mum & dad’. 

4.3.7 The shopping, commercial and leisure facilities available to the residents of new houses built 
within Marnhull do not support the premise of sustainability. 

4.4 Employment Opportunities: 

4.4.1 Marnhull is a medium sized rural village with negligible employment opportunities within the 
boundary of the village and accessible by foot or pedal cycle. 

4.4.2 The area immediately around Marnhull is predominantly rural with business units scattered 
around offering some employment but cannot begin to be described as a thriving jobs market. 
The other towns, within a 10-mile radius of Marnhull (Gillingham, Shaftesbury, Stalbridge) begin 
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to provide what could reasonably be called a jobs market but of limited size and scope. 
Employment opportunities do not really open up unless a person travels to one of the larger 
localities of Yeovil, Dorchester, Salisbury or Bournemouth or commute even further afield. The 
accessibility of any less limited scope or scale of job opportunities relies on a travel regime which 
is very unlikely to be supportable by use of public transport alone. 

4.4.3 This proposal seeks to secure validity by pointing out that the development work will provide over 
200 local jobs. However, there is no evidence that any of these positions will be available for local 
people and it is rather naive to offer this in support of their case. The reality is that any such jobs 
are short-term propositions, as far as the local community is concerned. But, in any case, these 
will be almost certainly filled by teams from one of the much larger towns many miles away.  

4.4.3 The employment opportunities available to the residents of new houses built within Marnhull do 
not support the premise of sustainability. 

5. Identified Local Housing Need: 

5.1 The National Planning Policy Framework (NPPF) articulates the point that planning approval for 
residential property development should favour those which can demonstrate a local, rather than 
a strategic need. 

5.2 The proposers of this application have identified that the North Dorset District Council looks likely 
to be unable to demonstrate a satisfactory 5-year housing supply to meet established targets. This 
is a ‘strategic’ mission, not a ‘local need’. The NPPF does not advocate a need for additional 
housing to be driven by numerical targets. 

5.3 There is little evidence within this proposal that suggests a local need and, such as it does not 
provide a compelling argument and does not evidence a local need for an additional 103 dwellings 
which is inappropriate, unnecessary and disproportionate to the locality, character and nature of 
this historic, rural, agricultural village. 

5.4 The need for ‘affordable housing’ is proposed within this application but there is anecdotal 
evidence to suggest that a previous development of affordable housing in Marnhull did not attract 
expected interest and took a long while to find people wanting to move there. Eventually securing 
occupants from well outside the local area. Such local need for affordable housing as may be valid 
could well be accommodated within a current development underway within Marnhull. The 
reality is that most of the new homes coming on the market, including those designated as 
“affordable housing”, are beyond the budget of the local young people wishing to remain within 
the communities in which they were brought up.  

6. Conclusions: 

6.1 This proposal is for a large development having a very significant impact on the residents, 
character and nature of this rural village. It will, in one way or another, impact on the lives of a 
substantial proportion of residents and visitors. It raises serious questions and doubts about many 
fundamental features of the planning process and it is of great concern to many of the villagers 
who are dedicated to preserving the nature and character of this important, historic, rural village 
for residents and visitors, for many years to come. 

6.2 This submission therefore requests that this application be submitted to the North Dorset District 
Council Planning Committee for their consideration. 

6.3 This submission seeks for this planning application to be rejected on the basis of: 

• The scale, scope, impact and location of the proposed development 

• The substantially detrimental impact on road safety resulting from the proposed access and 
development scale 

• The lack of sustainability of the proposed development 

• The lack of credible evidence supporting a local need  


