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Executive Summary  

 

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  

 

The planning application has attracted throughout the entire process (including several 

rounds of re-consultations) a total of 1209 comments. This includes 959 letters of 

objection, 225 letters of support and 25 neutral responses.  

 

Principle of Development  

 

The principle is acceptable on the basis that it is allocated for 450 units and a mix of 

uses that could include office, retail and commercial uses under Policy T9 Between the 

Bridges of the Local Plan and is part of the wider regeneration as set out in Policy PP5: 

Twin Sails regeneration area of the said Local Plan.  

 

Housing Delivery Test 

 

The latest Housing Land Supply Assessment (dated 28th January 2022 demonstrates 

that BCP Council only has a 2.9-year supply across its administrative area, an under 

provision of some 6,427 units. In Poole, the supply is better at 4.1 years, but this is still 

short of the required provision and represents a shortfall of 423 units against the Poole 

Local Plan housing requirement. Therefore, there exists a need to not only meet the 

level of housing land supply identified within Policies PP2 and PP7, but also to make 

up for a recent shortfall in housing completions. 

 

The provision of 454 residential apartments through this planning application at a 

highly accessible location would play a key role in helping Poole to accommodate its 

expected population growth and make efficient use of brownfield land. In the Poole 

Local Plan there is a particular need for new housing sites within Poole, as highlighted 

within the Local Plan, which seeks to deliver 14,200 new homes over the plan period 
(up to 2033).  The proposed development would support this delivery. 

 

 

 



Quantum of Housing and Housing Mix 

 

Following discussions between the applicant and the Council there has been a 

reduction in the number of residential units from 562 to 454 during the application. This 

also means that the number of buildings overall has been reduced from 11 to 10 with 

additional reductions in height of the tallest building from 12 storeys to 11 with a 

reduction in the average height of all of the residential blocks.  

 

In terms of the 454 apartments as proposed these would comprise of the following:  

 

Residential (open market) 333 apartments: 

 

 166 One-bed apartments 

 136 Two-bed apartments 

 20 Three-bed apartments 

 11 Duplex 2 bed apartments.  

 

Additionally in terms of retirement living (over 55’s) there would be 57 two-bed 

apartments and 40 Three-bed apartments. Part PP12 criterion (3) requires a mix of 

housing types for adaptable and accessible homes. There are also 24 affordable 

homes that complete the 454 homes subject of the application. 

 

Taking into account the above it is considered that the overall housing mix is 

acceptable and has the required flexibility in terms of housing types, sizes and mix and 

therefore meets the requirements of the Local Plan and the objectives of the NPPF 

and Local Plan Policy PP8 and PP12. 

 

Affordable housing  

 

6% affordable housing is proposed within the application made up of 24 unts onsite, 

and a contribution of £175,000 towards the provision of off-site affordable housing with 

the financial contribution being payable on the occupation of 50% of the residential 

units in Phase 2 of the development. The Housing Officer has commented that this is 

acceptable. PP11 requires 10% of affordable housing to be provided albeit subject to 

viability. The 6% provided has been subject to viability testing and is therefore 

compliant with the approach set out in PP11 and on this occasion considered to be 

satisfactory. 

 



Retail and main town centres uses 

 

The application seeks to provide a mixed used scheme approach in providing:  

 

 778 sqm – Rowing Club 

 296 sqm - Food and beverage  

 205 sqm - Museum 

 110 sqm - Leisure/gym  

 278 sqm – Workspace 

 39 sqm- Centre Management Office 

 147 sqm – Cultural spaces 

 

Policy PP5 Twin Sails Regeneration Area includes the proposed site, referred to as 

the Between the Bridges site (T9) and states that the area around the Twin Sails will 

be regenerated as a vibrant new community. Strategic development proposals should 

provide a mix of uses appropriate to the size and location of the site and include new 

homes, office space, community/ cultural facilities and supporting retail and 
commercial activities. 

 

Whilst the proposed development does not include the creation of shops units, it 

includes a range of commercial uses that are considered to create a mixed and vibrant 

community alongside the residential.  

 

The proposed scheme also includes a museum use to accommodate the requirement 

from Poole Maritime Museum that will contribute to the footfall in visitors and in addition 

add value to the ground floor of block C.  The non-residential floor space is considered 

to add positively to the mixed use character of the scheme. The rowing club required 
by the policy is include within the proposed uses. 

 

It is concluded that the proposal would accord with the relevant local plan policies and 

criterion set out in PP2, PP5 in relation to T9. 

 

Design 

 

The design of the proposal is considered overall to be acceptable. The applicant has 

sought to demonstrate how the context of Poole has informed design decisions about 



the scheme. The public quay side is provided, and this would link the historic quay with 

Twin Sails bridge. A series of new uses, including a new rowing club, are also provided.   

 

The amendments which have been undertaken by the applicant are all positive and 

enhance the scheme over that previously submitted. Nevertheless, there still remains 

concerns over the overall massing and volumes of the blocks and the degree to which 

it delivers high quality place making in accordance with the design vision set out in the 

Town Centre SPD remain.   

 

The applicant has though sought to address some of the various design concerns and 

make positive changes as far as possible. However, the scope to fundamentally 

address some of the concerns has been highlighted by the applicant as being limited 

by the constraints of the site and the viability considerations. Options to reduce the 

scale and massing of the proposal have been discussed throughout the application 

process but have not been forth coming due to the overall viability of the scheme. As 

a result, some challenging building heights, and juxtaposition between different blocks 

on the site remain. 

 

Notwithstanding the above it is nonetheless considered that taking into account the 

public benefits and that the site is allocated for a mixed-use development in the Poole 

Local Plan, the existing housing short fall significant weight therefore needs to be given 

to the granting of planning permission.  

 

Impact on heritage Assets  

 

The applicant has sought to address the concerns raised on impacts to heritage assets 

through the application by amending the density ranges, improving the design 

approach to the parts of the development closest to adjacent heritage assets, 

increasing use of landscaping to screen the development when viewed from heritage 

assets and reducing the number of dwellings from up to 600 to a maximum of 454.  

 

The proposal requires the removal of the grade II listed pier gates which would result 

in substantial harm of the heritage asset (by virtue of its total loss). However, in respect 

of this element the substantial public benefits of the proposal outweigh any harm as 

per the consideration within paragraphs 200-201 in the NPPF. 

 

In terms of other heritage assets including the impact on the setting of the adjacent 

conservation area, both the Conservation Officer and Historic England acknowledge 

that enhancements have been made through the application although still advise the 

proposal overall will result in less than substantial harm to heritage assets.   

 



Even with further amendments to the scheme for example a reduction in the scale 

massing and number of units proposed Historic England or indeed the Council’s 

Conservation Officer are unlikely to move away from concluding that there is less than 

substantial harm to all proposal elements (without the consideration of the pier gate). 

In this context the applicant considers the proposed development at 454 homes is 

acceptable in heritage policy terms when considering the public benefits that exist, and 

therefore do not consider there is a need for a further reduction in dwellings.  

 

The level of harm identified is not considered to be so significant that planning 

permission should reasonably be refused on heritage grounds without due 

consideration of the public benefits.  The substantial public benefits have been detailed 

within the report. In this regard, the public benefits identified are significant and 

sufficient, on this occasion, to outweigh the less than substantial harm identified and 
support the granting of outline planning permission in respect of heritage matters. 

 

Residential amenity 

 

The Council have commissioned a Daylight, Sunlight and Overshadowing ES Chapter 

Review (April 2022) by the consultants WSP. Essentially the report looked at the 

submitted ES chapter (submitted by the applicant) which assessed the significance of 

potential effects of the Proposed Development (West Quay Road scheme) in the 

Borough of Poole, on daylight and sunlight to surrounding buildings and 

overshadowing/sun-on-ground to the surrounding area including amenity spaces.  

 

With regards to Daylight, Sunlight and Overshadowing the scheme has been assessed 

by WSP and it is considered the scheme is acceptable in terms of impacts on 

surrounding buildings and the scheme’s own performance, and therefore, it should be 

deemed acceptable.  

 

In relation to Wind Microclimate, further evidence has been provided by the applicant 

which has been assessed by WSP on the Council’s behalf which concludes that the 

proposed development would be considered acceptable. 

 

Open space and play provision 

 

In strict terms the provision of public open space falls short of the adopted standards 

whereby PP25 specifies on site provision. However, where this is not met on site, off 

site contributions would be required.  Consideration nonetheless needs to be given to 

the strategic regeneration objectives of the proposed development and the wider public 

benefits. The proposed development will improve permeability and public connectivi ty 

and produce a high-quality public realm that will be accessible to residents and visitors 

alike – including a publicly accessible quayside which will function as a vibrant and 



attractive place for visitors and locals alike. It will also contribute towards the Councils’  

regeneration strategies and bring about an important brownfield site back into a 

positive reuse.  

 

Given the number of uses proposed people will be encouraged to visit the site and 

make use of the facilities proposed, to move through the site as part of linked trips and 

to also sit within the open space, taking in view of the harbour. The benefits in this 

instance with a link to the public realm are considered to outweigh the potential shortfal l 

in the on-site open space requirement and would adhere to the requirements set out 

in PP25 where on site provision is not achievable. 

 

The applicant has agreed a contribution of £150,000 towards open space provision. 

The breakdown of this contribution can be found at ‘Planning Obligations’ section of 

this report.  On balance, therefore, it is considered that the proposal with the 

contributions secured through section 106’s will have a moderate beneficial effect in 

respect of open space provision that will be provided on site where there is a currently 

no provision and would broadly accord with requirements set out in PP25 and PP26 of 

the Local Plan and broadly speaking would comply with elements set out within 

paragraph 93 of the NPPF. 

 

Archaeology 

 

The County’s Archaeologist have advised that the results of an evaluation within the 

Written Scheme of Investigation remain outstanding. The applicants in the meantime 

have agreed to a suitably worded condition to be attached to any approval to ensure 

that any investigation works are carried out prior to any commencement on site.   

 

Given the applicants do not currently own the site, it would be considered an 

appropriate course of action for any investigation works to take place post 

determination, providing it’s secured via condition and adequately discharged before 

commencement of works. 

 

Based on the assessment of the information and comments by the Senior 

Archaeologist, provided a condition is suitably imposed on any approval of application 

and fully implemented as such; it is considered that the proposal is acceptable in 

respect of archaeology in accordance with Policy PP30 and relevant paragraphs within 

the NPPF (194, 199, 203, 205). 

 

 

 



Education 

 

The Council has a statutory duty to secure sufficient and suitable school places for 

Bournemouth, Christchurch and Poole resident children of statutory school age. One 

of the most important but also challenging roles for BCP Council is to ensure that there 

are enough school places in the correct area for parents to access them. 

 

The Local Education Authority (LEA) has assessed the development’s impact on 

school place provision within the local school catchments that serve the site. The LEA’s 

response sets out that the development will generate additional school aged children 

that will need school places being available to ensure the proposals can be 

accommodated successfully. The LEA have also assessed whether any capacity 

exists within the catchments to accommodate the identified numbers of school aged 

children that are likely to be generated. The required contribution breakdown is 

highlighted in the table below.  

 

 

 

The developer contributions relating to education provision can be addressed through 

a section 106 agreement. The proposal would therefore comply with Policies PP20 and 

PP39. 

 

Transport 

 

BCP Highways were consulted on the application throughout and have commented 

originally that they had concerns over outstanding issues/clarifications needed in the 

area of Poole Bridge / West Quay Road junction area.  

 

The Highways Authority now commented that the additional information sent in by the 

applicant concerning additional levels and section details is now satisfactorily clarified 

and it raises no objection to the proposal. The proposal is therefore compliant with 

Policy PP34, PP35 and PP36 which secures travel plan measures within the S106. 

 

 



Noise and Vibration  

 

BCP Environmental Health (Noise) do not raise any objection to the proposal other 

than to reiterate previous comments (relating to the original proposal) that that all 

acoustic design criteria/specifications as identified in the reports and their latest 

appendices are fully implemented in order to prevent adverse impact on the future 

occupiers.  This can be applied via a suitable condition.   

 

Contaminated land 

 

The Councils EHO has assessed the Desk Study Report which was submitted with the 

application. The EHO raises no objection but recommends an intrusive investigation 

prior to development commencing to assess the status of actual ground contamination 

and the gas regime. A suitably worded conditions is recommended as set out in the list 

of conditions contained within this report. In this regard and inclusion of the proposed 

conditions, the proposal is considered to accord with Policy PP27 in respect of land 

contamination. 

 

Flooding and drainage 

 

The application is supported by a Flood Risk Assessment. The Environment Agency 

(EA) in the response from 12/04/2022 in regard to latest amendments maintain their 

objection to the proposal in that the site is located within Flood Zone 3a and is at risk 

from tidal flooding. Therefore, new defences are required to protect the site from the 

0.5% (1 in 200) year flood event for the lifetime of the development proposed, which is 

100 years for residential development.  

 

Essentially the EA objection is based on the entire site not being raised above the 

future flood levels and will need temporary flood defences to be put in place in the 

event of flood. This is a similar approach, however, to what was agreed on the West 

Quay Marina proposals (APP Ref: APP/15/01833/F). In that case the Council 

considered that the approach to flood defences was acceptable and therefore did not 

agree with the EA position.  

 

It is considered with appropriate mitigation measures and conditions that the proposal 

from a flooding perspective is acceptable and given the application passes the 

sequential and exception tests via the Local Plan mechanism; the proposed 

development is compliant with Policy PP38. 

 

 



Ecology 

 

The application is supported by an ecological assessment and relevant chapters in the 

Environmental Statement assessing the impacts on biodiversity and mitigation 

required. The proposal includes a series of measures to secure biodiversi ty 

enhancements and to ensure the development will not lead to a likely significant effect 

on protected habitats. A Landscape and Ecology Management Plan is included within 

the application to ensure the long-term protection of biodiversity measures required to 

support the development.   

 

In principle, Natural England have no objection to the proposed development subject 

to satisfying matters through suitably worded conditions and secured via a CIL 

payment.  Numerous bat surveys have been carried out throughout the duration of the 

application which concluded no evidence of bats present.  As a result the proposed 

development would accord with the relevant Local Plan Policies PP10 and PP33 and 

paragraph 180 in the NPPF. 

 

Nutrient Levels in the Harbour 

 

The applicant has confirmed it will make a financial contribution in accordance with 

Policy PCS32 and the Nitrogen Reduction in Poole Harbour SPD to ensure the 

development will be nitrogen neutral in terms of its impact on Poole Harbour SPA.  

 

Planning Obligations 

 

The relevant planning obligations are set out in the report which indicate relevant 

payments to be made and where to.  The trigger points are yet to be agreed, however 

monies to be paid have been set out which will ensure the provision of the relevant 

infrastructure and facilities at the appropriate time to meet the needs of the future 

occupiers of the proposed development but also in the acknowledgement of the need 

for developer to maintain a cash flow in delivering the development. A series of 

obligations relating to management arrangements for public realm, flood defences and 

highway matters will also be included in the Section 106 Agreement. 

 

Planning Balance 

 

There is a presumption in favour of sustainable development within the Poole Local 

Plan, Policy PP01 and within the NPPF.  The Council’s housing land supply on the 

Poole Local Plan area now stands at 4.1 years with a 20% buffer.  The NPPF in this 



instance further supports that where housing supply falls short, there is a presumption 

in favour of sustainable development. 

 

It is also considered that the adverse impacts of the development as set out in this 

report do not significantly and demonstrably outweigh the substantial benefits as set 
out below. It is considered that the balance is therefore tilted in favour of granting 
planning permission. 
 

Description of Proposal 

 

1. Following amendments to the proposals to reflect comments received on the originally 
submitted plans, the application seeks full planning permission for the demolition of existing 

buildings and Grade II listed brick pier gate and the erection of a mixed-use development 
comprising 454 residential apartments (Class C3) together with two food and beverage 
units (Class E(b)), office workspace (Class E(g)), Art Gallery (Class F1(b)), museum (Class 

F1(c)), a replacement facility for Poole Amateur Rowing Club (Sui Generis), quayside 
walkway, replacement quay wall, landscaping and associated ancillary works including 
highway works, car and cycle parking. There is a separate application seeking Listed 

Building Consent for the demolition of the Grade II listed brick pier gate. 

 

2. The scheme proposes 454 residential apartments split across nine buildings of varying 
heights. Lower height buildings align along West Quay Road to reflect the scale of adjacent 

residential land uses and the historic buildings along this edge. Building heights vary 
between 3 storeys along West Quay Road up to 11 storeys at the northern boundary. 

 

3. Block A – F are buildings located on the harbour ‘waterside’ side of the site.  Block A is 
located on the north-west corner of the site is considered to be appropriate for the tallest 
building on the site.  Block G fronts West Quay Road to the south of Dee Way. Block H1 is 
located opposite the Grade II listed warehouse, with Block H2 located at the north end of 

the site creating a vocal point when approaching from the north and west on this corner 
part of the site. 

 

4. The scheme is set above the town’s required flood defence level of 3.6m, however the site 
is located within Flood Zone 3a. Therefore, the application proposes flood defence as part 
of the development. 

 

5. The application seeks full planning permission for the principle of the development 
including the detailed matter of access in so far as it relates to the formation of access 
points and junctions into the application site. Vehicular access is proposed to be taken via 
a priority T-junction broadly located in the centre of the site frontage onto West Quay Road. 

Access will service the undercroft and surface level car parking areas, and the new 
boathouse. The site has been designed to improve permeability for pedestrians and 

cyclists. The public realm is sought to connect the quayside through the middle of the site 
to West Quay Road whilst additional access is provided alongside the new boathouse. 



6. The proposed development has been amended during the course of the assessment of 
the planning application. The principal amendment relates to the reduction to the proposed 
number of dwellings from up to 562 dwellings to up to 454 dwellings and associated design 
changes. The application has also been revised during the course of the planning 

assessment through amendments to the submitted Parameter Plans, Regulating Plan, 
Masterplan, Design and Access Statement and through the submission of 
amended/additional plans and documents in relation to various planning issues. These 

amendments to the planning application have been subject to periods of re-consultation 
with statutory consultees and renotification with the public. 

 

7. The application is supported by the following documents. Only those documents that 
remain a valid part of the application are detailed below: -  

 

 Arboricultural Impact Assessment (May 2018) 

 Affordable Housing Statement  

 Baseline Marine Ecology Survey (March 2019) 

 Design and Access Statement (February 2022) 

 Desk-Based Archaeological Assessment (February 2022) 

 Ecology Mitigation and Monitoring Strategy (March 2019) 

 Ecology Terrestrial (2019) 

 Energy and Resources Statement (April 2019) 

 External Lighting Report (PO1) 

 Financial Viability Assessment (August 2019) 

 Flood Risk Assessment (February 2022) 

 Heritage Statement (February 2022) 

 Information for Appropriate Assessment (01) 

 Information for Habitats Regulations Assessment (v3) 

 Noise Impact Assessment (undated) 

 Phase 1 Geo Environmental Desk Study (October 2017) 

 Phase 2 Ground investigation and Interpretive Report (May 2018) 

 Planning Statement (February 2022) 

 Revised Interim Travel Plan 

 Setting Assessment (February 2022) 

 Statement of Community Involvement (May 2018) 

 Thermal Comfort Analysis (March 2019) 



 Waste Management Strategy (February 2022) 

 

8. The application includes the submission of an Environmental Statement (ES). The 

aim of an Environmental Impact Assessment (EIA) is to protect the environment by 

ensuring that a local planning authority when deciding whether to grant planning 

permission for a project, which is likely to have significant effects on the 

environment, does so in the full knowledge of the likely significant effects. The 

submitted ES considers those aspects of the proposed development during both 

the construction and operational aspects of the proposed development that may 

have significant effects on the environment and assesses the likely occurrence and 

significance of effects upon identified environmental receptors and designs in 

solutions or proposes measures to mitigate the identified adverse effects. The 

applicant submitted an ES in August 2019 and comprised the following: 

 

Environmental Statement (August 2019) 

 

• Non-Technical Summary  

• Human Population / Health /Socioeconomic   

• Ground Conditions  

• Hydrology and Flood Risk, including drainage  

• Ecology - Terrestrial  

• Ecology - Marine  

• Town and Visual Impact Assessment  

• Heritage  

• Archaeology  

• Daylight and lighting (Artificial Illumination)    

• Microclimate (Wind) 

• Transportation 

• Air Quality  

• Noise and Vibration  

• Cumulative impacts  

• Residual Effects and Mitigation Summary  

 

9. During the application process, the applicant amended the scheme as detailed 

within this report. As a consequence of those amendments the ES has been 



updated in March 2021 and February 2022. These revisions included updates to 

the following chapters: -  

 

• Hydrology and Flood Risk, including drainage  

• Townscape and Visual Impact Assessment   

• Heritage  

• Archaeology 

• Daylight and lighting (Artificial Illumination)    

• Microclimate (Wind) 

• Transportation 

• Air Quality  

• Noise and Vibration 

• Non-Technical Summary  

  

10. The ES considers the environmental effects of the proposals with regards to the  

above maters. The ES concludes as follows; “Taking into account the specialist 

assessments of potential effects, mitigation measures and residual effects…in 

many cases none or negligible residual effects are identified. Whilst significant 

visual effects are identified in the Townscape and Visual Impact Chapter, these 
effects only relate to certain areas within close proximity of the site and become 

neutral and rapidly decrease to negligible due to the influence of other nearby tall 

buildings, with distance.” 

 

Description of Site and Surroundings  

 

11. The site falls within the Twin Sails Regeneration Area and fronts West Quay Road 

to the east, the Twin Sails Bridge to the north, the Back Water Chanel to the west 

and Poole Bridge to the south. 

 

12. The site is located within Poole town centre between Poole Bridge & the Twin Sails 

Bridge. The broadly rectangular, approximate 1.9-hectare site is currently 

developed with buildings and areas of hardstanding. 

 

13. To the north from the application site is currently previously occupied by a 2-storey 

building that accommodated a variety of marine related retail and commercial 

activities. The site has been cleared in recent years as it has permission for 

comprehensive mixed-use / residential development, referred to as West Quay 

Marina.  



 

14. Located in the north of the site is a car park fronting the Twin Sails Bridge approach 

road and West Quay Road from which access is provided to the car park. 

 

15. Fronting West Quay Road to the east and Back Water Channel to the west, is a 

boatyard occupied by Sunseeker. The boatyard comprises of a two-storey light 

industrial and office building, customer parking, open air boat storage and a 

maintenance yard fronting Back Water Channel. 

 

16. To the south of the Sunseeker boatyard, fronting West Quay Road is Quayline 

International Boats. The property is a single storey workshop and includes a yard 

to the rear. 

 

17. Accessible from Dee Way are two light industrial buildings fronting Back Water 

Channel. The commercial units off Dee Way are occupied by small scale 

commercial tenants. 

 

18. To the south of Dee Way is Arthur Bray’s Yard which comprises of several 1 and 2 

storey brick buildings surrounding a central yard. The buildings are occupied by 

commercial tenants. Adjacent to Arthur Bray’s Yard is a green space, known as 

‘Barber’s Piles’, sits between West Street and West Quay Road. 

 

19. To the south of the application site is a large area used for car parking fronting West 

Quay Road and Back Water Channel, overlooking Poole Bridge. 

 

20. To the southernmost part of the site adjacent to Poole Bridge and fronting West 

Quay Road is occupied by Poole Amateur Rowing Club’s, comprising of a single 

storey wooden building and jetty. 

 

21. Across the site along the west bank of Back Water Channel, south of Twin Sails 

Bridge, is the site of the Former Hamworthy Power Station. A cleared site, this was 

previously subject to a planning application for comprehensive mixed-use 

redevelopment which has since been withdrawn. 

 

22. To the southwest is Carters Quay, with outline permission first granted in 2011 for 

residential development. A number of subsequent applications for residential led 

development at the site have been approved since 2011.  

 



23. Existing primary site access is taken from West Quay Road (A350) which operates 

in a northerly direction only along the eastern site boundary as part of a gyratory 

system with West Street (southbound) to the east, merging at the Poole Bridge 

approach. Secondary access is taken off Dee Way that extends into the site off 

West Quay Road. No access is taken off the Twin Sails Bridge approach.  

 

24. The Town Centre Heritage Conservation Area boundary extends along the eastern 

West Quay Road boundary (taking the highway centreline), up to the approach and 

structure of Poole Bridge that is fully incorporated into the Conservation Area. There 

is a Grade II listed gate pier situated within the site. Other listed buildings exist 

locally including, St James’ Church (Grade II*) to the east.  

 

25. Within 5km of the site are several international sites designated for their ecological 

importance:  

i) Poole Harbour Ramsar Site and Special Protection Area (SPA): 

ii) Dorset Heathlands Ramsar Site and SPA; 

iii) Dorset Heaths Special Area of Conservation (SAC) 

iv) Dorset Heaths (Purbeck and Wareham) and Studland Dunes SAC;  

v) Within 500m of the site is the National designated site, Poole Harbour SSSI, 

and there are a further seven other SSSI and one National Nature Reserve; 

and eight Local Nature Reserves or designations within 5km. 

 

26. The red line boundary was amended during the course of the determination process 

to incorporate a ‘working zone’ along the boundary of the site to enable the 

construction of the new seawall. 

 

Relevant Planning History 

 

27. APP/10/00995/F - Mixed use regeneration and new public quayside to include; the 

demolition of a listed gate post and all existing buildings on site; the redevelopment 

of the site with 377 residential units provided in six apartment blocks with basement 

parking and courtyard private amenity space; an office block comprising 2,633 sq 

metres of B1 floorspace and 2,389 sq metres of commercial floor space (uses B1, 

A1, A2, A3, & D2) provided in 18 units; including accommodation for Poole Amateur 

Rowing Club and private access to the Back Water Channel only for the Club; a 

new quay wall and new public streets.  

 

28. The application was refused, contrary to officer recommendation, for the following 

9 reasons  



 

1. Poole’s Core Strategy 2009, clearly states that proposals for development will  

exhibit a high standard of design and will complement or enhance Poole’s 
character and local identity. The regeneration of the site particularly need to 

respect the historic environment adjacent and the maritime uses and function 

associated with Poole as a port. Whilst the LPA is not being prescriptive in terms 

of architectural styles and is supportive of innovation, originality and modern 

concepts it is considered appropriate to promote and reinforce local distinctness 

particularly where the Core Strategy, which is supported by PBRI SPG Volume 

2 Planning and Urban Design Guidance for the Central Area of Poole (Adopted 

2004 and assessed as being sound 2011) supports this principle. The proposal 

as submitted (and in particular Block A and F) fails to respect, complement or 

enhance the Local Distinctiveness of Poole in terms of its maritime and historic 

heritage and is therefore contrary to Policy PCS 23 A and B, PBRI SPG Volume 

2 and PPS1.  

2. The proposal as submitted in terms of its size, scale and design (and in 

particular the position of Block F in relation to West Quay Road), in close visual 

proximity to The Quay and Old Town Conservation Area does not preserve, 

enhance or better reveal the quality of these area., is inappropriate and 

therefore contrary to PCS23 B (v), PPS1 ad PPS5.  

3. Whilst it is acknowledged that in any scheme for this site there will always be 

an impact upon the amenities to the occupiers of numbers 6-9 West Quay Road, 

1-4 West Quay Mews and 19 Barbers Pile, by reason of a reduction in the 

amount of sunlight available at certain times of the year to the front elevation 
facing West Quay Road. The LPA consider that the proposals submitted, with 

particular reference to the design of Block C, does not minimise this reduction 

and therefore represents an impact of material harm. The proposal is therefore 

contrary to Planning Policy Statement 1 as it does not minimise the impact upon 

the amenity that residents might reasonably expect to enjoy.  

4. Highway improvements – The proposal fails to secure the appropriate mitigation 

towards highway improvements and pedestrian crossings as a direct impact of 

this development. Contribution’s are also necessary to ensure the Developer 

addresses the transportation impact generated by the proposed development 

and links appropriately to the Town Centre and Quay. Without suitable 
mitigation and infrastructure improvements there will be a detrimental affect on 

the environment, accessibility, and road safety. As such the proposal is contrary 

to the aims of Policies PCS 36 & PCS 37 of the Core Strategy (adopted 2009), 

saved Local Plan Policy T13 and Section 122 of the Community Infrastructure 

Levy Regulations (2010)  

5. Dorset Heathlands – The proposal is within 5KM of a Site of Specifical Interest 

(SSSI). This SSSI is also part of the designated Dorset Heathlands SPA 

(Special Protection Area) and Ramsar site, and is also part of the Dorset 

Heathlands SAC (Special Area of Conservation). The proximity of these 

European sites (SPA and SAC) means that determination of the application 
should be undertaken with regard to the requirements of the Habitat regulations 

1994, in particular Regulations 48 and 49. If the Council had been minded to 

grant permission in all other aspects it would have to carry out an appropriate 



assessment in accordance with the advice and procedure set out broadly in 

Circular 06/2005. The applicant has failed to demonstrate in accordance with 

the Habitat Regulations that he proposals will cause no harm to the SPA and 

SAC heathland. It is cleat, on the basis of the advice form Natural England that, 

the proposed development would in combination with other plans and project 

within close proximity to heathland and in the absence of any form of acceptable 

mitigation be likely to have an adverse effect on the heathland special features 

including those which are SPA and SAC features, Having regards to the 
Waddenzee judgement (ECJ case C-127/02) the Council is not in a position to 

be convinced that there is no reasonable scientific doubt to the contrary. For 

these reasons, and without need to conclude the appropriate assessment, the 

proposal is considered contrary to the Environmental policies A, B, C, and D or 

the Bournemouth, Dorset and Poole Structure Plan as well as the 

recommendations of the Berne Convention Standing Committee on urban 

development adjacent to the Dorset Heathlands, Policies NE16 and NE19 of 

the Poole Local Plan (First Alteration) Adopted 2004 and Policies PCS28 and 

PCS29 of the Poole Core Strategy 2009.  

6. Poole Harbour – The proposal fails to secure appropriate mitigation to offset the 

adverse impact from the development upon Poole Harbour SPA SSSI and 
Ramsar site. The proposal therefore fails to comply with Policy PCS29 of the 

Poole Core Strategy (2009) 

7. Education mitigation – The proposal fails to secure appropriate mitigation to 

offset the impact upon local education facilities. The proposal therefore fails to 

comply with Policy PCS26 and PCS27 (ii) of Poole Core Strategy 2009. 

Recreation mitigation – The proposal fails to make a contribution towards offsite 

recreational facilities within Borough in accordance with Policy L17 of the Poole 

Local Plan First Alteration Adopted 2004 (as amended by the Secretary of State 

September 2007). As such, it would put an additional demand on existing 

recreational facilities in the Borough. It would be contrary to Policy L17 and set 
a precedent that would make it difficult for the Council to implement this policy 

effectively in the future.  

8. The proposal fails to demonstrate how regeneration needs of Poole are met 

through 

a. The delivery of a Considerate Contractors Scheme 

b. Securing Local Labour in construction 

c. Securing provision for public art 

 

9. The proposal therefore fails to comply with Policy BE9 of the Poole Local Plan 

First Alteration 2004 (as amended by the Secretary of State Direction 

September 2007) and PBRI SPG Volume 3 Planning Obligations (Adopted 

2004)   

 

29. APP/10/00996/L - Listed Building application for the demolition of a listed gate 

post. | Land at West Quay Road, Poole, Dorset. Approved subject to conditions  



 

Constraints  

 

30. The application site forms part of a Local Plan allocation under Policy PP5: Twin 

Sails regeneration area. The area around the Twin Sails will be regenerated as a 

new community. All strategic development proposals should provide a mix of uses, 

which on sites T7 - T11. The application site is allocated under T9 Between the 

Bridges.  

 

31. The site is located adjacent to, but not within the Town Centre Heritage 

Conservation Area which has the medieval town centre, surrounded by Georgian 

and Victorian buildings and important landmark and engineering structures such as 

St. James Church, the locally listed Old Lifting Bridge and Bridge House and 
Barber’s Piles, West Quay Mews and other heritage assets on West Quay Road 

and West Street. 

 

32. In considering whether to grant planning permission or permission in principle for 

development which affects a listed building special regard shall be had to the 

desirability of preserving the building or its setting or any features of special 
architectural or historic interest - section 66 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990.  

  

33. There are some trees within the application site, but none are subject to Tree 

Preservation Orders (TPOs).  

 

34. The application site that is located within Flood Zones 2 and 3 and being located 

immediately adjacent to the River Stour forms part of its floodplain.   A small part of 

the site is identified by the Environment Agency as being susceptible to surface 

water flooding in a 1 in 100 year return period. This seems to be associated with 
the valley that runs through the southern portion of the site in a south west to north 

east direction and that coincides with the alignment of a main water distribution pipe 

that runs across the site. There are also public foul and surface water sewers 

crossing the site.  

 

 

 

 

Public Sector Equalities Duty   

 



35. 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 

 

36. 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. 

 

37. 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.   

 

38. 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 

 

39. Internal and external consultation exercises were carried out in September 2018, 

October 2019, April 2021 and March 2022. The summarised consultee responses 

below only include the latest response received from each consultee. The full 
comments received from each round of consultation carried out are available to 

view on the Councils Public Access website. 

 

40. Accessibility Team Leader – No comments received.  

 



41. Amphibian and Reptile Conservation – No comments received.  

 

42. BCP Biodiversity Officer –(June 2022)  In the supplied bat report ‘The Land 

Between The Bridges, West Quay Road, Poole, Bat Survey Report Reuben & 

Morgan Limited, March 2019’ it says at section 4.4 “Caveat This report is valid for 

two years. If the demolition of the buildings is delayed beyond October 2019, then 

an update bat survey should be undertaken to check that bats have not started to 

roost on the Site in the intervening time.” The supplied data search for bats is also 

out of date, as in Appendix 10.1, it says four species of bats have been identified, 

when it is known that there are six to species and another to genus Myotis in this 

area. Therefore, a new bat survey is now required, before determination.  

 

43. The Officer further states that if this application is granted permission the below 

should be secured by way of planning conditions relating to:  

 

 Bat survey carried out in line with Bat Conservation Trust’s ‘Bat Surveys for 

Professionals 3rd edition’, by a bat ecologist, prior to demolition.  

 

 Biodiversity enhancements as specified in 6.5 Enhancement Measures of 

‘Appendix 10.1 The Land Between The Bridges, West Quay Road, Poole 

Preliminary Ecological Appraisal Reuben & Morgan Limited March 2019’ shall 

be implemented in full.  

