
                                                                                                               

 
Application Address The Goods Yard, 14 Station Approach, Broadstone, BH18 

8AX 

Proposal Side and rear extension to form two additional apartments 
together with associated access and parking and 
provision of refuse collection area 

Application Number APP/19/00416/F 

Applicant Primetower Properties Ltd 

Agent Chapman Lily Planning Ltd 

Date Application Valid 3 April, 2019 

Decision Due Time 26 May, 2020 

Extension of Time date 
(if applicable) 

 

Ward Broadstone 

Recommendation Grant in accordance with the Recommendation below 

Reason for Referral to 
Planning Committee 

This application is brought before committee at the 
request of Cllr Brooke because of the impact on heritage 
assets and conflict with pedestrian and highway safety. 
 

Case officer James Gilfillan 
 
 

 
Description of Development 

1. Planning consent is sought for a side and rear extension to form two additional 
apartments together with associated access and parking and provision of 
refuse collection area 

 
Key Issues  

2. The main considerations involved with this application are:  

 The Principle of the development 

 Heritage issues and the character of the area 

 Access and highway safety 
 
3. These points will be discussed as well as other material considerations below. 
 

Planning Policies  
4. National Planning Policy Framework (February 2019) 
 
5. Poole Local Plan (Adopted 2018) 

PP01 Presumption in favour of sustainable development 
PP02 Amount and broad location of development 



PP07 Facilitating a step change in housing delivery 
PP08 Type and mix of housing 
PP27 Design 
PP28 Flats and plot severance 
PP30 Heritage Assets 
PP32 Poole's important sites 
PP33 Biodiversity and geodiversity 
PP34 Transport strategy 
PP35 A safe, connected and accessible transport network 
PP37 Building sustainable homes and businesses 

 
6. Broadstone Neighbourhood Plan: 

BP03 Enhancing Biodiversity 
BP04 Securing High Quality Sustainable Design 
BP05 Balancing the Housing Stock 

 
7. Supplementary Planning Document 

SPD1 Parking & Highway Layout in Development 
SPD2 Heritage Assets 
SPD3 Dorset Heathlands Planning Framework (2020-2025) 
SPD5 Poole Harbour Recreation SPD (2019-2024) 
SPD6 Nitrogen Reduction in Poole Harbour (2017) 

 
Relevant Planning Applications and Appeals: 

8.  2007:  Refurbishment and remodelling works to existing Public House. 
Demolition of south west wing and rear single storey structures, and the 
erection of 31 flats. Approved. (07/12916/007/F) 

 
9.  2009:  Sub-divide upper floors of the public house from single residential flat to 

three residential units, including installation of rooflights. Approved. 
(APP/09/00043/F) 

 
10. 2020:  Erect a block of 33 flats on the adjoining car park is subject to a resolution 

to approve subject to the completion of a S106 agreement, which is currently 
pending (APP/19/00414/P). 

 
Representations  

11. Letters of representations have been received in which the following concerns 
are expressed: 

 Lack of on site parking for staff, patrons and visitors 

 Lack of servicing and impact on highway safety 

 Exacerbating existing congestion, speeding and parking 
problems 

 Impact on the privacy of students at the school. 
 

Consultations  
12. BCP Highway Authority:  Supports the scheme for delivering sufficient parking 

with sufficient manoeuvring and safe access.  
 
13. The Society of Poole:  Object to the scheme which exacerbates existing 



issues; is out of scale with its surroundings; and fails to respect local planning 
requirements and the associated community strategies.  

 
Constraints   

14. The site is in the Tudor and Golf Links Road Conservation Area and trees on 
the application site are covered by a TPO 

 
Planning assessment 

 
Site and Surroundings 

15. The site is on the east side of Station Approach at its junction with Moor Road, 
opposite the Junction Leisure centre, close to the centre of Broadstone.  The 
'Goods Yard' Public House occupies the ground floor and there are three self 
contained flats occupying the first floor and roofspace. 

