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Executive Summary 

 
Summary of Key Issues 

1. The key planning issues for Members to consider are set out below. Members will have to 
balance all of the planning issues and objectives when making a decision on the 
application, against policy and other material considerations.  

 
 
 



Representations Received 

2. 16 representations have been received from 14 different addresses in objection to the 
proposed development as it was originally submitted. A separate letter of objection has 
also been received on behalf of the Viewpoint Residents Association. A summary of the 
objections has been provided within the representations section of the report below.  

 
Principle of Development  

3. The application proposes the change of use of an existing guesthouse with 9 bedrooms 
into a large-scale HMO with 11 individual bedrooms. The proposals include the re-design 
of the property’s frontage which reduces on-site parking from 8 spaces to 2 but includes 
the complimentary provision of soft landscaping. An existing shed in the rear garden of the 
property will be converted to a cycle store with a capacity for 12 bicycles. Cycle storage 
provision for visitors is also to be provided to the front. Bins are to be stored to the rear of 
the property, as now. 

 
4.  The proposal represents a form of high density development within the sustainable 

transport corridor, within easy walking and cycling distance of the Ashley Cross District 
Centre and other local shops. It is therefore supported by Policy PP2 of the Poole Local 
Plan in terms of its sustainable location. 

   
5. The proposed HMO would provide 11 smaller units of residential accommodation that are 

likely to be a more affordable type of housing that would provide greater choice and meet 
the needs of those people who might otherwise be unable to afford to rent or purchase a 
flat or house, whilst making an efficient use of the site.   

    
6. The proposal would also contribute towards the Council’s housing delivery targets. 

Overall, there is no objection to the principle of the proposed development. 
 
Impact on Street Scene  

7. The application site is situated on North Road which, at this point, is characterised by two-
storey detached and semi-detached properties, set within mature, established gardens. 
Trees, shrubs and hedges within the front gardens of dwellings are an intrinsic part of the 
street scene, softening the impact of the built development and providing screening and 
seclusion to the dwellings themselves. The existing guesthouse on the site reflects the 
scale of neighbouring dwellings and will not be extended as part of the proposal now 
tabled. The change of use to an HMO will not, thus, impact upon the building’s 
contribution to the street scene. However, the proposals do seek to re-landscape the 
property’s frontage, reducing the amount of hard surfacing/car parking space and 
introducing areas of soft landscaping, trees and shrubs. It is considered that these works 
will enhance the character and appearance of the property and the contribution it makes 
to the prevailing street scene. 

 
Impact on Character of Area 

8. The proposal would introduce an alternative and more intensive form of residential 
accommodation and use to the site compared to that which currently exists in the 
surrounding area, which is predominantly characterised by single dwellings. Concerns 
have been raised in representations that HMOs can lead to issues with regards to noise 
and disturbance, including at anti-social hours, a perception of crime and anti-social 
behaviour. However, these concerns could arise from any development and there is no 
substantive evidence that a development of this nature would automatically give rise to 
such issues or that it would lead to an over-intensive use of the site that would be harmful 



to the character and appearance of the surrounding area. It is also concluded that the 
proposal would not result in an over-concentration of HMO properties in the area. 

  
Impact on Residential Amenity 

9. Concerns have been raised in representations relating to the proposal’s potential impact 
upon the residential amenity/living conditions of neighbouring residents; and in terms of 
noise it has been asserted that the small size of bedrooms and limited size of communal 
facilities in the HMO will lead to activity spilling outside to the front and rear garden. 

 
10. The submitted plans depict rooms which, whilst modest, do appear to have been designed 

to comply with the space standards set out in the relevant legislation; and the Council 
would need to give further regard to compliance with this legislation in due course, as a 
licence is required to operate a large HMO. Moreover, in terms of outdoor space, the 
property benefits from a large rear garden, which is considered to be of adequate size of 
the meet the needs of the occupiers of the HMO. 

 
11. Accordingly, whilst the representations are noted, the concerns raised could arise from 

any development and there is no substantive evidence that a development of this nature 
would automatically give rise to harmful impact upon the living conditions of neighbouring 
occupiers.  

 
Living Conditions for Future Occupiers 
12. 9 out of the 11 bedrooms would have en-suite shower rooms, the remaining two 

bedrooms (Nos.10 & 11) would share a bathroom/WC on the ground floor. A communal 
kitchen and dining area is also provided at ground floor, together with a communal 
laundry/freezer room. As noted, the bedrooms appear to have been designed to at least 
meet minimum standards in terms of size, and all of the bedrooms and communal areas 
would benefit from acceptable levels of natural sunlight/daylight and allow for a natural 
outlook. The property also benefits from a rear garden, which is considered large enough 
to meet the need for some casual sitting out, drying clothes and general amenity. 

 
Highway and Parking Issues  

13. The application proposes the provision of two car parking spaces on-site to serve the 
proposed HMO, and alterations to the existing vehicular crossover. Although the proposed 
parking represents a considerable reduction in spaces compared to the eight spaces 
serving the existing guesthouse, it nevertheless meets the requirement set out in the new 
Parking Standards SPD (adopted January 2021). The application also proposes the 
provision of cycle stands for the occupiers of the HMO and visitors and, again, the level of 
provision meets the Council’s standard. An electric vehicle charging point can be secured 
by condition. The Council’s Transportation Officer raises no objection to the proposals, 
subject to the imposition of conditions.  

 
Flood Risk and Surface Water Drainage 

14. The site is located within Flood Zone 1 (low risk of flooding) and is not identified as being 
at risk of surface water flooding. The proposal relates to the re-use of an existing building 
and does not involve any extension. No changes to existing drainage arrangements are 
thus necessary. The only change to drainage logically relates to the re-modelling of the 
property’s frontage and the introduction of areas of soft landscaping. These areas offer 
the opportunity for some rain to be disposed of via infiltration and thus re-introduce natural 
drainage to a small part of the site.  

 



Refuse and Recycling Provision 

15. The proposals include the provision of a bin storage area to the rear of the property, and 
the Council’s Environmental Services (Waste Management) confirm that the refuse and 
recycle arrangements are acceptable. 

 
Ecological and Biodiversity Issues 

16. The submitted application form sets out that the proposals are unlikely to affect protected 
and priority species. Given that the proposal relates to the re-use of an existing building 
without alteration or extension and the re-use of existing domestic garden and parking 
areas, this conclusion is considered reasonable and no ecological survey has been 
sought. To conclude, this proposal does not raise ecological or biodiversity issues that 
require detailed consideration.  

 
Sustainability Issues 

17. The application does not involve an extension or alteration to the form or scale of the 
building. Given this, it is not considered reasonable to seek the incorporation of renewable 
energy sources in the scheme. In the circumstances of the case, the proposal is not 
considered to conflict with Policy PP37.  

 
SAMM’s Contributions 

18. The proposal would mitigate the impact on heathland and harbour recreation through 
SAMM’s contributions which have been secured by s111 Agreement. 

 
Summary 

19. In summary, having recognised the collective benefits of the proposed scheme and having 
regard to the tilted balance and presumption in favour of sustainable development, it is 
concluded that the proposals would achieve the economic, environmental and social 
objectives of sustainable development, in compliance with the adopted policies of the 
Development Plan as a whole and the relevant provisions of the NPPF, and should 
therefore be recommended for approval. 

