
Application Address The Oaks Garden Centre and Nursery, Queen Anne 
Drive, Wimborne, BH21 3BA 

Proposal Temporary car washing & drying facility (for 3 years) 

Application Number APP/18/00520/F 
Applicant Mrs Hoof 
Agent Dorset Property Surveys 
Date Application Valid 25 April, 2018 
Extension of Time date (if 
applicable) 

 

Recommendation Grant in accordance with the recommendation detailed 
within the report 

Reasons for Referral to 
Planning Committee 

This application is called-in by (former) Cllr Pope as ‘this 
is a developed site in the Green Belt. The proposal is 
contrary to the emerging Local Plan for this site. A 
Change of use is involved. It is inappropriate 
development in the Green Belt. The development will 
have an adverse effect on A341 traffic and gravel hill 
junction. 

 
 
 
1 Description of Development 
 
2 Planning consent is sought for Temporary car washing & drying facility (for 3 
years) 
 
3 The applicant has provided the following information. 
 
 Existing Proposed 
Site Area: (ha) 1.73 1.73 
Use Garden centre Car washing and 

drying facility 
 
4 Key Issues  
 
5 The main considerations involved with this application are: 
• Impact upon the openness of the Green Belt 
• Impact upon the character and appearance of the area 
• Highways 
• Impact upon amenities of neighbouring properties 
 
6 These points will be discussed as well as other material considerations in 
paragraphs below. 
 
7 Planning Policies 
 
Poole Local Plan (Adopted 2018) 



 
PP01 Presumption in favour of sustainable development 
PP02 Amount and broad location of development 
PP22 Retail and main town centre uses 
PP27 Design 
 
Supplementary Planning Document 
 
SPD1 Parking & Highway Layout in Development 
 
National Planning Policy Framework (February 2019) 
 
8 Relevant Planning Applications and Appeals 
 
2018: Temporary change of use of part of the site for the purposes of car sales. 
Currently being assessed (APP/18/00928/F). 
 
2017: Replacement commercial building for A1: Retail use (retrospective). Currently 
being assessed (APP/17/00006/F). 
 
2016: Certificate of Lawfulness for the positioning of temporary log cabins that are 
being displayed for sale, together with the use of those cabins for retail purposes. 
Approved (APP/16/00132/K). 
 
2015: Use of yard for the storage of scaffolding equipment. Approved 
(APP/15/01367/F) 
 
2015: Application to demolish fire damaged building and erect replacement single 
storey building. Approved (APP/15/00071/F) 
 
2014: Certificate of Lawfulness of Existing Use of a mobile home (caravan) in the 
position shown on the attached plan for residential purposes. Approved 
(APP/14/01126/J) since it had been used for more than 10 years prior to submission 
of the application. 
 
2014: Re-use of building at The Glade for commercial B1: Business use with some 
ancillary sales of products Approved (APP/14/00359/C) 
 
2013: Use of yard for storage of scaffolding equipment for a period of 5 years 
(Retrospective). Approved (APP/13/01258/F).  
 
1993: Use part of site for the sale of sheds and glasshouses. Approved 
(93/26837/002/C). 
 
1992: Certificate of Lawfulness of an Existing Use of the land as a nursery and 
garden centre. Approved (92/26837/001). 
 
9 Representations 
 
10 In addition to letters to neighbouring properties a site notice was posted outside 



the site. 
 
11 Representations and a petition has been received, one offering support, the 
rest raising objection.  The issues raised comprise the following: 
• Contrary to green belt policy and loss of countryside 
• Noise and disturbance 
• Congestion at the entrance 
• Lack of biodiversity information 
• Lack of detail associated with waste disposal and surface water runoff 
• Site becoming an industrial estate - servicing and repairs to vehicles being 

undertaken on the site 
• Setting a precedent for further industrial activity 
 
12 Consultations 
 
13 BCP Highway Authority – offers support 
 
14 Constraints 
 
15 The application site is designated as Green Belt.  Given the lawful use of the 
site as retail sales, and the amount of permanent structures on site, the site is 
considered to be ‘previously developed land’, being land where exceptions to Green 
Belt policy apply, providing such development would not have a greater impact upon 
the openness of the Green Belt than the existing development. 
 
16 Adjoining land is covered by a Tree Preservation Order. 
 
17 Site and Surroundings 
 
18 The application site is located on the southern side of Queen Anne Drive and 
forms part of the larger Oaks Garden Centre and Nursery. The proposal is positioned 
in the south of this larger site and is substantial distance from Queen Anne Drive. 
The wider site is accessed by an entrance to the west and has buildings to the north 
and west. A scaffolding business is located to the east. 
 