 
16. The site is within the Broadstone Neighbourhood Forum Plan area and is in the 

Tudor and Golf Links Road Conservation Area. The existing building is included 
on the list of buildings of local importance (locally listed).  It is close to the 
Broadstone District Centre and central shopping area. 

 
17. The site is surrounded by commercial and community uses comprising the 

leisure centre to the west; Broadstone First School to the east; residential flats 
and commercial premises to the north on Moor Road, and a car park serving 
the pub to the south. 

 
18. There are trees along the boundary with Broadstone First School.   
 
19. Moor Road and Station Approach are both one-way streets adjacent to the 

application site.  The pub is serviced from its car park and there are on-street 
parking bays and parking restrictions on the adjoining roads. 

 
Key issues  

20. The scheme proposes a part first-floor, part 2-storey extension to the existing 
building to provide 2 flats, with parking; bike storage; and bin stores for the pub 
and flats.  Access would be via the adjoining land, from Station Approach. 

 
21. Policy PP02 sets the locations for new residential development in the plan area, 

identifying sequentially the Town and local centres as the most sustainable 
locations, followed by the sustainable transport corridors identified on the 
proposals map.  The site falls within such a corridor and Broadstone District 
Centre extends to the southern boundary of the adjoining car park site.  The 
principle of additional residential accommodation is therefore appropriate. 

 
22. There are already three flats above the 'Goods Yard' pub and an extant scheme 

for 31 flats on a site comprising the adjoining car park and part of the 
application site. On 21st May 2020, Planning Committee resolved to grant 
planning permission for 33 flats on the adjoining car park subject to the 
completion of a S.106 Agreement. There are flats on Moor Road opposite the 
application site.  Flats would therefore reflect and preserve the existing mixed 
character of the area. 



 
23. Due to its proximity to Broadstone District Centre, new dwellings would create 

additional spend; vitality; and vibrancy in the centre and patronage of other 
community services and facilities. 

 
24. The site falls within the 'Inner Zone' identified by policy BP5 (Balancing the 

Housing Stock) of the Broadstone Neighbourhood Plan. The scheme proposes 
a 1-bed and a 2-bed flat, wholly in accordance with the policy's requirement for 
smaller 1 and 2-bed dwellings to be provided within the inner zone.   

 
25. The proposals would have minor economic benefits during construction and 

would generate additional patronage for nearby shops, restaurants and 
community facilities.  It would have environmental benefits associated with the 
application site's proximity to a range of such facilities, significantly reducing 
reliance on the private car for many activities.  It would have social benefits of 
providing additional small housing in an area of high property values where 
opportunities for first time buyers are low and contribute to balancing the 
housing stock, as proposed by the Broadstone Neighbourhood Plan. 

 
26. The scheme however, falls within the Tudor/Golf Links Road Conservation area 

and proposes to extend a building included on the list of buildings of local 
significance.  Having special regard to the significance of heritage assets, 
great weight should be placed on conserving such assets.  

 
27. The building is included on the list of buildings of local importance in the Heritage 

Assets SPD due to its Historic and Architectural interest.  It is identified as a 
being a positive building in the Conservation Area character appraisal and is 
the last remaining railway building to survive substantially intact.  The nature of 
the works proposed would have almost no impact on the wider character and 
appearance of the Conservation Area, its attributes and significance, much of 
which is based on the setting of the Church and the spacious layout and design 
of houses along Lower Golf Links Road.  The important consideration is 
preserving the contribution of the existing building to the Conservation Area by 
protecting and respecting its distinctive identity, design and appearance. 

 
28. The historical significance of the building and its contribution to the social 

evolution and railway led development of Broadstone would not change as a 
result of the proposed development.  The part of the site to be developed was 
previously occupied by single-storey outbuildings providing a skittle alley and 
hotel rooms, which was not original and did not positively contribute to the 
character or appearance of the building or the Conservation area. This part of 
the site does not contribute towards better defining the significance of the 
heritage asset nor does it contribute to the spatial or visual character of the 
area. The extant scheme would in any case have extended across much of this 
part of the site, extending close to Moor Road, albeit as a separate structure. 