 Lighting strategy shall be implemented in accordance with Bats and Artificial 

Lighting in the UK (BCT, 2018), if luminaires with < 2700 K, not obtainable then 

up to 3000K would be acceptable. 

 Demolition and Construction Environment Management Plan to cover issue of 

protecting Poole Harbour SSSI, SPA and Ramsar site shall be provided and be 

agreed with Natural England and BCP prior to commencement of work and to 

be implemented in full: – Reason: Compliance with The Conservation of 

Habitats and Species Regulations 2017 (as amended) and S40 of NERC Act 

2006 ‘Every public authority must, in exercising its functions, have regard, so 

far as is consistent with the proper exercise of those functions, to the purpose 

of conserving biodiversity’ 

 

44. The follow up bat surveys (completed June 2022) that have been outlined by the applicant 
are acceptable and the recommendations in section 5 regarding bats and lighting, including 
site enhancements bird/bat boxes for nesting can be secured via condition.    

45. BCP Conservation Officer – (April 2022 and 11 August 2021) The Conservation 

Officer still has concerns that the revisions made in 2021 have been minimal. A 

summary of the concerns is set out below:  

 



 The large, long footprints and flat roofing profiles of Blocks A and B do not 

respect or enhance key views of the Twin Sails Lifting Bridge and block views 

from the Conservation Area.  

 

 Long repetitive elevations continue to frame the main pedestrian spine along 

Dee Way in an oppressive way. 

 

 Blocks F and G don’t address their strategic gateway/ landmark positions at the 

Old Bridge and opposite the green at the Bridge approach and dominate the 

streetscene where the more successful warehouse style of Barber’s Piles sits 

opposite.  

 

 The Old Bridge, and recently renewed green approach and gateway to the quay 

could become overshadowed by the dominant building forms presented. 

Revisions made in 2021 have been minimal.  

 

 The whole of the site has no defining views, signature or architectural element, 

tower, roof profile or public art and lacks local distinctiveness. No reference to 

the Dorset Foundry or the industrial past has been singled out to distinguish this 
site from other sites across the country despite its coastal location and marine 

heritage.  

 

 The defining constraint of flood prevention has determined the way the buildings 

function and relate to the ground and water levels leaving blank, ground floor 

walling as a dominant feature on West Quay Road and the Twin Sails bridge 

approach. Without any resolution of these negative elevations the scheme’s 
basic design character leaves an unsatisfactory impression. 

 

46. BCP Education – No objection subject to a financial contribution to fund additional 

school places.  

 

 

47. BCP Environmental Services (Open Space and Natural Environment)- No 

objection subject to the following contributions: 



 

 Local Park / recreation grounds, Amenity Space - £20,000 

 

 Natural Environment - £20,000 

 

 Youth facilities: Contribution to an existing BCP Council project to replace and 

improve the wheeled facility at Baiter Park - £50,000 

 

 Play facilities: The Green Road play area was renewed in 2012 and is now in 

need of further refurbishment £30,000 

 

 Whitecliff recreation ground: football pitch improvements, including sand slitting 

and drainage and cricket pitch improvements £30,000 

 

 Total contribution: £150,000 

 

48. BCP Environmental Services (Air Quality and Contamination) – No objections 

in respect of air quality, subject to a condition requiring the submission of a 

Construction Environmental Management Plan (CEMP) to ensure that residents 

and the environment are not impacted during the demolition and construction 

phases of the development. In respect of contaminated land, no objections subject 

to a pre commencement condition relating to the submission of a Phase 1 Desk 

Study and Remediation Scheme and implementation of approved scheme.  

 

49. BCP Environmental Services (Waste Collection Authority) – No objections  

 

50. BCP Highway Authority – (4.4.2022) In the past the BCP Highway Authority have 

commented that they have concerns over outstanding issues that require further 

clarification in the area of Poole Bridge / West Quay Road junction area. 

 

51. 12.5.2022 The Highway Authority previously requested additional levels and 

sections details in respect of the proposed levels/details in the area adjacent to 

West Quay Road/the proposed new quayside and Rowing Club building.  This has 

now been resolved.  The levels will allow for continuous pedestrian (and cycle 

movement if appropriate) between West Quay Road and the new quayside. 

Proposed new quayside ramp gradients are within highway guidelines. Appropriate 

agreements will be required for land to be given over for adoption and works 

required to the Highway (S38 and S278 agreements) 



 

52. The parking space allocation for the rowing club can be addressed through a 

Parking Management Scheme condition, which we would seek as part of any 
planning approval. 

 

53. BCP Urban Design Officer – (April 2022) Appreciates that the applicant has 

sought to address some of the various design concerns and make positive changes 

as far as possible. However, the scope to fundamentally address some of the 
concerns has been highlighted by the applicant as being limited by the constraints 

of the site and the viability considerations. Options to reduce the scale and massing 

of the proposal have been discussed throughout the application process but have 

not been forth coming due to the overall viability of the scheme. As a result some 

challenging building heights and juxtaposition between different blocks on the site 

remain.  

 

54. Council for British Archaeology – No comments received.  

 

55. Councillor Andy Hadley – Objection.  Scale, mass, bulk, appearance, lack of 

affordable units for working people, poorly designed, there appears little regard for 
the wind impact for pedestrians, the mix providing commercial/working space is 

very limited. 

 

56. Councillor L-J Evans – Excessive mass and scale. - Massive overdevelopment of 

a site adjacent to St James Church, the Old Town, the Quay and the conservation 
area. - Very high density, which is only appropriate to an inner-city location, such 

as London, which has workplaces, shops, all facilities and an efficient and cheap 

public transport system. - The proposal ignores statuary Planning Guidance as 

defined by National, local BCP and PQF Neighbourhood Plan Policy. "Any 

development to preserve or enhance the character or appearance of the 

conservation area". 

 

57. Councillor Mark Howell – scale, massing, bulk, appearance, setting – 

overdevelopment. 

 Compromises the character and setting of the listed buildings in the adjacent 

conservation area, particularly St James Church, 

 The waterfront walkway, a key requirement of the Borough's plans, is 

compromised, being below the flood risk height; 

 There are insufficient waterside commercial units to create a vibrant waterfront 

and people will have to step up to those that are planned from the walkway, 

compromising the experience of people using the walkway and risking a repeat 

of Dolphin Quays where upstairs units lack enough footfall to be viable;  



 The proposed development would result in a loss of employment space, 

displacing a number of thriving small businesses and providing insufficient 

replacement commercial property. There are insufficient commercial units on 

the ground floors of the proposed buildings. This site should be a key link 

between Poole and Hamworthy and has the potential to host a thriving 

community of small business units;  

 The inclusion of a multistorey car park on West Quay Road would seriously 

reduce the attractiveness of this road;  

 The proposed development would result in a loss of daylight to properties in 

West Quay Mews; - The mix of housing tenures or sizes proposed is 

inappropriate for the location and fails to address local housing needs.  

 The proposed flats are being targeted at second-home owners and elderly 

people moving into the area, not to people with a local connection. There is no 
provision of affordable housing even though it is desperately needed in this 

area;  

 The proposal does not provide enough genuine community space where 

residents can meet without being under an obligation to spend money;  

 The proposal is contrary to The Poole Town Centre SPD (Supplementary 

Planning Document) which require Poole Old Town's heritage to be respected, 

and most of the requirements of Poole Quays Forum Policy PQF3; and - 

Granting consent could have an undesirable cumulative effect, encouraging 
developers of neighbouring sites with existing planning permission to submit 

new applications for greater massing, thereby delaying regeneration. 

 

58. Councillor Mike White – Objection.  A missed opportunity....ugly and 

unimaginative. 

 

59. Dorset Clinical Commissioning Group – Request for contributions to local health 

care infrastructure.  

 

60. Dorset Council – No comments  

 

61. Dorset Council (Senior Archaeologist) – 7.04.2022 –Neutral.  General 

observation made that he is unable to see a report on the evaluation, and he has 

not heard from any other source that the evaluation has taken place. Hence his 

advice has to be that the results of the evaluation are still needed before an 

informed planning decision can be made. They have reviewed the Written Scheme 

of Investigation (WSI) which they indicate is helpful, but the results of the evaluation 

remain outstanding and this information is recommended before an informed 

planning decision can be made on the application.  

 



62. Dorset Campaign for the Protection of Rural England – Object due to the lack 

of readily accessible space about the buildings given the proposed density of the 

proposed resident population and the proposed public access to the spaces 

 

63. Dorset Police - Crime Prevention and Design Advisor – No objections.  

 

64. Engineering Manager – No comments received.  

 

65. BCP Environment Waste Collection – No objection 

 

66. Environment Agency – 12.04.2022 after consultation – We maintain an objection 

to the proposal as submitted on flood risk grounds. The submitted FRA fails to 

demonstrate that the development will be safe for its lifetime in accordance with 
National Planning Policy and Poole Flood Risk Management Strategy. This 

objection is based primarily on changes to the flood risk management measures 

proposed for the 'undercroft' floor compared to the original scheme. 

 

67. Exeter and Devon Airport Limited – No objections in respect of safeguarding or 

otherwise 

 

68. Flooding and Coastal Erosion Risk Management Team (LLFA) – 12.04.2022 

No objection. Perhaps there should be a condition – for example, that the developer 

must submit detailed design drawings to the authority and LLFA for approval to 

show how the bridge tie-ins in will create the continual flood defence and that the 
construction cannot commence until the 3.6mAOD level is assured. 

 

69. Georgian Group – No comments received.  

 

70. Health and Safety Executive - The proposed development site which you have 

identified does not currently lie within the consultation distance (CD) of a major 

hazard site or major accident hazard pipeline. Therefore, at present HSE does not 

need to be consulted on any developments on this site. However, should there be 

a delay submitting a planning application for the proposed development on this site, 

you may wish to approach HSE again to ensure that there have been no changes 
to CDs in this area in the intervening period. 

 

71. Historic Buildings and Places (formerly known as Ancient Monuments 

Society) – Raise concerns in respect of the loss of the listed gate pillar and the 

Dorset Foundry building, given the importance of these remaining historic structure 



to the sites industrial narrative, as well as local character and distinctiveness.  They 

indicate that they are greatly concerned about the excessive scale and height of 

the proposed development, and they consider that the development is not 

compatible with the lower scale, fine grained development and setting of the 

adjacent Poole Town Centre Heritage Conservation Area. The loss of distant views 

to key historic landmarks such as the Grade II* Listed St James Church is harmful 

to their setting.  

 

72. Historic England – Re-consultation 24.3.2022 - The amendments to these 

proposals include minor adjustments to facades and rooflines.  The proposed 

amendments are modest, and do not address the concerns we expressed in our 

most recent detailed letter of advice, dated 1 July 2021.  

 

73. Historic England has concerns regarding the application on heritage grounds. The 

proposals will harm the setting of the Poole Town Centre Heritage Conservation 

Area, and harm the setting of the Grade II* Listed church of St James.  In 

determining this application, you should bear in mind the statutory duty of section 

66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have 

special regard to the desirability of preserving listed buildings or their setting or any 
features of special architectural or historic interest which they possess.  

 

74. Your authority should take these representations into account and seek 

amendments, safeguards or further information as set out in our advice.  

 

75. The harm will in the language of the National Planning Policy Framework (NPPF) be less 
than substantial, but that does not mean you should immediately proceed to the exercise 

of balancing the harm identified against any wider public benefits. Instead, we encourage 
you to look for opportunities to minimise the harm further, or potentially avoid it altogether. 
It has therefore been identified less than substantial harm to the setting of heritage assets 

including the setting of the Poole Town Centre Heritage Conservation Area and the Grade 
II* Listed church of St James.  

 

76. It’s been highlighted a need for adequate archaeological assessment for the site 

and the need for a deposit model.  

 

77. Housing and Community – Affordable Housing – The affordable housing on site and 

the £175,000 contribution is considered acceptable. (June 2022) – Confirmation of 
affordable rented units would be a preferred tenure which is as you state 80% of market 
rent including service charge. I can also confirm that the unit sizes will meet with the 

space standards and therefore it shouldn’t be an issue finding an end users registered 
provider that will take the units on.  

 



78. Marine Management Organisation – They advise that any works within the 

Marine area require a license from the Marine Management Organisation and 

provide information on the Marine Licencing process.  

 

79. National Planning Casework Unit - No comments received 

 

80. Natural England – (June 2022) Natural England does not object to the 

development in principle, however several key matters need to be considered 

urgently to resolve ongoing concerns.  

• Natural England has raised concerns relating to the Poole Rowing Club and 

ensuring that any uses by craft other than rowing boats are avoided to ensure 

proper consideration of direct recreational impacts on Poole Harbour SPA.  

• No detailed designs are available to show that large areas of reflective glass are 

avoided in the development units  

• A number of mitigation contributions will be secured through CIL, the authority is 

provided with advice on securing contributions and the flexibility possible through 

phasing.  

• A number of concerns can be resolved through planning conditions. 

 

81. Planning – Conservation – updated comments 10 May 2022 The revised 

scheme is not supported and does not meet the statutory requirement to preserve 

the TCHCA or the setting of the heritage assets centred around this Lower West 

Street area within it. It does not accord with the TC SPD guidance on a number of 

points it makes.  

 

82. The Conservation Officer concluded that the scheme “is not of good contextual 

design and does not positively contribute to the character and local distinctiveness 

of the TCHCA; the blocks do not have a carefully considered relationship to 

neighbouring buildings due to the height, scale and mass of the development. The 

proposals are for uncharacteristically bold, prominent and jarring buildings going 

against the prevailing character of the area”. 

 

83. Poole Agenda 21 Group - No comments received 

 

84. Poole Harbour Association – Object to the proposal based on visual amenity 

grounds.  

 

85. Poole Quays Forum – Poole Quays Forum have objected to the development 

since it was submitted raising concerns with the scale, bulk, massing and overall 



design concept. The latest objection was received 7th April 2022 where concerns 

were raised as follows:  

 

“The proposal is essentially the same as the previous design which was excessive 

in mass and scale, with some blocks having been given a pitched roof and the 

majority of the workspace designated as a museum. The number of residential units 

has not changed. Therefore, the majority of our objections remain the same. There 

has been little improvement to the architectural design of the various blocks and 

many design details are lacking. It is a massive overdevelopment of a heritage site, 

adjacent to St. James Church, the Old Town and the Quay. The opportunity to 

produce a design that respects and enhances the character of the conservation 

area has been wasted. The application does not satisfy the requirements of 

paragraphs 127,130 and 200 of the NPPF. It is not in accordance with the Poole 
Local Plan, paragraphs, PP27, PP29, PP30 and PP31, and does not comply with 

the local Neighbourhood Plan, Policy PQF 3, paragraphs 1,2,3,7,8,10,11 and 15.  

 

These are large monolithic blocks, which bear a closer resemblance to the industrial 

woollen mills of the north of England than the smaller scale dock warehouses which 

were claimed to influence the design. They are simply not appropriate next to 
Poole’s Heritage Quayside. The scheme is still too high and is now more repetitive 

than the previous design without any apparent effort to create a townscape of 

character and delight. The proposal offers a ridiculously high density for a provincial 

town, at 241 dwellings per hectare. Such a very high density is appropriate only to 

an inner-city location, such as London, which has all the facilities and an efficient 

public transport system close at hand. In this waterfront location, adjoining a 

modestly-scaled conservation area, a super high density such as this will 

disadvantage both the new residents and the local community.” 

 

86. PQF also provided detailed comments on each block raising concerns with the 

scale and design approach proposed by the applicant. 

 

87. Purbeck District Council – No comments received. PDC cease to exist. 

 

88. Royal Society for Protection of Birds – Objection.  There is uncertainty over the 

possible impacts of the proposal alone and in combination with other proposals in 

the Twin Sails Regeneration area, on the Poole Harbour SPA and Ramsar site and 

on the existing important flyway routes for bird movements in and out of Holes Bay.   

 

89. Society for the Poole – Objection.  Failure to deliver adequate affordable units.  

Public interests have not been served honestly, development needs to ensure 

Poole Harbour is not damaged by more pollution. 

 



90. Society for the Protection Ancient Buildings – No comments received.  

 

91. Twentieth Century Society – No comments received.  

 

92. Victorian Society – No comments received 

 

93. Wessex Water- No comments received 

 

Representations  

 

94. Four rounds of public consultation have been carried out during the lifetime of this 

application. One when the application was submitted and then three re-

consultations as a result of changes to the proposed development following 

negotiations between Council officers and the agent/applicant. The final round of 

public consultations is the resultant proposals assessed within this report. 

 

95. Notification letters were sent to neighbouring properties, site notices posted in close 

to the application site and a press advert was published in September 2018 when 

the application was first submitted. Further notification was then undertaken in 

October 2019, May 2021 and from March 2022. In total 765 representations have 

been received 619 raising objection, 10 neutral comments and 136 in support of 

the proposal. All representations received have been reviewed and summarised 

below.  

 

96. The first set of representations received on this application, refer to the initial 

consultation process at the start of the application and are summarised as follows: 

Support 

 

 A great project to regenerate a key brownfield town centre site which wi ll 

enhance Poole’s waterfront 

 The regeneration of the site will benefit the nearby heritage assets 

 Will make the site accessible to many  

 Investment into Poole 

 Commitment to rehouse, improve and expand the Poole Amateur Rowing club 

is a significant community benefit 

 New housing  



 Public space with a range of amenities 

 The design looks really good  

 Presents opportunities for greater participation in sport activities  

 Will result in significant community benefit 

 Provision of housing and community facilities  

 Quay side walking path  

 Provision of food and drink facilities and rowing club will create a vibrant area 

 Will help to retain young people in the area 

 

Neutral  

 

 The scheme presents an opportunity for Poole Rowing Club, Poole Gig Rowing 

Club and other water-based sports associated all together on one site 

 Not too crowded in  

 Open green spaces 

 In keeping with town 

 Public access to quayside 

 It needs to be homes but it needs to be in keeping with Poole’s Core Strategy  

 

Objection 

 

 Piecemeal development  

 Inappropriate density of development resulting in over-development of the site  

 Number of dwellings proposed is in excess of the local plan allocation 

 Inappropriate mix of dwelling types and sizes that’s fails to address local need 

 No need for more homes. Focus should be on reusing dilapidated housing stock  

 Dwellings will be used as second homes / rental properties and the impact that 

this has creating a vibrant cohesive community  

 Potential for Air B&B development   

 Lack of / absence of affordable housing for young people looking to get on the 

property ladder 

 Increased house prices for local people.  



 There should be priority for local people  

 Existing local infrastructure provision (roads, doctors, dentists, A&E, police, 

shops, nursery, schools, sewage and water) is inadequate for a development of 

this scale and this development will place greater stress on existing provision   

 Poole is overcrowded / overpopulated 

 Inadequate parking provision within the development will result in increased on 

street parking to the detrimental of neighbouring occupiers and visitors  

 Too many cycle spaces  

 Impact on the highway network (additional vehicle movements, increased 

congestion and highway safety concerns)  

 Pollution from increased car usage  

 Poor public open space and public realm provision with inadequate green space 

and landscaping  

 Lack of public amenities  

 Site should be developed for recreation uses 

 Over development of the site  

 Will create a ‘slum environment’  

 Inappropriate scale / overbearing development which is out of character with 

the surrounding area 

 The buildings should be no taller than 5 floors  

 Inappropriate layout that creates a grid arrangement which fails to respect the 

townscape pattern 

 Detrimental visual impact that is out of keeping  

 Design fails to respect adjacent conservation area and maritime nature of its 

surroundings.  

 Poor architectural monolithic design that lacks imagination and is uninspiring     

 Design is bland and uniform that fails to reflect the locality and would set an 

unwelcome precedent   

 The scheme should be an extension of the existing quay 

 The quayside walkway is too narrow 

 The South West Design Review Panel should have been engaged and invited 

to comment on the scheme  

 Noise and disturbance from future occupiers and businesses  

 Unacceptable level of amenity for future occupiers  

 Light pollution of sea navigation 



 Loss of and impact upon wildlife 

 Loss of industrial waterfront employment uses, leading to loss of jobs  

 Focus should be on creating new employment opportunities on this site, not 

housing  

 Cumulative determinantal impact of other developments  

 Wind impacts on boats needs to be considered  

 Lack of identified need for commercial units  

 The scheme fails to protect and enhance heritage assets and has a detrimental 

impact on those assets in terms of scale (West Quay Mews), loss of views of St 

James Church and a harmful impact upon the setting of other listed buildings 

within the adjacent Conservation Area.  

 Loss of amenity for adjacent residents (loss of light / shadowing, loss of privacy 

/ overlooking) 

 Increased risk of flooding  

 Lack of community involvement  

 A scheme should be developed which focuses around the towns creative 

industries  

 The scheme does not benefit the residents of Hamworthy or Poole 

 

97. Further consultation was carried out with Notification Letters sent to neighbouring 

properties in October 2019. The representations received have been reviewed and 

the key matters raise relate to the following: -   

 

Support 

 Good use of the site 

 Positive impact on the future of the rowing club 

 Will bring viability to the quay 

 Positive benefits for all  

 A great asset for Pool and the future  

 Provision of affordable housing for younger people  

 Supports the vibrancy of the town centre 

 Will relive pressure on greenfield sites  

 Need residents will support local businesses  

 Increase of property value 



 

Neutral  

 Increase affordable units to 250 units 

 Acknowledge the need for housing but this needs to be considered against the 

impact on traffic and congestion.  

 Restrict working hours to 8 – 5 pm 

 Dwellings should be for local people 

 

Objection 

 Excessive scale and massing of proposed buildings 

 Poor architectural design  

 Proposals are not in keeping with the Old Town or Marine Environment  

 Overbearing  

 Too high density 

 Too contemporary for surrounding context 

 Inappropriate water side development  

 Scheme will create a gated community  

 Increased risk of flooding  

 Impact on the setting of heritage assets (conservation area and listed buildings)  

 Loss of Grade II listed building  

 Development fails to enhance and protect heritage assets  

 Loss of important views 

 Lack of open space provision 

 All properties should have balconies  

 Lack of affordable housing 

 Provision of second homes / holiday homes  

 Need houses rather than apartments  

 Overcrowding  

 Wind tunnel effect  

 Overshadowing  

 Detrimental impact on residential amenity  



 Inadequate parking provision  

 Increased number of cars on the highway resulting in congestion and pollution  

 Cycle lanes are unsafe  

 Existing infrastructure is unable to support this proposal (schools, GPs, 

hospitals, dentists, public transport, sewage) 

 No identified need for retail and office accommodation  

 Retain site for community use e.g. open space 

 Development does not incorporate initiatives to tackle climate change (solar 

panels, green roofs, electric charging points etc.) 

 Scheme should include more landscaping  

 Loss of house value  

 

98. A third round of consultation was carried out with Notification Letters and Site Notices in 
May 2021. The representations have been reviewed and the key matters relation to: 

Support 

 Good use of the site 

 Positive impact on the future of the rowing club 

 Will bring viability to the quay 

 Positive benefits for all  

 A great asset for Pool and the future  

 Provision of affordable housing for younger people  

 Supports the vibrancy of the town centre 

 Will relive pressure on greenfield sites  

 Need residents will support local businesses  

 Increase of property value 

 

Objection 

 Excessive scale and massing of proposed buildings 

 Poor architectural design  

 Proposals are not in keeping with the Old Town or Marine Environment  

 Overbearing and too high density 

 Too contemporary for surrounding context 



 Inappropriate water side development  

 Scheme will create a gated community  

 Increased risk of flooding  

 Impact on the setting of heritage assets (conservation area and listed buildings)  

 Loss of Grade II listed building  

 Development fails to enhance and protect heritage assets  

 Loss of important views 

 Lack of open space provision 

 All properties should have balconies  

 Lack of affordable housing 

 Provision of second homes / holiday homes  

 Need houses rather than apartments  

 Overcrowding  

 Wind tunnel effect  

 Overshadowing  

 Detrimental impact on residential amenity  

 Inadequate parking provision  

 Increased number of cars on the highway resulting in congestion and pollution  

 Cycle lanes are unsafe  

 Existing infrastructure is unable to support this proposal (schools, GPs, 

hospitals, dentists, public transport, sewage) 

 No identified need for retail and office accommodation  

 Retain site for community use e.g. open space 

 Development does not incorporate initiatives to tackle climate change (solar 

panels, green roofs, electric charging points etc.) 

 Scheme should include more landscaping  

 

Neutral 

 Acknowledged need for housing 

 Comments on commercial use hours of operation  

 Look for opportunities to vary housing mix to meet range of needs 

   



99. A final round of consultation was carried out with Notification Letters sent to 

neighbouring properties in March 2022. The representations received have been 

reviewed and the key matters raised relate to the following: -   

Support 

 Regeneration of key brownfield town centre site 

 New Rowing Club Facilities  

 Increase accessibility to the waterfront and expand the Quay 

 Mixed use development (housing, arts, retail, sport, bars, shops, cafes etc.) 

 Positive impressions for visitors by enhancing the environment which will 

encourage visitors to explore a wider Poole area 

 Positive impact on the community 

 Provision of affordable and market housing   

 Great to see involvement of community groups in the development  

 Modern design / varied architecture  

 In keeping with other developments  

 Improve town centre density  

 Affordable leisure facilities for all age groups  

 

 

 

Neutral  

 Supports the regeneration of the area but raise concerns over number of 

residential units 

 Would like more information on retail units 

 Seek opportunities to meet housing needs including low-cost housing and 

house rather than flats  

 Site needs to be developed but that can positively or negatively impact the area 

 Homes need to be sound proofed 

 

Objection 

 Overdevelopment of the area 

 No reduction in number of residential units proposed 

 Density of development  



 Mass and scale of the development is inappropriate for its context  

 Detrimental impact on the character of the area 

 Fails to respect the character of the area 

 Inappropriate design  

 Poor monolithic design quality and poor quality materials  

 Increased potential for crime  

 Loss of buildings and local businesses   

 Lack of open space provision  

 Loss of sunlight  

 Loss of views  

 Wind tunnel effect  

 Impact on residential amenity  

 Second home ownership add nothing to the vitality of Poole 

 Increase in house prices  

 Inadequate affordable housing provision 

 Does not address local housing need  

 Existing infrastructure is unable to support this proposal (doctors, dentists, 

hospitals, schools, public transport, roads, parking) 

 No identified need for additional museums or retail units (many vacant units 

already) 

 Loss of and impact upon designated heritage assets  

 Development fails to preserve or enhance the character or appearance of the 

conservation area 

 Detrimental impact on highway network due to increased traffic and congestion  

 Inadequate parking provision  

 Limited HGV loading access 

 Flooding  

 No renewable energy technology incorporated  

 No green spaces, play parks or areas for families 

 Need identified retail need  

 

Key Issue(s) 



 

100. The key issue(s) involved with this proposal are: 

  

 Presumption in favour of sustainable development 

 Principle of development 

 Housing Delivery Test and Housing Supply 

 Quantum of Housing and Density of Housing 

 Housing Mix 

 Affordable housing  

 Retail and main town centres uses 

 Rowing Club 

 Design 

 Impact on Heritage Assets 

 Residential amenity 

 Security and Safety 

 Open space and play provision 

 Archaeology 

 Education 

 Transport 

 Air Quality 

 Noise and Vibration 

 Contaminated land 

 Trees and landscaping 

 Flooding and drainage 

 Ecology 

 Nutrients within the Harbour 

 Wind microclimate 

 External lighting 

 Cumulative impacts 

 Waste / Refuse 

 Planning Obligations / CIL Compliance 



 

101. These issues will be considered along with other matters relevant to this proposal 

below. 

 

Policy context 

 

102. Local documents: 

 

Poole Local Plan (Adopted November 2018) 

 

PP1    Presumption in Favour of Sustainable Development 

PP2    Amount and Broad Location of Development 

PP3 Poole Town Centre Strategy  

PP5  Twin Sails regeneration area  

PP7    Facilitating a Step Change in Housing Delivery 

PP8  Type and Mix of Housing 

PP11 Affordable Housing 

PP12 Housing for an Ageing Population 

PP20 Investment in Education 

PP22  Retail and main town centre uses  

PP23 Tourism and the evening/night time economy 

PP24 Green Infrastructure 

PP25  Open Space and Allotments 

PP26 Sports, recreation and community facilities 

PP27 Design 

PP29 Tall buildings   

PP30 Heritage Assets 

PP31 Poole’s Coast and Countryside 

PP32  Poole’s Nationally, European and Internationally Important Sites 

PP33  Biodiversity and Geodiversity 

PP34  Transport Strategy 

PP35  A Safe, Connected and Accessible Transport Network 



PP36 Safeguarding Strategic Transport Schemes 

PP37  Building Sustainable Homes and Businesses 

PP38 Managing Flood Risk 

PP39  Delivering Poole’s Infrastructure 

 

Neighbourhood Plans 

  

Poole Quays Forum Neighbourhood Plan (Adopted 2017) 

 

Policy PQF1 – Public Realm 

Policy PQF3 – High Quality Design 

Policy PQF4 – Transport Network Investment and Sustainable Travel Choices 

Policy PQF5 – Walking, Cycling, & Public Transport Improvements 

Policy PQF10 – Creating a more vibrant quay 

 

Supplementary Planning Document (SPD) 

 

Poole Town Centre SPD (adopted 2015) 

Parking and Highway Layout in Development (Adopted July 2011) 

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) 

Heritage Assets (Adopted April 2013) 

Affordable Housing (Adopted November 2011) 

Our Streets and Spaces (Adopted July 2012) 

 

Supplementary Planning Guidance (SPG) 

 

Travel Plans (Adopted April 2003) 

Sustainable Drainage Systems (SuDS) (Adopted June 2002) 



A Design Code (Adopted August 2001) 

Landscape and Natural Environment Design Code (Adopted September 2001) 

 

Guidance Documents 

 

Storage and Collection of Waste in New Developments (2019) 

 

Bournemouth, Dorset and Poole Minerals Strategy (Adopted May 2014) 

 

SS1 Presumption in Favour of Sustainable Development 

SG1 Mineral Safeguarding Area 

SG2 Mineral Consultation Area 

 

National Planning Policy Framework (NPPF / Framework) (July 2021) 

 

103. The latest update of the National Planning Policy Framework (NPPF) was 

published on 20 July 2021. The NPPF will be referred to as appropriate in the 

report. 

 

Section 2 – Achieving Sustainable Development 

 

· Paragraph 8 

· Paragraph 9 

· Paragraph 11 – “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.”  

 

Section 5 – Delivering a sufficient supply of homes 

 

Paragraph 65 – “Where major development involving the provision of housing is 

proposed, planning policies and decisions should expect at least 10% of the total 

number of homes to be available for affordable home ownership unless this would 

exceed the level of affordable housing required in the area, or significantly prejudice 

the ability to meet the identified affordable housing needs of specific groups. 

 

Section 12 – Achieving well-designed places 

 

Paragraph 130 – 

(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; 

(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); 

(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” 

 

Section 16 – Conserving and enhancing the historic environment 

 

Paragraph 199 – “When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight should be given to the asset’s 

conservation (and the more important the asset, the greater the weight should be). 

This is irrespective of whether any potential harm amounts to substantial harm, total 

loss or less than substantial harm to its significance.” 

 

Paragraph 200 – “Any harm to, or loss of, the significance of a designated heritage 

asset (from its alteration or destruction, or from development within its setting) should 

require clear and convincing justification ……..” 

Paragraph 201 - Where a proposed development will lead to substantial harm to (or total loss 
of significance of) a designated heritage asset, local planning authorities should refuse 
consent, unless it can be demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefits that outweigh that harm or loss, or all of the following apply: 



(a) the nature of the heritage asset prevents all reasonable uses of the site; and 

(b) no viable use of the heritage asset itself can be found in the medium term through 

appropriate marketing that will enable its conservation; and 

(c) conservation by grant-funding or some form of not for profit, charitable or public ownership 
is demonstrably not possible; and 

(d) the harm or loss is outweighed by the benefit of bringing the site back into use 

Paragraph 202 – “Where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be weighed 

against the public benefits of the proposal including, where appropriate, securing its 

optimum viable use” 

 

National Planning Practice Guidance (NPPG)  

 

104. The National Planning Practice Guidance was first published in March 2014 and 

subject to updates since; with the most recent amendments made in June 2021. 

The NPPG will be referred to as appropriate in the report. 

 

 

 

National Design Guide  

 

105. The MHCLG published the National Design Guide in October 2019. This will be 

referred to as appropriate in the report. 

 

Planning Assessment  

 

Presumption in Favour of Sustainable Development 

 

106. Policy PP1 of the Poole Local Plan sets out that the Council will take a positive 

approach to considering development proposals that reflects the presumption in 

favour of sustainable development contained in the NPPF.  

 

107. The NPPF sets out that the purpose of the planning system is to contribute to the 

achievement of sustainable development. To do this the NPPF confirms at 

paragraph 8 that there are three overarching objectives; an economic objective, 

a social objective and an environmental objective. In order for sustainable 



development to be pursued in a positive way paragraph 10 states at the heart of 

the NPPF is a presumption in favour of sustainable development. 

 

108. Paragraph 11 of the NPPF then sets out the detail of how to apply the 

presumption in favour of sustainable development in both plan-making and 

decision-taking.  

 

109. NPPF Paragraph 11 states that in the case of decision-taking 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.  

 

110. 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.  

 

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

plan area separately until replaced by a BCP wide 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 policies relevant to housing supply as 

out of date as the local planning authority is unable to demonstrate a five-year 

supply of homes.  

 

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

in the area. In this regard, the Poole Local Plan identifies that there are acute 

affordability issues of housing in Poole and as such there is a demonstrable need 

to provide affordable housing. At paragraph 3.21 of the Poole Local Plan, it is 

identified that 651 affordable homes were delivered between 2006 and 2018 that 

was significantly below the Core Strategy target of 2,450 affordable homes over 

the same period. Paragraph 3.22 of the Poole Local Plan therefore states that the 

Eastern Dorset Strategic Housing Market Assessment (SHMA) 2015 identifies 
that there is now a need to provide 660 affordable dwellings per annum in Poole. 

However, it is evident that in 2019/20 only 128 affordable homes were completed 

in Poole, while there were only 47 affordable homes completed in 2020/21, which 

is significantly below the identified need. This also compares to the figures of the 

number of households on the affordable housing register for the BCP area which 

is currently 1,221 households. The provision of affordable housing as part of this 

scheme is therefore also considered to carry significant weight. 