19 The southern boundary is covered by mature trees which are protected by a 
tree preservation order. Detached residential properties on large plots lie to the south 
of the site. 
 
20 Planning assessment 
 
21 The application seeks to temporarily use part of the Oaks Garden Centre for a 
car washing and drying facility.  
 
22 The use of a site for a car wash is defined as ‘sui generis’ within the Town and 
Country Planning Use Classes Order, being a use of its own. 
 
23 The proposal would utilise an area within the customer car park. A concrete 
slab would be laid and would accommodate the washing area and drying area. 
These would be covered by canopies. 



 
Established Uses at Oaks Garden Centre and Nursery 
 
24 The application site has a long planning history in which the use of the site as 
nurseries and garden centre was established in 1992 through a Lawful Development 
Certificate (LDC). The decision notice specified that ‘retail sales of general 
horticultural and ancillary items’ be restricted to those areas shown edged in pink. 
These areas and buildings were located in the north west of the application site. The 
whole site was outlined in green on the plan attached to the LDC and the current 
application is positioned within this boundary.  
 
25 Legal advice that was subsequently received accepted that the purpose of a 
LDC is to establish the uses that are immune from enforcement and are therefore 
lawful. It cannot be used to impose restrictions or conditions. As such, retail sales 
outside the pink areas were not automatically breaches of planning, as long as the 
use was not intensified to such an extent since the issue of the LDC as to amount to 
a ‘material’ change of use. 
 
26 The legal advice at the time also stated that ‘garden centre’ is defined as 
premises used for the sale of retail goods. There were no controls over the specific 
goods sold on the site and it was accepted in 2000 that change of use of a building 
or other land so used for the retail sales of other goods or to a variety of related uses 
shall not be taken to involve development of the land and therefore does not require 
planning permission. 
 
27 In 2013, a retrospective permission was granted to use part of the site for 
storage of scaffolding equipment on a temporary basis. It was argued that the use of 
that part of the site for a scaffolding yard would not have a greater impact on the 
openness of the Green Belt than the existing retail use. It was also justified that the 
scaffolding yard would be substantially hidden from public view and would not 
prejudice the openness of the Green Belt. This was then further supported through a 
non-temporary permission in 2015. This commercial business is now a material 
consideration for the current application. 
 
Previously Developed Land 
 
28 Previously developed land is defined in the National Planning Policy 
Framework (NPPF) as ‘land which is or was occupied by a permanent structure, 
including the curtilage of the developed land (although it should not be assumed that 
the whole of the curtilage should be developed) and any associated fixed surface 
infrastructure. 
 
29 The current application is located within the area of land outlined in green on 
the original Lawful Development Certificate. The current application is therefore 
within the curtilage of the original LDC. The proposal would utilise an area of the 
existing customer parking and is within the curtilage of previously developed land on 
the site. 
 
Impact upon the openness of the Green Belt 
 



30 The application site is located within the Green Belt which also surrounds the 
site to the east, south and west. The frontage along Queen Anne Drive, which is the 
most visible part of the site, fronts the residential area of Merley to the north. 
 
31 The NPPF at paragraph 133 states that ‘the Government attaches great 
importance to Green Belts. The fundamental aim of Green Belt policy is to prevent 
urban sprawl by keeping land permanently open; the essential characteristics of 
Green Belts are their openness and their permanence.’ 
 
32 Paragraph 143 of the NPPF states that ‘inappropriate development is, by 
definition, harmful to the Green Belt and should not be approved except in very 
special circumstances.’ Construction of new buildings should be regarded as 
inappropriate in the Green Belt. However there are exceptions. The most relevant 
exception to the application site is in paragraph 145. g) which states that: 
‘g) limited infilling or the partial or complete redevelopment of previously developed 
land, whether redundant or in continuing use (excluded temporary buildings) which 
would: 

• not have a greater impact on the openness of the Green Belt than the 
existing development; or 

• not cause substantial harm to the openness of the Green Belt, where the 
development would re-use previously developed land and contribute to 
meeting an identified affordable housing need within the area of the local 
planning authority.’ 

 
33 The proposed development would result in two canopy structures to the south 
of the garden centre. Whilst temporary permission is sought, these structures would 
have a degree of permanence. As such, when Green Belt is considered in isolation 
from the history of the site, the proposal would materially impact upon the openness 
of the Green Belt. 
 