 
29. The proposed scheme would extend across the existing flat roof of the single 

storey element of the 'Goods Yard' fronting Moor Road to link with a 2-storey 
'wing' extending along the application site's eastern boundary.   An open 
pedestrian access would be retained at ground floor for servicing; bin 



collection; and to afford residents' access to the site and building.  The scale 
and position of the first-floor extension would be subservient to the prominent 
existing east facing gable but would incorporate a similar roof pitch to reflect the 
distinctive and dominant roof of the existing building.   

 
30. A gable projection would sit above the pedestrian access to give a degree of 

legibility and significance to the feature, but its height would ensure that it would 
not compete with the gabled roof form of the existing building.  Dormers in the 
roof slope would respect the scale of the roof. Although the scheme does not 
provide additional ground floor interaction with the street, first floor windows 
would provide a degree of passive surveillance and the pedestrian entrance 
and built form would enhance the streetscene compared with the existing fence 
on the pavement edge.  

 
31. The two-storey wing extending along the east boundary would be visible in views 

from the east, due to the open nature of the adjacent school playground. This 
elevation would nevertheless be subservient in scale and form to the existing 
building.  

 
32. Materials and detailing on the frontage would respect that of the existing building, 

ensuring the integration of the extensions.  Provision is made on the street 
frontage for enhancing the setting of the building.   

 
33. The layout of the proposed extension would create a central courtyard providing 

car parking with accessed from the adjoining car park, or from the development 
currently pending the grant of Planning Permission (APP/19/00414/P).  This 
space is currently covered in self seeded vegetation following the demolition of 
the former skittle alley and hotel bedrooms.  This hard surfaced area and car 
parking would not be readily visible from the public realm, and would not 
therefore be detrimental to the streetscene or the character of the wider area.   

 
34. The proposals would not harm the significance of the 'Goods Yard' as a heritage 

asset.  By respecting and preserving the historical and architectural 
significance of the existing building, the proposals would also preserve its 
contribution to the character and appearance of the Conservation Area.   

 
35. Due to the siting of the proposed works and arrangement with surrounding 

buildings and their uses, there would be no impact from overshadowing; loss of 
outlook; loss of privacy or overbearing, on the amenities of existing or adjacent 
occupiers.  There would be an outlook across the school playground from unit 
2, though this would not in itself be detrimental to the wellbeing or safety of 
pupils and staff using the playground. Should the scheme on the adjoining land 
proceed (APP/19/00414/P), sufficient separation distance would exist to 
preserve the amenity of the respective occupiers.  

 
36. The proposed flats would be within easy walking distance of the district centre 

with its wide variety of leisure and recreation facilities, exceptionally including a 
swimming pool, and the Castlemain cycleway.  They have sufficient outlook, 
privacy and light to achieve acceptable residential amenity. 

 



37. The scheme provides 1 parking space for each new flat and 1 for each of the 
existing flats, a total of 5 spaces.  This is sufficient to meet the needs of the 
development.  Access would be from Station Approach, via the adjoining site.  
Safe access is provided for both with and without the adjacent development 
proceeding, preserving highway and pedestrian safety in both instances.  
Bollard lighting and improvements to the existing vehicle access from Station 
Approach to enhance the pedestrian environment can be secured by conditions 
(#15). 

 
38. The proposed point of access to the site is currently subject to a private parking 

restriction and is used for servicing the pub. An alternative parking bay from 
which to service the pub safely could therefore be secured by condition.  Due 
to the Goods Yard's location, it is not necessary to provide customer or staff 
parking for the commercial premises, since public parking is available to 
service this and many other commercial premises in the area. 

 
39. Concerns about existing congestion and speeding on adjoining roads would not 

be exacerbated by the proposed development, nor would it be reasonable to 
require the proposed development to mitigate those existing concerns.   