 
 
Description of Proposed Development 
 
20. Planning consent is sought for the change of use of an existing guesthouse with 9 

bedrooms to an 11-bed HMO. 
 
21. The change of use of the property necessitates limited internal and external alterations to 

the building. The first and second floors of the building will remain unchanged, 
accommodating 7 bedrooms with en-suite bathrooms. The alterations take place at 
ground floor, with the alteration of an existing storeroom and office to provide two 
bedrooms. External alterations are also proposed to accommodate these bedrooms, with 
the addition of a window to the rear elevation and a door to the side elevation. Beyond 
this, the existing ground floor lounge will become a combined lounge and kitchen whilst 
the existing kitchen will become the laundry/freezer room. 

 
22. Turning to the outside space, the application proposes the re-landscaping of the property’s 

frontage. On-site parking will be reduced to two spaces and the existing vehicular 
crossover onto North Road will be commensurately reduced in width. The space freed up 
by the reduction in car parking spaces will largely be used for tree and shrub planting. A 



cycle stand for the use of visitors is proposed alongside the car parking spaces. A 1m high 
brick wall is also proposed to partly enclose the front boundary of the site. 

 
23. To the rear, an existing shed is proposed for use as a bicycle store and will be fitted with 6 

Sheffield cycle stands (to accommodate 12 bicycles). A path is proposed from this shed to 
link with the existing patio serving the property. A bin storage area is proposed against the 
north-east boundary of the property. Other than these changes, the rear garden is shown 
remaining as existing, as earlier described. 

 
Description of Site and Surroundings 

 
24. 109 North Road, known as “Blue Shutters”, has operated as a guesthouse since the late 

1960s. The property comprises a detached building of two-storey pitched roofed form, 
albeit with the addition of a bulky flat-roofed dormer window to the front elevation. The 
property provides accommodation on three floors (the top floor being within the roof 
space). The ground floor of the property provides two bedrooms, kitchen, dining room and 
ancillary facilities. A further four bedrooms are provided at first floor, with the remaining 
three bedrooms provided at second floor level. As noted, this latter accommodation is 
provided within the roof space of the building and within a flat roofed box dormer window 
to the property’s front elevation. 

 
25. The entire frontage of the property is hard surfaced and laid out to provide 8 car parking 

spaces. The rear of the property comprises a patio area, lawn, shrubs and trees. 
 
26. This part of North Road is characterised by detached and semi-detached dwellings, set 

back from the road with generous front gardens, many of which are enclosed by hedges 
or other boundary treatments. In the main, these gardens feature mature, well-established 
trees and shrubs which, together with boundary hedges, give the area a very pleasant, 
sylvan character and provide screening and seclusion to the dwellings. 

 
Relevant Planning History 

 
27. None 
 
Constraints 

 
28. None 
 
Public Sector Equalities Duty 

 
29. In accordance with section 149 Equality Act 2010, in considering this proposal due regard 

has been had to the need to — 

 eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act; 

 advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; 

 foster good relations between persons who share a relevant protected characteristic 
and persons who do not share it. 

 
Other Relevant Duties 

 



30. In accordance with section 40 Natural Environment and Rural Communities Act 2006, in 
considering this application, regard has been had, so far as is consistent with the proper 
exercise of this function, to the purpose of conserving biodiversity. 

 
31 For the purposes of this application, in accordance with section 2 Self-Build and Custom 

Housebuilding Act 2015, regard has been had to the register that the Council maintains of 
individuals and associations of individuals who are seeking to acquire serviced plots in the 
Council’s area for their own self-build and custom housebuilding. 

 
32. For the purposes of this application, in accordance with section 17 Crime and Disorder Act 

1998, due regard has been had to, including the need to do all that can reasonably be 
done to prevent, (a) crime and disorder in its area (including anti-social and other 
behaviour adversely affecting the local environment); (b) the misuse of drugs, alcohol and 
other substances in its area; and (c) re-offending in its area.  

 
Consultations 

 
33. BCP Environmental Services (Waste Management): Support the proposals subject to the 

imposition of a condition requiring bins to be stored to the rear of the property and 
wheeled to an agreed presentation point as part of a Waste Management Plan. 

 
34. BCP Highway Authority: Advises that sufficient parking would be provided to meet 

guidelines. Raises no highway objection subject to the imposition of conditions requiring 
car parking and cycle parking provision, the provision of an electric vehicle charging point 
and conditions relating to the alteration of the existing vehicular access/footway. 

 
Representations 

 
35. In addition to letters to neighbouring properties sent on 13th December 2021 a site notice 

was posted outside the site on 14th December 2021 with an expiry date for consultation of 
11th January 2021.   

 
36. 16 representations have been received from 14 different addresses in objection to the 

proposed development. A separate letter of objection has also been received on behalf of 
the Viewpoint Residents Association. The issues raised comprise the following: 

 

 The proposed HMO use would be out of character with the existing family houses 
that surround the site; 

 Activity and movement in/around the property would be totally different to that of a 
dwelling occupied by a single household. Comings and goings would be unrestricted 
and at any time of the day or night; 

 The proposed use would result in a greater level of noise and disturbance and 
impact upon neighbouring properties; 

 There would be potential for anti-social behaviour and negative impacts on the 
character of the area; 

 The proposal amounts to an over intensive residential use and an overdevelopment 
of the site; 

 Although the property is currently run as a guesthouse, it is a good neighbour and 
the use causes few problems and limited noise;  



 Planning should create safe places and ensure that crime and disorder and the fear 
of crime do not undermine quality of life and community cohesion; 

 In addition to the 11 tenants of the HMO, partners and friends will also stay over and 
live in the HMO in an unofficial capacity; 

 Who will manage the premises and enforce any restrictions?; 

 The bedrooms are too small – too small to accommodate a desk and chair or 
hanging or storage space. It is not clear whether the room sizes conform with the 
minimum room sizes for a licenced HMO; 

 The kitchen and lounge are similarly too small for 11 people. The inadequate 
arrangements will result in activity spilling out into the garden and out front. There is 
also inadequate amenity space to meet the needs of the residents; 

 Whilst the proposal may comply with the Council’s parking standards, the reality is 
that parking is inadequate and would lead to parking off-site causing congestion and 
the potential for anti-social behaviour; 

 There will be nowhere to park. North Road is completely full before 9am each 
weekday, and those that park on the road will be displaced elsewhere; 

 Competition for spaces would also have potential to cause accidents as people slow 
down and search for spaces; 

 North Road is already dangerous with local speed limits not being respected; 

 The provision of cycle spaces will not result in a behavioural shift by the property’s 
tenants or attract non-car owning tenants; 

 The proposal will place excessive demands upon local infrastructure including 
sewage; 

 The proposal will place additional strain on health and social services; 
 The existing guesthouse contributes to the local tourism market; 

 The loss of the existing guesthouse will have a detrimental effect on local 
businesses and contribute to the decline of guesthouses in Poole; 

 The property is well located in relation to Poole’s tourist attractions; 

 Poole is a tourist destination particularly in these “staycation” times, and 
guesthouse/hotel accommodation is in short supply; 

 The existing guesthouse seems to primarily cater for business travellers. Where will 
these people stay when other accommodation is full?; 

 The application risks setting a dangerous precedent with multiple HMOs in the local 
area; 

 The proposed waste arrangements provide inadequate capacity for the number of 
residents, which would lead to rubbish being placed outside the bins where it could 
blow about and attract rats. 