34 However, the acceptance of the scaffold business and the lawful use of the 
wider site are a material consideration for the current proposal. The proposed car 
washing and drying facility would have similar characteristics to the scaffolding 
business, such as its location near to the rear southern boundary and its relatively 
small scale. When compared to other structures which have been erected over time 
on this previously developed land, it is difficult to argue that the proposal would lead 
to additional harm to the openness of the Green Belt. 
 
Character and Appearance of the Area 
 
35 The proposal would be positioned in the rear of the site and would be amongst 
other activities that have evolved over time at the garden centre. The proposal would 
not be visually apparent from the streetscene and would maintain the appearance of 
the site. 
 
Impact upon amenities of neighbouring properties 
 
36 The closest neighbour to the proposal is at Forest Gate, 6 Blackwater Drive. 
There is approximately 15 metres between the canopy area and the northern fence 
associated with the curtilage of no. 6. Taking into consideration this separation and 



other activities associated with the garden centre, including the customer car park 
which the proposal would be erected upon, the proposal would not cause material 
harm to neighbouring amenity in terms of noise and disturbance. 
 
37 There would be sufficient distance from the nearest neighbour to alleviate 
potential issues associated with spray. The submitted plans show there would be a 
silt trap constructed under to washing area to collect residue and manage runoff. The 
opening hours and potential exterior lighting for the proposal could be secured by 
condition (3-5). 
 
Highways 
 
38 The proposal would utilise the existing main entrance onto Queen Anne Drive, 
the driveway and customer car park. A site plan has been submitted which shows 
the proposed circulation of vehicles, a holding area and parking. The details show 
that there would be capacity within the site for the car wash to function without 
vehicles queuing back as far as the highway, or interfering with the lawful use of the 
site.  
 
Trees 
 
39 The proposal would be near to trees on adjoining land which are protected by a 
Tree Preservation Order. These are shown on the submitted site plan. There 
appears to be sufficient separation to address tree issues through mitigation. This 
could be secured by condition (7). 
 
40 Summary 
 
• Taking the established uses on The Oaks Garden Centre into account the site 

is ‘previously developed land’ 
• The proposal would not lead to additional harm to the openness of the Green 

Belt and is not therefore considered to result in ‘inappropriate’ development in 
the Green Belt.. 

• The proposal would not be visually apparent from the streetscene, or harmful to 
the character of the area. 

• There is sufficient distance between the proposal and neighbours to preserve 
amenity. Conditions could be secured to control opening hours and external 
lighting. 

• Management of vehicles associated with the proposal would be contained 
within the site and would preserve highway safety. 

• Mitigation for protected trees could be secured by condition. 
 
41 Planning balance 
 
42 The structures associated with the car washing and drying facility would 
materially impact upon the openness of the Green Belt. However, when established 
uses on this previously developed land are taken into account, the proposal would 
not lead to material harm to the openness of the Green Belt. 
 
Background Documents 



 
NB For full details of all papers submitted with this application please refer to the 
relevant Public Access pages on the council's website. 
 
 
RECOMMENDATION 
Delegate authority to the Head of Planning & Regulation to GRANT 

permission with the following conditions which are subject to 
alteration/addition by the Head of Planning Services provided any 
alteration/addition does not go to the core of the decision.  

 
Conditions 
 
1. AA01 (Non-standard Condition) 
The use hereby permitted shall be discontinued on or before 11th July 2022 
and any works for the removal of structures and reinstatement of the land to its 
condition prior to the commencement of its use as a car washing and drying 
facility, as hereby permitted, shall be carried out within one month of the date 
of the expiry in accordance with a scheme of work to be submitted to and 
approved in writing by the Local Planning Authority. 
 
Reason -  
The permitted use would not be compatible with the longer term 
redevelopment goals of the site and in accordance with PP2 of the Poole Local 
Plan adopted 2018. 
 
2. PL01 (Plans Listing) 
The development hereby permitted shall be carried out in accordance with the 
following approved plans:   
   
18/0315 A South and East Elevations received 13 April 2018 
18/0315 B North and West Elevations received 13 April 2018 
18/0315 C Site Plan and Block Plan received 13 April 2018 
Site of car wash facility received 8 June 2018  
 
Reason -    
For the avoidance of doubt and in the interests of proper planning. 
 