 
40. Sufficient bin and cycle storage would be provided within the ground floor of the 

proposed extension to serve both the existing and proposed development. This 
would be accessible from Moor Road and would meet the requirements of the 
Council's waste collection service. 

 
41. The scheme would result in the loss of trees from a group adjacent to Moor 

Road, retaining a Scotts Pine and space to accommodate replacement tree 
planting. A revised arboricultural method statement setting out the protection of 
that tree during construction can be secured by condition (#4). Replacement 
trees and landscape planting is proposed to the rear of the site, replacing the 
self seeded vegetation, which would contribute to an attractive landscaped 
setting for the development; form an edge to the school grounds; and contribute 
to bio diversity enhancement as required by the neighbourhood plan policies. 

 
42. The proximity of the site to the District Centre, its services, facilities, leisure and 

social opportunities, employment and public transport would significantly 
reduce reliance on the private car for many journeys, limiting the carbon 
footprint of the occupiers.  Being a new building it would be readily possible to 
deliver an energy efficient and sustainable development in accordance with the 
Building Regulations.  Furthermore, a condition could be used to ensure at 
least 10% of the schemes energy needs are met by on site sources of 
renewable energy generation (#12).     

 
 
 
 
 
 
 
 



 
 
 
 
Section 106 Agreement/CIL compliance 

 

Contributions Required Dorset 

Heathland 

SAMM 

Poole 

Harbour 

Recreation 

SAMM 

Flats 

 

Existing 

 

3 

Proposed 

 

2 

 

@ £269 @ £96 

Net 

increase 

2 £538 £192 

 

Total Contributions  £538.00 

(plus admin 

fee) 

£192.00 

(plus admin 

fee) 

CIL  

 

Zone  C @ £115sq m  

 
 

43. Mitigation of the impact of the proposed development on recreational 
facilities; Dorset Heathlands and Poole Harbour Special Protection Areas; and 
strategic transport infrastructure is provided for by the Community 
Infrastructure Levy (CIL) Charging Schedule adopted by the Council in 
February 2019.  In accordance with CIL Regulation 28 (1) this confirms that 
dwellings are CIL liable development and are required to pay CIL in accordance 
with the rates set out in the Council’s Charging Schedule.  

 
44. The site is within 5km (but not within 400m) of Heathland SSSI and the 

proposed net increase in dwellings would not be acceptable without 
appropriate mitigation of their impact upon the Heathland.  As part of the 
Dorset Heathland Planning Framework a contribution is required from all 
qualifying residential development to fund Strategic Access Management and 
Monitoring (SAMM) in respect of the internationally important Dorset 
Heathlands. This proposal requires such a contribution, without which it would 
not satisfy the appropriate assessment required by the Habitat Regulations 

 



45. In addition, the proposed net increase in dwellings would not be acceptable 
without appropriate mitigation of their recreational impact upon the Poole 
Harbour SPA and Ramsar site.  A contribution is required from all qualifying 
residential development in Poole to fund Strategic Access Management and 
Monitoring (SAMM) in respect of the internationally important Poole 
Harbour.  This proposal requires such a contribution, without which it would not 
satisfy the appropriate assessment required by the Habitat Regulations. 

 
46. The applicant has submitted a Section 111 form and paid the relevant 

contributions towards Dorset Heathlands and Poole Harbour Recreation 
SAMM.  

 
Summary  

47. The scheme preserves the mixed character of the area; the character, 
appearance and significance of heritage assets would be preserved; highway 
and pedestrian safety would be maintained; and the privacy and amenity of 
occupiers and neighbours would be preserved 

 
Planning balance  

48. The scheme would preserve the character and appearance of the heritage 
assets, provides residential units in a sustainable location that has economic, 
environmental and social benefits. 