 
Key Issues 
 
37. The main considerations involved with this application are: 
 

 Housing Delivery Test 

 Principle of the Development 

 Impact on Street Scene and the Character of the Area 

 Impact on Residential Amenity 
 Highway and Parking Issues 

 Impact on Protected Trees 

 Flood Risk and Surface Water Drainage 



 Refuse and Recycling Provision 

 Ecological and Biodiversity Issues 

 Loss of Tourism Accommodation 
 Sustainability Issues 

 CIL Compliance 
 
38. These points will be discussed as well as other material considerations in the paragraphs 

below. 
 
Policy Context 
 

LOCAL CONTEXT 
 
39. The following policies are listed as applying to this application.   
 

Poole Local Plan (Adopted November 2018) 
 

PP1     Presumption in Favour of Sustainable Development 
PP2       Amount and Broad Location of Development 
PP7     Facilitating a Step Change in Housing Delivery 
PP8      Type and Mix of Housing 
PP23 Tourism and the Evening/Night Time Economy 
PP27     Design 
PP32     Poole’s Nationally, European and Internationally Important Sites 
PP33     Biodiversity and Geodiversity 
PP34     Transport Strategy 
PP35     A Safe, Connected and Accessible Transport Network 
PP37     Building Sustainable Homes and Businesses 
PP38  Managing Flood Risk 
PP39      Delivering Poole’s Infrastructure 

 
Supplementary Planning Document (SPD) 

 
Parking Standards (Adopted January 2021) 
The Dorset Heathlands Planning Framework 2020-2025 (Adopted March 2020) 
Poole Harbour Recreation 2019-2024 (Adopted February 2020) 
Nitrogen Reduction in Poole Harbour (Adopted February 2017) 
Dorset Heathlands Interim Air Quality Strategy 2020-2025 (Adopted February 2021) 

 
STRATEGIC CONTEXT 
 
40. National Planning Policy Framework (“NPPF” / “Framework”) (July 2021) 
 
41. The guidance contained in the NPPF is a material consideration. 
 
42. Paragraph 11 sets out the presumption in favour of sustainable development. 

“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, granting permission unless: 
(i)  the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear 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 of this Framework taken as a 
whole”.   

 
43. Paragraph 12 – 

“The presumption in favour of sustainable development does not change the statutory 
status of the development plan as the starting point for decision-making”. 

 
44. The following chapters of the NPPF are also relevant to the determination of the proposed 

development:  
 

Section 2 – Achieving Sustainable Development 
Section 4 – Decision-Making 
Section 5 – Delivering a Sufficient Supply of Homes 
Section 8 – Promoting Healthy and Safe Communities 
Section 9 – Promoting Sustainable Transport 
Section 11 – Making Effective Use of Land  
Section 12 – Achieving Well-Designed Places 
Section 14 – Meeting the Challenge of Climate Change, Flooding and Coastal Change 
Section 15 – Conserving and Enhancing the Natural Environment 
 

45. National Planning Practice Guidance (NPPG)  
 
Planning Assessment 

 
Key Issues  
 
Housing Delivery Test 
46. At the heart of the NPPF as set out in paragraph 11 is the presumption in favour 

of sustainable development, reiterated in Policy PP1 of the Poole Local Plan. 
  

NPPF Paragraph 11 states that in the case of decision making, the presumption 
in favour of sustainable development means that where there are no relevant 
development plan policies, or the policies which are most important for 
determining the application are out of date, planning permission should be 
granted unless policies in the Framework that protect areas or assets of 
particular importance provide a clear reason for refusing the development 
proposals or any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the 
Framework taken as a whole. 

  
47. Footnote 8 of paragraph 11 provides that in the case of applications involving the 

provision of housing, relevant policies are out of date if the local planning 
authority is (i) unable to demonstrate a five-year supply of deliverable housing 



sites or (ii) where the Housing Delivery Test (HDT) result is less than 75% of the 
housing requirement over the previous three years. 

   
48. The 5-year housing supply and HDT results continue to be applied to each local plan area 

separately until replaced by a BCP Local Plan. In the Poole area there is a 4.1 year 
housing land supply with a 20% buffer (a shortfall of 423 homes) and a 2021 HDT result of 
78%. For the purposes of paragraph 11 of the NPPF, it is therefore appropriate to regard 
relevant policies as out of date as the local planning authority is unable to demonstrate a 
five-year supply of homes. For this planning application the benefits provided from the 
supply of new homes are considered to carry significant weight in the planning balance. 

 
49. The Council also has a significant shortfall in its provision of affordable housing in the 

area. However, as this scheme does not provide any affordable housing then no beneficial 
weight can be attributed to it in this respect. That said, the HMO would nevertheless 
provide smaller units of residential accommodation that are likely to represent a more 
affordable type of housing and offer a housing choice to meet the needs of people who 
might otherwise be unable to afford to rent or purchase a flat or house. 

 

Principle of the Development 
 
50. The Poole Local Plan sets out a spatial planning framework to meet objectively assessed 

needs to 2033. In accordance with Policy PP1, the Council will take a positive approach 
when considering development proposals that reflect the presumption in favour of 
sustainable development contained at paragraph 11 of the NPPF.  

 
51. In terms of meeting housing needs, a strategic objective of the Poole Local Plan is to 

deliver a wide range and mix of homes in the most sustainable locations. Policy PP2 
identifies the amount and broad locations of development and states that the majority of 
new housing will be directed to the most accessible locations within Poole, these being the 
town centre, district and local centres and locations close to the sustainable transport 
corridors. A sustainable transport corridor is defined by the Poole Local Plan as being 400 
metres either side of a road capable of extending service provision by the end of the plan 
period to four buses per hour (each way) or within 500 metres radius of a railway station. 
The intention of this policy is that within these areas the majority of higher density 
development will place a greater number of people within close walking distance of public 
transport and a range of services/facilities as a convenient alternative to use of the car 
and to reduce the need to travel.  

 
52. This approach is reinforced by Policy PP34 which also states that new development will 

be directed to the most accessible locations which are capable of meeting a range of local 
needs and will help to reduce the need for travel, reduce emissions and benefit air quality, 
whilst PP35 also states that proposals for new development will be required to maximise 
the use of sustainable forms of travel. Significant weight therefore has to be applied to the 
provision of additional residential accommodation which meets these policy objectives.   

 
53. The proposed development would result in the creation of a large scale HMO that would 

constitute a form of high density residential development, whilst the application site is 
located within the sustainable transport corridor as identified by Policy PP2 of the Poole 
Local Plan and as indicated on the Proposals Map. As such, the principle of the proposed 
development is supported by policy in terms of its sustainable location. 