 



113. However, Footnote 7 of the NPPF also sets out the policies within the Framework 

that are not automatically overridden by the presumption in favour of sustainable 

development. These are, relevant to this application, policies relating to habitats 

sites, designated heritage assets and areas at risk of flooding or coastal change. 

 

114. The remainder of this report will assess the extent to which the proposal 

constitutes sustainable development and whether the presumption in favour 

should apply in this case. 

 

Principle of Development  

 

115. The site is brownfield land within Poole town centre, the most accessible and 
sustainable part of Poole. The Poole Local Plan identifies that redevelopment of 

brownfield land in the town centre is a key focus for Poole’s growth to “deliver 

significant improvements to the appearance and function of Poole.” The 

application site has a long-established history of being a brownfield regeneration 

site dating back over a number of years but has not yet come forward for 

redevelopment. 

 

116. Challenge 1: Regenerating Poole town centre of the Poole Local Plan states at 

paragraph 3.3 that a key focus of Poole’s growth continues to be the 

redevelopment of brownfield land in the town centre to deliver significant 

improvements to the appearance and function of Poole. 3.31 of the Local Plan 

acknowledges that the challenge will be how to secure such commercial 
development in redeveloping brownfield sites where viability has proven difficult 

in recent years. 

 

117. Similarly, Objective 1 of the Local Plan - To transform and revitalise Poole town 

centre, states that Poole town centre will be the main focus for regeneration and 

growth over the plan period and will be expected to make a significant contribution 

to meeting Poole’s development needs. This will be achieved through:  

 

 working with partners, including developers/landowners, to prioritise the delivery 

on strategic brownfield sites in Town Centre North and around the iconic Twin 

Sails Bridge. 

 

118. Objective 2 Meeting all housing needs Poole’s housing needs will be met by 

delivery of a wide range and mix of homes in the most sustainable locations. 

Poole’s housing needs will be met through:  

 



 focusing delivery on the redevelopment of brownfield sites, maximising 

opportunities within the town centre, district and local centres and along 

sustainable transport corridors. 

 

119. NPPF paragraph 120 states the decision maker should give substantial weight to 

the value of using suitable brownfield land within settlements for homes and other 

identified needs; and promote and support the development of under-utilised land 

and buildings, especially if this would help to meet identified needs for housing 

where land supply is constrained and available sites could be used more 

effectively. 

 

120. Policy PP2 sets out the broad location of housing development across the Poole 

area. The policy seeks to direct development to the most accessible parts of the 

area to promote sustainable travel and patterns of land use. The intention of PP2 

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. 

 

121. PP2 (2) (i) identifies that Poole town centre will be the focus for new housing, 

retail, leisure and office growth. PP2 also identifies that of the 14,200 housing 

requirement for Poole, 6,000 homes are to be provided within Poole town centre. 

Poole Town Centre, is defined by the Proposals Map, the regeneration of which 
is a “key corporate priority for the Council.” More specifically the site forms one 

of the Town’s key regeneration areas, known as the Twin Sails Regeneration 

Area. 

 

122. Policy PP3 sets out the detailed strategy to rejuvenate Poole town centre. PP3 

identifies the area as the most suitable location for the most intensive uses and 

major developments which generate the highest levels of activity. The policy is 

aiming to open up public access to the quaysides. To revitalise the area the policy 

also seeks development to provide retail and/or office space making the 

development mixed-use and ensure that it contributes towards the enhancement 
of community/cultural facilities. 

 

123. Policy PP3 (b) states Poole town centre, as defined on the Policies Map, will be 

the most suitable location for the most intensive uses and major developments 

which generate the highest levels of activity. The Council will work with its 

partners, developers, landowners, community groups and other relevant 

organisations to: 

 

(b) create a new neighbourhood around the Twin Sails Bridge, opening up public 

access to quaysides and leisure routes alongside the Backwater Channel and 

around Holes Bay 

 



124. Policy PQF10 in the Poole Quays Neighbourhood Plan supports development 

that supports a diverse range of land uses which contribute to the vitality of the 

Quay especially during the evenings and weekends. The policy emphasizes the 

importance of active frontages for a livelier area. 

 

125. Policy PP5 sets out the specific policy for the Twin Sails Regeneration Area within 

which the site is located. PP5 requires that all strategic development within the 

Twin Sails Regeneration Area should provide a mix of uses (consistent with the 

site-specific requirements within the policy). Policy PP5 states that all new 

development within the Twin Sails Regeneration Area should:  

 

a) “create a new attractive, vibrant and continuous public quayside along the 

waterfront that forms part of a recreational route around the edge of the 

Harbour;  

b) facilitate pedestrian and cycle access to Upton Country Park;  

c) improve access to the port, including facilitating a new junction layout at 

Hunger Hill that simplifies movement for all users;  

d) provide flood defences in accordance with the Poole Flood Risk Management 

Strategy (2011), or any subsequent Strategy published by the Council;  

e) deliver a high standard of design that reflects the different site characteristics 

and context that exist to the east and west of the Backwater Channel;  

f) provide pedestrian and cycle links through the site to connect the new 

development with the existing parts of the town, where appropriate enhancing 

existing pedestrian and cycle links; and  

g) contribute towards mitigation measures to ensure no adverse impact upon 

European and internationally important sites”  

 

126. The development site itself comprises land designated as T9 Between the 

Bridges. The policy identifies the site as being appropriate for: -  

 

a) Approximately 450 homes and a mix of uses that could include office, retail 

and commercial uses 

b) Preserve or enhance the setting of the adjacent Town Centre Heritage 

Conservation Area  

c) A new facility for Poole rowing club 

 

127. The application includes provision for 454 homes, a new rowing club facility, new 

publicly accessible quayside, strategic flood defences, highway and associated 

works and a mix of uses. The merits of the proposed development (the benefits 



and the impacts of the proposal) will be assessed against the relevant policy 

requirements and considered and discussed below in this report.  

 

128. The proposed development comprises a mix of uses split across ten buildings. 

The following table provides a breakdown of the uses proposed: 

 

 

Use Quantum 

Residential (open market) 

1 bed 166 

2 bed 136 

3 bed 20 

Duplex 2 bed 11 

Total 333 

 

Residential (retirement living/over 55’s) 

2 bed 57 

3 bed 40 

Total 97 

 

Residential (affordable) 

1 bed 13 

2 bed 11 

Total 24 

 

Commercial Space 

Rowing Club 778 sqm 

Food and beverage 296 sqm 

Museum 205 sqm 

Leisure/gym 110 sqm 

Workspace 278 sqm 

Centre Management Office 39 sqm 



Cultural space 147 sqm 

Total 1853 sqm 

 

Parking Space 

Bikes 792 

Cars 211 

 

129. The scheme proposes 454 residential apartments split across ten buildings. 

 

130. A new facility for the Poole Amateur Rowing Club will be scaled to activate the 

public realm with a viewing terrace and function space in addition to the training 

and boating facilities. This is in-keeping with Policy PP5 which requires the new 

facility for the Poole rowing club. 

 

131. Further along the quayside two food and drink units will flank the water end of 

Dee Way. Commercial office space will also be provided along Dee Way at the 

ground floor of the apartment buildings. A new public Quayside extends along the 

entire waterfront. In addition, Dee Way will be widened to create a central street 

to link the waterfront to the green park of Barber’s Piles. 

 

132. The scheme incorporates a new public quayside which extends along the entire 
waterfront to the front of the development, creating a continuous public walkway 

between the two bridges. The wide concourse will allow the public to meander 

along the water’s edge as they pass through the site. This aligns with Policy PP5 

which sets out that development should create a new attractive, vibrant and 

continuous public quayside. It also aligns with PQF Policy PQF10. 

 

133. In terms of commercial floorspace, the scheme will provide supporting office and 

restaurant uses. Whilst the proposed development does not include retail uses, 

according to the applicant, it is relevant to note that the adopted Town Centre 

SPD is less prescriptive and simply states that the development should contain a 
“mix of uses which could include residential units, creative industries, 

employment space, a hotel, restaurants, cafes, shops and community and 

cultural facilities”.  Given that the overall document is not set in the requirement 

of retail, it would be hard to argue that the proposal is in conflict with the relevant 

local plan policy given the wording of the document indicates that retail ‘could be’ 

included.  Therefore, it can be concluded that the principle of development is 

considered acceptable and compliant with PP02. 

 

134. Given the allocation of the application site as set out in of the Poole Local Plan, 
Policy PP5 (T9 Between the Bridges) the principle of a mixed use residential, 

office, retail and commercial uses and a new facility for Poole rowing club is 



considered to be established. There is no relevant local plan policy applicable to 

this planning application that specifically deals with the reuse of brownfield land.  

Notwithstanding this it is considered that the proposal aligns itself with the 

objectives as set out above of the Local Plan and is therefore the principle is 

acceptable. 

 

Housing Delivery Test and Housing Supply 

 

135. The NPPF places great emphasis on the need to plan for and deliver new housing 

throughout the UK. The Government’s current target is for 300,000 homes to be 

constructed each year to help address the growing housing crisis. Local planning 

authorities are required to support the Government’s objective of significantly 

boosting the supply of homes. With reference to Paragraph 60 of the NPPF, this 

means ensuring that a sufficient amount and variety of land can come forward 

where it is needed, that the needs of groups with specific housing requirements 

are addressed, and that land with permission is developed without unnecessary 

delay. 

 

136. The Poole Local Plan was prepared in accordance with the NPPF and includes 

a strategy to deliver objectively assessed needs for the area in full (14,200 homes 

over the plan period). This includes the allocation of land such as the application 

site to ensure needs are met over the plan period. 

 

137. Policy PP7 seeks to work positively and proactively with developers, partners and 

other relevant organisations to deliver a step change in housing delivery in Poole 

to ensure housing needs are met over the plan period. It is noted that from the 

start of the local plan period in 2013/14 over 8 years to 2020/21 a total of 3,039 

homes were built against a target of 4,630 homes, a shortfall of 1,591 homes. 

Policy PP7 states that any under delivery will be spread over the remainder of the 

plan period (known as the Liverpool approach). Therefore, an additional 133 

homes is added to the housing requirement for plan period over the remaining 12 

years of the local plan period to 2032/33. The annual housing requirement for 

Poole is therefore calculated as 906 homes per annum (773+133).  

 

138. The latest Housing Land Supply Assessment (dated 28th January 2022 

demonstrates that BCP Council only has a 2.9-year supply, an under provision of 

some 6,427 units. In Poole, the supply is better at 4.1 years, but this is still short 

of the required provision and represents a shortfall of 423 units. Therefore, there 

exists a need to not only meet the level of housing land supply identified within 

Policy PP7, but also to make up for a recent shortfall in housing completions. 

 

139. The absence of a continuing supply of housing land has significant consequences 

in terms of the council’s ability to contribute towards the government’s aim of 

paragraph 60 of the NPPF which states “significantly boosting the supp ly of 



housing.” Significant weight should therefore be afforded to the scheme’s 

contribution to addressing the identified housing shortfall and meeting the 

Government's objective of securing a better balance between housing demand 

and supply, in the determination of this planning application. 

 

140. Specifically, within Poole town centre, it is anticipated that 6,000 net homes will 

be developed at a density of 100 per hectare, providing 42% of Poole’s overall 

housing supply. The provision of 454 residential apartments through this planning 

application at a highly accessible location would play a key role in helping Poole 

to accommodate its expected population growth and make efficient use of 

brownfield land. As previously stated in this report and set out in the Poole Local 

Plan there is a particular need for new housing sites within Poole, as highlighted 

within the Local Plan, which seeks to deliver 14,200 new homes over the plan 

period (up to 2033). 

 

141. The Council’s LPA Housing Delivery Test (HDT) results, as set out in the Five-

Year-Land-Supply Report, indicate a shortfall of at least 423 homes over the 

previous three-year period. This, coupled with the absence of a five-year supply, 

puts greater weight on the importance of allocated regeneration sites such as the 

Twin Sails area to deliver housing quickly to address the local housing delivery 

issues. 

 

142. Additionally, the Poole Quays Forum Neighbourhood Plan, adopted February 

2017 where it sets out meeting Poole’s housing needs and providing the right 

homes in the right places.  This is set out in Objective 2 of the Plan. 

 

143. In respect of the application’s contribution towards meeting housing needs, in a 

situation where there is an identified shortfall, it is considered that the proposal 

complies with both Policies PP2 and PP7 of the Local Plan and the aims and 

objectives of the NPPF (July 2021).  

 

Quantum and Density of Housing  

 

144. Policy PP2 states that housing densities will be considered on a case-by-case 

basis, however development should seek to optimise the potential of a site with 

the aim of meeting or exceeding minimum thresholds identified at various 

locations across the district. For Poole Town Centre a minimum threshold of 100 

dwellings per hectare are considered appropriate.  

 

145. Policy PP5 – allocation T9 sets out that the site is capable of a delivery of 

Approximately 450  homes and a mix of uses that could include office, retail and 

commercial uses. The applicant originally proposed a development of up to 562. 

 



146. However, during the application process as a result of negotiations between the 

case officer, consultees and the applicant this number has been revised down to 

the above number, due to site constraints and concerns relating to the cramped 

nature of elements of the proposed layout indicated on the originally submitted 

Illustrative Masterplan, to a development of 454 homes. 

 

147. In terms of residential floorspace, the proposed development will provide 454 new 

apartments. Whilst the quantum of residential floorspace proposed exceeds that 

outlined within the emerging Local Plan, the figure of 450 homes set out in Policy 

PP5 in the Local Plan is an approximation. The applicant argues that at just 4 

dwellings above the allocation of the site, it is considered that the proposals are 

consistent with the anticipated density of development envisaged by the Council 

which is further emphasised by the inclusion of the word ‘approximately’ in the 

allocation and the definition of this in the glossary to the Local Plan. 

 

148. The glossary in the Local Plan notes that the term ‘approximately’ is used in the 

plan as reference to the number of homes allocated on a site. The number of 

homes identified come from an indicative planning officer estimate and does not 

preclude the developer achieving significantly more or less homes on the si te, 

subject to other policy considerations. 

 

149. It is considered that the overall proposal is compliant with Policies PP2 and PP5 

of the Local Plan as set out above. 

 

Housing Mix 

 

150. Local Plan Policy PP8 reflects the principles set out in the NPPF at Paragraph 61 

which requires local planning authorities to plan for an appropriate mix of housing 

to meet the needs of its population and to contribute to the achievement of 

balanced and sustainable communities. PP8 encourages a mix of all housing 

types and sizes, the detail of which is considered on a case-by-case basis 

dependent upon the context of the site and any other issues such as viability. The 

policy further states that or all schemes of 11 or more homes or 1,000 sq. m floor 
space, housing proposals should aim to include a type and mix of housing that 

considers the needs set out in the Strategic Housing Market Assessment 

(SHMA). 

 

151. Policy PP8 of the Poole Local Plan states “that as a mix of all housing types and 
sizes are needed in Poole and in order to provide flexibility, other than where 

prescribed for some of the allocations in this Plan, the Council does not prescribe 

a particular housing mix development should follow. The mix will be considered 

on a case-by-case basis and will be dependent upon the context of the site and 

any other issues such as viability”. 

 



152. PP8 also states that for all schemes of 11 or more homes or 1,000 sq. m floor 

space, which is the case here, housing proposals should aim to include a type  

and mix of housing that considers the needs set out in the SHMA and other 

relevant evidence including self-build and custom-build housing. The Council will 

monitor provision to ensure that a balanced housing supply is provided. 

 

153. Policy PP12 indicates that in order to meet the needs of an ageing population, 

proposals for high quality specialist housing will be permitted where “they are 

located close to local centres, services and amenities or in a sustainable transport 

corridor to provide an alternative to trips made by private car”. This is relevant as 

the proposal includes provision for retirement homes. 

 

154. Following discussions between the applicant and the Council there has been a 

reduction in the number of residential units from 562 to 454. This also means that 

the number of buildings overall has been reduced from 11 to 10. 

 

155. The scheme now proposes 454 residential apartments which shall be split across 

ten buildings. The buildings comprise a variety of heights and scales with lower 

height buildings aligned along West Quay Road. In terms of the 454 apartments 

as proposed these would comprise of the following:   

 

156. Residential (open market) 333 apartments, which would in turn comprise of: 

 

 166 One-bed apartments 

 136 Two-bed apartments 

 20 Three-bed apartments 

 11 Duplex 2 bed apartments.  

 

157. Additionally in terms of retirement living (over 55’s) of the open market housing 

there would be 57 two-bed apartments and 40 Three-bed apartments. Part PP12 

criterion (3) allows for a mix of housing types for adaptable and accessible 

homes. 

 

158. The remaining 24 units (13 one-bed apartments and 11 two-bedroom 

apartments) to complete the 454 homes proposed will be on-site affordable. 

These are discussed in more detail in the relevant section of this report that 

reviews affordable housing policy. 

 

159. In reviewing whether the overall housing mix is acceptable, PP8 required cross 

reference to the Strategic Housing Market Assessment (SHMA). The SHMA that 
supported the Poole Local Plan was published in August 2015. The SHMA 



models the need for different sizes of homes, taking account of the existing 

profile, evidence from market signals, issues related to management of the 

affordable housing stock and long-term demographic trends. The SHMA 

identifies that housing provision in Poole should be monitored against the broad 

mix of market housing as set out in the table below. Poole has a very similar need 

to that seen across the HMA as a whole and the focus of demand for new market 

housing will be on two and three-bed properties. 

 

Table 8 (taken from SHMA): Estimated dwelling requirement by number of bedrooms 

(2013 to 2033) – Market Sector 

 

 

 

160. The table above identifies different mixes and go some way to inform strategic 

authority-wide policies and help to inform the ‘portfolio’ of sites which are 

considered and ultimately allocated through the Local Plan process. However, 

the SHMA recommends that policy retains a reasonable degree of flexibility to 
ensure that, in applying a mix to individual development sites, appropriate regard 

is given to the nature of the development sites, the character of existing housing 

stock of the area, as well as the most up-to-date local evidence of need/demand. 

 

161. The proposed development would have 39% one-bedroom, 48% two-bedroom 
and 13% three-bedroom homes. It is considered that in view of the shortfall of 

housing, need for flexibility as recognised in the SHMA and town centre location 

where the highest forms of density are required, the housing mix is acceptable 

and in accordance with PP8. 

 

162. The inclusion of 97 retirement homes (21% of the total homes proposed) is 

considered to be a significant benefit of the scheme in view of the requirements 

of PP12. PP12 identifies that there is a significant need for specialist housing to 

address the needs of an ageing population in the area. PP12 (a) confirms that 
specialist housing should be located close to local centres, services and 

amenities. Being located in the most sustainable location in the area is evidently 

in accordance with this approach and a suitable place for specialist housing to be 

provided. Policy PP12 (3) requires proposals of 11 or more homes or over 1,000 

sqm of floorspace to include at least 20% of a mix of the housing types on the 

site in accordance with Building Regulations Part M4(2) for adaptable and 

accessible homes. In view of 21% of the homes being for retirement occupation, 

this part of PP12 is considered to be met. 

 



163. The proposed retirement housing is a form of specialist housing, in a town centre 

location and will be attractive to local residents wishing to downsize from houses 

freeing up a supply of family houses. Particularly due to the waterside location. 

This is an important element in balancing communities as providing new family 

houses is challenging in an urban environment and places pressure upon 

releasing land from the Green Belt. These proposals therefore accord with Policy 

PP12 (1) (a). 

 

164. To ensure the retirement housing is secured in perpetuity and ongoing 

compliance with PP12, the retirement homes will be restricted to 55+ by inclusion 

of a suitably worded condition. 

 

165. Taking into account the above it is considered that the overall housing mix is 

acceptable and has the required flexibility in terms of housing types, sizes and 

mix and therefore meets the requirements of the Local Plan and the objectives of 

the NPPF.  

 

Affordable housing  

 

166. Local Plan policy PP11 refers to affordable housing and outlines how the Council 

will continue to seek to maximise the amount of affordable housing for all housing 
schemes (Use Class C3) of 11 or more homes, or over 1,000 sqm in floor space. 

Due to the differing land values in the Borough, Policy PP11 sets out that Poole 

Town Centre will require a minimum of 10% affordable housing. On sites of 21 

units and above, affordable housing will be required to be provided on-site and 

this must be indistinguishable from other development. The Council’s preferred 

tenure mix will be 70% affordable rent and 30% intermediate housing. 

 

167. Policy PP11 (g) includes a provision for applicants to submit a viability 

assessment if they contest the scheme is unable to meet the policy requirement 

for provision of affordable housing. 

 

168. Where developers are unable to meet the affordable housing policy requirement 

for scheme viability reasons, Policy PP40 indicates that the developer must 

demonstrate the maximum amount of affordable housing provision and tenure 

mix that could be achieved on site, through the submission of a Viability 

Assessment. 

 

169. In line with the requirements of Policy PP11, the Local Plan indicates that the 

application site falls within the ‘Twin Sails Regeneration Area’ and is designated 

as a site deemed suitable for mixed use redevelopment meaning a 10% 
affordable housing is the starting point for the application. 

 



170. The NPPF defines affordable housing as: housing for sale or rent, for those 

whose needs are not met by the market (including housing that provides a 

subsidised route to home ownership and/or is for essential local workers). It 

includes affordable housing for rent (including affordable rented and social 

rented), starter homes, discount market sales housing, and other affordable 

routes of home ownership (including shared ownership and rent to buy). 

Paragraph 65 indicates that with major developments, at least 10% of the homes 

should be available for affordable home ownership as part of the overall 
affordable housing offer. 

 

171. In accordance with PP11 and PP40, the applicant has submitted a Viability 

Assessment in support of the planning application, which examines the financial 

viability of the proposal and concludes that the scheme can deliver 24 affordable 

housing units (these would be 13 one-bedroom apartments and 11 two-bedroom 

apartments) on site plus a financial contribution of £175,000 towards off-site 

provision. The combination of this financial contribution and on-site affordable 

housing provision equates to a total affordable housing provision of 6%. The 
viability assessment was subject to independent scrutiny by the District Valuation 

Service (DVS), who have agreed with the applicant’s final position on affordable 

housing. 

 

172. National and local planning policy encourages local authorities to approach 

affordable housing pragmatically. Taking into account the viability assessment 

submitted by the applicant, the review by the DVS and the comments from the 

Council’s housing officer it is concluded that the 6% affordable housing provision 

(made up of on and off site) is acceptable. This position is further supported when 

noting the positive public benefits that would arise from the development such as 
other forms of housing, food and beverage outlets, an art gallery, office space, 

the improvement of flood defences and the delivery of a continuous quayside.   

 

173. Given a viability assessment has been carried out throughout the application’s 

consideration, the 24 on-site affordable units and £175,000 off site commuted 

sum (both to be secured through the Section 106 Agreement) is considered to be 

compliant with Policy PP11 (g) and acceptable. 

 

Retail and main town centre uses  

 

174. Policy PP22 adopts a town centre first approach whereby proposals for retail or 

other main town centre uses should be located in Poole town centre. The scheme 

proposes the creation of 

 

 778 sqm – Rowing Club 

 296 sqm - Food and beverage  



 205 sqm - Museum 

 110 sqm - Leisure/gym  

 278 sqm – Workspace 

 39 sqm- Centre Management Office 

 147 sqm – Cultural spaces 

 

175. Policy PP5 refers to the Twin Sails Regeneration Area, which includes the 

proposed site. The policy states that the area around the Twin Sails will be 

regenerated as a vibrant new community. Strategic development proposals could 

provide a mix of uses appropriate to the size and location of the site and include 

new homes, office space, community/ cultural facilities and supporting retail and 

commercial activities. PQF Policy PQF10 also supports the creation of a more 

vibrant quay. In this case, the quayside will be new public space with vibrancy 

achieved via its opening up, landscaping and ground floor commercial use as 
proposed. 

 

176. As set out previously, the application site lies within the Twin Sails Regeneration 

Area, which is the focus for major new residential, retail, commercial, leisure and 

office development. As such, the application proposals represent a key element 
in the regeneration of the town. 

 

177. Whilst the proposed development does not include shop uses, it is relevant to 

note that the adopted Town Centre SPD (2015) is less prescriptive and simply 

states that the development should contain a contain a mix of uses which could 

include residential units, creative industries, employment space, a hotel, 

restaurants/ cafés, shops and community and cultural facilities. Further to this, 

the applicant states that the two ground floor café units, office workspace and 

replacement rowing club has been developed to ensure a viable and deliverable 

scheme – circumventing the possibility of long term vacancies along the quayside 
which would simply serve to deaden the frontage. 

 

178. It is considered that the introduction of a museum use within the proposals to 

accommodate a requirement from Poole Maritime Museum is a positive aspect 

of the scheme and will contribute towards the attractiveness of the site to visitors 

and in additions add value and enlivens the ground floor of block C. 

 

179. Overall, the above uses are all considered to be main town centre uses and 

therefore within an appropriate location given the site is within Poole town centre. 

The mix of uses are also considered to be acceptable as they will help to deliver 

the vision of the Twin Sails Regeneration Area and support the creation of a 

mixed and vibrant new quayside. The proposal would therefore accord with Poole 

Local Policies PP3, PP5, PP22 and PQF Policy PQF10. 

 



Rowing club  

 

180. The rowing club is a well-established existing use located on the site. It is an 

important policy requirement of PP5 for development on the site to ensure the 

rowing club is retained through a new facility. As part of the application 

submission the applicant has stated that a 778 square metre rowing club would 

be provided. 

 

181. Policy PP26 supports proposals for new sports, recreation and community 

facilities or the enhancement/expansion of existing facilities if they are in areas 

that are easily accessible by the local community through public transport and/or 

safe and convenient walking and cycling routes. In this regard the proposal is 

compliant with this policy. 

 

182. The new rowing club would be in the same location as the exiting rowing club and 

served by 12 car parking spaces. The site will provide a new, larger facility 

whereby the applicant has confirmed that the club itself will purely use man 

powered sculls, pair boats and coxed fours. 

 

183. The club do not have kayaks, paddleboards or jet skis within the current 

operation. They boat from their pontoon and do not land anywhere during their 
outings, sticking to the marked channels when in Holes Bay and avoid shallow 

water (where they may disturb the seabed). Natural England have highlighted 

that a change to the type of watercraft operated by the rowing club could lead to 

a likely significant effect on the integrity of Poole Harbour SPA. A likely significant 

effect on Poole Harbour SPA would not be acceptable and would result in a 

scheme that contravenes the Habitats Regulations and Poole Local Plan Policy 

PP33 that seeks to avoid such impacts. 

 

184. To ensure the usage of the rowing club is maintained as it is today and to avoid 

a likely significant effect on Poole Harbour SPA, it is necessary to impose a 
condition on any approval to ensure the nature of the rowing club is not materially 

changed from how it is operated today. Natural England have confirmed that the 

suggested condition is sufficient to address the issue and ensure compliance with 

the Habitats Regulations. With this condition included, the proposal is therefore 

in accordance with policies PP5 (T9), PP26 and PP33. 

 

Design  

 

185. Objective 1 of the Poole Local Plan relates to protecting and enhancing the town 

centre’s heritage assets by requiring good quality design and removing the Town 
Centre Heritage Conservation Area from Historic England’s ‘Heritage at-Risk’ 

Register. Heritage matters are discussed in more detail in the relevant section 



albeit it is important to consider the importance of high-quality design as a key 

objective within the Local Plan. 

 

186. Similarly, Objective 5 of the Poole Local Plan states that growth will be 

accommodated sensitively to respect the exceptional natural & built environment 

by raising the standard of design to respect and enhance the character of Poole.  

 

187. Policy PP27 states that a “good standard of design is required in all new 

developments, including extensions and external alterations to existing 

buildings”. PP27 includes the following criteria for development to meet: 

 

(1) General Development will be permitted provided that, where relevant, it:  

(a) reflects or enhances local patterns of development and neighbouring  

buildings in terms of:  

(i) layout and siting, including building line and built site coverage;  

(ii) height and scale;  

(iii) bulk and massing, including that of the roof;  

(iv) materials and detailing;  

(v) landscaping; and 

(vi) visual impact. 

 

188. Policy PP29 sets out policy for tall buildings. PP29 confirms that along with Town 

Centre North, the Twin Sails Regeneration Area is considered to the most 

suitable location for tall buildings as part of the strategy to direct the highest 
densities to the town centre. PP29 requires development to make a positive 

contribution to townscape ensuring heritage assets and their settings are 

preserved or enhanced, respect or enhance key views and existing landmarks, 

represent good architecture and use of materials, not have any adverse 

environmental impacts and create an attractive external environment that 

provides natural surveillance to the public realm. 

 

189. PQF Policy PQF3 requires development in the Neighbourhood Plan to be of a 

high quality design. 

 

190. Paragraph 126 of the NPPF states that “The creation of high quality, beautiful 

and sustainable buildings and places is fundamental to what the planning and 

development process should achieve. Good design is a key aspect of sustainable 

development, creates better places in which to live and work and helps make 

development acceptable to communities” 



 

191. The National Design Guide sets out ten characteristics which illustrate the 

Government’s priorities for well-designed places, including identity, built form, 
movement, nature and public spaces. 

 

192. The Poole Town Centre – Supplementary Planning Document – December 2015 

aims to facilitate dramatic and beneficial change to improve the appearance, 

facilities and movement network within Poole Town Centre. The SPD will guide 
regeneration in a way that: 

“• links the different parts of the town; 

• enables walking, cycling and inclusive access throughout the area; 

• respects the heritage and culture of Poole and  

• strengthens local communities” 

 

193. It is evidence that the Poole Local Plan and relevant national policy and guidance 

place emphasis on the importance of achieving a high standard of design on the 

application site. In considering the overall design of the proposal it is important to 

consider whether the proposal respects and contributes positively to preserving 

and enhancing the existing character and context of Poole.  

 

194. In this regard, Poole has a rich and varied built environment, within a unique 

natural setting. Development in Poole has been largely influenced by its coastal 

location, the River Stour valley, the railway and protected areas of heathland. It 

contains a wide variety of development, encompassing traditional historic building 

styles from the mediaeval period through to 20th century suburban housing 

estates, tower blocks from the 1960s and 21st century contemporary architecture.  

 

195. Whilst the site is not within a Conservation Area it is adjacent to one and therefore 

this must be taken into account as it influences many components of the overall 

scheme. The specific consideration of heritage impacts is discussed in a separate 

section of the report although cross-referred here where required.   

 

196. The application site itself is historic in terms of its link with the town’s maritime-

based industrial past and comprises industrial buildings and warehouses. These 

buildings are typically built of brick with pitched roofs covered with grey slate up 

to two to three storeys in height. Other roof forms included barrel roofs which 

were evident on some of the buildings to the centre of the site, in particular those 

to the rear of the former Bridge Inn which were particularly prominent.  

 



197. The applicant considers that the site’s history and context has influenced the 

overall design concept of the scheme and sought to include a modern approach 

with vernacular that respects past use and styles of development typical of the 

waterside location. The design has evolved through the course of the application 

as the applicant has sought to reduce the overall scale and amend detailing 

following comments from various interested parties and officers. The applicant 

has therefore reduced the number of buildings from 11 when first submitted to 9 

of varying scale and architecture as now presented.  

 

198. The buildings are mostly arranged in parallel on a linear alignment either on a 

north-south or east-west axis. It is considered that the alignments and groupings 

of the buildings generally adhere to the historical pattern with buildings separated 

by lanes or alleys leading from West Quay Road to the more open quayside, 
reflecting the original linear layouts on the reclaimed mudflats. The buildings 

fronting West Quay road adopt a townhouse vernacular and use varying height 

mansard roofs, local brick with square recesses to make the block read as 

individual townhouses, with a modern grid massing.  

 

199. Along the eastern elevation of the scheme, the blocks have been detailed with 
alternative roof heights and inset facades to look like they are separate 

townhouses and to reflect the eclectic and historic facades along West Quay 

Road. Along the western elevation of the scheme, and as per other schemes 

within the local area, including West Quay Marina, the proposal builds up height 

at the edge of the Back Water Channel with a mix of lightweight glassy and solid 

brick facades and employ changes of building heights to create a rhythm along 

the quayside. 

 

200. Given the scale of the proposal, the applicants have through the updated Design 

and Access Statement (February 2022) sought to create different architectural 

typologies to help break up the visual mass of the scheme. These are as follows:  

 

 Waterfront Typology (Residential)  

 Wharf Typology (Residential)  

 Quay side Typology (Retirement)  

 

Waterfront Typology [Blocks A, B] 

 

201. These are a more contemporary architectural style. The apartments are modern 

in nature and employing an emphasis on the frame to create both a vertical and 

a horizontal rhythm and an open facade, paying homage to the aesthetic of the 

marina. Within the street vista, proposed artwork is also included to reduce the 



overall impact and create an interesting inviting walkway.  It would be reasonable 

to secure this element by condition. The design of blocks A and B have been 

designed in a contemporary manner to reinterpret and indeed reflect more 

traditional buildings found in this location of Poole and its waterfront buildings, 

which are in the main defined by gabled rooflines and different tones of brickwork 

and metal louvres that reflect the Old Town in the background and former 

industrial uses of the wider quayside.  

 

Wharf Typology [Blocks C, D, G, H1, H2].  

 

202. These employ a more vernacular architecture style that seeks to represent the 

history of Poole. This wharf typology is more visually monolithic, using local brick 

to make the building appear as a solid entity with balconies fitted externally. The 

zinc flashing or ‘cap’ creates a visual distinction at the top of the building and 

retains a material relationship with the town house.  

 

Quay Side Typology [Blocks E, F]. 

 

203. The applicant has described this as being a contemporary interpretation of 

Poole’s Vernacular architecture. Block E and F continue the language of the town 

house by incorporating the pitched roof along elevations facing the waterside. 

Additionally, there would appear to be a distinct identity to the Rowing Club 

facade which is located below block F, to distinguish between private residential 

and public spaces. 

 

Analysis 

 

204. Blocks A and B would be the tallest buildings on site. The BCP Urban Design 

Officer commented that these blocks were the most challenging given their height 

the roof and elevational treatments were the least related to the contextual forms 

in the surrounding area. The amendments (February 2022) sought taking these 

comments into account to alter the roof forms inserting gable ends facing the 

waterfront with two further gable features being introduced on the side elevations 

of each of the blocks. The introduction of the gable roof forms results in these 

blocks being more contextually responsive to the existing quayside character of 

Poole, and this can be seen as a positive amendment to the scheme.  

 

205. The introduction of the gable features on the side elevations of the blocks helps 

to articulate the long side elevations in a simpler and more robust fashion than 

what was previously proposed. The change in architectural approach on these 

blocks also results in the scheme appearing more cohesive overall with a stronger 

architectural identity linking the various blocks. 