3. DR010 (Provision of Sewage/Drainage Works) 
The development, hereby approved, shall not be operated until the drainage 
works, including the silt trap, have been installed and made available in 
accordance with the submitted plans, and thereafter retained during the period 
of use. 
 
Reason -  
To ensure there is adequate provision of drainage facilities and in accordance 
with Policy PP39 of the Poole Local Plan (November 2018). 
 
4. RC070 (Restriction on Hours of Use/Deliveries) 
The use hereby permitted shall not operate and no deliveries taken at or 



despatched from the site otherwise than between 9:00 and 17:00 on Mondays 
to Sundays, Bank and other national Public Holidays.                                                                                                   
Reason -  
In the interest of the amenities of adjoining and nearby residential properties 
and in accordance with Policy PP27 of the Poole Local Plan (November 2018). 
 
5. AA01 (Non standard Condition) 
Details of a lighting scheme, including full details of the position; height and 
design of all exterior lighting and light fittings, including details of the zone and 
intensity of illumination of those lights and of any screens or baffles required to 
ensure that light is not spilled outside of the proposed zone of illumination, 
shall be submitted to and approved in writing by the Local Planning Authority 
prior to the erection of any lighting, if needed. The lighting scheme shall in any 
case be designed so as to prevent the spillage of light towards adjacent 
homes. The development shall be carried out wholly in accordance with the 
approved details, installed prior to first operation and maintained and retained 
for so long as the site is being used as a car washing and drying facility. 
 
Reason - 
In the interests of amenity of the neighbouring properties and in accordance 
with Policy PP27 of the Poole Local Plan adopted 2018 
 
6. HW100 (Parking/Turning Provision) 
The development hereby permitted shall not be brought into use until the 
access, turning space and vehicle parking shown on the approved plan have 
been constructed, and these shall thereafter be retained and kept available for 
those purposes at all times for so long as the site is being used as a car 
washing and drying facility. 
 
Reason - 
In the interests of highway safety and in accordance with Policies PP27, PP34, 
PP35 and PP36 of the Poole Local Plan (November 2018). 
 
7. TR010 (Arb Method Statement-Submission Required) 
An arboricultural method statement prepared by an arboricultural consultant 
holding a nationally recognised arboricultural qualification providing 
comprehensive details of construction works in relation to trees shall be 
submitted to, and approved in writing by, the Local Planning Authority prior to 
the commencement of demolition/development.  All works shall subsequently 
be carried out in strict accordance with the approved details. In particular, the 
method statement must provide the following:-                                                                            
a) protective fencing to trees during both demolition and construction phases 
which complies with BS5837:2012 and a plan indicating the alignment of the 
protective fencing; 
b) details of the  scaffolding and ground protection within tree protection 
zones in accordance with BS5837; 
c) details of an area for storage of materials, concrete mixing and use of fires 
is provided;  
d) the plans and particulars, showing the siting of the service and piping 
infrastructure; 



e) the specification for the construction of any arboriculturally sensitive 
structures and sections through them, including the installation of boundary 
treatment works, the method of construction of the access driveway, including 
details of the no-dig specification and extent of the areas of the driveway that 
are to be constructed using a no-dig specification;   
f) details of the works requiring arboricultural supervision which are to be 
carried out by the developer's arboricultural consultant, and details of the 
frequency of supervisory visits and procedure for notifying the Local Planning 
Authority of the findings of the supervisory visits; and 
g) details of all other activities which have implications for trees on or adjacent 
to the site are notified to the Local Planning Authority. 
 
Reason - 
In order that the Local Planning Authority may be satisfied that the trees to be 
retained on-site will not be damaged during the construction works and to 
ensure that as far as possible the work is carried out in accordance with 
current best practice and in accordance with Policy PP27 of the Poole Local 
Plan (November 2018). 

 
Informative Notes 
 

 
1. IN72 (Working with applicants: Approval) 
In accordance with the provisions of paragraphs 38 of the NPPF the Local 
Planning Authority (LPA) takes a positive and creative approach to 
development proposals focused on solutions.  The LPA work with 
applicants/agents in a positive and proactive manner by; 
- offering a pre-application advice service, and 
- advising applicants of any issues that may arise during the consideration of 
their application and, where possible, suggesting solutions.  
 
Also: 
 
- in this case the applicant was advised of issues after the initial site visit 
- in this case the applicant was afforded an opportunity to submit amendments 
to the scheme which addressed issues that had been identified 
 

 
 
 
 
 
Case officer: Eleanor Godesar 
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