 
RECOMMENDATION 

 
49. GRANT permission with the following conditions, which are subject to 

alteration/addition by the Head of Planning and Building Control 
provided any alteration/addition does not go to the core of the decision 
and the completed S111 agreement: 

 
1. GN150 (Time Expiry 3 Years (Standard)) 
 
2. PL01 (Plans Listing) 
 
3. GN030 (Sample of Materials) 
 
4. TR010 (Arb Method Statement-Submission Required) 
 
5. LS020 (Landscaping Scheme to be Submitted) (including 6 replacement 
trees) 
 
6. HW100 (Parking/Turning Provision) 
 
7. HW230 (Permeable surfacing condition) 
 
8. AA01 (Non standard Condition) 
Prior to first occupation the bin stores shown on the approved plans shall be 
delivered and available for use, and shall thereafter be retained for such uses. 
 
Reason 



In the interests of highway safety and residential amenity and in accordance 
with the Policies PP27, PP30 and PP35 of the Poole Local Plan 2018 
 
9. AA01 (Non standard Condition) 
The measures to deliver bio-diversity enhancement shown on the approved 
plans shall be installed prior to first occupation of the development hereby 
approved and thereafter retained.  
 
Reason 
In the interests of delivering bio-diversity enhancements in accordance with 
PP33 of the Poole Local Plan 2018 
 
10. AA01 (Non standard Condition) 
Prior to first occupation of the flats hereby approved, the works to install the new 
window to flat GY1, as shown on the approved plans, shall be completed. 
 
Reason. 
In the interests of the amenity of the occupier of that property and in accordance 
with Policy PP27 of the Poole Local Plan 2018 
 
11. AA01 (Non standard Condition) 
Prior to the commencement of use of the parking courtyard, as shown on the 
approved plans, a scheme to introduce the loading bay along Moor Road, as 
shown on the approved plans, shall have been submitted to and approved in 
writing by the Local Planning Authority. The scheme shall include design details, 
signage and markings and costs related to the making of any Traffic Regulation 
Orders.  The approved details shall then be implemented before use of the 
approved parking courtyard and thereafter retained for such servicing uses. 
 
Reason: 
In the interests of preserving safe servicing for the commercial use of site and in 
accordance with PP34 and PP35 of the Poole Local Plan 2018. 
 
12. GN162 (Renewable Energy - Residential) (10%) 
 
13. HW200 (Provision of Visibility Splays) 
 
14. AA01 (Non standard Condition) 
Prior to first occupation of any of the residential units hereby approved a scheme 
to provide a continuous footway across the front of the access with an 
appropriate vehicle crossover, as shown on the approved plan, shall be 
submitted to and approved in writing by the Local Planning Authority. The 
scheme shall include details of the construction specification and surface 
treatment and shall comply with the standards adopted by the Local Highway 
Authority. The agreed scheme shall then be implemented prior to first residential 
occupation of any of the residential units hereby approved and fully at the 
owners own expense, to include the provision of relevant Traffic Regulation 
Orders, signage and markings. 
 
Reason: 



In the interests of improved pedestrian environment and to encourage 
pedestrians and in accordance with Policies PP34, PP35 of the Poole Local 
Plan 2018 
 
15. AA01 (Non standard Condition) 
Prior to first occupation of any new residential unit hereby approved, details of a 
proposed scheme of lighting along the access drive and car park area, to 
include details and specification of the type of lighting proposed, shall be 
submitted to and approved in writing by the Local Planning Authority. The 
approved scheme shall then be implemented prior to first occupation of any new 
residential unit hereby approved and thereafter retained and maintained to 
ensure the lighting remains in working order. 
 
Reason: 
In the interests of pedestrian safety and in accordance with Policy PP34 & PP35 
of the Poole Local Plan 2018 
 
Informative Notes 
 
1. IN72 (Working with applicants: Approval) 
 
2. IN74 (Community Infrastructure Levy - Approval) 
 
3. IN81 (SAMM Approval) 
 
4. IN84 (AA passed) 
 

 
 
 
 
 
 
 