 

206. Whilst the amendments are to be welcomed there is still concern that the overall 

massing of Blocks A and B remain the same notwithstanding the amendments as 
originally submitted. The design of the blocks has been improved, but the overall 

massing remains a concern as the massing overall of these blocks remain nearly 

identical to the previous amendments submitted in March 2021.  

 

207. The overall reading of the size of the blocks in terms of their volume therefore 
remains a concern given the overall massing of the blocks when taken together 

particularly when considering views of the site from West Quay Road and the 

other side of the Back Water channel. Block A has a similar scale and massing 

to that which has been approved on the adjacent site, north of the Twin Sails 

bridge. However, that scheme has a different composition of building mass 

across the site as noted by BCP Urban Design Officer and a different relationship 

with the Town Centre Conservation Area. In this scheme block A is 11 storeys 

and block B is 10 storey. The materials on block B have been changed which 

helps to visually distinguish the two blocks but together they continue to result a 

significant amount of mass in this part of the site.  

 

208. The applicants have commented in their Design and Access Statement that the  

Waterfront Typology (Block A and B) has emerged from the more contemporary 

local vernacular and the future developments near the site and that the primary 

volume is split visually using recesses in the facade and the roof-line.  

 

209. A grid system has been applied to the layout of windows and loggias on the front 

facing facade and balconies are added on the longer façades, which goes 

someway to break up the volume and massing. Balconies and loggias are placed 

with a degree of freedom to break out of the rigid grid.  

 

210. The applicant has stated that the general mass of the buildings appears to be 

suspended due to the ground and first floor being slightly recessed. The top floor 

features a gable frame facing Twin Sails Approach and Quayside to give a 

stronger identity and reflect the more traditional warehouse style which commonly 

treats the top floor as slightly different. 

 

211. Overall, it is recognised that the applicants have sought to improve the design of 

Blocks A and B. The viability work that has been undertaken has demonstrated 

that the quantum of development is needed in order to provide a deliverable 

scheme. The design of Blocks A and B, whilst improved from the original 

submission, do result in ongoing concerns in terms of scale, bulk and mass that 

will need to be put into the planning balance. 

 



212. Blocks C, D and E are between six and seven storeys in height and all extend a 

significant distance into the site also creating a significant mass of built form. 

Block E is made from simple massing with a symmetrical design of pitched roofs 

and balconies with a clean uncomplicated design and considered to be 

acceptable in design terms. Blocks  C and D employ red brick similar to those 

used on a traditional warehouse material, which again in an acceptable design 

approach. However, the overall massing of these blocks remains a concern and 

how successfully they will complement and integrate with the surrounding 
context. Again, this issue is to be put into the planning balance. 

 

213. The treatment of the ground floor along West Quay Road and Twin Sails 

Approach has always been a challenging aspect of the scheme as the need for 

flood defence creates an inactive ground floor around the edge of the site. The 
amendments put forward by the applicant have tried to address this through the 

introduction of art panels and planting, which have been extended from West 

Quay Road round onto Twin Sails approach. These features will help improve the 

appearance of the ground floor in this location. 

 

214. There has been a genuine attempt by the applicant to add interest to this area 
and it is acknowledged that it is challenging. While this is a clear improvement, 

apart from the two commercial units at the entrance off West Quay Road into Dee 

Way, the remainder of the ground floor along West Quay Road and Twin Sails 

approach will be inactive with no ground floor windows or doors overlooking the 

street. Set within the context of the applicant having to deal with flood related 

issues as they are a constraint these amendments are acceptable. It is 

acknowledged that there would be inactive ground floor frontage and that this in 

essence would not contribute positively to a pleasant walking environment or 

assist with the integration of the scheme into the surrounding streets and spaces, 

but on this occasion this must be considered in the context of the wider scheme.  

 

215. The amendments to blocks C and D have increased the vertical recesses and 

introduced brick infills. These architectural details enhance the appearance of the 

scheme and help to articulate the long side elevations of the blocks. As part of 

the amendments submitted by the applicant in February 2022 the roof pitch of 

Block F was amended and the façade material also. Block F has also been 

amended so that when viewed from the quay two gable ends are now visible, the 

materials have also been altered to define the ground floor rowing club unit and 

to emphasis the corner section of the building that fronts the new Quayside and 

West Quay Road. These are positive changes and should be viewed as such and 
ae notable improvements to the design and architecture of the building when 

viewed from the existing quay.    

 

216. As part of the overall submission there is the introduction of a museum use within 

the proposals to accommodate a requirement from Poole Maritime Museum. This 
is to be welcomed as it will contribute to the attractiveness of the site to visitors 



and enlivens the ground floor of block C. The introduction of the additional use 

increased the amount of non-residential floor space and adds positively to the 

mixed-use character of the scheme. 

 

217. The applicant has also carried out a Landscape and Visual Impact Assessment (LVIA). 
This assesses the design impacts of the development in its wider context. Key points 
from the LVIA are as follows:  

 

 Effects on views from adjacent to the RNLI campus on West Quay Road would be 
negligible and neutral. The proposed development would be seen beyond nearby 
buildings and those consented at West Quay Marina. 

 On a small-scale views located on The Quay would be affected however, on balance 

the impact is small.  The proposed development would be seen beyond the nearby 
flats – appearing of a similar scale and extending the built form slightly further across 
the open end of the street. 

 

 From Hamworthy Park across the park towards the car park café the proposed 

development would be seen beyond the trees, amongst the consented buildings at 
West Quay Marina, Sydenham’s Timber Yard and Carter’s Quay. It would appear the 
same scale as those developments and the existing buildings, only slightly adding to 

the group. Effects would be negligible scale and neutral. 

 

 The proposed development from Baiter Park would be mostly concealed by nearer 
large buildings and seen to continue the varied large-scale built form of the existing 

building and those consented at Sydenham’s Timber Yard and Carter’s Quay. Effects 
would be negligible scale and neutral. 

 

 The proposed development from Poole Park would be concealed by nearer buildings 
and trees. Effects would be negligible scale and neutral. 

 

 The proposed development from the footpath which runs around Holes Bay between 

Poole and Upton Country Park would be seen between those consented at 
Sydenham’s Timber Yard and West Quay Marina, only slightly adding to the group. 
Effects would be negligible scale and neutral. 

 

 The proposed development from the hide/lookout point in Upton Country Park would 

be seen within the gap created by the bridge, continuing the West Quay Marina 
grouping and appearing of similar scale. Effects would be negligible scale and 
neutral. 

 

 The proposed development from RSPB reserve at Arne towards Poole would be 
seen beyond Hamworthy and the consented developments at Sydenham’s Timber 
Yard and Carter’s Quay and adjacent to consented development at West Quay 



Marina. It would be contained within this group of taller buildings and appear of similar 
scale. Effects would be negligible scale and neutral. 

 

 The proposed development from Constitution Hill Road would be seen amongst 

existing and consented larger-scale buildings. It would be contained within this group 
of taller buildings and appear of similar scale. Effects would be negligible scale and 
neutral. 

 

218. The conclusions reached in the submitted LVIA are accepted and relevant to the 
determination of this application. Some adverse impacts have been identified albeit in a 
context where the site is allocated in the Local Plan that establish the principle of 

development. Policy PP5 (T9) gives an indicative housing number and given the site is 
on the river front, this will ultimately result in some changes to the existing landscape 

and visual imprint. The landscape strategy within the application is considered to be 
acceptable in terms of reducing the adverse impacts where possible. However, some 
adverse effects upon landscape and visual amenity have been identified in conflict with 

Policy PP31 (4) and will need to be weighed in the balance against the public benefits of 
the proposed development, which will be discussed further in the Planning Balance 
section of this report. 

 

Summary of Design Assessment 

 

219. Overall, there are positive aspects of the scheme and the applicant has sought 

to demonstrate how the context of Poole has informed design decisions about 

the scheme. The public quay side is provided, and this would link the historic 

quay with Twin Sails bridge. A series of new uses, including a new rowing club, 

are also provided.  However, concerns have been raised in relation to the overall 

massing and volumes of blocks and the degree to which it delivers high quality 

place making in accordance with policy and the design vision set out in the Town 

Centre SPD.  The SPD, points 10-13 of ‘Land Between Twin Sail Bridges’  set 

out a vision to “deliver a variety of building heights appropriate to local context 

that protects the setting of nearby buildings, being inclusive of any tall buildings 

that are proposed as landmark features these should be of exceptional design, 
and respect their context with reference to Historic England’s Tall Building 

Guidance and ensuring the distribution of building heights and massing at roof 

level adds interest to short and long range views of the skyline and roofscape. It 

is acknowledged that the proposed amendments made throughout the 

application process have been positive and make enhancements to that of the 

previously submitted scheme. 

 

220. The applicant in the submitted Planning Statement emphasises that the design 

of the proposal meets the requirements set out in criterion (e) in Policy PP5 as 

varying heights of the buildings create a visual rhythm which gives the scheme a 

sense of character and allows the buildings to be read as both separate entities 

and as a collection.  



 

221. It is acknowledged that the development of the site would yield a relatively high 

density but it is considered that the different building typologies, elevational 
treatments, roof profiles and heights add architectural interest would help lessen 

the perceived increase in massing and scale of the overall development.  

 

222. It must also be borne in mind that the site is allocated in the Local Plan for 450 

units, a yield that requires higher density development. This level of development 
would significantly alter the appearance of the area when compared with the 

lower-rise existing situation. The proposal as originally presented would have 

resulted in a level of development that was too much of a change in design terms 

and rightly resisted by officers. The reduction of the number of residential units 

that has been achieved through negotiation is to be positively acknowledged. 

However, the scale of the development will still have an impact on the wider area 

and this needs to be considered accordingly.  

 

223. Overall, the applicant has though sought to address some of the various design 

concerns and make positive changes as far as possible. However, the scope to 

fundamentally address some of the concerns has been highlighted by the 

applicant as being limited by the constraints of the site and the viability 

considerations. Options to reduce the scale and massing of the proposal have 

been discussed throughout the application process but have not been 

forthcoming due to the overall viability of the scheme. As a result, some 

challenging building heights, and juxtaposition between different blocks on the 

site remain. In considering the positive attributes of the design through the 

application process, not taking into consideration the possible heritage 

constraints adjacent to the site, it is considered that the proposed development 

in terms of design broadly accord with Policy PP5 (e) and respects the majority 

of the elements outlined in PP27, PP29 and PQF Policy PQF3. It should be 
acknowledged, however, there remain some conflicts in design terms that will 

need to be weighed in the planning balance. 

 

Impact on Heritage Assets  

 

224. Policy PP30 of the Poole Local Plan sets out the overarching policy for heritage 

assets for the Poole Development Plan area.  

 

225. PP30 (1) (a) states that new development proposals will be supported where they 

preserve or enhance the historic, architectural and archaeological significance of 

heritage assets and their settings in a manner that is appropriate with their 

significance by (i) assessing the impact of a development on designated and non-

designated heritage assets and justify any harm or loss affecting the asset early 

in the application process (ii) ensuring public realm, highways, bridge and street 



lighting works are sensitive to the historic environment and (iii) and ensuring 

records on the historic environment acquired and generated through plan making 

and development are publicly accessible as evidence of Poole’s past. 

 

226. PP30 (b) provides policy requirements for developments within close proximity to 

non-designated assets Criterion (i) requires development to enhance or better 

reveal the significant and value of the site within the street scene and wider 

setting. Criterion (iii) is a detailed design matter not before the Council at this 

stage as the application is in outline apart from access and (iv) and (v) not 

applicable to this application. 

 

227. In addition to the relevant Development Plan policy, Chapter 16 of the NPPF sets 

out the national policy for conserving and enhancing the historic environment. 

The relevant paragraphs in the NPPF are identified as follows. 

 

228. Paragraph 194 of the NPPF requires in the determination of applications, 

applicants to describe the significance of any heritage assets affected by 

development proposals. The level of detail should be proportionate to the assets’ 

importance and no more than is sufficient to understand the potential impact of 

the proposal on their significance. As a minimum the relevant historic 

environment record should have been consulted and the heritage assets 

assessed using appropriate expertise where necessary. 

 

229. Paragraph 195 of the NPPF requires that LPAs should identify and assess the 

particular significance of any heritage asset that may be affected by a proposal 

(including by development affecting the setting of a heritage asset) taking account 

of the available evidence and any necessary expertise. LPAs should take this into 

account when considering the impact of a proposal on a heritage asset, to avoid 

or minimise any conflict between the heritage asset’s conservation and any 
aspect of the proposal. 

 

230. Paragraph 197 sets out what LPAs should take account of when determining 

applications including a) the desirability of sustaining and enhancing the 

significance of heritage assets and putting them to viable uses consistent with 
their conservation (b) the positive contribution of heritage assets can make to 

sustainable communities including their economic vitality and (c) the desirability 

of new development making a positive contribution to local character and 

distinctiveness.  

 

231. Paragraph 199 of the NPPF confirms that “When considering the impact of a 

proposed development on the significance of a designated heritage asset, great 

weight should be given to the asset’s conservation (and the more important the 

asset, the greater the weight should be). This is irrespective of whether any 



potential harm amounts to substantial harm, total loss or less than substantial 

harm to its significance”. 

 

232. Paragraph 200 of the NPPF states that “Any harm to, or loss of, the significance 

of a designated heritage asset (from its alteration, or destruction, or from 

development within its setting), should require clear and convincing justification. 

Substantial harm to or loss of (a) grade II listed buildings, or grade II registered 

parks of gardens, should be exceptional; (b) assets of the highest significance, 

notably scheduled monuments, protected wreck sites, registered battlefields, 

grade I and II* listed buildings, grade I and II* registered parks and gardens, and 

World Heritage Sites, should be wholly exceptional” 

  

233. Paragraph 201 of the NPPF states that “Where a proposed development will lead 

to substantial harm (or total loss of significance of) a designated heritage asset, 

local planning authorities should refuse consent, unless if can be demonstrated 

that the substantial harm or total loss is necessary to achieve substantial public 

benefits that outweigh that harm or loss” or that a series of prescribed exceptions 

are met. 

 

234. Paragraph 202 of the NPPF states that “Where a development proposal will lead 

to less than substantial harm to the significance of a designated heritage asset, 

this harm should be weighed against the public benefits of the proposal including, 

where appropriate, securing its optimum viable use”. 

 

235. Paragraph 203 of the NPPF states that “The effect of an application on the 

significance of a non-designated heritage asset should be taken into account in 

determining the application. In weighing applications that directly or indirectly 

affect non-designated heritage assets, a balanced judgment will be required 

having regard to the scale of any harm or loss and the significance of the heritage 
asset”. 

 

Heritage Context and Design Approach 

 

236. The site is located outside but adjacent to the Poole Town Centre Conservation Area. 
The application site contains one listed pier gate (grade II) that is required to be removed 

in order to facilitate the development. 

 

237. There are a number of listed buildings and a Conservation Area within close enough 
proximity to the site that requires the impact upon their setting to be considered.  The 

designated heritage assets within the Conservation Area include: 

 No.2 St. James Close (Grade II*) 



 No.6, 8, 10, 14, 20, 24 St. James Close (Grade II) 

 The Rectory (Grade II) 

 Garden wall to north of The Rectory (Grade II) 

 Gates and railings between The Rectory and No.20 (Grade II) 

 St. James Church (Grade II) 

 1 Thames Street (Kinges Halle) (Grade II*) 

 3 (King Charles Inn) (Grade II) 

 No. 5, 7, 9, 10, 19, 21, 23, 25 Thames Street (Grade II) 

 No.11 Thames Street (Grade II*) 

 No.10 – 13 West Quay Road (Grade II) 

 No.1-4 Balston Terrace (Grade II) 

 No.32 (Joliffe House) West Street (Grade II) 

 Two Scheduled MonumentsTudor port: the Town Cellars (now the Poole 

History Centre) and Scaplen’s Court  

 

238. There are also the following non designated assets: 

 

 Poole Lifting Bridge (Locally Listed)  

 21-27 Barber’s Wharf (Locally Listed)  

 

239. The Council in considering whether to grant planning permission has a statutory 

duty through Section 66 of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 to ‘have special regard to the desirability of preserving the 

building or its setting or any features of special architectural or historic interest 

which it possesses’. 

 

240. There have been revisions to the proposal through the course of the application, and it 
needs to be acknowledged that the applicant has tried to address comments from the 
Council and Historic England in respect of design setting and impact on the heritage 

assets.  

 

Assessment of significance of heritage assets 

241. The application is supported by a Heritage Statement, which has been amended 

during the application following discussions with Council Officers. The 



Environmental Statement also includes a relevant chapter on heritage 

assessment and impacts. 

 

242. The Heritage Statement identifies the heritage assets likely to be affected by the 

proposals and assesses the impact of the development upon them. The Heritage 

Statements have been prepared with regard to the Historic Environment Record 

in accordance with Para 194 of the NPPF.  

 

243. As described before, whilst the application site is not located within a 

conservation area it is adjacent to the Poole Town Centre Heritage Conservation 

Area and a number of other heritage assets (previously listed above) such as 

those below:   

 

 Within the subject site fronting West Quay Road is an isolated Grade II listed 

early 19th century gate pier. This proposal is subject to a listed building consent 

APP/18/00751/L 

 

 Directly opposite the site on the east side of West Quay Road is the Grade II 

statutorily listed 10-13 West Quay Road, which comprises early 19th century 

two-storey warehouses with a central carriage entrance.  

 

 There are a large number of other statutorily listed buildings located to the east 

along the quayside and within the historic core of the town; the subject site 

contributes to the settings of many of these statutorily listed buildings.  

 

 There is one locally listed building in close proximity: the Poole Lifting Bridge 

built in 1927 is located immediately to the south of the site with the adjacent 
Bridge House.  

 

 Other locally listed buildings are located along the quayside, including 21-27 

Barber’s Wharf warehouse just to the south-east of the subject site; the subject 

site contributes to the settings of these buildings.  

 

 There are two Scheduled Monuments located within the historic core of the town 

and associated with the medieval and Tudor port: the Town Cellars (now the 

Poole History Centre) and Scaplen’s Court at the lower end of the High Street.  

 

244. It is evident that the identified heritage assets provide a high-quality setting for 

the proposed development in conservation terms. The Conservation Area and 



surrounds contain a series of designated and non-designated assets and exhibits 

many features from Poole town’s long and rich history and resultant townscape. 

The significance of these heritage assets is therefore considered to be high and 

must be given significant weight when considering the development proposals 

and their impact. The site itself sits outside of the Conservation Area but within 

its setting and the impact of the development needs to be carefully considered. 

 

 

Assessment of Impacts on Designated and Non-Designated Heritage Assets 

 

245. The heritage implications of the proposed development have been considered by the 
Planning Officer, Urban Designer, Conservation Officer and Historic England throughout  
the course of the application.  Representations from residents have also commented on 

heritage aspects and potential impacts from the development.  In response, the applicant 
has evolved the design response through the course of the application to address 

heritage impact where practicable to do so.  This is set out as follows:  

Pier Gates (Grade II) 

244. NPPF paragraph 201 states “Where a proposed development will lead to 

substantial harm to (or total loss of significance of) a designated heritage asset, 

local planning authorities should refuse consent, unless it can be demonstrated 

that the substantial harm or total loss is necessary to achieve substantial public 

benefits that outweigh that harm or loss, or all of the following apply: 

(a) the nature of the heritage asset prevents all reasonable uses of the site; and 

(b) no viable use of the heritage asset itself can be found in the medium term through 

appropriate marketing that will enable its conservation; and 

(c) conservation by grant-funding or some form of not for profit, charitable or public 
ownership is demonstrably not possible; and 

(d) the harm or loss is outweighed by the benefit of bringing the site back into use”. 

The listed description for the gate piers is described as “Early C19. Brick with 

ashlar pineapple finial. This pier survives from a pair recorded in former listing 

survey”. 

246. No comments or objections to the loss of the listed gates have been received by the 
Conservation Officer or Historic England. However, notwithstanding this it is accepted 
that their removal would result in total loss of the significance of the designated heritage 

asset. It is also noted that the local planning authority has consented to the loss of the 
listed gates in 2011 through an now expired Listed Building Consent highlighting that 
their removal has previously been accepted. 

  

247. It is considered that the loss of significance to the statutorily grade II listed gate pier is a 
material consideration in terms of the level of weight placed on its conservation. It is also 
considered that the loss of its historic fabric, setting and context mean, whilst listed, is 



considered to possess low heritage significance and makes a neutral contribution to the 
character and appearance of the streetscape of West Quay Road, the west side of which 

falls within the setting of the Town Centre Heritage Conservation Area. 

 

248. Nevertheless, the total loss of a designated heritage asset must still constitute substantial 
harm. The NPPF is clear that total loss of a designated heritage asset needs to be It is 

considered against whether there are any substantial public benefits that outweigh the 
loss. Whether there are substantial public benefits will be considered at the end of this 
section of the report.  

Town Centre Heritage Conservation Area 

249. As previously stated the site is adjacent to the Poole Town Centre Heritage Conservation 
Area. The applicant has provided within their Heritage Statement (February 2022) 
(updated relevant section of EIA) that the proposals in their view are considered to 
sustain and enhance the setting of the Conservation Area at its key gateways from the 

west and north by providing greater architectural interest and better reflecting the historic 
and existing grain of the built form.  

 

250. In order to preserve the character of the Conservation Area, the proposed development 
has sought to minimise the impact on the adjacent CA by allowing a flow throughout the 
development, minimising the impact on the height of location of buildings within the 
setting. This is purported by the applicant to ensure the overall impact of the development 

on adjacent assets are kept to a minimum. 

 

251. Whilst Block A has been decreased in height there has been negated by increases in 
Blocks B and F in terms of the overall height. The large, long footprints and flat roofing 

profiles of Blocks A and B do try and respect and enhance key views of the Twin Sails 
Lifting Bridge but there are concerns that these block views from the Conservation Area. 

 

252. Throughout the application process, Blocks A and B have been designed to be a 
contemporary interpretation of a traditional idiom, with elevational treatments and form 
that reflect waterfront buildings typical of the Poole quayside, with a gabled roofline and 

a palette of materials (different tones of brickwork and metal louvres) that reflect the Old 
Town in the background and former industrial uses of the wider quayside. 

 

253. The use of horizontal bands should break down the bulk, scale and mass of these blocks.  
The horizontal bands and deep central slits of contrasting material to articulate a pair of 
gable ends to the quayside, and pairs of gabled bays articulated by different tones of 
brickwork and balconies to the long flank elevations which is welcomed. 

 

254. The proposed layout and linear orientation of the buildings have been considered by the 
applicant in order to reflect the historic grain of the site and Conservation Area. Whilst 
there are some elements of the scheme that would remain visual permeability through 

the site, there would only be glimpses of the roofscape of the historic buildings within the 
Old Town in the background. 



 

255. Blocks C to E run perpendicular with the quayside at different heights (6 and 7 storeys 
respectively), reinforcing the historic linearity of the quayside plots and framing Dee Way, 
the principal public space linking the Old Town with the quayside.  The setting of these 
buildings with textured brick infill panels and glazed balconies breaks up the massing of 

the elevations of the taller buildings. 

 

256. Block F has been increased at a strategic viewing point near the Old Lifting Bridge which 
has not enhanced this key location and has detrimental views from the west quayside.  

Long repetitive elevations continue to frame the main pedestrian spine along Dee Way 
in an oppressive way. 

 

257. Block F nearest the Old Bridge blocks views of Holes Bay from the Quayside on 
Backwater Channel and does not relate to the shape of the corner site which lends itself 
to a much more creative design which could have had a curved frontage or cylindrical 
shape to face the quayside. Block F continues to have a confused roof form and the 

footprint needs to be set back from the bridge and the quayside edge. Block G could 
resemble the roofscape and be brought down to the height of Barber’s Piles to mirror a 

warehouse style and the existing townscape more closely.  The Old Bridge, and recently 
renewed green approach and gateway to the quay could become overshadowed by the 
dominant building forms presented.  

 

258. The LIVA finds that the proposed development would be seen filling the last remaining 
gap through to the lower built form of the historic town centre and St James Church 
Tower. Visual effects would be large-medium scale, and adverse due to the loss of the 

view of St James Tower. The impact of the proposals on the settings and significance of 
the heritage assets identified in the view from south-east from Twin Sails Bridge is 
considered to be moderate and neutral. 

 

259. The proposed development would be seen in front of West Quay Marina directly on the 
far side of the channel, further concealing views of smaller scale buildings and more 
distant skylines. The proposed buildings will dominate the view and effects will be large 

scale and adverse. The impact of the proposals on the settings and significance of the 
heritage assets identified in the view from North East from Poole Swing Bridge is 
considered to be minimal and neutral to positive. There will be an increase in the scale 

of the built form on the subject site, but the buildings fronting the Quay to the east and 
the natural landscape in the background of the view will remain unaffected. 

 

260. Block G fronting West Quay Road from West from St James’ Churchyard will be 
experienced mainly by pedestrians. The LIVA considers impact of the proposals on the 
settings and significance of the heritage assets to be minimal and neutral to positive. 
From Thames Street/ Church Street the proposed development would be seen beyond 

the tree and house in the middle ground. 

 



261. Despite the design approach and changes put forward by the applicant, the application 
has, however, attracted objections from both Historic England and the Council’s 
Conservation Officer on the basis that the overall scale of development is considered to 
have an adverse impact on the setting of the Conservation Area. In response, the 

applicant has revised the scheme on a number of occasions seeking to address the 
concerns raised.  

 

262. The changes have been acknowledged by both Historic England and the Conservation 
Officer as positive and helped to improve the relationship of parts of the scheme and 
impact on the identified heritage assets. However, concerns still remain and both Historic 
England and the Conservation Officer consider the application will harm the setting of 

the Poole Town Centre Heritage Conservation Area and harm the setting of the Grade 
II* Listed church of St James. Both Historic England and the Conservation have 
concluded that the harm, in view of the tests set out in the NPPF, will be less than 

substantial harm.  Historic England has recognised within their comments that the site is 
challenging due to various constraints on site. 

 

263. The construction phase would also have an indirect impact on the settings of the 
statutorily grade II listed warehouse opposite the subject site and on the setting of the 
Lower West Street area of the Town Centre Heritage Conservation Area in particular, as 

well as the locally listed Town Bridge adjacent to the southern boundary of the site. The 
construction phase would result in noise and dust from demolition of the existing 
buildings, transportation, the laying of new services, and the construction of the buildings.  

 

Non designated Heritage Assets 

 

264. The proposed development is likely to have an indirect impact on the settings of 

the non-designated heritage assets adjacent to the southern boundary of the site.  

The construction phase would result in noise and dust from demolition of the 

existing buildings, transportation, the laying of new services, and the construction 

of the buildings. 

 

265. The proposals will, however, remove existing detrimental elements from those 

settings, including buildings of little if any architectural merit and large areas of 

bland unattractive hard landscaping. The proposed layout draws on the historic 

urban grain of the Conservation Area to better reflect an organic coastal 

development with a strong linearity of plots opening out onto the waterfront. The 

proposed buildings fronting West Quay Road and adjacent to the locally listed 

Poole Bridge will establish a stronger relationship with the prevailing townscape 

of the adjoining Conservation Area in terms of their typology, height, scale and 

materiality, whilst enhanced landscaping and public spaces will be introduced to 
enhance greater public access and to appreciate the historic synergy with the 

Quay and historic core of the town. Greater public appreciation and 

understanding will also be enhanced also by the opportunities offered by the 

integration of public art that draws inspiration from the former industrial uses of 

the site, as well as street furniture which utilise simple industrial-style materials. 



The proposed uses of the site reflect the historic mix of commercial and 

residential uses. 

 

Summary of impact 

 

266. The scale, bulk and design of the development overall is considered to have an 

impact on heritage assets as will represent a significant change from the current 

situation. The application has successfully addressed some of the concerns over 

the course of the application. However, in order to accommodate the level of 

development required by the policy the applicant also contends that it requires 

the scale bulk and mass proposed in order to achieve a viable development. 

 

267. Historic England thereby conclude that there remains harm to heritage assets. 

Historic England conclude that the harm is “less than substantial”. The conclusion 

on harm and it being less than substantial is agreed in this planning assessment. 

Paragraph 202 of the NPPF states that: where a development proposal will lead 

to less than substantial harm to the significance of a designated heritage asset, 

this harm should be weighed against the public benefits of the proposal including, 

where appropriate, securing its optimum viable use. This will be considered in the 

planning balance sections of this report.  

 

Conclusions on heritage 

 

268. In respect of the listed gates, the application will result in total loss of the 

designated heritage asset. This loss, which amounts to substantial harm, needs 

to weighed against the public benefits of the proposal. 

 

269. In terms of the proposed new development, the applicant has sought to address 

the concerns raised on impacts to heritage assets through the application by 

amending the density ranges, improving the design approach to the parts of the 

development closest to adjacent heritage assets, increasing use of landscaping 

to screen the development when viewed from heritage assets and reducing the 

number of dwellings down to 454 homes.  

 

270. Both the Conservation Officer and Historic England acknowledge that 

enhancements have been made through the application although still advise the 

proposal overall will result in less than substantial harm to heritage assets. Even 

with further amendments to the scheme for example a reduction in the scale 

massing and number of units proposed Historic England or indeed the Council’s 

Conservation Officer are unlikely to move away from concluding that there is less 

than substantial harm. In this context the applicant considers the proposed 

development at 454 homes is acceptable in heritage policy terms when 



considering the public benefits that exist, and therefore do not consider there is 

a need for a further reduction in dwellings.  

 

271. The public benefits that are considered to exist on this occasion are as follows:  

 

 securing the optimum viable use of the site which is otherwise an under-used 

and somewhat poor-quality space adjacent to the Conservation Area;  

 sustaining the key elements which contribute to the settings and significance 

of the Conservation Area and identified statutorily and locally listed buildings;  

 enhancing the townscape setting of the Conservation Area at key gateway 

locations; 

 enabling public access to the site allowing heritage assets to be better 

“revealed” and reinforcing the history of the area and its development;  

 enabling an interpretation and understanding of the significance of the 

physical and visual synergy between the site, the Quay and the historic core 

of the town. 

 The delivery of up to 454 new homes in a highly sustainable location. The 

proposals would contribute significantly towards addressing the identified 

housing land supply shortfall and substantial weight has been given to this 

benefit. 

 24 dwellings will be delivered as affordable units on site. 

 New Homes Bonus that will be used to invest in delivery of Council services. 

 The provision of 454 apartments will make a definite and tangible contribution 

towards meeting Poole’s future population growth at a previous developed 

brownfield site, which will as a consequence of this be able to reduce pressure 

on Greenfield sites across Poole and beyond.  

 The proposed development will replace many ageing buildings and hard 

standing areas which detract from the local environment with a modern and 

contemporary development that will facilitate the redevelopment of a site 

earmarked for regeneration, which is compliant with the aims and objectives 

of the Adopted Poole Local Plan. 

 The proposed development will be able to deliver regeneration benefits which 

in turn able to will enhance both the attractiveness and vibrancy of the area 

 The proposed development is specifically designed to accommodate taller 

buildings along the quayside and towards the north of the site whilst stepping 

down in height towards West Quay Road and the historic centre of Poole 

 Provision of a wide range of housing types to enable local people to ‘right size’ 

and stay within their community including self-build plots and a new care home 

to help meet the forecast needs of an ageing population; 



 Enhancements to sustainable transport included, prioritising walking, cycling 

and use of public transport as well as financially supporting improvements to 

the Poole and Wimborne Road corridor; 

 Employment opportunities during construction of the development as well as 

an uplift in spending within the local economy for the duration of the 

construction process, and from the new homes’ residents;  

 Structural planting and landscaping, including a significant amount of new tree 

planting across the site will improve visual amenity, have biodiversity benefits 

and assist in carbon sequestration and improvements to air quality; and 

 Financial contributions through Section 106 Agreement in relation to the NHS, 

Education, Open Space, Travel Plan, Highways, Nutrients and SAMM. 

 

272. It is important to consider that the site is a key strategic allocation in the Local 
Plan that sets out a potential for around 450 homes to be provided meaning the 

principle of development is established. The design response is considered to 

have kept the impact on heritage assets (other than the listed gates) to a level 

that is clearly within the category of less than substantial harm and is a matter of 

changes to setting as opposed to directly affecting integrity of Conservation Areas 

and Listed Buildings therein. The allocation of the site has already established 

that there would change to these settings. Whilst it is acknowledged that some 

harm has been identified, the design response will deliver a high-quali ty 

development that broadly respects key features of the existing built and 

landscaped environment.  

 

273. The level of harm identified is not considered to be so significant that planning 

permission should reasonably be refused on heritage grounds without due 

consideration of the public benefits. In this regard, the public benefits identified 

are considered to be significant and sufficient, on this occasion, to outweigh the 

less than substantial harm identified as well as the significant harm resulting from 

the loss of the listed gates. With the public benefits considered to outweigh the 

harm to the heritage assets identified, it is concluded that the tests set out in the 

NPPF in respect of considering heritage have been met and support the granting 

of outline planning permission in respect of heritage matters. 

 

Residential amenity  

 

274. Policy PP27 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 in terms of sunlight, daylight, privacy, noise and 

whether it would be overbearing/ oppressive; and provides satisfactory external 

and internal amenity space for existing and future occupants. 

 



275. The NPPF states that planning decisions should provide attractive, welcoming 

and distinctive places to live and visit; 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 (para.130). 

 

276. The Environmental Statement (ES) accompanying this planning applications 

states that the LVIA does also not include a separate residential amenity 

assessment.  “In paragraphs 209-211 of the decision regarding Spring Farm 

Ridge wind farm (APP/Z2830/A/11/2165035 – December 2014), which sets out 

the approach that in considering effects on private residential amenity – whether 

effects are visually significant is not relevant – effects which fall below the 

threshold of being “so unpleasant, overwhelming and oppressive that this would 

become an unattractive place to live” (known as the Lavender Test) “would not 
feature in the planning balance, irrespective of how many dwellings were so 

affected”. It is considered that the effects resulting from the proposed 

development would fall below the threshold of being “so unpleasant, 

overwhelming and oppressive that this would become an unattractive place to 

live”.. However, a separate study of effects on daylight, sunlight, and 

overshadowing has been undertaken and is included in the ES. 