 



 
Impact on Street Scene and the Character of the Area 
54. It is recognised that many of the local representations assert that the proposal is out of 

character with North Road. However, it is understood that these objections relate more 
specifically to the use of the premises as an HMO being out of character with North Road, 
a road of houses occupied by families, rather than the proposal’s outward impact upon the 
street scene of North Road itself. Both issues will be considered below. 

 
55. Turning first to consider the proposal’s impact on the street scene, the following 

observations are made.  
 
56. North Road runs roughly north to south and links Ashley Road to the north with 

Commercial Road to the south. The southern part of North Road (as far as its junction with 
Danecourt Road) comprises a mixture of dwellings with short front gardens, the majority of 
which have been hard surfaced to provide car parking. There are very few trees and 
shrubs to soften the appearance of the dwellings and street scene.  

 
57. To the north of Danecourt Road, however, the character of North Road changes. 

Detached and semi-detached dwellings become the prevailing house types, and plot 
widths and sizes become larger. The front gardens of the properties are deeper, and 
typically landscaped with established trees and hedges. This mature landscaping gives 
the area a very pleasant, sylvan character and provides screening and seclusion to the 
dwellings.  

 
58. Although the application site is located in this part of North Road, it is anomalous insofar 

as the frontage of the property is devoid of any soft landscaping and is entirely hard 
surfaced and used as a car park to serve the existing guesthouse. Its ’ existing character is 
thus at odds with the character of this part of North Road. 

 
59. The application proposes the introduction of a 1m high brick wall to partly enclose the front 

boundary of the property, together with tree and shrub planting to the south-west 
boundary and frontage of the building itself. On-site car parking will be reduced to two 
spaces. It is considered that the changes to the frontage of the property are sympathetic 
to the prevailing character and appearance of this part of North Road and will result in the 
property making a more positive contribution to the street scene than it does at present.  

 
60. As noted, the proposals involve very limited alterations to the building itself, with no 

changes to the publicly viewed front elevation of the building. 
 
61. Overall, therefore, solely considering the visual impact of the proposals and compatibility 

with the prevailing street scene, it is considered that the impact of the proposals will be 
positive.  

 
62. Policy PP27 of the Poole Local Plan seeks to ensure that all new development achieves a 

good standard of design which for the purposes of the Plan is defined as development 
that functions well, fits in with and enhances an area’s character within its context. In this 
regard, development will be expected to demonstrate how the scale, form, massing, 
appearance and use of materials come together to create a cohesive development for the 
site but also one that integrates positively within its surroundings. In accordance with 
Policy PP27, proposals will therefore be permitted provided that, inter alia, the 
development reflects or enhances local patterns of development and neighbouring 



buildings in terms of layout and siting, including building line and built site coverage; 
height and scale; bulk and massing, including that of the roof; materials and detailing; 
landscaping; and visual impact.  

 
63. This stance is reinforced by Policy PP28 (1) of the Poole Local Plan. Whilst this policy 

relates specifically to flatted development, and therefore is not directly relevant to this 
application given that it proposes a 11-bedroom HMO, it sets out criteria against which 
development proposals should be assessed to ensure that the established pattern of 
development and residential character of the area is preserved. In this regard, the policy 
states that development will be permitted where the plot can accommodate a form of 
development that ensures the scale and massing of the building(s), including the width, 
height and roof profile and spacing between buildings, as well as the resultant plot 
coverage, is in keeping with neighbouring buildings the established pattern of 
development in the street, or part of the street, where the site is located. It also requires 
that car parking and turning areas do not dominate the site and allow for the retention, or 
provision, of a boundary between the site and adjacent streets and that, together with the 
vehicle access they avoid harm to the privacy and amenity of the occupants of 
neighbouring properties. In the absence of an alternative policy relating specifically to 
HMO’s and given that they constitute a form of high-density residential development in a 
similar manner to flatted development, it is considered that the principles set out in Policy 
PP28 (1) provide a useful set of additional criteria against which to assess the current 
proposal.      

 
64. Policies PP27 and PP28 complement the design requirements set out in section 12 of the 

NPPF that seeks to ensure that development is compatible with or enhance its’ 
surroundings. Paragraph 30 of the NPPF states: 

 “Planning policies and decisions should ensure that developments: 
(a) will function well and add to the overall quality of the area, not just for the short term 

but over the lifetime of the development; 
(b) are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping; 
(c) are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities); 

(d) establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit; 

(e) optimise the potential of the site to accommodate and sustain an appropriate amount 
and mix of development (including green and other public space) and support local 
facilities and transport networks; and  

(f) create places that are safe, inclusive and accessible and which promote health and 
well-being, with a high standard of amenity for existing and future users; and where 
crime and disorder, and fear of crime, do not undermine the quality of life or 
community cohesion and resilience”.   

 
65. In this case, the proposal seeks to change the use of an existing guesthouse, and the 

form and scale of the existing building will not be altered. The changes that are proposed 
relate to the re-landscaping of the frontage of the plot and, as discussed, it is considered 
that the introduction of soft landscaping and reduction of hard surfacing/dominance of car 
parking will better reflect the character of this part of North Road and make a positive 
contribution to the character and appearance of the area. The proposed development 



would accord with the aims of Policies PP27 and the principles of Policy PP28 (1) of the 
Poole Local Plan. 

 
Proposed Use of the Site 
 
66. Turning to the potential impacts of the proposed use of the site to provide a 11-bedroom 

HMO on the character of the area, it is evident that there are no specific planning policies 
relating to HMO’s across the Plan area generally. However, Policy PP14 of the Poole 
Local Plan deals specifically with proposals for a change of use to an HMO within the area 
of Talbot Village where planning permission is required for such a change of use as a 
consequence of the removal of permitted development rights through an Article 4 
Direction to avoid a concentration of student HMO’s near Bournemouth University. The 
supporting paragraphs to this policy acknowledge that the proliferation of HMO’s can 
result in an imbalance in the demographic profile of the local community and can have an 
adverse effect on the character and amenity of an area through problems such as 
increased noise, additional waste requirements, on-street parking and anti-social 
behaviour.  

 
67. The large number of representations submitted by local residents identify these and other 

concerns and assert that the provision of an HMO would be out of keeping with the 
character of the local area, which predominantly comprises dwellings occupied by single 
households/families, and not houses in multiple occupation/HMOs. It is acknowledged that 
the proposal would introduce a use with a different character to that of a single dwelling, or 
to that of the existing commercial use of the property as a 9-bed guesthouse. 

 
68. Concerns have been raised regarding the lifestyle of tenants staying in the building 

resulting in activity at anti-social hours, general noise and disturbance and the risk of anti-
social behaviour. However, such concerns could arise from any development, and there is 
no substantive evidence that this specific development would automatically give rise to 
such issues, or that the use would be out of character with and harmful to the character of 
the surrounding area.  

 
69. The available evidence, including representations made by local residents, also indicates 

that HMOs are not prevalent in this area, and it is concluded that the proposal would not 
thus lead to an over-concentration of HMOs in this area. As such, the proposed 
development has been assessed having regard to section 17 of the Crime and Disorder 
Act 1998. In addition, the proposal would not be of a scale that by itself would cause any 
undue pressure on local community facilities or infrastructure. As such, the proposal would 
provide for a form of residential use of the site that would not be incompatible with the 
residential use of the surrounding properties and would provide greater choice and more 
affordable accommodation in the rental market. The proposed development would 
therefore make a positive contribution towards local housing supply in a sustainable 
location. 