 

277. The Council have commissioned a Daylight, Sunlight and Overshadowing ES 

Chapter Review (April 2022) by the consultants WSP. Essentially the commission 

looked at the submitted ES chapter (submitted by the applicant) which assessed 

the significance of potential effects of the Proposed Development (West Quay 

Road scheme) in the Borough of Poole, on daylight and sunlight to surrounding 

buildings and overshadowing/sun-on-ground to the surrounding area including 

amenity spaces.  

 

278. Daylight and sunlight availability to surrounding buildings and sunlight availability 

to the surrounding amenity space have been assessed using the vertical sky 

component (VSC), daylight distribution (NSL), percentage of annual probable 

sunlight hours (PSH) and 2-hour sun-on-ground tests recommended in the BRE 

Guide, with the Proposed Development in place. 

 

279. The south facing room at No. 13 Barbers Gate and similarly No.26 Barbers Gate 

are overlooking the proposed development. However, a quantitative study has 

been deemed not necessary and has been concluded by WSP that they will not 

be impacted significantly by the proposed development.  No overshadowing was 

considered within the assessment and as such was scoped out of the ES where 

it was concluded no adverse impact in terms of overshadowing.  

 

280. The types of properties that have been assessed for daylight and sunlight include 

only residential buildings since the main concern of the BRE Guide is 

safeguarding the daylight and sunlight on this type of buildings.  The assessment 



has been undertaken on ‘light within’ residential units rather than impact on 

neighbours.  The properties identified as requiring a sunlight assessment are 

those which are situated within 90° of due south of the site and its main window 

wall subtends an angle greater than 25° to the horizontal which is in line with 

BRE. As a result of the proposed development, whilst there may be some impacts 

in terms of daylight/sunlight as this would be a new development; the overall 

scheme when taken as a whole would not be considered to have an adverse 

impact on potential future residents and users of the site in general. 

 

281. It can be concluded that following various assessments during the application 

process, the Council through assessment via WSP is satisfied that the proposed 

development would not give rise to any adverse impact in respect of neighbour 

amenity and as such conforms with Policy PP27. 

 

Security and safety  

 

282. Policy PP27 comments that a good standard of design is required in all new 

developments, including extensions and external alterations to existing buildings.  

Development will be permitted provided that, where relevant, it: 

 

“(e) creates an accessible, safe environment that minimises crime through the 

layout of the site and the positioning of doors and windows on elevations that 

face onto public or shared areas.” 

 

283. Poole Town Centre Supplementary Planning Document (December 2015) 

comments that the way buildings and associated parking areas relate to the street 

has an effect upon townscape quality, safety, security and vitality. New buildings 

of all types should be designed with active frontages incorporating doors and 

windows facing public streets, routes and spaces. In key locations such as the 

waterfront and along major pedestrian routes the ground floor of buildings should 

contain commercial, community or cultural uses.  

 

284. Paragraphs 92 and 130 of the NPPF require planning decisions to achieve 

inclusive and safe places which are “safe and accessible, so that crime and 

disorder, and the fear of crime, do not undermine the quality of life or community 

cohesion”. 

 

285. National Planning Practice Guidance adds further context to the National 

Planning Policy Framework (“NPPF”). In relation to socio-economic impacts 

specifically, relevant guidance notes include the following:  

 



 Design, including crime prevention and security measures  

 Health and Wellbeing  

 Housing and economic needs assessment  

 Housing and economic land availability assessment  

 Open space, sports and recreation facilities, public rights of way and local 

green space 

 

286. The Dorset Police - Crime Prevention and Design Advisor raise no objection to 

the proposal. It is noted that in terms of surveillance, open, bright spaces will 

reduce the number of potential hiding places and allow people to be aware of 

what is happening around them. The entire site will have adequate lighting. On-

site CCTV will also be provided and will be monitored and used to direct police 

or other security personnel in the case of an incident or will be recorded in the 

hope that the pictures will help to identify and prosecute offenders. 

 

287. It is considered that the proposal complies with the NPPF as set out and Local 

Plan Policy PP27.  

 

Open Space and Play provision 

 

288. Policy PP25 sets out policy for open space and allotment provision within new 

development. PP25 (1) states that new development should contribute to the 

provision of a high-quality network of open space ensuring links to and between 

open spaces are provided where appropriate. PP25 specifically states ‘strategic 

sites should provide open space on-site giving consideration to the standards set 

out in the Open Space Needs Assessment. Where this cannot be achieved, i.e. 

on high density town centre sites, the Council will require off-site provision in lieu 

of on-site provision secured through Section 106, which the Council will use to 

enhance nearby existing open spaces. It should be noted that the application site 

is a high-density town centre site. 

 

289. Policy PP26 sets out policy for sports, recreation and community facilities. PP26 

(1) states that the Council supports proposals for new sports, recreation and 

community facilities. In this case the application includes provision for new play 

facilities that as confirmed in PP26 (1) will be supported by the Council.  

 

290. Paragraph 93 of the NPPF (July 2021) states that to provide the social, 

recreational and cultural facilities and services the community needs, planning 

policies and decisions should:  

 



a) plan positively for the provision and use of shared spaces, community facilities 

(such as local shops, meeting places, sports venues, open space, cultural 

buildings, public houses and places of worship) and other local services to 

enhance the sustainability of communities and residential environments. 

 

291. Paragraph 98 further states that access to a network of high-quality open spaces 

and opportunities for sport and physical activity is important for the health and 

well-being of communities and can deliver wider benefits for nature and support 

efforts to address climate change. Planning policies should be based on robust 

and up-to-date assessments of the need for open space, sport and recreation 

facilities (including quantitative or qualitative deficits or surpluses) and 

opportunities for new provision. Information gained from the assessments should 

be used to determine what open space, sport and recreational provision is 
needed, which plans should then seek to accommodate. 

 

Open Space Standards 

 

292. Open space standards are set in the Borough of Poole Local Plan OSNA (Nov 

2017). These policies are reinforced in the Poole Local Plan, specifically policy 

PP24 Green Infrastructure, PP25 open space and allotments, PP26 Sports, 

recreation and community facilities and PP31 Poole’s coast and countryside.  

 

293. PP25 states that where provision cannot be secured on-site, for example high 

density town centre sites such as this one, the Council will require off-site 

provision in lieu of on-site provision secured through S106 contributions, which 

should apply to this scheme.  

 

294. The applicant states there would be 454 residential and retirement apartments in 

the development. Using average occupancy levels of 1.65 per apartment the 

estimated population will be 749 people. This generates an open space 

requirement of 3.46 hectares, with the following typologies as set out below in the 

table. However, details have not been provided by the applicant for the quantum 

of open space provision by typology and therefore it is difficult to fully assess, 

other than assuming they shall be provided for off-site.  



 
Equipped Play 

 

295. In terms of equipped play areas there are two areas of play available either to the 

public or residents only. The latter are undersized in relation to the quantum of 

development and are gated and effectively not in the public domain. This private 

play space will provide little meaningful provision for these communities. The 

applicant has not sought to clarify whether the gated play provision will be 

managed privately or not. The open space officer comments as follows: 

 

“The low level play spaces within the public realm are welcomed as an intrinsic 

element of those spaces and in making them vibrant and attractive for all ages. 

However, there is limited information on their size and play value, however this is 

assumed to be limited given the visual references in the D&A statement and the 

‘low-level’ and ‘informal’ nature of the proposal. 

 

This scale and level of provision is not felt to be sufficient for this scale of 

development, even with an acknowledgement of the number of 1-bed or 

retirement flats within the units.  

 

There are no nearby opportunities for the developer to provide additional play off-

site so there should be an agreement for a s106 to mitigate this”.  

 

296. It is likely that residents will seek out their nearest public play areas within easy 

walking distance from the development:  

 

 Green Road 14min 

 Hamworthy Park 17min 

 Sterte Esplanade 18min 

 Poole Park 25min 

 



297. The Fields in Trust recognise that a 10-minute walk time to a Local or 

Neighbourhood play area should be available. The walking times above suggest 

that users will only be willing to walk to these nearby Council facilities, and 

therefore truly mitigate the impact of the development, if the quality of play and 

the play value available are sufficiently high. In addition, there are significant 

transport corridors to cross that further adds to the difficulty for the new residents.  

 

298. It is therefore imperative to seek meaningful off-site contributions to ensure that 

these facilities meet the future demand that will be expected of them as a result 

of this development.  

 

299. The applicant has not provided commentary on the provision of Youth facilities, 

such as rebound walls, MUGA’s or mini versions, table tennis tables or hang-out 

spaces that offer opportunities for sport, fitness and recreation for all ages and 

genders. With intelligent design these facilities can attract a wide range of ages 

and importantly appeal to girls as well as boys.  

 

300. As these facilities are not included on site, off-site contributions are required so 

that this can enhance the nearest open spaces to provide these facilities. The 

table below sets out the level of contributions towards open space provision.  

 

Ref Item Estimate of 

cost  

1 Local Park / recreation grounds, Amenity Space  

1a A contribution to offset the increase in pressure on 

nearby spaces is proposed. Costs shown to 

enhance the quality of open space provision such 

as key site infrastructure (benches, bins, notice 

boards, fencing).   

Relevant open spaces impacted by the 

development:  

 Hamworthy Park,  

 Hamworthy recreation ground 

 

£20,000 

2 Natural Environment 

 

 

2a Enhancements for biodiversity on nearby open 

spaces such as creation of meadows, tree or hedge 

£20,000 



planting to offset over a Hectare of provision that 

should be made on-site.  

Relevant open spaces impacted by the 
development:  

 Hamworthy Park 

 Sterte Esplanade 

 

3 Children and young people (play) 

Known cost estimates from previous improvements 

across BCP.  

 

3a Youth facilities: Contribution to an existing BCP 

Council project to replace and improve the wheeled 

facility at Baiter Park.  

£100,000 of the projected project costs of £250,000 

are already secured and the council are seeking to 

replace the facility by summer 2023.  

The cost is an estimated figure proportionate to the 

potential mitigation required from the development 

and would contribute to the skate park or ancillary 

facilities such as street furniture and youth hang-out 

spaces. 

 

£50,000 

3b Play facilities: The Green Road play area was 

renewed in 2012 and is now in need of further 

refurbishment. 

As the closest play facility, set in a tree and hedge-

lined attractive space this facility is of prime 

importance.  

S106 agreement required to offset the increase in 

pressure from the development to fund: 

 Replacement surfacing where worn and 

damaged. 

 Replacement items of equipment where at 

end of life.  

 New equipment to provide fresh interest 

 

£30,000 



4 Off-site sport facilities 

Cost estimates and evidence of need are drawn from the draft BCP 

Council Playing Pitch Strategy (due for imminent publication), the 
Local Facility Football Plan (here) or from recent works on Council 

facilities. 

4a Whitecliff recreation ground 

 Football pitch improvements, including sand 

slitting and drainage. 

 Cricket pitch improvements 

 

£30,000 

Total   £150,000 

 

301. The Local Plan and NPPF is clear that open space provision needs to be taken 

into account in considering any new development of this size. Open space, which 

includes all open space of public value, can take many forms, from formal sports 

pitches to open areas within a development, linear corridors and country parks. 

It can contribute to the overall green infrastructure as well as being an important 

part of the landscape and setting of built development, and an important 

component in the achievement of sustainable development. 

 

302. The Environment Open Space & Natural Environment Officer has commented 

that the proposal as now presented is a significant improvement on earlier 

iterations of the scheme in terms of the revised layout, scale of development, 

styling of the architecture and public realm and therefore raises no objection to 
the proposal. The Officer comments as follows:  

 

“The public realm is more considered and there is a clear distinction between 

private residential and public areas. The majority of open space provision is of 

a public realm typology as opposed to those listed in the Open Space Needs 
Assessment (OSNA). The areas for play and private recreation do not though 

form part of the open space provision as required through adopted planning 

policy”. 

 

303. Furthermore, given that sufficient play equipment and open space provision is not 
achievable on site, it would be imperative for the  “for the developer to provide 

additional play off-site so there should be an agreement for a s106 to mitigate 

this”. The applicant has confirmed agreement to off-site contributions to be 

secured via the S106 Agreement.  

 

https://localplans.footballfoundation.org.uk/local-authorities-index/bournemouth-christchurch-and-poole/bournemouth-christchurch-and-poole-local-football-facility-plan/


304. There has been no discussion with Environment Services over adoption and 

maintenance of the public spaces. The Environment Open Space & Natural 

Environment Officer has commented in respect of this that an area which requires 

clarification is around who will be responsible for future management of any public 

realm areas. Whichever team(s) in the Council would be involved in these should 

be consulted on the design to ensure that the scheme is appropriate to 

requirements.  It is presumed via the S106 Head of Terms set out, that the 

maintenance of open spaces will be provided by a management company, to be 
confirmed. 

 

305. In strict terms the provision of public open space falls short of the adopted 

standards, but consideration nonetheless needs to be given to the strategic 

regeneration objectives of the proposed development and the wider public 
benefits. The policy also allows for off-site contributions to be secured to offset 

any deficit of on-site provision on high density town centre sites such as the 

application site. 

 

306. On balance, therefore, it is considered that the proposal with the contributions 

secure sufficient open space to serve the development and future residents in 
accordance with Policies PP25 and PP26.  

 

Archaeology  

 

307. Policy PP30 (Poole Local Plan) seeks to confer protection upon heritage assets 

which include sites of archaeological significance. An archaeological assessment 

has been submitted with the proposal which has been assessed by the Senior 

Archaeologist for Dorset Council. BCP Council have a Service Level Agreement 

with Dorset Council to provide planning advice for the Council on matters relating 

to archaeology. 

 

308. Paragraph 194 (NPPF July 2021) states that in determining applications, local 

planning authorities should require an applicant to describe the significance of 

any heritage assets affected, including any contribution made by their setting. 

The level of detail should be proportionate to the assets’ importance and no more 
than is sufficient to understand the potential impact of the proposal on their 

significance. As a minimum the relevant historic environment record should have 

been consulted and the heritage assets assessed using appropriate expertise 

where necessary. Where a site on which development is proposed includes, or 

has the potential to include, heritage assets with archaeological interest, local 

planning authorities should require developers to submit an appropriate desk-

based assessment and, where necessary, a field evaluation.  

 



309. Paragraph 199 states that when considering the impact of a proposed 

development on the significance of a designated heritage asset, great weight 

should be given to the asset’s conservation (and the more important the asset, 

the greater the weight should be). This is irrespective of whether any potential 

harm amounts to substantial harm, total loss or less than substantial harm to its 

significance.  

 

310. Paragraph 203 states that the effect of an application on the significance of a 

non-designated heritage asset should be taken into account in determining the 

application. In weighing applications that directly or indirectly affect non-

designated heritage assets, a balanced judgement will be required having regard 

to the scale of any harm or loss and the significance of the heritage asset.  

 

311. Paragraph 205 states that local planning authorities should require developers to 

record and advance understanding of the significance of any heritage assets to 

be lost (wholly or in part) in a manner proportionate to their importance and the 

impact, and to make this evidence (and any archive generated) publicly 

accessible. However, the ability to record evidence of our past should not be a 

factor in deciding whether such loss should be permitted. 

 

312. The amended Environmental Statement (ES) considers the impact of the 

proposed development on potential buried archaeological deposits located within 

the subject site and the significance of those potential deposits. The findings and 

recommendations are based on an Archaeological Desk-Based Assessment 
(February 2022) are set out in the accompanying ES.  

 

313. The archaeological assessment has collected data from a study area of 500m 

around the subject site. Data was collected from the Dorset HER, National 

Heritage List for England, Dorset History Centre and the Poole History Centre.  

 

314. Within the subject site the assessment has concluded that there is a low potential 

for Prehistoric, Saxon/Early Medieval and Modern archaeology, and a moderate 

potential for Roman, Medieval and PostMedieval archaeology.  

 

315. Additionally, there is ‘potential for buried waterlogged deposits, particularly dating 

from the Roman, Medieval and Post-Medieval periods when the western shore 

and mudflats of the Poole peninsula may well have been used for the landing of 

boats. The condition and relative significance of such archaeology would be of 

local or regional value and would likely enhance an appreciation and 
understanding of the significance of the site and the development of the quayside 

at the west side of the Poole peninsula.  

 



316. The assessment goes on to say that ‘whilst the magnitude of impact of the 

proposed groundwork on potential waterlogged archaeological remains is 

considered to be major, any adverse impacts during the construction and 

operation phases, and as a result of cumulative impacts, would be mitigated by 

early evaluation, including deposit modelling and a hydrogeological assessment. 

The results of this early evaluation would provide a baseline for further evaluation 

and mitigation (if required) which would result in an overall moderate/substantial 

neutral significance of effect’. 

 

317. Whilst the County Archaeologist has advised that they have reviewed the Written 

Scheme of Investigation (WSI) which they indicate is helpful, the results of the 

evaluation remain outstanding.  The applicants have confirmed that they would 

be happy with a suitably worded condition to be attached to any grant of planning 
permission which would mean that the archaeological evaluation work would be 

carried out before any work on site is carried out.  

 

318. The applicants do not currently own the site therefore, it would be considered 

reasonable for any evaluation/investigation works to take place post 

determination, providing it’s secured via condition and adequately discharged 
before commencement of works. 

 

319. Based on the assessment of the information and comments by the Senior 

Archaeologist, provided a condition is suitably imposed on any approval of 

application and fully implemented as such; it is considered that the proposal is 
acceptable in respect of archaeology in accordance with Policy PP30 and 

relevant chapters within the NPPF. 

 

Education  

 

320. Policy PP20 Investment in Education the Council will continue to work with its 

partners, including schools, academies, colleges and universities to upgrade and 

improve education facilities, to ensure there are sufficient places to meet needs 

and to ensure that the courses provide students with the skills needed by local 

businesses. 

 

321. Policy PP39 relates to delivering Poole’s infrastructure and states that the Council 

will work with infrastructure providers and use tools such as Section 106 and 

Community Infrastructure Levy (CIL) to provide infrastructure in a timely manner 

to facilitate growth. 

 

322. The Council has a statutory duty to secure sufficient and suitable school places 

for Bournemouth, Christchurch and Poole resident children of statutory school 



age. One of the most important but also challenging roles for BCP Council is to 

ensure that there are enough school places in the correct area for parents to 

access them. 

 

323. The Local Education Authority (LEA) has assessed the development’s impact on 

school place provision within the local school catchments that serve the site. The 

LEA’s response sets out that the development will generate additional school 

aged children that will need school places being available to ensure the proposals 

can be accommodated successfully. The LEA have also assessed whether any 

capacity exists within the catchments to accommodate the identified numbers of 

school aged children that are likely to be generated. 

 

324. The applicant has stated within their Scoping Report that they expect full 

occupancy to take up to three years following completion of the development. 

Given the comparatively small number of children generated from this 

development it is difficult to accurately establish when and at what age the 

anticipated children will occupy the new apartments. Therefore, for modelling 

purposes the impact of the children shall be applied to a single year. 

 

325. The total numbers of places anticipated to be generated from the proposed 

development as set out as follows.  

 

• 5 x Early Years places  

• 7 x Primary places 

• 5 x Secondary places 

• 2 x Post-16 places 

 

326. Taking the above into account the LEA has commented that the school places 

are categorised as site-specific infrastructure to be funded through S.106 

Obligations and therefore there is an expectation that the Council will expect the 

developer to mitigate the full costs of all additional pupil places and early years 

provision that is required as a result of the proposed development, or by any 

variation to it, through S.106. The required contribution breakdown is highlighted 

in the table below with costings based on providing pupil places within the existing 
education system where major capital works are not required, for example, where 

a whole Form of Entry expansion or new school is not needed:  

 



 

327. The developer contributions relating to education provision can be addressed 

through a section 106 agreement. The proposal would therefore comply with 

Policy PP20 and PP39. 

 

Transport  

 

328. Policy 34 sets out the development plan’s Transport Strategy. PP34 states that 

the Council will work with developers and partners to deliver a safe, connected 

and accessible transport network across southeast Dorset. In particular, PP34 (a) 

and (b) will manage growth by directing new development to the most accessible 

locations, reduce the need to travel, reduce emission and benefit air quality, 

explore innovative approaches to travel demand management. 

 

329. PP34 (c) confirms that the Council will manage the delivery of strategic sites to 

ensure the transport network operates within capacity. 

 

330. PP34 (d) states that the Council will improve safety, appearance and 
convenience of travel, including improved access to local services and facilities 

by foot, cycle and public transport. 

 

331. PP34 (f) states that the Council will support continued improvements in public 

transport services as a means of reducing the proportion of journeys made by 
private cars. 

 

332. Policy PP35 relates to a safe, connected and accessible transport network. PP35 

(1) sets out policy for new development and requires proposals for new 

development to 

 

(a) maximise the use of sustainable forms of travel; 

(b) provide safe access to the highway; 

(c) contribute positively to the retention and creation of:  

(i) attractive, safe and accessible place; and  



(ii) safe, convenient pedestrian and cycling routes 

 

(d) improve safety and convenience of travel, including improved access to local 

services and facilities by foot, cycle and public transport; 

 

(e) accord with the Parking & Layout in New Development SPD (n.b. this has 

been replaced by the BCP Parking SPD); and 

 

(f) Identify opportunities for the provision of new accessing / servicing rear of 

commercial premises, particularly where commercial premises are located in 

pedestrianised areas or along classified roads. New development should seek to 

retain and, wherever practicable, improve any existing rear servicing provision to 

commercial premises. 

 

333. PP35 (2) relates to mitigating significant transport impacts and requires proposals 

that are likely to generate significant transport impacts to be supported by a 

Transport Assessment and where requested by the Council, a Travel Plan to 

include a range of measures to facilitate increased uptake of walking, cycling, 

public transport, car sharing or low emission vehicles. These measures should 

ensure switching between modes is simple and convenient for all. PP35 also 

states that Transport Assessments and Travel Plans should take account of the 

range of transport proposals set out in the Local Transport Plan and Poole’s 

Infrastructure Plan. 

 

334. PP35 (2) states that the Council will expect developers of sites with significant 

transport impact to incorporate all sustainable transport measures to mitigate 

impacts on the wider transport network including where appropriate (a) reducing 

the need to travel (broadband, business hubs), (b) walking and cycling 

infrastructure that enables active travel, (c) public transport infrastructure, (d) 

road infrastructure and (b) any site specific mitigation measures outlined in the 

Local Plan Transport Mitigation Plan. 

 

335. PP35 (3) relates to air quality and requires submission of an air quality 

assessment where there is likely to be an adverse impact in this regard. Mitigation 

for adverse impacts on air quality are identified within PP35 (3) as inclusion of 

walking, cycling and public transport measures to reduce emissions and any 

other measures required to prevent adverse effects, either alone or in 

combination on European and internationally important sites. 

 

336. The PQF Neighbourhood Plan includes policies PQF4 and 5 that promote better 

access within the plan area and promotion of sustainable forms of travel. 



 

337. The NPPF at Chapter 9 sets out the national policy approach to promoting 

sustainable travel. Paragraph 104 of the NPPF confirms that transport issues 
should be considered at the earliest stages of plan-making and development 

proposals so that:  

 

“ a) the potential impacts of development on transport networks can be 

addressed; 

 b) opportunities from existing or proposed transport infrastructure, and 

changing transport technology and usage, are realised – for example in relation 

to the scale, location or density of development that can be accommodated;  

c) opportunities to promote walking, cycling and public transport use are 

identified and pursued;  

d) the environmental impacts of traffic and transport infrastructure can be 

identified, assessed and taken into account – including appropriate 

opportunities for avoiding and mitigating any adverse effects, and for net 

environmental gains; and 

 e) patterns of movement, streets, parking and other transport considerations 

are integral to the design of schemes, and contribute to making high quality 
places.” 

 

338. Paragraph 110 of the NPPF states that in assessing sites that may be allocated 

for development in plans, or specific applications for development, it should be 

ensured that: 

 

“a) appropriate opportunities to promote sustainable transport modes can be – 

or have been – taken up, given the type of development and its location;  

b) safe and suitable access to the site can be achieved for all users;  

c) the design of streets, parking areas, other transport elements and the content 

of associated standards reflects current national guidance, including the 

National Design Guide and the National Model Design Code 46; and  

d) any significant impacts from the development on the transport network (in 

terms of capacity and congestion), or on highway safety, can be cost effectively 

mitigated to an acceptable degree.” 

 

339. Paragraph 111 of the NPPF states that “Development should only be prevented 

or refused on highway grounds if there would be unacceptable impact on highway 

safety, or the residual cumulative impacts on the road network would be severe.” 

 



340. Paragraph 113 of the NPPF repeats the requirement in PP35 for developments 

that generate significant amounts of movement to provide a Travel Plan and 

supported by a Transport Statement or Transport Assessment so that the likely 

impact of the proposal can be assessed.  

 

341. In accordance with Policy PP35 and the NPPF, a Transport Assessment (TA), 

Framework Travel Plan and a Traffic and Transport chapter of the Environmental 

Statement have been prepared and submitted by the applicant team in support 

of the application. An Air Quality Assessment has also been submitted and 

included within the Environmental Statement.  

 

342. BCP Highways were re consulted on the application and have commented 

originally that they had concerns over outstanding issues/clarifications needed in 

the area of Poole Bridge / West Quay Road junction area.  

 

343. The Highways Authority now comment that the additional information provided by 

the applicant concerning additional levels and section details is now satisfactorily 

clarified.  From a Highway Authority perspective, the proposal levels and details 

in the area adjacent to West Quay Road/the proposed new quayside & Rowing 

Club building. The levels will allow for continuous pedestrian (and cycle 

movement if applicable) between West Quay Road and the new quayside. 

Proposed new quayside ramp gradients are within highway guidelines.  

 

344. The Highways Authority also confirm that the parking space allocation for the 

rowing club can be addressed through a Parking Management Scheme condition 

which we would seek as part of any planning approval. 

 

345. Furthermore, the existing uses provide six access points on to the A350 West 

Quay Road to the east. Typically, these take the form of footway crossover 

junctions and vary in quality and width with the largest being around 11-metres 

with the narrowest measuring around 3-metres. The proposals will rationalise the 

number of accesses provided to give greater clarity on potential access and 

egress movements for those travelling on Quay West Road. 

 

346. The submitted TA concludes that the evidence presented therein demonstrates 

that the resultant increase in traffic in comparison to the scheme of 450 units 

which the former Borough of Poole allowed for in their modelling work to support 

the Townside and Hunger Hill Improvements Scheme (sometimes referred to as 

the Townside Access scheme*), is minimal. The assessment also demonstrates 
that the Application Site is located where it would afford future residents a range 

of opportunities to travel by non-car modes, and the development proposals 

would seek to further maximise the propensity to travel by non-motorised means 

through on-site and off-site pedestrian and cycle infrastructure enhancements.  



 

* A major infrastructure investment project, covering the area between Hunger 

Hill and Poole Bridge (including West Street and West Quay Road) this scheme 
began in 2018, with works taking place over a number of phases. The majority of 

the improvements are now complete. This scheme has helped to revitalising the 

area and enhance connectivity to the town centre. It has delivered an improved 

cycling and pedestrian network to encourage more reliable journey times and 

safeguard local air quality. Attractive public spaces, which enhance the quality of 

life for local people, have also been delivered. 

 

 

 

 

Travel Plan  

 

347. The applicant has confirmed that they would accept an appropriately worded 

planning condition requiring the preparation and implementation of a Full Travel 

Plan. This will ensure the development will maximise opportunities to promote 

sustainable forms of travel to and from the site. 

 

Site access  

 

348. There are currently a number of access points into the site. The plans 

accompanying the application propose to reduce the amount of existing private 
access points onto West Quay Road in this location and proposes that the 

proposed development would be served by a centralised priority access that 

would be created in the broad position of the existing Dee Way, which is an 
adopted highway.  

 

349. The proposed development would be served by a centralised priority access that 

would be created in the broad position of the existing Dee Way, which is an 

adopted highway. The access has been designed to ensure that inter-visibility to 

pedestrians and cyclists is adequately afforded, whilst junction visibility can also 

be achieved in compliance with the relevant guidance set out in Table 7.1 of 

Manual for Streets, in respect of a 30mph speed limit. Non-vehicular access will 

be gained alongside the highway junction from West Quay Road, with the 

pedestrian access arranged as to maximise integration with the desire line from 

Barbours Piles, in line with the SPD policy for the site. 

 



350. Completing Policy PP5 criterion (f), the proposed development will provide a new 

continuous public walkway along the quayside between the two bridges on either 

side of the site. Dee Way will be widened to create a central street to link the 

quayside to Barber’s Piles and Poole town centre.  

 

351. The Planning Statement sets out that proposal will therefore facilitate pedestrian 

access across and through the site and will link into a shared cycle / footway 

along West Quay Road. The proposed routes through the site, accompanied with 

the shared cycle and pedestrian routes along West Quay road, will connect the 

development with the existing parts of the town and enhance existing pedestrian 

and cycle routes.  

 

 

 

Car parking  

 

352. The total quantum of car parking proposed is 265 residential car parking spaces. 

The parking provision is required to support the viability of the development, 

which is an approach in accordance with the Parking SPD. 

  

353. It is considered that the application site lies within an area that is well accessible 

and where parking constraint can be used as a practical tool to encourage more 

sustainable forms of travel. The Travel Plan accompanying the planning 

application has considered in section 8 therein that in built parking constraint will 

also increase the potential success of the Travel Plan.  

 

354. The proposed development responds to the locational characteristics of the site 

and to local and national transport policies which seek to make the best use of 

non-car travel options, by providing car parking facilities for residents only. Staff 

and visitors of the commercial and café uses will be encouraged to travel by more 

sustainable modes or to utilise the readily available public car parks that are 

within a walkable distance of the site. 

 

Cycle parking 

 

355. Cycle parking provision will be provided in accordance with current Parking SPD, 

which currently requires 1 space per dwelling, 1 space per 1000sqm for B1 Office 

and A3 Café land-uses. Allied to this, specific requirements for the boat club 

include 12no. spaces. The proposed development incorporates provision for 435 

cycle parking spaces housed within the development, with 12 spaces provided 



for the boat club. In this respect, the proposal accords with the current policy.  

This will be secured by the S106. 

 

Servicing 

 

356. Policy PP27 Design states that good standard of design is required in all new 

developments, including extensions and external alterations to existing buildings 

and more specifically at limb (g) of the said policy this states that (new 

developments) should provide convenient and practical parking, servicing, 

bicycle storage, waste and recycling arrangements in accordance with the 

relevant standards which is designed to be in keeping with the existing pattern of 

development in the street, or part of the street, the site is located. 

 

357. The applicant has indicated that the servicing for the development will take place 

from a series of ‘collection zones’ located within the development. Swept-path 

analyses have been undertaken using the parameters of the municipal refuse 

collection vehicle currently in use by Poole Borough Council, namely a 9.15-metre 

refuse vehicle. The resultant analyses can be seen in the Transport Assessment 

and at a larger scale at Appendix 2 of the said assessment. It confirms that refuse 

collection vehicles could access and egress the development in a forward gear 

in a safe and efficient manner.  This is considered acceptable in terms of PP27 

for both commercial and residential aspects of this scheme. 

 

Summary 

 

358. The applicant has provided the technical information required to satisfy the 

comments of the highway authority through the course of application. Mitigation 

has been identified, which will be secured through the S106 Agreement. The 

proposal includes design that will promote walking and cycling through the site 

and enhance access to the waterfront and adjacent connections such as Twin 

Sails Bridge. 

 

359. Appropriate agreements will also be required for land to be given over for adoption and 
works required to the Highway (S38 and S278 agreements).  This can again be secured 
via a S106. 

 

360. In view of the proposed works and mitigation, the Highway Authority do not object 

to the proposal from a transport perspective. Therefore, the proposal is 

considered to be compliant with paragraphs 104,110,111 and 113 of NPPF and 

Policies PP34, PP35 of the Poole Local Plan and Policies PQF1, PQF4 and PQF5 

of the Poole Quays Neighbourhood Plan. 

 



Noise and Vibration  

 

361. Policy PP27 states that a good standard of design is required in all new 

developments, including extensions and external alterations to existing buildings. 

In relation to general development, it states at criterion C of the policy that 

development is compatible with surrounding uses and would not result in a 

harmful impact upon amenity for both 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 or 

oppressive. 

 

362. Paragraph 185 of the NPPF (July 2021) states that planning policies and 

decisions should also ensure that new development is appropriate for its location 

taking into account the likely effects (including cumulative effects) of pollution on 

health, living conditions and the natural environment, as well as the potential 

sensitivity of the site or the wider area to impacts that could arise from the 

development. In doing so they should:  

 

“a) mitigate and reduce to a minimum potential adverse impact resulting from 

noise from new development – and avoid noise giving rise to significant adverse 

impacts on health and the quality of life;  

 

b) identify and protect tranquil areas which have remained relatively undisturbed 

by noise and are prized for their recreational and amenity value for this reason;  

and 

c) limit the impact of light pollution from artificial light on local amenity, 

intrinsically  

dark landscapes and nature conservation.” 

 

363. Chapter 19 of amended ES assesses the impact, with respect to noise and 

vibration, of the proposed West Quay Road development. It also provides an 

assessment of the impact of the existing noise climate on the proposed dwellings. 

In particular, the report assesses and provides advice relating to:  

 

 The noise and vibration impact from construction 

 

 The noise and vibration impact from traffic related to the proposed 

development and the cumulative impact from the scheme and other 

committed developments in the area 



 

 Noise limits for proposed fixed plant 

 

 Noise from proposed commercial elements of the development (including 

rowing club facility)  

 

 Noise levels affecting proposed dwellings from existing noise sources and 

predicted future traffic flows; and  

 

 Building envelope sound insulation requirements for proposed dwellings. 

 

364. The two proposed energy centres that will serve the development are at ground 

floor level to the north east and south east of the site. Therefore, noise from these 
has the potential to impact houses on West Quay Road and within the site. The 

applicant has confirmed that CHP silencer selections will be made during the 

detailed design stage when final plant selections are made. It may also be 

necessary to consider alternative means to ventilate the energy centres as 

standard louvres may not provide adequate attenuation for plant running through 

the night.  

 

365. Tenants of the commercial areas may have their own plant requirements. For 

example, cafes and restaurant will require kitchen extracts. Plant noise levels 

should be assessed against the appropriate noise limits as plant selections are 

made during detailed design and can be controlled via a suitably worded 

condition. 

 

366. BCP Environmental Health (Noise) do not raise any objection to the proposal 

other than to reiterate previous comments (relating to the original proposal) that 

that all acoustic design criteria/specifications as identified in the reports and their 

latest appendices are fully implemented in order to prevent adverse impact on 

the future occupiers.  This would be suitable to secure via a planning condition. 

As such, the proposed development would comply with Policy PP27 and 

paragraph 185 of the NPPF. 

 

Air Quality  

 

367. Policy PP27 (c) requires development to be compatible with surrounding uses 

and not result in harmful impacts on a number of environmental aspects including 

emissions. Policy PP34 seeks to direct development to the most accessible 



locations to help reduce the need to travel and in turn emissions and benefit air 

quality. 

 

368. The proposed development is split into two phases (Phase 1 which is the northern 

half and Phase 2 the southern half). The development will lead to changes in 

vehicle flows on local roads, which may impact on air quality at off-site residential 

properties. The new residential properties will also be subject to the impacts of 

road traffic emissions from the adjacent road network. The main air pollutants of 

concern related to road traffic emissions are nitrogen dioxide (NO2) and fine 

particulate matter. 

 

369. The proposals for the development include Combined Heat and Power (CHP) 

and boiler plant (“energy plant”), the emissions from which could impact upon air 

quality at off-site residential properties, as well as at the new residential properties 

within the development itself. The main air pollutant of concern related to gas-

fired CHP and boiler plant is nitrogen dioxide. 

 

370. BCP Air Quality (Human Health) comments that the applicant in emails dated 1 

July 2021 and 12 July 2021, has addressed the comments in the previous memo 

of 18 May 2021 by providing the required clarification on air quality matters; this 

resulted in the removal of the previous objection. The Environmental Health 

Officer requires a Construction Environmental Management Plan to be secured 

by condition to manage air quality impacts. In view of this the proposal is 

considered to accord with Policy PP27 in respect of air quality.  

 

Contaminated Land  

 

371. Policy PP27 requires a good standard of design in all new development. Criterion 

(c) requires development to be compatible with surrounding uses and not to 

impact upon amenity for both local residents and future occupiers considering a 

range of specified environmental considerations. It is considered that 

contaminated land is an aspect that needs to be confirmed as appropriate in order 

for overall amenity for existing and future residents to be safeguarded. 

 

372. The Councils EHO has assessed the Desk Study Report which was submitted 

with the application. The EHO raises no objection but recommends an intrusive 

investigation prior to development commencing to assess the status of actual 

ground contamination and the gas regime. A suite of appropriately worded 

conditions is recommended as set out in the list of conditions contained within 
this report. In this regard and inclusion of the proposed conditions, the proposal 

is considered to accord with Policy PP27 in respect of land contamination. 

 



Flooding and Drainage  

 

373. The application site is located within Flood Zone 3 where ordinarily residential 

development is resisted. However, the site forms part of the key strategic Twin 

Sails regeneration area within Poole Town Centre that has been allocated in 

successive plans to be redeveloped to deliver mixed use housing and commercial 

development. The site was accordingly re-allocated for such development in the 

Poole Local Plan 2018.  

 

374. The Poole Local Plan 2018 was supported by a strategic level Sequential Test 

and Exception Test contained with the Strategic Flood Risk Assessment (SFRA) 

for the Poole Town Centre Regeneration Area. The SFRA Sequential Test and 

Exception Test was tested at the Poole Local Plan Examination in Public and 

found to be in accordance with national policy and guidance and sufficient to 

support the allocation of the application site. Therefore, the Sequential Test and 

Exception Test have been undertaken and do not need to be undertaken 

separately for this application other than ensuring that the proposed flood 

mitigation will enable the development to be safe from flooding over its lifetime. 

 

375. Policy PP38 of the Poole Local Plan sets out the development plan approach to 

managing flood risk. PP38 (1) sets out general principles and references the 

Town Centre area, within which the application site resides, that was subject to 

Sequential Test at the Local Plan stage. 

 

376. PP38 (2) provides specific policy for the Poole Town Centre Sequential Test 

exemption area. PP38 (2) expects development proposed in the Twin Sails 

regeneration area to provide strategic flood defences to help protect the town 

centre from flooding. The flood defences are required to meet the Council’s Flood 

Risk Management Strategy and be designed to last the whole life of the 

development without the need for replacement. 

 

377. In terms of national planning policy guidance, paragraph 167 of the NPPF (July 

2021) states that when determining any planning applications, local planning 

authorities should ensure that flood risk is not increased elsewhere. Where 

appropriate, applications should be supported by a site-specific flood-risk 

assessment. Development should only be allowed in areas at risk of flooding 

where, in the light of this assessment (and the sequential and exception tests, as 

applicable) it can be demonstrated that: 

 

a) within the site, the most vulnerable development is located in areas of lowest 

flood risk, unless there are overriding reasons to prefer a different location.  



b) the development is appropriately flood resistant and resilient such that, in the 

event of a flood, it could be quickly brought back into use without significant 

refurbishment;  

c) it incorporates sustainable drainage systems, unless there is clear evidence 

that this would be inappropriate;  

d) any residual risk can be safely managed; and  

e) safe access and escape routes are included where appropriate, as part of an 

agreed emergency plan 

 

378. In this regard, it is evident that both the Sequential Test and Exception Test have 

been undertaken in accordance with policy subject to confirmation that the 

proposed flood defences will be sufficient to protect the development over its 

lifetime. The application includes details of the proposed strategic flood defences 
that will protect the site as well as the wider area in conjunction with delivery of 

the related strategic defences on adjacent site. The application is also supported 

by a Flood Risk Assessment that provides a detailed assessment of flood risk 

and the measures incorporated within the application to ensure that the 

development will be safe from flooding during its lifetime.  

 

379. The Environment Agency (EA) in the response from 12/04/2022 in regard to latest 

amendments maintain their objection to the proposal in that the site is located 

within Flood Zone 3a and is at risk from tidal flooding. Therefore, new defences 

are required to protect the site from the 0.5% (1 in 200) year flood event for the 

lifetime of the development proposed, which is 100 years for residential 

development.  

 

380. Essentially the EA objection (12.04.2022) is based on the entire site not being 

raised above the future flood levels and the applicant’s approach of using 

temporary flood barriers in sections in the event of flood. The EA’s objection is 

that the proposed demountable defence at the main entrance to the site and the 

gate adjacent to rowing club do not in their view constitute a ‘fail-safe approach’ 

to managing the risk of flooding. The position of the EA replicates their objection 

raised to the West Quay Marina proposals (APP Ref: APP/15/01833/F), where 

the same approach was proposed by the developer in that case. The Council in 

the case of the West Quay Marina site concluded that the approach of using some 

demountable barriers was acceptable and granted planning permission. 

 

381. In this case, the applicants flood consultants have stated that the risk of tidal 

flooding is generally predicted days in advance but as a minimum it is reasonable 

to assume there would be six hours advance warning. This would be sufficient 

time to install a temporary flood barrier approximately 13m in width and close a 

gate (which would be normally closed in any case). 

 



382. The applicant has confirmed that the mobilisation of the flood defences will be the 

responsibility of the site management company who will maintain a year-round 

24-hour staff presence, with measures put in place to ensure that staff are 

suitably trained and drilled for such an eventuality.  

 

383. A planning condition and / or obligation within the Section 106 Agreement would 

be needed to ensure that this management regime remained in perpetuity.  

 

384. The applicant goes on to comment that the demountable defence and flood gate 

will only be required to protect the site until such time as the wider defence 

strategy for the town is implemented. The Council continue to work with the EA 

on the wider defence strategy and funding has already been secured for 

investment in a new flood defence wall along the West Quay Road sites.  

Fundamentally, the EA’s objection to the principle of development cannot be 

overcome without raising the entire site, which would raise significant design 

concerns as development with significant additional scale would likely be required 

to fund it. 

 

385. The LLFA have queried the details of how a 3.6m AOD defence would be secured 

and suggested “Perhaps there should be a condition – for example; that the 

developer must submit detailed design drawings to the authority and LLFA for 

approval to show how the bridge tie-ins in will create the continual flood defence 

and that the construction cannot commence until the 3.6mAOD level is assured?”  

 

386. The form of the flood defence has been given in the submitted drawings for the 

planning application. No detail in terms of the tie-in with works on Poole Bridge 

to be delivered by the Council have yet to be agreed but in line with the LLFA 

comments will be part of the suggested condition requiring further details. 

 

387. The applicant has stated that it is important that any condition recognises that 

parts of the quayside wall will only reach 3.2m AOD which is significantly higher 

than the present day 1 in 1,000-year flood level of ~2.1m AOD, with the 3.6mAOD 

being set back from the waterside.  

 

388. The LLFA have further queried whether ground floor M&E equipment which are 

reliant on timely mobilisation of the flood gate and removable flood barriers should 

be further protected from flooding through flood resistance of resilience 

measures. The applicant in response to this has commented that given the 24-

hour on-site management presence they do not consider this to be necessary.  

 

389. Additionally, the LLFA have also queried the functioning of the proposed surface 

water drainage scheme in respect of tide locking. There will be a requirement for 



pumping in the future as sea levels rise to ensure that surface water can be 

discharged to the backwater. In response to this the applicant has queried 

whether the pumping arrangement, which will be the responsibility of a private 

management company, will be located below the quayside walk or the undercroft 

parking area.  

 

390. It is considered that the precise arrangement will be subject to detailed design 

and can be conditioned as recommended by the LLFA.  

 

391. Whilst the EA’s objection remains in place it relates to the issue of the 

demountable barrier in lieu of all the site being raised, which is what the EA would 

prefer to see. Raising the site to the level required by the EA across all of the land 

has associated issues with design, scale, massing and viability. The local 

planning authority has also accepted the approach of using the demountable 

barrier on the adjacent West Quay Marina site as sufficient flood mitigation in 

conjunction with the onsite flood defences that together work to ensure the site is 

safe over the development’s lifetime. The same combined approach is proposed 

here and on balance equally concluded to be acceptable in planning terms along 

with the details of flood defences being secured by conditions and in the S106 
Agreement. Overall, it is concluded that the application has demonstrated 

through the Flood Risk Assessment and measures within that the development 

will deliver the strategic flood defences envisaged within the Local Plan and will 

be safe over its lifetime. As a result, it is concluded that the application accords 

with Policy PP38 and the relevant parts of national flood policy in respect of 

mitigating flood risk.  

 

392. Should Planning Committee agree with the recommendation to approve the 

development, please note that it will be necessary to consult with the Secretary 

of State to ask whether they would want to call the application in (in view of the 

EA not withdrawing their objection) before the decision can be issued. 

 

Trees and landscaping 

 

393. Local Plan Policy PP27 states that a good standard of design is required in all 
new developments, including extensions and external alterations to existing 

buildings.  

 

(1) General Development will be permitted provided that, where relevant, it: (b) 

responds to natural features on the site and does not result in the loss of trees 
that make a significant contribution, either individually or cumulatively, to the 

character and local climate of the area. Any scheme that requires the removal 

of trees should, where appropriate, include replacement trees to mitigate their 

loss. 



 

394. Paragraph 131 of the NPPF comments that trees make an important contribution 

to the character and quality of urban environments and can also help mitigate 
and adapt to climate change. Planning policies and decisions should ensure that 

opportunities are taken to incorporate trees elsewhere in developments (such as 

parks and community orchards), that appropriate measures are in place to secure 

the long-term maintenance of newly planted trees, and that existing trees are 

retained wherever possible. Applicants and local planning authorities should work 

with highways officers and tree officers to ensure that the right trees are planted 

in the right places, and solutions are found that are compatible with highways 

standards and the needs of different users. 

 

395. The applicant has submitted with the application an BS5837 Arboricultural Impact 

Assessment. Which has concluded that there three trees within the site which will 

be removed to facilitate the proposed development. These are 2 x silver birch 

and 1 x goat willow - all of which are small self-set trees of low visual amenity. 

The predominant amenity trees close to the site are a group of nine London Plane 

within the public highway, along the Twin Sails Bridge Approach Road, which will 

be retained. 

 

396. The scheme will include 1106 square metres of soft landscaping using a range 

of native flowers, trees and shrubs appropriate to the location. The proposal will 

deliver significant new landscaping in the public realm and this will significantly 

mitigate the removal of the trees.  A condition to ensure these elements as part 

of the development is considered necessary. 

 

397. In view of the submitted information and no objection from the tree officer the 

proposal is considered to be acceptable in respect of trees in accordance with 

Policy PP27. 

 

Ecology  

 

398. Policy PP32 sets out the policy for Poole’s nationally, European and 

internationally important sites. PP32 states that development will only be 

permitted where it would not lead to adverse effect upon the integrity, either alone 

or in-combination, directly or indirectly, on nationally, European and 

internationally important sites. PP32 sets out requirements for mitigation to be 

secured for the protection of Dorset Heathlands and Poole Harbour SPA. 

 

399. Policy PP33 relates to Biodiversity and Geodiversity. PP33 (1) requires 

development to demonstrate how any features of nature conservation and 

biodiversity interest are to be protected and managed to prevent any adverse 



impact, incorporate measures to avoid, reduce or mitigate disturbance of 

sensitive wildlife habitats and seek opportunities to enhance biodiversity through 

the restoration, improvement and creation of habitats and / or ecological 

networks. PP33 also requires new development where relevant to secure a net 

gain in biodiversity as appropriate. PP33 (2) states that a biodiversity appraisal 

should be submitted to demonstrate that the development will not result in any 

adverse impacts and secures a net gain for biodiversity. 

 

400. Paragraph 180 of the NPPF states that “if significant harm to biodiversity resulting 

from a development cannot be avoided…adequately mitigated, or, as a last 

resort, compensated for, then planning permission should be refused”. 

 

401. The application is supported by an ecological assessment and relevant chapters 

in the Environmental Statement assessing the impacts on biodiversity and 

mitigation required. The proposal includes a series of measures to secure 

biodiversity enhancements and to ensure the development will not lead to a likely 

significant effect on protected habitats. A Landscape and Ecology Management 

Plan is included within the application to ensure the long-term protection of 

biodiversity measures required to support the development. A summary of the 
approach to various species is as follows: 

 

Bats  

 

402. The applicant has submitted a Bat Survey (June 2022) in support of the planning 

application. A bat roosting assessment was undertaken which included an 

inspection survey of the interior and exterior of the buildings for evidence of 

roosting bats, or for the potential to support roosting bats. The Survey identified 

no evidence of roosting bats in any of the buildings, however the survey notes 

that the buildings do have a number of features that could provide roosting 
opportunities for bats. It is recommended that due to the legislative protection 

afforded to bats, appropriate avoidance measures for their protection will be 

included in the Ecological Management Plan (EcMP) for the demolition works. 

The effects on bats are negligible, on a receptor of Negligible value i.e. non-

significant. 

 

Wintering Birds 

 

403. Given the characteristics the site it offers limited opportunities for breeding birds. 

The buildings, shrubs and scrub may provide nests sites for low numbers of birds. 
The Schedule 1 birds peregrine and black redstart, are known to occur in the 

area, but no evidence of these birds was recorded on the Site. The nearest 

breeding sites of sandwich tern and common tern are on Brownsea Island, 

approximately 2km south of the Site.  



 

404. Whilst the original ES concludes that there may be significant effects for habitats 

and species which use the Site itself, following no objection from Natural England 
and additionally due to the legal protection afforded to bats and birds the following 

measures will be implemented during the demolition works:  

 

 An Ecological Management Plan will be prepared to avoid and mitigate any 

impacts during the demolition and construction works, once a contractor has 

been appointed.  

 

 Each new dwelling will receive an ecology information pack detailing the 

extent of the statutory designated sites, their sensitivities and how to protect 

them.  

 

 Post-development monitoring will be undertaken to ensure that the 

enhancement measures are delivering the predicted benefits to ecology and 

to confirm that biodiversity net gain has been achieved within the Site.  

 

 The provision of signage and appropriate educational material in relation to 

both terrestrial and marine ecology along the quay wall will be implemented 
targeted towards a relevant audience. 

 

 If Site clearance begins during the bird-nesting season (i.e. between March 

and September), the buildings and vegetation will be checked for nesting birds 

prior to the works starting. Should active bird nests be present, then works will 

be delayed until any young birds have fledged; and 

 

 If bats are found roosting in buildings during the demolition phase, then works 

to the building will stop and advice sought from a suitably qualified ecologist. 

 

405. Natural England have raised no objection in principle to the proposed development and 
conclude that sufficient conditions to enhance biodiversity on site would be suitable 
which tie in with the recommendations made within the ES. 

406. In terms of impact on Dorset Heathlands, provision for SANGs is provided for at 

Upton Country Park and therefore no further mitigation is required in this regard. 

The applicant has also confirmed the necessary payments towards access and 

management of Poole Harbour and Dorset Heathlands will be secured through 

the Section 106 Agreement.  In view of the mitigation secured and design 

approach within, the application is considered to be in accordance with PP10 and 

PP33 in respect of ecology. 



 

Nutrient Levels in the Harbour  

 

407. Policy PP32 states that development will only be permitted where it would not 

lead to adverse effect on the integrity of protected sites such as Poole Harbour 

SPA. The proposed development will add to the sewage load received by Poole 

Sewage Treatment Works. Nutrient loading in Poole Harbour is an identified issue 

from new residential development and without mitigation will have a likely 
significant effect on the SPA designation. This issue requires all new residential 

development that discharges into Poole Harbour to be nitrogen neutral in order 

to be in compliance with the Habitats Regulations and PP32 and to be able to 

pass an Appropriate Assessment.  

 

408. The approach to mitigation set out in the Nitrogen Reduction in Poole Harbour 

SPD is to secure financial contributions that will be used to deliver nitrogen 

offsetting measures. The applicant has confirmed it will make the required 

financial contribution (£429,030) through the Section 106 Agreement. On this 

basis, the proposal is in accordance with Policy PP32 and the Nitrogen Reduction 

in Poole Harbour SPD. 

 

Wind microclimate 

 

409. The NPPG notes that some forms of development pose specific design 

challenges. For example how taller buildings meet the ground and how they affect 
local wind and sunlight patterns should be carefully considered. The NPPG also 

states that 'account should be taken of local climatic conditions, including daylight 

and sunlight, wind, temperature and frost pockets’. 

 

410. National and local planning policies do not specifically impose specific limits on 
the wind environment around a new development, but there is a requirement 

(National Planning Practice Guidance, 2014) and (Our Streets and Spaces, 2012) 

to inform the planning process, so that site conditions can be assessed to show 

that users around the development are not unreasonably affected by the wind 

microclimate.  

 

411. Historic England Commission for Architecture and the Built Environment 

Guidance on Tall Buildings recommends that consideration be given to: “The 

effect on the local environment, including microclimate, overshadowing and night 

time appearance, vehicle movements and the environment and those in the  

vicinity of the building.” 16.5 Section 3.2.6 of Poole Town Centre Planning and 

Urban Design Supplementary Planning Document recommends that; 

“Development comprising of taller buildings will need to consider the impact on 



wind turbulence and shadowing. Proposals should ensure that the street 

environment, particularly that of public spaces is not adversely affected by 

proposals.” 

 

412. In conclusion, the ES has concluded that the residential terraces gardens may 

suffer from downwash effects. Reference is made in particular Blocks A and Block 

E albeit it should be noted this would only be on windy days and it is not around 

the entrances to these apartments.   

 

413. The ground level areas can be addressed/improved by implementing screening 

and vegetation on the western part of the scheme. Additionally, tunnelling 

between buildings B and C can be improved with the introduction low level 

screening if required although it is not performing badly currently. 

 

414. WSP have considered the proposals on the Council’s behalf and indicate that 

there is an area east of the Site, at Barbers Piles ‘A Maritime Garden’, which 

includes some seating arrangements. This area exceeds the ‘standing’ and 

‘entrance doors’ criteria which would indicate an exceedance of the ‘sitting’ 

criteria.  However, the area in question has been modelled in a conservative way 

and the existing landscape (not included in the model) is likely to improve the 

wind conditions in the area. 

 

415. The applicant have proposed mitigation to address any potential impacts from wind 
relating to use of screening on balconies. WSP have agreed that this approach should 
provide suitable mitigation. The implementation of the suggested mitigation measures by 
way of condition will address any safety issues associated with wind impacts on sitting, 
standing and walking and will satisfy the relevant section (3.2.6) of the Poole Town 
Centre Planning and Urban Design SPD which recommends that “Development 
comprising of taller buildings will need to consider the impact on wind turbulence and 
shadowing. Proposals should ensure that the street environment, particularly that of 
public spaces is not adversely affected by proposals.” 

 
 

External lighting  

 

416. In terms of artificial lighting, an External Lighting Report has been prepared by 

Method Consulting and is submitted with the planning application. Various light 
fittings have been selected across the scheme for the purpose of illuminating 

access routes and features, whilst emphasizing architectural features and limiting 

disturbance to local wildlife. Low level wall mounted recessed and bollard fittings 

will light communal areas but will limit light intrusive into adjacent departments.  

 



417. Additionally, the external lighting scheme has been designed to any illumination of Back 
Water Channel, newly created areas of landscaping or bat boxes. Furthermore, the 
lighting has followed the principles set out in by the Bat Conservation Trust (2018) i.e. all 
luminaires will lack UV elements and metal halide and fluorescent sources will not be 
used. All luminaires will be LED and the majority of fittings will be on bollards or wall 
recessed, wall mounted fittings with downward lighting profiles to minimise light spill.  

 

418. It is noted that all lighting fixtures selected produce predominantly downward -

facing distribution profiles that minimise the amount of up lighting and in turn 

reduce the risk of disturbance to surrounding wildlife. For fixtures located along 

the Quay front, this will also reduce any potential light pollution across the 

waterfront. 

 

Cumulative Impacts  

 

419. Cumulative impacts have been considered in relation to all relevant matters within 

the Environmental Statement, in relation to the application site being identified for 

assessment. These impacts have been assessed within a specific chapter of the 

Environmental Statement, together with effects associated with the combination 

of impacts from the proposed development 

 

420. This chapter of the ES concludes that that there is the potential for impacts on 

the local environment as a result of the proposed development which have been 

assessed from an early stage of the design process.  

 

421. Where a risk of a significant adverse impact was identified, these have been 

mitigated as far as possible through design modifications in the revised 

submission. Residual environmental risks will be managed through the 

implementation of effective environmental management plans, controls, financial 

contributions and monitoring to ensure that the potential adverse construction 

and operational impacts of the Proposed Development identified within the ES 

are duly addressed by appropriate mitigation measures. 

 

422. Taking into account the specialist assessments of potential effects, mitigation 

measures and residual effects set out in Chapters 7.0 to 19.0 of the ES and the 

associated lesser environmental impacts of scoped-out, in many cases none or 

negligible residual effects are identified.  

 

423. Whilst significant visual effects are identified in the Townscape and Visual Impact 

Chapter, these effects only relate to certain areas within close proximity of the 

site and become neutral and rapidly decrease to negligible due to the influence 

of other nearby tall buildings, with distance. The limited impacts identified above 

should also be considered in the context of the wide-ranging benefits associated 



with the proposal – including the provision of much needed housing, major public 

realm enhancements and regeneration benefits. 

 

424. In summary, Officers are satisfied that potential cumulative impacts have been 

appropriately considered within the application with mitigation recommended as 

necessary. As such, the application is considered to be acceptable in this respect.  

 

 

 

Waste / Refuse 

 

425. The Council’s Waste Collection Authority have no objections to the proposal. The 

detailed collection arrangements will be part of the reserved matters. As this 
stage a contribution is proposed for inclusion within the Section 106 to ensure 

each residential property is provided with a bin suitable for future waste collection 

arrangements.  The same also needs to be recognised for the commercial 

properties. 

 

Planning obligations – Section 106 Agreement / CIL Compliance  

 

426. The Poole Community Infrastructure Levy (CIL) Charging Schedule published in 

2019 sets a £0 per square metre for sites within the Twin Sails Regeneration 

Area. Infrastructure mitigation required for the development in this case therefore 

needs to be secured through Section 106 planning obligations provisions.  

 

427. The following in principle development contributions will be included as 

requirements of the Section 106 Agreement. The triggers for when each item will 

be required have been proposed to ensure the provision of the relevant 

infrastructure and facilities at the appropriate to meet the needs of the future 
occupiers of the proposed development but also in the acknowledgement of the 

need for developer to maintain a cash flow in delivering the development, but are 

subject to on-going negotiation with the applicant: 

 

Type Description Condition/s106 

Agreement 

Obligation Required 

Education Education 

Contribution 

S106 

Agreement 

Total contribution of £420,884 

towards early years, second-
ary and post-16 education pro-

vision in accordance with Pol-
icy PP39 of the Poole Local 



Plan (November 2018). 
 

The breakdown of the total 

contribution that is required to 
meet the educational needs 

arising from the proposed de-
velopment is as follows: 
 

Early Provision - £86,690 
 

Secondary Provision - 
£238,710 
 

Post-16 Education Provision - 

£95,484 

Housing Affordable 

Housing 

Provision/Contribu

tion 

S106 

Agreement 

On-Site Provision 

24 on-site affordable housing 

units to be provided within 
Block H2 and a contribution of 

£175,000 towards the off-site 
provision of affordable housing 
in accordance with Policies 

PP11 and PP40 of the Poole 
Local Plan (November 2018). 
 

AH Mix to comprise of 13no 1-
bed units and 11no 2-bed 

units as specified on Page 82 
of the Design and Access 

Statement. 
 

Size of units to be as specified 

on Page 82 of the Design and 
Access Statement. 
 

AH Tenure to be 24no AH units 
as affordable rent (80% of mar-

ket value including any service 
charges). 
 

The 24no on-site affordable 
units are to be provided within 

the first phase of development 
and the contribution of 
£175,000 is to be payable upon 

occupation of 50% of the dwell-
ings within Phase 2 of the de-

velopment. 
 



Health Primary and 

Community 

Healthcare 
Contribution 

S106 

Agreement 

£44,950 towards the expansion 

and/or upgrading of local 

doctor’s surgeries in 
accordance with Policy PP39 of 

the Poole Local Plan (November 

2018). 

Habitat 

Regulations 

Dorset 

Heathlands 
Strategic Access 

Management and 

Monitoring 

(SAMM) 

Contribution 

S106 

Agreement 

Total contribution of £132,568 
plus an admin fee capped at a 
maximum of £330 towards off-

setting the recreational impact 
of the development on the Dor-

set Heathlands SAC, SPA, 
SSSI and Ramsar site in ac-
cordance with Policy PP32 of 

the Poole Local Plan (2018) 
and the Dorset Heathlands 

Planning Framework 2020-
2025 Supplementary Planning 
Document (SPD) (April 2020). 
 

Contribution is calculated by 

£292 per flat x 454 units 

 Dorset 

Heathlands 

Strategic Access 

Management and 

Monitoring 

(SAMM) 

Contribution 

S106 

Agreement 

Total contribution of £132,568 

plus an admin fee capped at a 
maximum of £330 towards off-

setting the recreational impact 
of the development on the Dor-
set Heathlands SAC, SPA, 

SSSI and Ramsar site in ac-
cordance with Policy PP32 of 

the Poole Local Plan (2018) 
and the Dorset Heathlands 
Planning Framework 2020-

2025 Supplementary Planning 
Document (SPD) (April 2020). 
 

Contribution is calculated by 

£292 per flat x 454 units 

 Poole Harbour 

Recreation 

Strategic Access 

Management and 

Monitoring 

(SAMM) 

Contribution 

S106 

Agreement 

Total contribution of £47,216 

plus an admin fee capped at a 
maximum of £1,000 towards 
offsetting the recreational im-

pact of the development on 
Poole Harbour SPA, SSSI and 

Ramsar site in accordance 
with Policy PP32 of the Poole 
Local Plan (November 2018) 

and the Poole Harbour Recre-



ation 2019- 2024 Supplemen-
tary Planning Document (SPD) 
(April 2020). 
 

Contribution is calculated by 

£104 per flat x 454 units 

 Nitrogen 

Neutrality in Poole 

Harbour 

Contribution 

S106 

Agreement 

Total contribution of £429,030 

towards offsetting the impact 
of nitrogen generated by the 

development on Poole Har-
bour SPA, SSSI and Ramsar 
site to achieve nitrogen neu-

trality in accordance with Pol-
icy PP32 of the Poole Local 

Plan (November 2018) and 
the Nitrogen Reduction in 
Poole Harbour Supplemen-

tary Planning Document 
(SPD) (April 2017). 
 

Contribution is calculated by 

£945 per unit x 454 units. 

 Residents Pack S106 

Agreement 

Provision of a resident’s pack to 

each household and business 

use containing details of the 

extent of the statutory 

designated sites, their 

sensitivities and how to protect 

them in accordance with Policy 

PP32 of the Poole Local Plan 

(November 2018). 

Biodiversity 

Net Gain 

Biodiversity 

Enhancement 

Contribution 

S106 

Agreement 
£36,320 towards the provi-
sion of a cut and collect 
mower with a trailer to strip 
nutrients from road verges 

and to enhance the manage-
ment of grasslands for their 

biodiversity value in accord-
ance with Policy PP33 of the 
Poole Local Plan (November 

2018). 
 

Calculation of contribution is 

based on £80 per unit 

(approximate cost of a wildlife 

brick that would be installed on 

a dwelling as a standard 



enhancement, as advised by 

Natural England). 

Recreation 

and Public 

Open Space 

Provision 

Recreation and 

Public Open 

Space 

Contribution 

S106 

Agreement 

Total contribution of £150,000 
towards recreation and public 

open space provision in the 
vicinity of the site in lieu of on-

site provision in accordance 
with Policy PP25 of the Poole 
Local Plan (November 2018) 

and the Open Space Needs 
Assessment (November 

2017). 

 
This overall contribution is made 
of the following contributions: 

 Off-Site Public 

Open Space 

Contribution 

S106 

Agreement 

£20,000 towards the en-
hancement of the quality of 

public open space provision 
(local park, recreation 
grounds, amenity space typol-

ogies) such as key site infra-
structure (benches, bins, no-

tice boards, fencing etc) to 
offset the increase in pres-
sure on nearby public open 

spaces due to the lack of on- 
site provision. The relevant 

public open spaces are: 

 Hamworthy Park 

 Hamworthy Recreation 

Ground 

 Off-Site Natural 

Environment 

Contribution 

S106 

Agreement 

£20,000 towards the enhance-
ment of biodiversity on nearby 

public open spaces such as the 
creation of meadows, tree or 

hedge planting to offset the lack 
of on-site provision of biodiver-
sity enhancement measures. 

The relevant public open 
spaces are: 

 Hamworthy Park 

 Sterte Esplanade 

 Off-Site Children’s 

Play Facilities 

Contribution 

S106 

Agreement 

£30,000 towards the enhance-

ment of children’s play area 
provision at Green Road Play 

Park in the vicinity of the site to 
offset the increase in pressure 



due to the lack of on-site provi-
sion within the development as 
follows: 

 Replacement surfacing 

where worn and damaged; 

 Replacement items of 
equipment where at end 

of life; and/or 

 New equipment to provide 

fresh interest. 

 Off-Site Youth 
Play Facilities 

Contribution 

S106 
Agreement 

£50,000 towards the 
replacement/improvement of 

the existing wheeled play facility 

at Baiter Park or ancillary 

facilities such as street furniture 

and youth hang-out spaces. 

 Off-Site Sports 

Facilities 

Contribution 

S106 

Agreement 

£30,000 towards strategic im-

provements in playing pitc pro-
vision in the vicinity of the site 

as follows: 
Whitecliff Recreation Ground - 

Football pitch improvements, 

including sand slitting and 

drainage; and Cricket pitch 

improvements. 

Transport Traffic Regulation 

Order (TRO) 

Contribution 

S106 

Agreement 

£7,000 plus an admin fee of 

£355 towards the cost of the le-
gal process of altering existing 
TRO’s and the making/ 

implementation of new TRO’s 
in relation to and arising from 

the proposed development. 
 

Contribution to be payable prior 

to the commencement of any 

S278/S38 Agreement works. 

 Travel Plan S106 

Agreement / 

Condition 

Travel Plan to be submitted 

for approval by the Council 
and implemented prior to the 

first occupation of any resi-
dential unit or any non-resi-
dential use being brought into 

first use/operation in accord-
ance with Policies PP34 and 

PP35 of the Poole Local Plan 
(November 2018) and the 
Parking Standards Supple-

mentary Planning Document 



(SPD) (January 2021). 
 

The Travel Plan to contain a 

range of measures to encour-
age sustainable modes of 

transport including, but not lim-
ited to, the following: 

 Appointment of a Travel Plan 

Co-ordinator 

 Each residential unit to 
be offered a minimum of 

1no free bus or train 
travel voucher for a pe-
riod of at least 90 days. 

 Incentives for Car Club 
membership/use 

 Incentives to use the 
Beryl Bike/Scooter Hire 
scheme membership/use 

(or any subsequent short 
term bike/scooter hire 

scheme operating within 
the BCP Council adminis-
trative area). 

 The provision and distri-
bution of Travel Infor-

mation packs to each 
employee upon com-

mencement of their em-
ployment within any of 
the non-residential uses. 

Each pack to contain de-
tails of local bus and train 

timetables, cycle and 
walking routes, details of 
car club/car sharing 

schemes, bike/scooter 
hire schemes, sustaina-

ble travel websites, pro-
motional material on ben-
efits of sustainable travel. 

 

 Travel Plan 

Monitoring Fee 

S106 

Agreement 

£5,500 towards monitoring 
costs of the Travel Plan (this is 

a one contribution not per an-
num fee) plus an admin fee of 

£355 in accordance with Poli-
cies PP34 and PP35 of the 
Poole Local Plan (November 



2018) and the Parking Stand-
ards Supplementary Planning 
Document (SPD) (January 

2021). 
 

Contribution to be payable prior 

to the first occupation of any 

residential unit or any non-
residential use being brought 

into first use/operation. 

 Car Club Scheme S106 

Agreement 

Car Club Scheme to be 

implemented operating a 

minimum of 2 cars for a 
minimum of 3 years in 

accordance with Policies PP34 

and PP35 of the Poole Local 

Plan (November 2018) and the 

Parking Standards 

Supplementary Planning 

Document (SPD) (January 

2021). 

Highway 

Works 

Highway Works 

S278 Agreement 

S106 

Agreement 

Highway Works (works on / 

improvement to the Highway) 
are to be secured via a s278 
Agreement to include the fol-

lowing: 
 

 On West Quay Road: 
o New parallel crossing (pe-

destrian/cycle crossing); 
o Widening of the footway; 
o Creation of the new main 

vehicle access raised table 
junction; 

o Creation of a new bus 
layby and installation of 
new bus shelter facility to 

Superstop Standard; and 
o Alteration of existing and 

introduction of new road 
markings, bike share bay 
markings, street lighting, 

street furniture, highway 
signage, drainage. 