 
70. This would accord with the objectives of section 5 of the NPPF that addresses the need to 

deliver a sufficient supply of homes and paragraph 124 of the NPPF which states 
“Planning policies and decisions should support development that makes efficient use of 
land…”.  

 
71. Having regard to all of the above factors, it is therefore considered that the proposal would 

not cause any material harm to the character and appearance of North Road and would 



accord with the provisions of Policies PP2 and PP27, together with the principles of Policy 
PP28 of the Poole Local Plan, and the relevant sections of the NPPF.  

 
Impact on Residential Amenity 
 
72. With regards to residential amenity, PP27 (1) (c) and (d) states that development will be 

permitted where it is compatible with surrounding uses and would not result in a harmful 
impact on amenity for local residents and future occupiers considering levels of sunlight 
and daylight, privacy, noise and vibration, emissions, artificial light intrusion and whether 
the development is overbearing/oppressive; and where it provides satisfactory external 
and internal amenity space for both existing and future occupants. 

 
73. In terms of sunlight, daylight, overbearing impact and privacy, it is noted that the proposals 

do not seek to enlarge the existing building or to introduce additional windows at first or 
second floor level. The windows serving bedrooms and en-suites at first and second floor 
will continue to serve bedrooms; albeit bedrooms in an HMO rather than a guesthouse. 
Thus, in these regards, the use of the property will not change its relationship to 
neighbouring properties or materially change the impact experienced by their occupiers. 
The only changes to windows and doors are at ground floor, and here boundary 
treatments reasonably prevent any overlooking/loss of privacy.  

 
74. As stated above, concerns have also been raised to the proposal that HMO’s can lead to 

issues with regards to noise and disturbance, anti-social behaviour and a perception of 
crime. In terms of noise, it is also asserted in neighbour representations that the small size 
of bedrooms and limited size of communal facilities will lead to activity spilling outside to 
the front and rear garden. Whilst the concerns are noted, such impacts could arise from 
any development, dependent upon its occupiers at any given time, and there is no 
substantive evidence that the proposal would itself cause a harmful impact upon 
neighbouring occupiers. 

 
75. Representations have also been received querying the sizes of the bedrooms and 

questioning whether the proposals would fail to provide satisfactory living conditions for 
the occupiers of the HMO itself. Whilst these are material issues to consider, no local 
planning policy or guidance identifies space standards. However, the operation of an HMO 
requires a licence from the Council, and in this regard minimum space standards are set 
out in the Housing Act (2004) (as amended) and the Licensing of Houses in Multiple 
Occupation (Mandatory Conditions of Licences) (England) Regulations 2018. These 
documents require that the floor area of any room in an HMO used as sleeping 
accommodation by one person aged over 10 years is not less than 6.51 square metres.  
Looking at the submitted plans, some of the rooms (e.g. Rooms 8 and 11) are modest but, 
nevertheless, calculations indicate that they do meet this minimum standard. Compliance 
would, again, be crucial to the HMO being licenced by the Council in due course.  

 
76. It is noted that 9 out of the 11 bedrooms would have en-suite shower rooms, and that the 

HMO would have a large communal kitchen and dining area, as well as a laundry/freezer 
room. Whilst it is accepted that the communal areas would not afford the occupants of the 
HMO the same degree of privacy as a living, kitchen and dining area would within a 
dwelling and may therefore be used for more transitory periods, the provision of these 
communal facilities is nevertheless considered to be beneficial as it would afford the 
occupants with some additional internal amenity space and opportunity for social 
interaction that is important for mental well-being. In addition, all of the bedrooms and the 



communal living, kitchen and dining areas benefit from windows that can meet the policy 
requirements for natural sunlight/daylight and a reasonable outlook. 

 
77. Accordingly, it is concluded that the internal space available to the occupiers of the HMO 

would provide them with reasonable quality living conditions. 
 
78. Turning to external space, whilst Policy PP27 seeks to ensure that new developments 

provide satisfactory external amenity space for their occupiers, the Local Plan identifies no 
space standard leaving individual cases to be judged on their own merits. In this case, it is 
noted that the property benefits from a rear garden some 30m in length which covers 
some 270m2 (approx). This is considered to be a very generous garden area; and indeed 
is far larger than the rear gardens of dwellings recently approved in some estate 
developments, for example, which may amount to 50m2 – 100m2. 

 
79. In this regard, it is considered that the outdoor space available to the property is of 

satisfactory size to meet the functional requirements of the occupiers of the HMO in terms 
of general amenity and enjoyment. It is not considered that the use will be over-intensive 
or demonstrably harm the amenities of neighbouring occupiers.  

 
80. The proposed development would therefore provide acceptable internal and external living 

standards for future occupants.  
 
81. Having regard to the above, it is therefore considered that the proposal is acceptable in 

terms of its impact on the living conditions of both the existing residents of the 
neighbouring properties and the future occupiers of the HMO. Therefore, there would be 
no conflict with Policy PP27 of the Poole Local Plan or those parts of the NPPF that seek 
to ensure that a good standard of amenity is provided for existing and future residents.   

 
Highway and Parking Issues 
 
82. In terms of parking provision, it is recognised that the existing guesthouse accommodates 

spaces for 8 cars, whereas the proposed HMO will be served by 2 parking spaces. 
Despite objections to the proposal on the grounds that there is inadequate parking 
provision to serve the development that could result in on-street parking that would in turn 
exacerbate congestion in the surrounding roads, this level of on-site parking provision 
complies with the requirements of the current parking standards set out in the Parking 
Standards SPD (adopted January 2021) and no objection to the proposal is raised by the 
Council’s Transportation Officer. Accordingly, it is not considered that a reason for refusal 
could be sustained on this basis.  

 
83. The Council’s Parking Standards SPD (January 2021) also sets out the requirement for 

the provision of charging points for electric vehicles in all new developments in order to 
future proof development ahead of the expected transition to electric vehicles. In this 
regard, the Transportation Officer requests that one of the two parking spaces be served 
by an EV charging point. 

 
84. With regards to cycle parking provision, the Council’s new Parking Standards SPD 

(January 2021) requires that cycle parking and cycle access should be a component of all 
new development and in respect of large-scale HMO’s (more than 6 people) the required 
level of provision would be 1 secure and covered cycle space per bedroom and 0.1 cycle 
space per unit for visitor cycle parking provision. In this instance, the proposed 



development includes the re-use of an existing shed as a cycle store and the provision of 
6 Sheffield stands, able to accommodate 12 bicycles. A cycle stand is proposed to the 
front of the site for visitors’ use. This level of on-site cycle parking provision would 
therefore be sufficient to meet the needs of the proposed development, having regard to 
requirements of the Parking Standards SPD. 

 
85. Conditions can be imposed to secure the proposed parking spaces, EV charging point, 

cycle storage and modifications to the existing crossover/access off North Road in 
accordance with the Transportation Officer’s consultation response.     