 

 At either end of the new 
Quayside: 

o Works to connect the pro-
posed Quayside with the 



existing Highway. 
o Twin Sails Bridge Ap-

proach 

o Footway works; and 
o Any Highway works re-

quired in connection with 
relocation of the existing 
Public Art. 

 
Detailed design, methodology 

and programme for the deliv-
ery of the Highway Works to 
be submitted for the approval 

by the Council. 
 

The s278 Agreement shall be 
entered in to prior to the com-
mencement of any of the 

Highway Works. 
 

The S278 Agreement shall 

include any relevant commuted 

sums that may be required in 
association with the Highway 

Works. 

Road 

Adoption 

Road Adoption 

S38 Agreement 

S106 

Agreement 

A S38 Agreement will be en-
tered into by the Owners with 
the Council for the land that is 

to be given over for adoption 
by the Local Highway Author-

ity to be maintained as publicly 
maintainable highway and for 
it to be delivered/transferred to 

the Council. 
 

For the avoidance of doubt, 
the dedication of land to the 
Council for adoption as pub-

licly maintained highway will 
not include the Flood De-

fence/Quay Wall. 
 

The S38 Agreement shall 

include any relevant commuted 

sums, for example for the 

maintenance of 

planting/landscaped areas and 

street furniture on adopted 

areas. 



Construction 

Phasing 

Phasing Plan / 

Scheme 

S106 

Agreement 

Prior to the commencement of 
development, a Phasing Plan 
shall be submitted to, and ap-

proved in writing by, the LPA. 
 

The Phasing Plan shall show 
the order and timing of each 
phase of the Development 

including details for the deliv-
ery of the Quayside Walk-

way/Public Realm and the 
Flood Defence/Quay Wall 
that shall be constructed and 

completed prior to the first 
occupation of any residential 

dwelling or any non-residen-
tial use being brought into 
first use/operation. 
 

Not to cause or permit 

commencement of any phase of 

the Development other than in 

accordance with the approved 

Phasing Plan. 

Quayside 

Public 

Realm and 

Permissive 

Routes 

Quayside Public 

Realm and 

Permissive 

Routes 

S106 

Agreement 

To deliver the Quayside Walk-

way/Public Realm and the 
Flood Defence/Quay Wall in ac-
cordance with the Phasing 

Plan. The Quayside Walk-
way/Public Realm and the 

Flood Defence/Quay Wall to be 
constructed and completed 
prior to the first 

occupation of any residential 
dwelling or any non-residential 

use being brought into first 
use/operation. 
 

The provision of a Permissive 
Route through the centre of the 

site (from West Quay Road 
along Dee Way to connect with 
the new quayside) and to per-

mit pedestrian and cycle ac-
cess by the public at all times 

without obstruction or interrup-
tion over the completed Permis-
sive Route and to maintain the 

Permissive Route in perpetuity. 
 



The provision and retention of 
publicly accessible areas for as 
long as any part of the Devel-

opment is in use or occupation. 
 

All in accordance with Policies 

PP5, PP34 and PP35 of the 

Poole Local Plan (November 
2018). 

Flood 

Defence 

Flood Defence 

Works 

S106 

Agreement / 

Condition 

 The terms and responsibili-
ties of a Flood Manage-

ment Company for the in-
stallation/ erection/ imple-
mentation of the Flood Pro-

tection Measures in a flood 
event in accordance with 

the Flood Management 
Plan; 

 Details of a scheme for the 

collection and utilisation of 
a Service Charge by the 

Flood Management Com-
pany to ensure sufficient 

funds will be permanently 
secured for the operation, 
maintenance and renewal 

of the Flood Protection 
Measures; and 

 Details of any repair 
and/or reconstruction of 
the quay wall and the sub-

sequent maintenance and 
management of the quay 

wall. 
 

The establishment and bring-
ing into operation of a Flood 

Management Company in ac-
cordance with the terms and 

responsibilities of the Flood 
Management Plan and the in-
stallation and/or availability for 

use of the Flood Protection 
Measures prior to the first oc-

cupation of any residential 
dwelling or any non-residential 
use being brought into first 

use/operation. 
 



The implementation of the Flood 

Management Plan (or any 

subsequent updated version 
thereof) to the reasonable 

satisfaction of the Council for as 

long as any part of the 

Development is in use or 

occupation. 

New Facility 

for Poole 

Rowing 

Club 

Poole Rowing 

Club Scheme 

S106 

Agreement 

The Poole Rowing Club 

Scheme shall include, but not 
be limited to, the following: 

 Details of the timing for the 
provision of, and availability 

for occupation by the Poole 
Rowing Club of the new 
rowing club facility that is to 

be provided by this Devel-
opment; and 

 Details of the provision of 

the temporary arrange-

ments and facilities to be 

made for the accommoda-
tion and provision of the 

Poole Rowing Club during 

the construction period and 

until such time that the new 

rowing club facility is avail-

able for occupation by the 

Club. 

Retirement 

Living Units 

Retirement Units 

Age Restriction 

S106 

Agreement 

Restriction on the minimum age 

of occupancy of the retirement 

living units to age 55+ in order to 

secure the provision of this type 

of residential accommodation as 

part of the mix of housing 

provision to be delivered by the 

proposal and which is 

considered to contribute 

towards the public benefits that 

outweigh the identified harm 

arising from the proposed 

development in accordance with 

PP12 of the Poole Local Plan 
(November 2018). 

 

Planning Balance / Conclusion 

 



428. There is a presumption in favour of sustainable development in the NPPF and 

Poole Local Plan Policy PP01. NPPF Paragraph 11 states that where policies 

which are most important for determining the application are out of date, planning 

permission must 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.  

 

429. Footnote 8 of Paragraph 11 provides that where the local planning authority has 

failed to deliver at least 75% of the housing requirement over the previous 3-year 

period the policies most important for determining the application are deemed to 

be out of date for the purposes of the application of paragraph 11. The latest 
Housing Delivery Test (HDT) results (January 2022) show in the area covered by 

the Poole Local Plan, 78% of the target was met, which is above the government 

threshold of 75%.  

 

430. At the same time the Council’s housing land supply on the Poole Local Plan area 

now stands at 4.1 years with a 20% buffer. The NPPF confirms that where an 
LPA cannot demonstrate a five-year land supply the presumption in favour of 

development applies with relevant housing supply policies to be considered as 

out of date. For this planning application the benefits provided from the supply of 

new homes are considered to carry significant weight in favour of the grant of 

planning permission.  

 

431. However, Footnote 7 to paragraph 11 (d)(i) explains that the policies of the NPPF 

referred which relate to habitats protection, heritage and flood risk can result in 

the disengagement of the presumption in favour of development if they raise 

issues that would warrant refusal of planning permission. These issues have 

been carefully considered in this report and whilst there are some areas where 

the proposal would lead to some harms, they overall do not lead to a conclusion 

that they provide a clear reason for refusing the development proposed.  

 

432. The site is allocated under Policy T9 of the Poole Local Plan and whilst there are 

some adverse impacts as set out within the report, substantial weight must, 

however, be given to the Council’s five-year housing land supply and the delivery 

of a high-quality development of previously developed land in a highly sustainable 

location. 

 

433. It is acknowledged that there are concerns regarding the overall design, massing 

and the impact on the heritage assets including the adjacent conservation area, 

but the site is allocated in the Local Plan for a mixed-use development. In 

particular, Historic England raise concerns but accept that the harm is less than 

substantial and wider benefits of the proposals could outweigh the impact.  



 

434. Similarly, both the Urban Design Officer and Conservation Officer raise concerns 

regarding some aspects of the design and potential impacts on townscape. 
However it is considered on this occasion that whilst the comments are not 

without merit they need to be placed within the context that the site is allocated 

in the Local Plan for a a substantial mixed-use development. This is not to say 

that these comments should be arbitrarily put to one side rather it is considered 

that these need to be set against the overall strategic impact that the development 

of the site would have in terms of the numerous public benefits that would arise.  

 

435. It is also relevant to consider that the proposed development will improve 

permeability and public connectivity and produce a high-quality public realm that 

will be accessible to residents and visitors alike – including a publicly accessible 

quayside which will function as a vibrant and attractive place for visitors and locals 

alike. It will also contribute towards the Councils’ regeneration strategies and 
bring about an important brownfield site back into a positive reuse which is a 

positive stance when complying with Policy PP5(a)(b)(f).  

 

436. Given the number of uses proposed people will be encouraged to visit the site 

and make use of the facilities proposed, to move through the site as part of linked 
trips and to also sit within the open space, taking in view of the harbour. As such, 

the benefits associated with the proposed public realm are noteworthy in the 

consideration of the application.   

 

437. With respect of flooding, the application proposes to deliver the required strategic 
flood defences. The site is within the Town Centre Sequential Test Exemption 

Area and has demonstrated that it is capable of being flood resilient over the 

lifetime of the development. It is accepted that the Environment Agency have 

objected to the scheme and the use of demountable barriers in certain parts of 

the site. However, the applicant has proposed a solution that has been accepted 

on the adjacent site and is considered to be also acceptable in this case subject 

to securing the required controls through conditions and the S106 Agreement.    

 

438. Whilst it is acknowledged that there is some harm arising from the proposal, there 

are also a series of public benefits to be realised should planning permission be 

granted. These are:  

 The delivery of up to 454 new homes in a highly sustainable location. The 

proposals would contribute significantly towards addressing the identified 

housing land supply shortfall and substantial weight has been given to this 

benefit. 

 24 dwellings will be delivered as affordable units on site. 

 New Homes Bonus 



 The provision of 454 apartments will make a definite and tangible contribution 

towards meeting Poole’s future population growth at a previous developed 

brownfield site, which will as a consequence of this be able to reduce pressure 

on Greenfield sites across Poole and beyond.  

 The proposed development will replace many ageing buildings and hard 

standing areas which detract from the local environment with a modern and 

contemporary development that will facilitate the redevelopment of a si te 

earmarked for regeneration, which is compliant with the aims and objectives 

of the Adopted Poole Local Plan. 

 The proposed development will be able to deliver regeneration benefits which 

in turn able to will enhance both the attractiveness and vibrancy of the area 

 The proposed development is specifically designed to accommodate taller 

buildings along the quayside and towards the north of the site whilst stepping 
down in height towards West Quay Road and the historic centre of Poole.  

 Provision of a wide range of housing types to enable local people to ‘right size’ 

and stay within their community including self-build plots and a new care home 

to help meet the forecast needs of an ageing population. 

 Enhancements to sustainable transport included, prioritising walking, cycling 

and use of public transport as well as financially supporting improvements to 

the Poole and Wimborne Road corridor. 

 Sustainable transport corridor improvements including additional traffic 

calming along  

 Provision of new network through the site for walking and cycling  

 Employment opportunities during construction of the development as well as 

an uplift in spending within the local economy for the duration of the 

construction process, and from the new homes’ residents.  

 Structural planting and landscaping, including a significant amount of new tree 

planting across the site will improve visual amenity, have biodiversity benefits 

and assist in carbon sequestration and improvements to air quality; and 

 Financial contributions through Section 106 Agreement  

 

439. Overall, having assessed the scheme in detail it is considered that these public benefits 
are considerable and outweigh the areas of harm identified. Therefore, for reasons set 
out in this report, that the policies in respect of heritage assets, design and other relevant 
policies in the Framework do not provide a clear reason for refusal.   

 

440. The proposed development would be considered to accord with the Development Plan 
when taken as a whole with the weight given within the planning balance that results in 

the substantial benefits outweighing any harm.  Having carried out the weighted 
balancing exercise under Paragraph 11 (d)(ii) of the NPPF, it is considered that the 
adverse impacts of granting planning permission would not significantly and 

demonstrably outweigh the benefits of doing so. Indeed, the benefits of the scheme are 



considered to significantly outweigh the adverse impacts identified above. The 
application is therefore recommended for approval. Committee should be aware that in 

view of the objection from the Environment Agency on flooding, the Council are required 
to consult further with them on the resolution before the final decision to grant planning 
permission can be issued.  

 

 

Recommendation 

 

GRANT permission subject to:  

 

(a) the following conditions with power delegated to the Head of Planning (or any 

other officer nominated by them for such a purpose) to alter and/or add to any 

such conditions provided any alteration/addition in the opinion of the Head of 

Planning (or other relevant nominated officer) does not go to the core of the 

decision; together with  

 

(b) a deed pursuant to section 106 Town and Country Planning Act 1990 (as 

amended) securing the terms included in this report with power delegated to the 

Head of Planning (or any other officer nominated by them for such a purpose) to 

agree specific wording provided such wording in the opinion of the Head of 

Planning (or other relevant nominated officer) does not result in a reduction in 

the terms identified. 

 

(c) Delegate to the Head of Planning (or other relevant nominated officer) to 

undertake the required further consultation with the Environment Agency in 

respect to flooding matters and amendments to and / or addition of related 

conditions accordingly. 

 

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: 

Location Plan (Drawing No. 0625-LDA-P2-LL-DR-A-00-001 Revision P13) – 
Received 04 June 2018; 

Red Line Drawing (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08000 Revision P02) – 

Received 10 February 2022; 

Proposed Block Plan (Drawing No. 0625-LDA-ZZ-00-DR-A-08001 Revision P04) 

– Received 10 February 2022; 

Proposed Site Plan (Drawing No. 0625-LDA-ZZ-00-DR-A-08002 Revision P04) – 

Received 10 February 2022; 

Proposed Ground Floor Plan (Drawing No. 0625-LDA-ZZ-00-DR-A-08010 

Revision P04) – Received 10 February 2022; 

Proposed First Floor Plan (Drawing No. 0625-LDA-ZZ-01-DR-A-08011 Revision 

P04) – Received 10 February 2022; 

Proposed Second Floor Plan (Drawing No. 0625-LDA-ZZ-02-DR-A-08012 

Revision P04) – Received 10 February 2022; 

Proposed Third Floor Plan (Drawing No. 0625-LDA-ZZ-03-DR-A-08013 Revision 

P04) – Received 10 February 2022; 

Proposed Fourth Floor Plan (Drawing No. 0625-LDA-ZZ-04-DR-A-08014 

Revision P04) – Received 10 February 2022; 

Proposed Fifth Floor Plan (Drawing No. 0625-LDA-ZZ-05-DR-A-08015 Revision 

P04) – Received 10 February 2022; 

Proposed Sixth Floor Plan (Drawing No. 0625-LDA-ZZ-06-DR-A-08016 Revision 

P04) – Received 10 February 2022; 

Proposed Seventh Floor Plan (Drawing No. 0625-LDA-ZZ-07-DR-A-08017 

Revision P04) – Received 10 February 2022; 

Proposed Eighth Floor Plan (Drawing No. 0625-LDA-ZZ-08-DR-A-08018 

Revision P04) – Received 10 February 2022; 

Proposed Ninth Floor Plan (Drawing No. 0625-LDA-ZZ-09-DR-A-08019 Revision 
P04) – Received 10 February 2022; 

Proposed Tenth Floor Plan (Drawing No. 0625-LDA-ZZ-10-DR-A-08020 Revision 

P04) – Received 10 February 2022; 

Proposed Eleventh Floor Plan (Drawing No. 0625-LDA-ZZ-11-DR-A-08021 

Revision P04) – Received 10 February 2022; 

Proposed Roof Plan (Drawing No. 0625-LDA-ZZ-12-DR-A-08022 Revision P04) 

– Received 10 February 2022; 

Block A Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08030 Revision P04) – 

Received 10 February 2022; 



Block B Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08031 Revision P04) – 

Received 10 February 2022; 

Block C Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08032 Revision P03) – 
Received 10 February 2022; 

Block D Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08033 Revision P04) – 

Received 10 February 2022; 

Block E Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08034 Revision P03) – 

Received 10 February 2022; 

Block F Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08035 Revision P04) – 

Received 10 February 2022; 

Block G Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08036 Revision P02) 

– Received 10 February 2022; 

Block H Floor Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08037 Revision P03) – 

Received 10 February 2022; 

Unit Type Keyplan 01 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08040 Revision P04) 

– Received 10 February 2022; 

Unit Type Keyplan 02 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08041 Revision P04) 

– Received 10 February 2022; 

Unit Type Keyplan 03 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08042 Revision P04) 

– Received 10 February 2022; 

Unit Type Keyplan 04 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08047 Revision P02) 

– Received 10 February 2022; 

Unit Type Keyplan 05 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08048 Revision P02) 

– Received 10 February 2022; 

Proposed Open Market Units Layout (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-

08043 Revision P03) – Received 10 February 2022; 

Proposed Open Market Penthouse Layout (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-

08044 Revision P04) – Received 10 February 2022; 

Proposed Retirement Units Layout (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08045 
Revision P04) – Received 10 February 2022; 

Proposed Affordable Housing Layout (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-

08046 Revision P02) – Received 10 February 2022; 

Section AA’ & BB’ (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08050 Revision P04) – 

Received 10 February 2022; 

Section CC’ & DD’ (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08051 Revision P04) – 

Received 10 February 2022; 

Section EE’ & FF’ (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08052 Revision P04) – 

Received 10 February 2022; 



East and West Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08060 Revision 

P04) – Received 10 February 2022; 

North and South Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08061 
Revision P04) – Received 10 February 2022; 

Block A Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08070 Revision P04) – 

Received 10 February 2022; 

Block B Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08071 Revision P04) – 

Received 10 February 2022; 

Block C Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08072 Revision P03) – 

Received 10 February 2022; 

Block D Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08073 Revision P04) – 

Received 10 February 2022; 

Block E Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08074 Revision P03) – 

Received 10 February 2022; 

Block F Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08075 Revision P04) – 

Received 10 February 2022; 

Block G Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08076 Revision P02) – 

Received 10 February 2022; 

Block H Elevations (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08077 Revision P03) – 

Received 10 February 2022; 

Detail Façade Type 1 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08080 Revision P04) 

– Received 10 February 2022; 

Detail Façade Type 2 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08081 Revision P04) 

– Received 10 February 2022; 

Detail Façade Type 3 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08082 Revision P03) 

– Received 10 February 2022; 

Detail Façade Type 4 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08083 Revision P04) 

– Received 10 February 2022; 

Detail Façade Type 5 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08084 Revision P03) 
– Received 10 February 2022; 

Detail Façade Type 6 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08085 Revision P03) 

– Received 10 February 2022; 

Detail Façade Type 7 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08086 Revision P03) 

– Received 10 February 2022; 

Detail Façade Type 8 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08087 Revision P03) 

– Received 10 February 2022; 

Detail Façade Type 9 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08088 Revision P04) 

– Received 10 February 2022; 



Detail Façade Type 10 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08089 Revision 

P04) – Received 10 February 2022; 

Detail Façade Type 11 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08090 Revision 
P04) – Received 10 February 2022; 

Detail Façade Type 12 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08091 Revision 

P02) – Received 10 February 2022; 

Detail Façade Type 13 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08092 Revision 

P03) – Received 10 February 2022; 

Detail Façade Type 14 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08093 Revision 

P03) – Received 10 February 2022; 

Detail Façade Type 15 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08094 Revision 

P03) – Received 10 February 2022; 

Detail Façade Type 16 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08095 Revision 

P03) – Received 10 February 2022; 

Indicative Quayside Sections 01-02 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08096 

Revision P03) – Received 10 February 2022; 

Indicative Quayside Sections 03-04 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08097 

Revision P03) – Received 10 February 2022; 

Indicative Quayside Sections 05-06 (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08098 

Revision P03) – Received 10 February 2022; 

Indicative Rowing Club Plans (Drawing No. 0625-LDA-ZZ-ZZ-DR-A-08099 

Revision P03) – Received 10 February 2022; 

Marine Works Overall Site Plan (Drawing No. 06889-RAM-XX-00-CM-DR-10001 

Revision SI01) – Received 10 February 2022; 

Quay Wall Typical Sections (Drawing No. 06889-RAM-XX-00-CM-DR-10002 

Revision SI01) – Received 10 February 2022; 

Proposed Demolition/Removal of Existing Structures (Drawing No. 06889-RAM-

XX-00-CM-DR-10001 Revision SI01) – Received 10 February 2022; 

Poole Bridge Quayside Interface (Drawing No. 0625-LDA-ZZ-ZZ-SK-A-03 301) – 
Received 22 April 2022; 

Poole Bridge Quayside Sections 1 and 2 (Drawing No. 0625-LDA-ZZ-ZZ-SK-A-

03 302) – Received 22 April 2022; 

Poole Bridge Quayside Sections 3 and 4 (Drawing No. 0625-LDA-ZZ-ZZ-SK-A-

03 303) – Received 22 April 2022; 

Flood Defence Strategy (April 2022) – Received 22 April 2022; 

Façade Pack (Ref: 0625-LDA-XX-XX-RP-A-08400-S4-P04) – Received 10 

February 2022; and 

Design and Access Statement (Ref: 0625-LDA-XX-XX-RP-A-08300-S4-P04) – 

Received 10 February 2022. 



 

Reason: For the avoidance of doubt and in the interests of proper planning. 

 

 

3. OL050 (Phasing Development)  

No development (excluding site clearance (not including demolition), 

archaeological investigation, investigations for the purpose of assessing ground 

conditions, remedial work in respect of any contamination or other adverse ground 

conditions, diversion and laying of services, installation of tree protection fencing, 

erection of any temporary means of enclosure, site set up and ancillary welfare 

stations for the purposes of any highway works only) shall take place until a 

scheme for the phasing of the development to be carried out in successive stages 

has been submitted to, and approved in writing by, the Local Planning Authority. 
The development shall thereafter be carried out in accordance with the approved 

scheme of phasing unless any subsequent variation to the phasing of the 

development is first agreed in writing by the Local Planning Authority and each 

phase shall be substantially completed before the next stage of development is 

commenced.  

Reason: To secure the proper development of the site and in accordance with 

Policy PP9 of the Poole Local Plan (November 2018). 

 

4. GN030 (Samples of Materials)  

The development must be constructed in accordance with the general principles 

for materiality of the approved buildings as shown on the approved Elevation 
drawings and the details specified on the approved Detail Façade Type Plans and 

in Section 5 of the Design and Access Statement (February 2022) (Ref: 0625-LD-

XX-XX-RP-A-08300-S4-P04), unless alternative proposals are first submitted to, 

and approved in writing by the Local Planning Authority.  

Prior to the commencement of any construction works above the ground floor slab 

level of any building within each phase of the development, hereby approved, a 

schedule of all external facing and roofing materials to be used on the buildings 

within that phase of development shall be submitted to, and approved in writing by, 

the Local Planning Authority, and where so required by the Local Planning 

Authority samples and/or sample panels of the materials shall be made available 
and/or constructed on site for inspection and approved in writing by the Local 

Planning Authority. The development shall thereafter be carried out in accordance 

with the approved details. 

Reason: In the interests of the character and appearance of the development and 

to ensure that it is of an acceptable standard of design, and to ensure that the 

materials are sympathetic to the character and appearance of the development in 

the surrounding area that forms the context of the development in accordance with 

Policies PP5, PP27 and PP30 of the Poole Local Plan (November 2018). 

 



5. GN162 (Renewable Energy)  

Prior to the commencement of any construction works above the ground floor slab 

level of any building within each phase of the development, hereby approved, 
details of measures that are to be implemented to provide a minimum of 20% of 

the predicted future energy use of the residential and non-residential uses within 

each building within that phase of development from on-site renewable energy 

sources shall be submitted to, and approved in writing by, the Local Planning 

Authority. Prior to the first occupation of any residential unit and/or prior to any 

commercial/non-residential use first being commenced or brought into operation 

within a building within that phase of development, the approved measures in so 

far as they relate to any individual building within that phase of development shall 

have been installed in their entirety and made available for use and they shall 

thereafter be maintained in accordance with the manufacturer’s specification and 

retained. The submitted details should include, but not be limited to, the following:-   

  The ‘as built’ SAP assessment documents (in relation to the residential uses) 

and the ‘as built’ SBEM/BRUKL assessment documents (in relation to the 

commercial/non-residential uses). These should be the same documents issued 
to Building Control to address the Building Regulations Part L; 

  The corresponding EPC (Energy Performance Certificate);  

  Details of the renewable energy technology to be installed; 

  Details of the siting of the renewable technology to be installed within the site 

and/or on the building and the extent of coverage; and  

 A statement, summary or covering letter outlining how the data given in the 

above documents demonstrates that a minimum of 20% of the predicted future 
energy use of the uses within the building is provided by the renewable technol-

ogy.  

Reason: In the interests of delivering a sustainable scheme, reducing carbon 

emissions and reducing reliance on centralised energy supply and in the interests 

of the character and appearance of the development in accordance with Policies 

PP27 and PP37 (2) of the Poole Local Plan (November 2018) and planning policy 

contained in Section 14 – Meeting the Challenge of Climate Change, Flooding and 

Coastal Change of the NPPF (July 2021). 

 

6. GN161 (BREEAM)  

The commercial / non-residential floor space, hereby approved, shall achieve a 

BREEAM ‘Excellent’ rating (or equivalent standard).  

Prior to the first occupation or use of the commercial / non-residential floor space, 

the Post Construction Review Certificate relating to that particular area of 

commercial / non-residential floor space shall be submitted to the Local Planning 

Authority verifying that the BREEAM ‘Excellent’ rating has been met.  

 



Reason: In the interests of delivering a sustainable and energy efficient scheme 

and in accordance with Policy PP37 (3) of the Poole Local Plan (November 2018) 

and planning policy contained in Section 14 – Meeting the Challenge of Climate 

Change, Flooding and Coastal Change of the NPPF (July 2021). 

 

7. GN180 (Accessible and Adaptable Dwellings) 

Prior to securing Building Regulations Compliance and prior to the 
commencement of any construction works above the ground floor slab level of 
any building within each phase of the development, hereby approved, details of 

measures to provide a minimum of 20% of a mix of the approved residential units 
built in accordance with the requirements of Approved Document Part M4(2) 

Category 2 of the Building Regulations (2015) (as amended) or any other 
subsequent modification thereof shall be submitted to, and approved in writing 
by, the Local Planning Authority. The submitted details shall include a plan 

identifying which residential units will accord with Part M4(2) standards together 
with a statement setting out the provision to be made within that phase of 

development. The development shall thereafter be carried out in accordance with 
the approved details.  
 

Prior to the first occupation of any residential unit within any individual building, a 
written report providing verification of compliance with the Building Regulations 

Part M4(2) Category 2 standards for all of the residential units identified to be an 
Accessible and Adaptable Dwelling within that particular building shall be 
submitted to, and approved in writing by, the Local Planning Authority.  

 
Reason: In the interests of meeting the needs of the ageing population and in 

accordance with Policy PP12 (3) of the Poole Local Plan (November 2018). 
 

8. AA001 (Non-Standard Condition – Scheme of Façade Activation) 

Prior to the commencement of any construction works above the ground floor slab 

level of any building within each phase of the development, hereby approved, a 

detailed scheme for the activation of the façade treatment of the external elevations 

at the ground floor level to the eastern (West Quay Road) elevations of Blocks G, 

H1 and H2 and to the ground floor level to the northern (Twin Sails Bridge 

Approach) elevations of Blocks A and H2 shall be submitted to, and approved in 

writing by, the Local Planning Authority. The proposed details of the required 

façade treatments shall be in general accordance with the details indicated at 

Section 6.6 of the Design and Access Statement (February 2022) (Ref: 0625-LD-

XX-XX-RP-A-08300-S4-P04) and the relevant Façade Details contained within the 

Façade Pack (February 2022) (Ref: 0625-LDA-XX-XX-RP-A-08400-S4-P04). The 
submitted scheme must also provide details of the long-term management 

responsibilities for the maintenance, repair and/or replacement of the approved 

façade treatment installations and a schedule of maintenance. Prior to the first 

occupation of any residential unit or prior to any commercial/non-residential use 

first being commenced or brought into operation within a building within each 

phase of development, the approved façade treatment details in so far as they 

relate to any individual building within that phase of development shall be installed, 



erected, planted in their entirety and shall thereafter be retained and maintained in 

accordance with the approved details of the responsibilities and schedules for the 

management and maintenance, repair and replacement of them.  

Reason: In the interests of the character and appearance of the development and 

surrounding area and to ensure that it is of an acceptable standard of design in 

accordance with Policies PP5, PP27 and PP30 of the Poole Local Plan (November 

2018). 

 

9. AA001 (Non-Standard Condition – Parking Management Plan) 

Prior to the first occupation of any residential unit or prior to any commercial/non-
residential use first being commenced or brought into operation, a Parking 

Management Plan shall be submitted to, and approved in writing by, the Local 
Planning Authority. The Parking Management Plan shall relate to all car parking 

including disabled parking bays, motorcycle / motorised two-wheel vehicle 
parking and cycle parking and must include the following details:  
 the parking allocation for residential occupiers of the development and for occupiers 

of the commercial/non-residential uses or members of the public visiting;  

 signage and road markings;  

 the location of 2 Car Club parking bays;  

 the provision and location of Electric Vehicle Charging (EVC) parking facilities and 
charging points and associated infrastructure that shall be in accordance with the de-
tails contained in the Council’s Parking Standards SPD (January 2021); 

 the location of entry and exit control barriers; and   

 and measures that are to be implemented to prevent long term, all day parking by 
non-occupiers of the approved development.  

 
The approved Parking Management Plan shall be implemented prior to the first 

occupation of any residential unit or prior to any commercial/non-residential use 
first being commenced or brought into operation to which that parking relates and 

all car parking including disabled parking bays, motorcycle / motorised two-wheel 
vehicle parking and cycle parking within the development shall thereafter be 
managed in accordance with the approved Parking Management Plan at all 

times.      
 

Reason: To ensure an appropriate allocation of all car parking, including disabled 
parking bays, motorcycle / motorised two-wheel vehicle parking and cycle 
parking within the development for all uses and that it is managed effectively in 

the interests of highway safety and in accordance with Policies PP34 and PP35 
of the Poole Local Plan (November 2018).   

 

10. HW100 (Access, Parking and Turning Provision)  

No residential unit shall be first occupied and no commercial/non-residential use 

shall commence or be brought into first operation, until such time that the 

approved vehicular and pedestrian accesses to the development off West Quay 

Road and Twin Sails Bridge Approach, together with the internal vehicular and 

pedestrian access routes within the site that would provide access to that 

particular residential or commercial/non-residential unit, as well as any vehicle 



and cycle parking space(s), electric vehicle charging facility/point and associated 

infrastructure, turning space (including any refuse vehicle turning areas) relating 

to that particular residential or commercial/non-residential unit, have been 

constructed and made available and they shall thereafter be maintained, retained 

and kept available for those purposes at all times.   

Reason: In the interests of highway and pedestrian safety and in accordance with 

Policies PP27, PP34 and PP35 of the Poole Local Plan (November 2018).  

 

11. AA001 (Non-Standard Condition – Construction Traffic Management Plan) 

Prior to the commencement of any works approved pursuant to this permission, a 
Construction Traffic Management Plan (CTMP) shall be submitted to, and 

approved in writing by, the Local Planning Authority. The Construction Traffic 
Management Plan shall include the following details as a minimum:  

 details of the phasing of the demolition and construction works that shall be in accord-
ance with the scheme for the phasing of the development approved pursuant to Con-
dition No.3; 

 details of the HGV delivery routes to and from the site and route management; 

 management of and facilities for deliveries as relevant to each phase of the develop-
ment;  

 details of temporary vehicle parking provision within or near the site to accommodate 
operatives’ and construction vehicles for the whole of the demolition and construction 
period as relevant to each phase of the development; and  

 the measures recommended in paragraph 17.82 of the Environmental Statement 
(February 2022) (Ref: 2961/CA).  

 

The Construction Traffic Management Plan shall be maintained and updated 

throughout the construction period of the development by the Project/Site 

Manager and any modifications to it shall be submitted to, and approved in 

writing by, the Local Planning Authority prior to their implementation.  

 

The development shall be carried out in accordance with the details contained 

within the approved Construction Traffic Management Plan at all times.  

 

Reason: Due to the size of the development and scale of such construction 

related elements, in the interests of the creation of a safe highway environment to 

preserve highway and pedestrian safety and to minimise the potential for 

congestion, and to minimise the impact on residential amenity in accordance with 

Policies PP27, PP34 and PP35 of the Poole Local Plan (November 2018). 

 

12. AA001 (Non-Standard Condition – Detailed Drawings for Highway Works) 

Notwithstanding the details shown on the approved plans, further details, 

including the proposed phasing for implementation and completion, details of the 
method of construction, materials, drainage, street furniture, highway signage, 

road markings and lighting in connection with the following works shall be 



submitted to, and approved in writing by, the Local Planning Authority prior to 
construction works commencing on site: 

 Construction of the new public Quayside including the access ramps and connection 
with the existing highway, lighting, street furniture and sea wall balustrade/railings; 

 Highways alteration and improvement works on West Quay Road shown on the ap-
proved plans including the provision of; 

 A new parallel crossing (pedestrian/cycle crossing); 

 Widening of the footway to provide a footway and cycle lane; 

 Creation of the new main vehicle access raised table junction; 

 Creation of a new bus layby and the provision/installation of a new bus shelter fa-
cility that shall be BCP Council Superstop Standard; and 

 Alteration of existing and introduction of new Traffic Regulation Orders, road mark-
ings, bike share scheme parking bay markings, street lighting, street furniture, 
highway signage and drainage in association with the above works.  

 Highways alteration and improvement works on Twin Sails Bridge Approach shown 
on the approved plans including; 

 Footway works; and 

 Any highway works required in connection with the relocation of the existing Public 
Art Installation that is located on the footway to Twin Sails Bridge Approach adja-
cent to the site.  

 

The above works shall be carried out in accordance with the approved details 
and timescales for implementation.  

 

Reason: In the interests of highway and pedestrian safety and to increase 

sustainable travel connectivity in accordance with Policies PP5 and PP35 of the 

Poole Local Plan and the Poole Town Centre SPD (December 2015).  

 

13. AA001 (Non-Standard Condition – Relocation of Public Art Installation) 

Prior to the commencement of any construction works above the ground floor 
slab level of any building within development, hereby approved, a scheme to 

relocate the existing Public Art installation that is located on Twin Sails Bridge 
Approach adjacent to the site, to facilitate the creation of the new Quayside 
maintenance vehicle and pedestrian access ramp, shall be submitted to, and 

approved in writing by the Local Planning Authority. The scheme shall include 
details of the proposed timing of the relocation works. No Highway Works on 

Twin Sails Bridge Approach nor works associated with the creation of the new 
Quayside access to Twin Sails Bridge Approach shall take place until such time 
that the scheme to relocate the existing Public Art installation has been 

approved. The works to relocate the existing Public Art installed shall be carried 
out in accordance with the approved scheme and timescale. 