 
86. Insofar as travel is concerned, the application site is located within easy walking and 

cycling distance of the Ashley District Centre that provides a mix of retail shops, cafes, 
restaurants and other services to meet daily needs and is directly linked by lit pavements 
and roads to it. North Road itself is also served by a cycle lane. The site is located within 
close proximity to bus stops with services running in both directions along North Road 
between Poole bus station/town centre and the Royal Bournemouth Hospital (No. 15 
service) as well as Poole to Southbourne crossroads (No. M2 service). The proposal also 
includes the provision of cycle storage within the site that would help to enable the 
potential future occupiers of the proposed HMO to travel by a more sustainable mode of 
transport than the private car. Given these factors, it is considered that the proposed 
development is acceptable with regards to accessibility.     

 
87. Given the above considerations, the transport/highway needs of the proposed 

development would therefore be met in accordance with Policies PP27, PP34 and PP35 
of the Poole Local Plan.     

 
Flood Risk and Surface Water Drainage 
 
88. With regards to surface water drainage, in relation to small scale developments, such as 

that proposed by this current application, Policy PP38 of the Poole Local Plan simply 
states that advice for Sustainable Drainage Systems in relation to such developments will 
be provided by a Supplementary Planning Document. However, this has not currently 
been produced. Nevertheless, the supporting text to Policy PP38 states at paragraph 
11.22 that “SuDS are used to reduce the risk of flooding from surface water run-off 
resulting from heavy or sustained rainfall and can take numerous forms. In an urban area 
like Poole the majority of SuDS, particularly on smaller developments, will take the form of 
soakaways or permeable paving”. This is reflective of the Government’s guidance set out 
in the NPPG which states that “Local authorities and developers should seek opportunities 
to reduce the overall level of flood risk in the area and beyond. This can be achieved for 
instance through…the appropriate application of sustainable drainage systems” which are 
“designed to control surface water run off close to where it falls and mimic natural 
drainage as closely as possible”.  

 
89.  In the current case, the proposal relates to the change of use of an existing building within 

Flood Zone 1 and surface water will continue to be disposed of via mains sewer as it is 
now. The only change to drainage arrangements resulting from the proposal arises via the 
re-landscaping of the property’s front garden and reduction in hard surfacing. The 
introduction of areas of soft landscaping in place of hard surfacing offers the opportunity 
for some rain to be disposed of via infiltration and re-introduces natural drainage to a small 
part of the site. 

 



90. The proposal is considered consistent with both Policy PP38 and the government policy 
and guidance set out in the NPPF and NPPG. 

 
Refuse and Recycling Provision 
 
91. With regards to refuse and recycling provision, Policy PP27 (g) of the Poole Local Plan 

states that, amongst other criteria, development must provide convenient waste and 
recycling arrangements in accordance with the relevant standards. 

 
92. Each HMO qualifies for one standard allowance for waste and recycling, comprising 

1x240 litre for recycling and 1x180 litre for refuse. Large-scale HMOs (i.e. with 5 or more 
occupants as in this case) can pay for additional bins subject to agreement with the waste 
collection service.  

 
93. In this case, the original proposal was to site a bin store to the front of the property 

alongside the proposed soft landscaping. The Council’s Environmental Services (Waste 
Management) considered the bin store too big and likely to set a precedent for this part of 
North Road. It was recommended that the bins be stored to the rear of the property and 
be wheeled to the front on collection day as part of a Waste Management Plan (WMP). 
Revised arrangements were thus sought and an amended Block Plan provided which 
shows the bin store re-sited to the rear of the property. A condition is proposed to seek the 
approval of a WMP and retain the bin storage to the rear of the property as shown. 

 
94. Subject to such a condition, the proposal complies with the relevant provisions of Policy 

PP27 of the Poole Local Plan.    
 
Ecological and Biodiversity Issues 
 
95. The presence of a protected species is a material consideration when determining a 

planning application that, if carried out, would be likely to result in harm to a protected 
species or its habitat. Government Circular 06/2005 ‘Biodiversity and Geological 
Conservation’ states at paragraph 99 that “It is essential that the presence or otherwise of 
protected species, and the extent that they may be affected by the proposed 
development, is established before planning permission is granted, otherwise all relevant 
material considerations may not have been addressed in making the decision”.   

 
96. National Planning Practice Guidance (Natural Environment - para 10 – 35) outlines the 

LPA’s responsibilities regarding protected and priority species and habitats; the need for 
the ‘proportionate’ information and assessment required on biodiversity impacts at all 
stages of development; regard to local ecology networks and nature recovery networks; 
application of mitigation hierarchy, net gain metrics, and promotion of woodlands.  

 
97. Furthermore, Policy PP33 of the Poole Local Plan clearly advises that proposals that 

affect biodiversity, and any sites containing species and habitats of local importance, must  
(a) demonstrate how any features of nature conservation and biodiversity interest are to 

be protected and managed to prevent any adverse impact; 
(b) incorporate measures to avoid, reduce or mitigate disturbance of sensitive wildlife 

habitats throughout the lifetime of the development; and 
(c) seek opportunities to enhance biodiversity through the restoration, improvement or 

creation of habitats and/or ecological networks. 
 



98. Policy PP33 further goes on to state that where relevant new development should seek to 
incorporate ecologically sensitive design features to secure a net gain in biodiversity as 
appropriate. This policy is in line with the approach set out in paragraphs 179 and 180 of 
the NPPF.   

 
99. In this case, the development relates to the re-use of an existing building in an established 

residential area. The roof space of the building is already in habitable use and no 
alterations or other work are proposed to the building, except for an additional window and 
door. Externally, the frontage of the site is hard surfaced and the domestic rear garden 
laid to a mixture of lawn and paving. The submitted application form states that the 
proposal will not likely affect protected and priority species, and there is no evidence or 
proposed work to indicate otherwise, or necessitate submission of an Ecology Report to 
further consider this issue. The submitted Design & Access Statement notes that the 
ecological value of the site will be enhanced by the planting of domestic trees and shrubs 
to the front garden, in lieu of hard surfacing, and this point is also accepted.  

 
100. It is therefore considered that the proposal would not cause any adverse harm to 

protected species or their habitat and would deliver some small biodiversity enhancement 
in accordance with the provisions of Policy PP33 of the Poole Local Plan and the 
provisions of section 15 of the NPPF that relates to conserving and enhancing the natural 
environment. 

 
Loss of Tourism Accommodation 
101. Policy PP23 of the Poole Local Plan supports the growth of the tourist sector and 

proposals that generate employment. In terms of the loss of existing tourist 
accommodation, Policy PP23(2)(b) sets out as follows: 

 “Proposals resulting in the loss of tourist accommodation (in the case of hotels, B&Bs and 
guest houses, those with 10 or more bedrooms) will only be permitted where it can be: 
(i) demonstrated that the continued use is no longer financially viable and attractive to 

future occupiers in accordance with the requirements of PP40: Viability; or, 
(ii)  adequately demonstrated that the loss is necessary to enable investment in the 

remaining tourist accommodation on site or elsewhere in Poole.” 
 
102. The loss of the existing business is clearly a material consideration, and it is recognised 

that some of the objections received argue that the loss of the guesthouse will have a 
detrimental impact upon the tourist industry and more broadly upon the local economy. It 
is accepted that the proposal will result in the loss of an existing business and will 
therefore impact upon persons who rely upon the guesthouse for work directly or 
indirectly. That said, Policy PP23 focuses upon the retention of larger forms of 
accommodation, i.e. facilities with 10 or more bedrooms. In this case, the development will 
result in the loss of a 9-bed guesthouse. This being so, the proposal is not contrary to 
Policy PP23 and evidence that the existing guesthouse is unviable is not required in order 
to support the proposal. Indeed, given the above, it would be difficult to substantiate a 
reason for refusal based upon the loss of the guesthouse. 

 
Sustainability Issues 
 
103. Policy PP37 of the Poole Local Plan sets out requirements for new development in terms 

of design, construction and layout and seeks the incorporation of renewable energy 
sources where appropriate. In this case, the proposal relates to the re-use of an existing 
guesthouse. Had the application involved the extension or alteration to the form or scale of 



the building, it would have been reasonable to seek the incorporation of renewable energy 
sources in the scheme as a means to contribute towards tackling climate change. 
However, no extension or alteration is proposed, and in these circumstances it is not 
considered reasonable to require such. The proposal as submitted is not considered to 
breach the requirements of Policy PP37.  

 
Other Considerations 
 
104. All adjacent landowners were notified in writing of the application as originally submitted 

and a site notice was posted. No impediments known to the Local Planning Authority were 
in place to prevent the neighbours or members of the public from the consultation 
process. This is wholly in accordance with the Council's adopted notification procedure.    

 
Section 106 Agreement/CIL Compliance 

 
Contributions Required Dorset 

Heathland 

SAMM 

Poole 

Harbour 

Recreation 

SAMM 

Flats 

 

Existing 9 

Proposed 11 

 

@ £292  @ £104 

Net 

Increase 

2 £584 £208 

 

Total Contributions         £584 

(plus admin 

fee of £75) 

      £208 

(plus admin 

fee of £25) 

 

 
105. 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.   

 
106. 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 

 
107. 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. 

 
108. The applicant has already entered into the necessary arrangements with the Council and 

paid the relevant contributions towards Dorset Heathlands and Poole Harbour Recreation 
SAMM. 

 
Planning Balance  

 
109. The proposed scheme would contribute to the need for new housing, delivering 11 

additional homes. Set against this significant benefit is the loss of an existing guesthouse. 
This is considered to amount to an adverse impact, though, in the context of policy, the 
loss of a guesthouse with 10 or less bedrooms is not contrary to Policy PP23 of the Poole 
Local Plan, and it is not thus considered that this adverse impact can be attributed 
considerable weight. 

 
110. In the context of the NPPF, it is not considered that any policies in footnote 7 of the 

Framework provide a clear reason for refusal and therefore the tilted balance applies. In 
this respect, it is not considered that any identified adverse impact of the proposal 
significantly and demonstrably outweighs the benefits provided through the provision of 
new housing and is considered to be sustainable development for the purposes of the 
NPPF.   
 

111. The Council encourages sustainable development. This seeks to strike a balance between 
the economic and social benefits derived from the delivery of much needed new housing 
with any potential environmental impacts that result from the residential development of 
the application site and potential impact on residential amenities.  

 
112. The proposed development would contribute towards the Council’s delivery target for the 

supply of new housing during the Plan period, delivering social benefits through the 
provision of 11 additional units of residential accommodation on site that are likely to 
provide a more affordable type of housing and provide greater choice to meet the needs 
of those people who might otherwise be unable to afford to rent or purchase a flat or 
house. The proposal would also contribute towards the provision of a flexible and 
balanced housing stock. 

 
113. In addition, the proposal would also deliver environmental benefits of making an efficient 

use of the site in a sustainable urban area and within easy walking and cycling distance to 
the services and facilities within the Ashley Cross District Centre and public transport 
routes that would reduce reliance on the private car in accordance with the objectives of 
Policies PP2, PP34 and PP35. Furthermore, it would also provide minor economic 
benefits both during construction and in the future. These factors carry weight in favour of 
the proposed development.  

  
114. In terms of its impact on the character of the area, the proposal relates to the re-use of an 

existing building and no extension or alteration is proposed. The building is of a similar 
scale and height to neighbouring dwellings on North Road and the proposal will not, thus, 
alter the building’s compatibility with its neighbours or the wider street scene. The 
application does, however, involve the re-modelling of the property’s frontage, reducing 



the amount of car parking spaces and introducing areas of tree and shrub planting. In this 
way, the frontage of the site will better reflect the character and appearance of other 
dwellings in the local area, and thus enhance the site’s contribution to the character of the 
street scene. 

 
115. Despite concerns from local residents that the proposed HMO could lead to issues of 

noise and disturbance, including at anti-social hours, a perception of crime and anti-social 
behaviour, there is no substantive evidence that a development of this nature and 
associated level of occupancy would automatically give rise to such issues or that it would 
lead to an over-intensive use of the site that would be harmful to the character of the area 
or neighbouring amenity. 

 
116. The proposed bedrooms would benefit from acceptable levels of natural sunlight/daylight 

and allow a natural outlook, and the HMO would benefit from shared facilities at the 
ground floor level. Most bedrooms would also benefit from en-suite shower rooms. 
External amenity space would also be provided in the rear garden. As such, the proposal 
would provide acceptable living conditions for the future occupants.  

 
117. The proposed development would also provide acceptable levels of on-site vehicle and 

cycle parking in accordance with the Council’s adopted parking standards; suitable on-site 
refuse and recycling waste storage and the acceptable provision of waste collection 
arrangements (subject to condition). Insofar as surface water run-off from the site would 
be altered, the proposed landscaping to the front of the site would allow some 
infiltration/natural drainage which would be beneficial. 

  
118. In summary, having recognised the collective benefits of the proposed scheme and having 

regard to the tilted balance and presumption in favour of sustainable development, it is 
concluded that the proposals would achieve the economic, environmental and social 
objectives of sustainable development, in compliance with the adopted policies of the 
Development Plan as a whole and the relevant provisions of the NPPF, and should 
therefore be recommended for approval. 

 

Background Documents 

 

119. For full details of all papers submitted with this application please refer to the relevant 
Public Access pages on the Council’s website. 

 
RECOMMENDATION 

 
GRANT permission subject to the following conditions: 
 

1. GN150 (Time Expiry 3 Years (Standard))  
The development to which this permission relates shall be begun not later than the expiration of 
three years beginning with the date of this permission. 
 
Reason: This condition is required to be imposed by the provisions of Section 91 of the Town 
and Country Planning Act 1990 and amended by Section 51(1) of the Planning and Compulsory 
Purchase Act 2004. 
 

2. PL01 (Plans Listing)  



The development hereby permitted shall be carried out in accordance with the following 
approved plans and documents:  
 
Block and Site Plan/Location Plan (Drawing No. BSP1) – Received 30 November 2021; 
Existing Elevations & Floor Plans (Drawing No. EX1) – Received 30 November 2021; 
Proposed Elevations & Floor Plans (Drawing No. PR01) – Received 30 November 2021; 
Parking, Bin & Cycle Storage Plan (Drawing No. PBCS1C) – Received 6 January 2022; and 
Planning, Design & Access Statement– Received 30 November 2021. 
 
Reason: For the avoidance of doubt and in the interests of proper planning. 
 
3. HW100 (Parking/Turning Provision) 
Prior to the first occupation of any of the bedrooms of the house in multiple occupation, hereby 
approved, the access and vehicle parking shown on the approved plans shall be constructed, 
laid out, hard surfaced with a bound material and made available for use and these shall 
thereafter be retained and kept available for those purposes at all times. The car parking spaces 
shall be available for residents and visitors to the house in multiple occupation hereby approved. 
The parking shall therefore remain as unallocated parking at all times with no parking space 
allocated to any individual resident or residential unit, and no parking barriers shall be placed to 
restrict access to the car parking areas or any individual parking bays.  
 
Reason: In the interests of highway safety and in accordance with Policies PP27 and PP35 of 
the Poole Local Plan (November 2018). 
 
4. AA001 (Non-Standard Condition)  
Prior to the first occupation of any of the bedrooms of the house in multiple occupation hereby 
approved, the bike store and cycle stands (Sheffield stand or similar) within it and the separate 
external cycle stand (Sheffield stand or similar) shall be provided and made available for use as 
shown on the approved plans and shall thereafter be maintained in full useable order, retained 
and kept available for use as such at all times. 
 
Reason: In the interests of highway safety in accordance with Policy PP35 of the Poole Local 
Plan (November 2018). 
 
5. HW240 (Electric Vehicle Charging Points) 
Prior to the first occupation of any of the bedrooms of the house in multiple occupation hereby 
approved, details of the provision of an Electric Vehicle Charging Point and associated 
infrastructure shall be submitted to, and approved in writing by, the Local Planning Authority. 
Those details shall be in accordance with the BCP Council Parking Standards SPD (adopted 05 
January 2021). The Electric Vehicle Charging Point and associated infrastructure shall be 
installed in accordance with the approved details and brought into operation prior to the first 
occupation of any of the bedrooms of the house in multiple occupation, hereby approved, and 
shall thereafter be permanently retained and available for use at all times. 
 
Reason: In the interests of promoting sustainable development including sustainable forms of 
transport in accordance with Policy PP35 of the Poole Local Plan (November 2018). 
 
6. Prior to the first occupation of any of the bedrooms of the house in multiple occupation hereby 
approved, a scheme shall be submitted to and approved in writing by the Local Planning 
Authority showing a program of works for reducing the width of the existing vehicular access 
and provisions to raise the existing lowered kerbs and reinstate the footway. The scheme shall 



comply with the standards of the Local Highway Authority. Such a scheme as is agreed shall 
thereafter be fully implemented at the developer’s expense prior to the first occupation of any of 
the bedrooms of the house in multiple occupation hereby approved. 
 
Reason: In the interest of highway safety and in accordance with Policy PP35 of the Poole Local 
Plan (2018),  
 
7. Prior to the first occupation of any of the bedrooms of the house in multiple occupation hereby 
approved, a Waste Management Plan shall be submitted to and agreed in writing by the Local 
Planning Authority. Occupation of the property shall thereafter comply with the requirements of 
the approved Waste Management Plan.  
 
Reason: to ensure the safe collection of refuse from the site so as not to impact on the local 
highway network and in the interests of the visual amenities of the area and in order to meet the 
needs of the occupiers of the HMO, in accordance with Policy PP27 of the Poole Local Plan 
(2018). 
 
8. Prior to the first occupation of any of the bedrooms of the house in multiple occupation hereby 
approved, proposals for the soft landscaping of the areas to the front of the site so indicated on 
the Parking, Bin & Cycle Storage Plan (Drawing No. PBCS1C) hereby approved shall be 
submitted to, and approved in writing by, the Local Planning Authority.  
Upon approval: 
a) the approved scheme shall be fully implemented with new planting carried out in the planting 
season October to March inclusive following occupation of the building(s) or the completion of 
the development whichever is the sooner, or in accordance with a timetable to be agreed in 
writing with the Local Planning Authority; 
b) all planting shall be carried out in accordance with British Standards, including regard for 
plant storage and ground conditions at the time of planting; 
c) the scheme shall be properly maintained for a period of 5 years and any plants (including 
those retained as part of the scheme) which die, are removed or become damaged or diseased 
within this period shall be replaced in the next planting season with others of a similar size and 
the same species, unless the Local Planning Authority gives written consent to any variation; 
and 
d) the whole scheme shall be subsequently retained. 
 
Reason: 
In the interests of visual amenity, to ensure that the approved landscaping scheme is carried out 
at the proper times and to ensure the establishment and maintenance of all trees and plants in 
accordance with Policies PP27 and PP33 of the Poole Local Plan (November 2018).  
  
Informative Notes: 

 
1. IN72 (Working with applicants: Approval)  
 
2. IN74 (Community Infrastructure Levy - Approval)  
 
3. IN81 (SAMM contribution) 
The necessary contributions towards SAMM arising from the proposed development have been 
secured by a S.111 Agreement and have been received. 
 
4. IN84 (AA Passed) 



This application is subject to a project level Appropriate Assessment in accordance with the 
Conservation of Habitats and Species Regulations 2017, concluding that the likely significant 
effects arising from the development can be mitigated and have been mitigated ensuring there 
would not be an adverse effect on the identified designated sites of Nature Conservation 
Interest. 
 
5. IN11 (First 4.5m Access Crossing) 
The applicant is informed that the “first” part of the 4.5 metres of the access crossing in any 
case falls within the highway and is subject to the direct jurisdiction of the local highway 
authority. The remaining proportion of the 4.5 metres is also required to be surfaced to ensure 
free and easy access to and from the highway and to ensure stones, mud, gravel and the like 
do not result in a hazard on or near the highway. 
 
6. IN12 (Kerb Crossing to be Raised) 
As a required adjunct of this access closure, the applicant is advised that it will be necessary for 
the kerb to be raised and the footway (and verge) restored. Normally this work will be 
undertaken at the expense of the developer by the Highway Authority although, on occasions, 
there might be instances where the  developer, under supervision, can undertake this work. 
 
7. IN13 (Kerb Crossing to be Lowered) 
The applicant is informed that the Local Highway Authority will require the footway and kerb to 
be lowered and reconstructed in the position(s) corresponding to the vehicular means of access 
to the site.  This requirement is imposed in order to service the means of access; in order to 
prevent danger and inconvenience to other road users and to pedestrians; and in order to 
prevent possible damage to highway surfaces.  The work shall conform to a specification to be 
provided by the Highway Authority (BCP Council), or it may be required to be undertaken by the 
Authority itself.  In either event, the work will be required to be undertaken at the applicant's 
expense. With regards to such works the applicant should contact BCP Council and complete 
an online application form at: https://www.bcpcouncil.gov.uk/Roads-and-transport/Dropped-
kerbs/Apply-for-a-dropped-kerb.aspx 
 

https://www.bcpcouncil.gov.uk/Roads-and-transport/Dropped-kerbs/Apply-for-a-dropped-kerb.aspx
https://www.bcpcouncil.gov.uk/Roads-and-transport/Dropped-kerbs/Apply-for-a-dropped-kerb.aspx