 
Reason: To ensure the provision of an adequate and efficient vehicular and 

pedestrian access to the new Quayside via the access ramp off Twin Sails Bridge 

Approach in the interests of highway and pedestrian safety and to increase 

sustainable travel connectivity and to ensure the retention of the existing public art 

installation in the interests of the character and appearance and cultural offer of 

the area in accordance with Policies PP5, PP27 and PP35 of the Poole Local Plan 

(November 2018) and the Poole Town Centre SPD (December 2015).  



      
14. AA001 (Non-Standard Condition – No Further Gates, Fences, Walls, Bollards or 

Barriers) 

Notwithstanding the provisions of Class A of Part 2 of Schedule 2 of the Town 

and Country Planning (General Permitted Development) (England) Order2015 
(as amended) and the Town and Country Planning Act 1990 (as amended) or 

any subsequent re-enactments thereof, no gates, fence, wall, other means of 
enclosure, bollards or barriers to prevent vehicular and pedestrian access shall 
be erected other than in the locations shown on the approved plans without the 

prior written approval of the Local Planning Authority.  
 

Reason: To prevent This is to prevent gates/bollards being put at the West Quay 
Road access or located to prevent access to the delivery/visitor bays currently 
shown outside of the bollards/barriers on the plans) 

 

15. AA001 (Non-Standard Condition – Contamination) 

Prior to the commencement of any development pursuant to this permission, 

excluding demolition of the existing structures within the site, the following details 

must be submitted to, and approved in writing by, the Local Planning Authority 

and any necessary remediation/measures implemented in their entirety in strict 

accordance with the approved details.  

(a) Site Characterisation  

A report of the findings of an intrusive site investigation and risk assessment, 

based on the conclusions of the Phase 1 Geo-Environmental Desk Study (Ref: 

Job number ST16303, Report number 0001 (v.1.0)) dated October 2017 and 

prepared by Wardell Armstrong must be completed in accordance with a scheme 

to assess the nature and extent of any contamination and/or gases on the site in 

relation to the proposed use of the site, hereby approved, and documenting the 

actual ground conditions found on site and an appropriate quantitative 
assessment of risk to identified receptors. The site investigation and risk 

assessment must be undertaken by competent persons.  

(b) Remediation Scheme  

If the site investigation and risk assessment and the site characterisation identify 

unacceptable risks and the need for remediation, a detailed remediation scheme 
specifying remedial works and measures necessary to bring the site to a 

condition suitable for the intended uses by removing unacceptable risks to 

human health, buildings and controlled waters and to avoid risk from 

contaminants and/or gases when the site is developed must be produced and 

submitted to, and approved in writing by, the Local Planning Authority. The 

remediation scheme must include all remedial works and measures to be 

undertaken, proposed remediation objectives and remediation criteria. The 

scheme must ensure that the site will not qualify as contaminated land under Part 

IIA of the Environmental Protection Act 1990 in relation to the intended use of the 

land after remediation.  

(c)  Implementation of Approved Remediation Scheme  



The approved remediation scheme must be fully implemented in accordance with 

its terms prior to the commencement of any development (other than that 

required to carry out remediation), unless otherwise agreed in writing by the 

Local Planning Authority. Following completion of the implementation of the 

measures identified in the approved remediation scheme, a verification report 

that demonstrates the effectiveness of the remediation carried out must be 

produced and submitted to, and approved in writing by, the Local Planning 

Authority prior to the commencement of any development (other than that 
required to carry out remediation). 

 

Reason: To ensure that the risks from land contamination to the future users of 

the land and neighbouring land are minimised, together with those to controlled 

waters, property and ecosystems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 

offsite receptors in accordance with Policies PP27 and PP33 of the Poole Local 

Plan (November 2018) and planning policy contained in Section 15 – Conserving 

and Enhancing the Natural Environment of the NPPF (July 2021).  

 

16. AA001 (Non-Standard Condition - Reporting of Unexpected Contamination) 

In the event that unexpected contamination is found at any time when carrying 

out the preliminary works, or works for the approved development thereafter, that 

was not previously identified it must be reported in writing immediately to the 

Local Planning Authority and all development shall be ceased, unless otherwise 

agreed in writing by the Local Planning Authority. An investigation and risk 

assessment must be undertaken in accordance with the Environment Agency 

“Land Contamination Risk Management (LCRM)” procedures and in accordance 

with the requirements of sub-section (a) of Condition No.15 above, and where 

remediation is necessary a remediation scheme must be prepared in accordance 

with the requirements of sub-section (b) of Condition No.15 above and submitted 
to, and approved in writing by, the Local Planning Authority and fully 

implemented in accordance with the approved details in advance of the 

development works recommencing.  

Following completion of the implementation of the measures identified in the 

approved remediation scheme, a verification report that demonstrates the 

effectiveness of the remediation carried out must be produced and submitted to, 

and approved in writing by, the Local Planning Authority prior to any further 

development taking place other than that required to be carried out as part of the 

implementation of the approved remediation scheme.  

 

Reason: To ensure that the risks from land contamination to the future users of 

the land and neighbouring land are minimised, together with those to controlled 

waters, property and ecosystems, and to ensure that the development can be 

carried out safely without unacceptable risks to workers, neighbours and other 

offsite receptors in accordance with Policies PP27 and PP33 of the Poole Local 



Plan (November 2018) and planning policy contained in Section 15 – Conserving 

and Enhancing the Natural Environment of the NPPF (July 2021).  

 

17. AA001 (Non-Standard Condition - Dust Management Plan)  

A Dust Management Plan for each phase of development shall be submitted to, 

and approved in writing by, the Local Planning Authority prior to the 

commencement of any development within that phase of development.  

The Dust Management Plan should have regard to the Institute of Air Quali ty 

Management’s “Guidance on the Assessment of Dust From Demolition and 

Construction” and “Guidance on Monitoring in the Vicinity of Demolition and 

Construction Sites” and include the recommended mitigation measures set out in 

Appendix A6 Construction Mitigation of the Air Quality Assessment Appendices 

Document (Report No. J3207D/1/F1) dated 27 January 2022 and prepared by Air 

Quality Consultants Limited that forms Appendix 18.1 of the Environmental 

Statement (February 2022) (Ref: 2961/CA).  

The Dust Management Plan shall be maintained and updated throughout the 

construction period of the development by the Project/Site Manager and any 

modifications to it shall be submitted to, and approved in writing by, the Local 

Planning Authority prior to their implementation. The development shall be carried 

out in accordance with the mitigation measures contained within the approved Dust 

Management Plan at all times.  

Reason: To protect the amenity of local residents and the interest features of the 

Poole Harbour SPA, SSSI and Ramsar site from adverse levels of dust emissions 

during demolition and construction in accordance with Policies PP5, PP27 and 
PP33 of the Poole Local Plan (November 2018). 

 

18. AA001 (Non-Standard Condition)  

No burning of construction waste materials shall take place on site.  

Reason: To protect the amenity of local residents from smoke, ash, odour and 

fumes in accordance with Policy PP27 of the Poole Local Plan (November 2018). 

 

19. AA001 (Non-Standard Condition - Water Efficiency)  

Prior to the commencement of any construction works above the ground floor slab 

level of any building within the development, hereby approved, a scheme of water 
efficiency measures to reduce the water consumption of the residential units and 

the commercial/non-residential uses shall be submitted to, and approved in writing 

by, the Local Planning Authority. The scheme should demonstrate a standard of a 

maximum of 110 litres of water usage per person per day is applied for all 

residential dwellings. The development shall thereafter be carried out in 

accordance with the approved details and the approved measures shall be 

implemented and made available for use prior to the first occupation of any 

residential unit or prior to any commercial/non-residential use first being 



commenced or brought into operation in so far as the approved measures relate 

to that individual residential unit or commercial/non-residential unit and shall 

thereafter be maintained and retained in full working order at all times.   

Reason: In the interests of sustainable development and the prudent use and 

conservation of water resources to meet the demands of climate change and in 

accordance with the NPPF (July 2021). 

 

20. AA001 (Non-Standard Condition - Wind Mitigation Measures) 

Notwithstanding the submitted details, prior to the commencement of any 

construction works above the ground floor slab level of any building within the 
development, hereby approved, further details and designs of the measures 
proposed to mitigate the impact of wind within the application site on the comfort 

of users, and in particular the reported safety exceedances on the ground floor 
and to balconies/terraces on elevated floor levels of the buildings, as identified in 

the submitted updated Chapter 16.0 Micro-climate (wind) of the Environmental 
Statement rev 6 received 30 June 2022, shall be submitted to, and approved in 
writing by, the Local Planning Authority. The proposed measures shall be in 

accordance with the recommendations set out at Section 4.0 of the CFD 
Modelling Analysis Responses Report BRS-0290-1 West Quay Comment Final 

Responses Appendix Revision 1.0 dated 30 June 2022 and in the updated 
Chapter 16.0 Micro-climate (wind) of the Environmental Statement rev 6 received 
30 June 2022. The submitted details shall include an updated Wind Comfort 

Report demonstrating how the proposed measures have mitigated the identified 
impact of wind to acceptable wind comfort and safety levels. The approved 

mitigation measures shall be implemented prior to the first occupation of any 
residential unit or prior to any commercial/non-residential use first being 
commenced or brought into operation within the phase of development to which 

those mitigation measures relate, and they shall thereafter be maintained and 
retained.   

 
Reason: To ensure the creation of safe and comfortable living accommodation 

and environment and an attractive and comfortable public realm in accordance 

with Policies PP5 and PP27 of the Poole Local Plan (November 2018) and the 

Poole Town Centre SPD (December 2015).  

  

21. AR020 (Programme of Archaeological Works) 

Prior to the commencement of any development pursuant to this permission, 
including site clearance and demolition works, a programme of archaeological 

work shall be secured and implemented by an approved archaeological 

contractor. 

 

The first stage of this programme of archaeological work will be an 
archaeological evaluation, that shall be undertaken in accordance with the 

Written Scheme of Investigation for an Archaeological Evaluation (Ref: AN0332) 

dated January 2022 and prepared by Cotswold Archaeology.  



A report of the findings of the archaeological evaluation shall be submitted to, 

and approved in writing by, the Local Planning Authority. If the results of the 

archaeological evaluation indicate that the development will not have a significant 

archaeological impact, then no further archaeological work will need to be 

undertaken in accordance with the programme of archaeological work. In the 

event that the results of the archaeological evaluation identify that the 

development will have a significant archaeological impact, a Written Scheme of 

Investigation for Archaeological Mitigation shall be submitted to, and approved in 
writing by, the Local Planning Authority prior to the commencement of any 

development.  The Written Scheme of Investigation for Archaeological Mitigation 

shall cover the archaeological fieldwork/mitigation that is to be 

undertaken/implemented together with the post-excavation work/ analysis to be 

undertaken and details for the publication of the results. 

The development shall thereafter be carried out in accordance with the approved 

Written Scheme of Investigation for Archaeological Mitigation. 

Reason: The site is known to be of archaeological potential, and it is important 

that any archaeological features and finds are preserved in situ or by record in 

accordance with Policy PP30 of the Poole Local Plan (November 2018). 

 

22. AA001 (Non-Standard Condition - Refuse Management Strategy) 

Notwithstanding the submitted details, prior to the commencement of any 

construction works above the ground floor slab level of any building within each 

phase of the development, hereby approved, a Refuse Management Strategy for 

the provision of refuse/recycling facilities and the collection of refuse/recycling 

associated with the residential units, hereby approved, shall be submitted to, and 

approved in writing by, the Local Planning Authority. The Refuse Management 

Strategy shall provide details of the following: 

 The location and size of the refuse/recycle stores associated with each individ-

ual residential block within that phase of development; 

 The internal layout within each of the refuse/recycle stores indicating the num-

ber and size of refuse and recycle containers that are to be accommodated 

within each of the refuse and recycle stores and the provision of a designated 

area for commercial waste containers where the refuse/recycle store is also ser-

vicing any commercial/non-residential use; 

 Details and specification of the refuse/recycle containers that are to be provided;  

 A swept-path analysis to demonstrate that the refuse collection vehicle could 

access and egress the development in a forward gear in a safe and efficient 

manner to a suitable location(s) for the refuse vehicle to park/wait when making 

collections within a stopping distance of 10 metres from each of the refuse/re-

cycle stores and confirmation that all routes within the site for the refuse collec-

tion vehicle will be constructed to an adoptable standard; 

 In the event that the refuse/recycle stores are located beyond the recommended 

distance of 10 metres from the refuse vehicle parking/waiting area(s), details of 

the arrangements that will be put in place by the site management to ensure 



that the refuse/recycle containers are transported on the day of collection to a 

satisfactory temporary holding area or areas within 10 metres from the refuse 

vehicle parking/waiting area(s) and subsequently returned to the refuse/recycle 

stores following collection on the collection day, including details of the tempo-

rary holding area(s); 

 Details of the arrangements that will be put in place by site management for 

the caretaking/maintenance of the refuse/recycle stores to ensure that they 

are kept in a clean condition and clear of side waste and to ensure that any 

contamination is removed from bins prior to collection; 

 Details of the provision for the storage and collection of bulky goods to ensure 

that unimpeded access is always available to, and within the refuse/recycle 

stores for residents and collection staff; and 

 In the event that the refuse and recycling collection is not to be undertaken by 

the Council as the Waste Collection Authority, details of a private contractor to 

collect the refuse and recycling together with details of the frequency of collec-

tions, the type of refuse vehicle to be used, measures to be taken if no private 

contractor is available at any time in the future.    

 
Prior to the first occupation of any of the residential units with each phase of the 

development, hereby approved, the refuse/recycle stores and the refuse/recycle 
containers that relate to the individual residential unit to be occupied shall be 
constructed and provided in accordance with the approved Refuse Management 

Strategy and shall be made available for use and shall thereafter be maintained, 
retained and kept available for use as such at all times.  

 
The Refuse Management Strategy shall also take effect at the time of the first 
occupation of any residential unit with each phase of the development and shall 

thereafter continue to be operated in accordance with the approved details at all 
times.  

 
No bins shall be stored in the open unless being stored at the collection point in 
which case they shall only be stored at the collection point on the day of 

collection and shall be returned to the refuse/recycle store on that same 
collection day following collection.      
 

Reason: To ensure the adequate and appropriate provision for the storage and 

collection of waste and to maximise the re-use and recovery of waste generated 

by the residential units, hereby approved, in the interests of the amenities of the 

future occupants of the approved development; in the interests of the visual 

amenities and environment of the site; and in the interests of highway and 

pedestrian safety; in accordance with Policies PP5, PP27 and PP35 of the Poole 

Local Plan (November 2018).   

 

 

 



23. AA001 (Non-Standard Condition - Commercial Refuse Management Plan) 

Notwithstanding the submitted details, prior to any of the commercial/non-

residential units being first brought into use/occupied, a Commercial Refuse 
Management Plan relating to that commercial/non-residential use shall be 

submitted to, and approved in writing by, the Local Planning Authority. The 

Commercial Refuse Management Plan shall provide details of the following: 

 The location and size of the waste storage facility for the housing of lockable 

waste containers for the storage/containment of waste generated by the spe-

cific commercial/non-residential use; 

 Details for the provision of the storage and disposal of used cooking oil (where 

this is applicable) that must be stored in a locked and bunded storage faci lity; 

 Details of a private contractor (this could be the BCP Council) to collect the 

waste and the type of refuse vehicle to be used; 

 Measures to be taken if no private contractor is available at any time in the fu-

ture; 

 The frequency of collections.   

 

Prior to the first occupation of the commercial/non-residential use, hereby 
approved, the waste storage facility and the lockable waste containers relating to 
that particular commercial/non-residential use shall be constructed and provided 

in accordance with the approved Commercial Refuse Management Plan and 
shall be made available for use and shall thereafter be maintained, retained and 

kept available for use as such at all times.  
 
The Commercial Refuse Management Plan shall also take effect at the time of 

the commercial/non-residential use first being brought into operation and shall 
thereafter continue to be operated in accordance with the approved details at all 

times.  
 
No bins shall be stored in the open unless being stored at a collection point in 

which case they shall only be stored at the collection point on the day of 
collection and shall be returned to the refuse/recycle store on that same 

collection day following collection.      
 
Reason: To ensure the appropriate provision for the storage and collection of 

waste and to maximise the re-use and recovery of waste generated by the 

commercial/non-residential units, hereby approved, to meet the needs of the 

intended occupiers; in the interests of the visual amenities and environment of 

the site; and in the interests of highway and pedestrian safety; in accordance with 

Policies PP5, PP27 and PP35 of the Poole Local Plan (November 2018).   

 

 



24. AA001 (Non-Standard Condition – Demolition and Construction Environmental 

Management Plan) 

Prior to the commencement of any development pursuant to this permission, 
including site clearance and demolition works, a Demolition and Construction 
Environmental Management Plan shall be submitted to, and approved in writing 

by, the Local Planning Authority. The Demolition and Construction Environmental 
Management Plan shall include details of the measures to be implemented to 

mitigate and manage the impact of the development during the demolition/site 
clearance, ground works and construction phases of the development that, as a 
minimum, shall include and be in accordance with those recommendations and 

mitigation measures set out in the relevant sections of the Environmental 
Statement (February 2022) (Ref: 2961/CA) and relevant reports and documents 

of the Environmental Statement Appendices and shall include details of the 
following:  
 
(a)  the timing of works (i.e. a development programme);  
(b)  the hours / days of working;  
(c) a programme for the phasing of the works, illustrating the demolition / site clearance 

and construction phases;  
(d)  management responsibilities / details of site supervision including out-of-hours 

contact details; 
(e)  measures to be implemented to manage and reduce the amount of waste generated 

during the demolition and construction works through its re-use on site and details of 
how any waste to be removed from will be disposed of; 

(f)  control of environmental noise and vibration from demolition and construction 
activities;  

(g)  a lighting management plan;  
(h)  measures to limit adverse air quality effects from demolition and construction;  
(i)  measures to limit adverse water quality effects from demolition and construction;  
(j)  construction site layouts (phased, if necessary) and temporary infrastructure during 

demolition and construction; 
(k)  pollution prevention plans and a Spill Management and Contingency Plan, to protect 

both marine and land-based ecology from discharges of the development hereby 
approved; 

(l)  protection measures for areas of ecological sensitivity and importance (which should 
be in full accordance with the Biodiversity Mitigation and Enhancement Plan); 

(m) demolition, excavation and construction methods to be used for all works on or close 
to the water margin;  

(n)  details of machinery to be used (location and storage of plant, materials and fuel, 
access routes, cleaning / wheel washing, etc.); and 

(o)  methods for the removal of spoil from the site and if by road, routes to be used.  
 

The Demolition and Construction Environmental Management Plan shall be 
maintained and updated throughout the demolition and construction period of the 

development by the Project/Site Manager and any modifications to it shall be 

submitted to, and approved in writing by, the Local Planning Authority prior to their 

implementation. The development shall be carried out in accordance with the 

details contained within the approved Demolition and Construction Environmental 

Management Plan at all times for the duration of the demolition and construction 

works.  

Reason: To ensure the development does not create local environment impacts 

and pollution in the interests of protecting the water environment and water 



quality, protecting the interest features of the Poole Harbour SPA, SSSI and 

Ramsar site, the amenities of the neighbouring and nearby residents and future 

occupiers of the approved development and in the interests of highway and 

pedestrian safety in accordance with Policies PP5, PP27, PP32 and PP33 of the 

Poole Local Plan (November 2018). 

 

 
25. AA001 (Non-Standard Condition – Construction Details of the Sea Wall) 

Notwithstanding the submitted details, prior to the commencement of 
development, excluding demolition of the existing structures within the site and 

site clearance/remediation works, further details of the construction of the new 
quay / flood defence wall and its’ relationship to the existing quay wall shall be 
submitted to, and approved in writing by, the Local Planning Authority. The 

submitted details must include the following information:   
 

(a) investigation reports on the existing condition of the existing Backwater Channel 
Sea Wall and details of any appropriate construction or repair works required to be 
undertaken to bring any retained parts of the sea wall along the length of the appli-
cation site up to the appropriate standard of the relevant adopting agency / authority;  

 
(b) detailed design and specification, external finish, and method of construction of the 

new quay wall to the Backwater Channel which shall demonstrate compliance with 
the prescribed standard of the relevant adopting agency / authority; 

 

(c) a strategy for the protection and translocation of protected species colonising the ex-
isting quay wall to the Backwater Channel; 

 

(d) details of the means by which new habitats for marine ecology will be created, in-
cluding the design and specification and positioning/placement of hardwood timber 
cladding and/or metal or concrete modular tiles or other similar enhancement struc-
tures/features for habitat colonisation to cover at least 50% of the surface of the new 
quay wall and to remain below the water level (submerged) at all tide levels; 

 

(e) details of a 3 year monitoring plan for the colonisation of Suberites massa and other 
fauna to the new quay wall, hereby approved, and a review of the mitigation 
measures to be implemented in the event that the species fails to adequately recolo-
nise after this period in accordance with the details contained in the Environmental 
Statement ES Addendum – Marine Environment (Ref: RP/2961/ca/R001ma) dated 
February 2022; and  

 
(f) details showing the connection between the new quay wall and the existing quay-

side/quay wall, the connection between the new quayside and the new quay wall 
hereby approved, and the connection with the new quay wall on land adjacent to the 
application site. Such details shall demonstrate connectivity / integrity of the flood 
defence barrier.  

 

The new quay wall, hereby approved, shall be completed in its’ entirety in 

accordance with the approved designs and programme of works prior to the first 

occupation of any residential unit or prior to any commercial/non-residential use 

first being commenced or brought into operation. 



 

Reason: To ensure the delivery of a safe public quayside and the provision of an 

appropriately designed and constructed flood defence wall to provide a 
continuous flood defence barrier along the harbour edge of the site and to protect 

the marine species, habitats and features of the Poole Harbour SPA, SSSI and 

Ramsar site, in accordance with Policies PP5, PP32 and PP33 of the Poole Local 

Plan (November 2018). 

 

26. AA001 (Non-Standard Condition – Piling and Works to the Backwater Channel) 
Notwithstanding the submitted details, prior to the commencement of 

development, excluding demolition of the existing structures within the site and 
site clearance/remediation works, a method statement shall be submitted to, and 
approved in writing by, the Local Planning Authority in relation to piling of the new 

quay wall. 
 
The method statement shall include details of (where applicable): 
 
(a)  Methods of piling (penetrative methods shall not be used other than with the prior 

written agreement of the Local Planning Authority); 
(b)  Measures to mitigate noise and vibration impacts on nearby occupiers; 
(c)  Measures to minimise noise and vibration impacts on marine / fluvial ecology, 

including on seahorses; 
(d)  Measures to avoid harmful impacts of works on water quality; 
(e)  Measures to translocate any protected species affected by the construction of the 

new quay wall to the Backwater Channel (with specific regard but not limited to 
seahorses and sponges); and 

(f)  Monitoring of the above measures.  
 

The development shall thereafter be carried out in strict accordance with the approved 
details. 

 

Reason: To protect the marine species, habitats and features of the Poole 
Harbour SPA, SSSI and Ramsar site and in the interests of the amenities of 
neighbouring and nearby residents in accordance with Policies PP5, PP27, PP32 

and PP33 of the Poole Local Plan (November 2018). 
 

27. AA001 (Non-Standard Condition - Rowing Club Boat Restriction) 
The rowing club hereby approved shall only operate man powered single sculls, pair boats 
and coxed fours as well as two motor driven safety launches. 
 
Reason: To ensure that the approved rowing club would not result in an intensification of 
water-based activities in the interests of avoiding any increased disturbance to feeding, 
roosting and nesting birds which are interest features of the Poole Harbour SPA, SSSI 
and Ramsar site in accordance with Policies PP5, PP32 and PP33 of the Poole Local Plan 
(November 2018). 

 

28. AA001 (Non-Standard Condition – Bat and Nesting Bird Mitigation and Enhance-

ment) 



The development, hereby approved, shall be carried out in accordance with the 
mitigation measures relating to bats and nesting birds and the ecological 

enhancement measures for bats set out in Section 5 of the Preliminary Roost 
Appraisal (PRA) and Bat Activity Surveys Report (Version 1.0) dated 29 June 

2022 and prepared by ABR Ecology Ltd. The ecological enhancement measures 
for bats shall be implemented in the locations shown in Appendix 6 of the 
Preliminary Roost Appraisal (PRA) and Bat Activity Surveys Report, unless other 

alternative locations are first agreed in writing by the Local Planning Authority, 
and made available for use prior to the first occupation of any residential unit or 

prior to any commercial/non-residential use first being commenced or brought 
into operation within a building in which any of the ecological enhancement 
measures are to be installed. The ecological enhancement measures shall 

thereafter be maintained and retained at all times. Following the installation of the 
ecological enhancement measures detailed in Section 5 of the Preliminary Roost 

Appraisal (PRA) and Bat Activity Surveys Report (Version 1.0) dated 29 June 
2022 and prepared by ABR Ecology Ltd, a verification report that demonstrates 
the implementation of the measures in the approved locations must be submitted 

to, and approved in writing by, the Local Planning Authority. 
   

Reason: In the interests of preserving and enhancing biodiversity and ecological 

features and interests on the site and in accordance with Policy PP33 of the 
Poole Local Plan (November 2018) and section 15 of the National Planning 
Policy Framework. 

 

29. AA001 (Non-Standard Condition – Biodiversity Mitigation and Enhancement 

Plan) 

Notwithstanding the submitted details and the requirements of Condition No.27 

above, prior to the commencement of any development pursuant to this 

permission, including site clearance and demolition works, a Biodiversity 

Mitigation and Enhancement Plan relating to both terrestrial and marine ecology 

and providing details of the biodiversity mitigation and enhancement measures 

that are to be implemented and a timetable for their implementation shall be 

submitted to, and approved in writing by, the Local Planning Authority. The 
submitted Biodiversity Mitigation and Enhancement Plan shall be in general 

accordance with the following: 

 The proposed mitigation and enhancement measures set out in Chapter 10 – 

Ecology – Terrestrial at paragraphs 10.133 and 10.139 of the Environmental 

Statement (February 2022) (Ref: 2961/CA); 

 The avoidance and mitigation measures set out at Section 6.4 and the En-

hancement Measures at Section 6.5 of the Preliminary Ecological Appraisal 

(Version 2) dated March 2019 and prepared by Ashgrove Ecology Limited;  

 The enhancement measures set out in Section 4.2.2 and recommended plant 

species at Appendix 1 of the Bat Survey Report (Version 2) dated March 

2019 and prepared by Ashgrove Ecology Limited; and  



 The general principles of the proposed mitigation and enhancement 

measures set out in paragraphs in Chapter 11 Ecology – Marine of the Envi-

ronmental Statement (February 2022) (Ref: 2961/CA) and the Environmental 

Statement ES Addendum – Marine Environment (Ref: RP/2961/ca/R001ma) 

dated February 2022.   

The development shall thereafter be carried out in accordance with the approved 

Biodiversity Mitigation and Enhancement Plan and timetable for implementation 

and all biodiversity enhancement measures that are implemented shall thereafter 

be maintained and retained for the lifetime of the development.   

Reason: In the interests of preserving and enhancing biodiversity and ecological 
features and interests on the site and in accordance with Policy PP33 of the 

Poole Local Plan (November 2018) and paragraph 174 of the National Planning 
Policy Framework. 

 

 

30. AA001 (Non-Standard Condition – External Lighting Strategy) 

Prior to the commencement of any construction works above the ground floor slab 

level of any building within each phase of the development, hereby approved, an 

External Lighting and Management Plan shall be submitted to, and approved in 

writing by, the Local Planning Authority. The External Lighting and Management 

Plan shall provide details of the design, hours of use, locations and management 

of any temporary or permanent exterior lighting within any public area, including 

signage, floodlighting and road/path lighting.  

Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (as amended), and the Town and 

Country Planning Act 1990 (as amended) or any subsequent re-enactment thereof, 

no lights shall be installed on the buildings or the new quayside, hereby approved, 

to floodlight any of the approved buildings. 

The lighting shall be compliant with the Bat Conservation Trust and Institute of 
Lighting Professionals (2018) ‘Bats and Artificial Lighting in the UK’ and have a 

colour temperature of less than 2700K or up to a maximum of 3000K in the event 

that it is demonstrated that lighting of 2700K or less is not reasonably obtainable 

and shall be retained as such. 

The lighting for the development shall subsequently be installed and operated in 

accordance with the approved External Lighting and Management Plan at all times.  

Reason: To safeguard the visual amenities of the area,to protect future occupiers 

and neighbouring/nearby residents from excessive light spillage on site and in the 
interests of minimising disturbance to protected species and habitats in the area 

in accordance with Policies PP5, PP27, PP32 and PP33 of the Poole Local Plan 
and paragraphs 174 and 180 of the National Planning Policy Framework. 
 

 
 

 
 



31. AA001 (Non-Standard Condition - No Masts, Aerials etc.) 

Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (as amended) and the Town and 
Country Planning Act 1990 (as amended) or any subsequent re-enactment thereof, 

no aerials, masts, antennas or similar structure or feature, particularly those with 

supporting struts or cables, shall be erected or installed to the roof of any of the 

buildings hereby approved.  

Reason: In the interests of mitigating the potential for collisions by birds that are 
protected species and that are interest features of the Poole Harbour SPA, SSSI 

and Ramsar site in accordance with Policies PP5, PP32 and PP33 of the Poole 
Local Plan (November 2018). 

 

32. AA001 (Non-Standard Condition - Hard and Soft Landscaping) 

Prior to the commencement of any construction works above the ground floor slab 

level of any building within each phase of the development, hereby approved, 

details of both the hard and soft landscaping and green infrastructure for the 
development shall be submitted to, and approved in writing by, the Local Planning 

Authority and these works shall thereafter be carried out as approved. This shall 

relate to the following areas of the development in particular: 

(a) The Quayside; 

(b) The Play Areas; 

(c) Other soft and hard landscaped areas (including public realm). 

The details of the hard and soft landscaping and green infrastructure shall include:  

(i) Soft landscape and green infrastructure plans including planting plans for 

all soft landscape areas, trees, urban greening, living walls, rain gardens 
or other green infrastructure interventions; written specifications (including  

cultivation and other operations associated with plant and grass             
establishment) schedules of plants, noting species, plant sizes and       
proposed numbers/densities and implementation programme (for the 

avoidance of doubt soft landscaping includes trees and planters); 
(ii) Tree planting plans including size, species and locations; and details of tree pits  
(iii) Hard landscape plans including details of surfacing, materials and boundary 

treatments;  
(iv) Details of any balustrade/railings or other form of boundary treatment / enclosure 

to the new quay wall;  
(v) Proposed finished levels or contours on the site generally and specifically at 

points where pedestrian and cycle routes will link to pedestrian and vehicular 
routes on surrounding land to demonstrate satisfactory transitions (including for 
wheelchair users) as part of the implementation of a continuous waterfront route;  

(vi) Details of a suitable ramped access for wheelchair users in the public realm and 
publicly accessible areas; 

(vii) Details of street furniture and infrastructure (e.g. benches, refuse, planters or 
other storage units, signage, lighting etc.) including detail on predicted lifespan 
and replacement plans; 

(viii) Details of integrated public art provision that shall be in general accordance 

with the details and principles contained at Section 6.12 of the Design and 



Access Statement (February 2022) (Ref: 0625-LDA-XX-XX-RP-A-08300-
S4-P04); 

(ix) Details (including dimensions and proposed locations) of 2 interpretation 
boards that contain information relating to behaviours to reduce nitrate in-

put in Poole Harbour and other information in consultation with Natural 
England;  

(x) Details of all external lighting including luminance levels, measures to min-

imise light spillage generally, and specific measures to avoid overspill onto 
the foreshore and Backwater Channel; 

(xi) Details of routes for pedestrians, wheelchair users, pedal cyclists, and 
powered vehicles (including delivery vehicles and refuse vehicles);  

(xii) Details of surface-level vehicle parking / waiting / drop-off areas (including 

for   refuse vehicles, emergency tenders and internet grocery shopping de-
livery       vehicles). Details shall include the surfacing materials to be 

used, dimensions and where applicable vehicle tracking details; 
(xiii) Details of any wayfinding signage for vehicles and pedestrians (which will 

be    approved in consultation with the Local Highway Authority);  

(xiv) The design, specification and layout of play equipment for the areas of 
play space shown on the approved plans; and 

(xv) Management and maintenance plans and responsibilities for the public 
realm and publicly accessible areas including details of the predicted 
lifespan of play     equipment and street furniture / infrastructure, and plans 

including appropriate funding for their replacement once life-expired.  
 

The approved soft landscaping for each phase of development shall be fully 

implemented with new planting carried out in the planting season October to 
March inclusive following the first occupation of any of the residential or 
commercial/non-residential floor space, or in accordance with a timetable to be 

agreed in writing with the Local Planning Authority. 
 

The residential and commercial/non-residential floorspace shall not be occupied 
until such time as the landscape works set out in points (iii) to (xiv) inclusive have 
been implemented in accordance with the approved details.  

 
All planting shall be carried out in accordance with British Standards, including 

regard for plant storage and ground conditions at the time of planting. The 

scheme shall be properly maintained thereafter in accordance with the details 

approved pursuant to (xv) above and any plants (including those retained as part 

of the scheme) which die, are removed or become damaged or diseased within 

the first 5 year 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.  

The whole planting scheme shall thereafter be retained. 
 

Reason: To ensure satisfactory appearance and functionality of the public open 

space and play area space provision; in the interests of visual amenities and the 

biodiversity value of the area and setting and character of the proposed 

development; and to ensure that the approved planting scheme is carried out at 
proper times and to ensure the establishment and maintenance of all trees and 



plants; in accordance with Policies PP5, PP24, PP25, PP27 and PP33 of the Poole 

Local Plan (November 2018). 

 

33. AA001 (Non-Standard Condition - Flood Warning and Evacuation Plan) 

Prior to the first occupation of any residential unit or prior to any commercial/non-
residential use first being commenced or brought into operation, the owner of 

buildings/site shall register its’ management company with the Environment Agency's 
Early Flood Warning Hotline (or subsequent equivalent) and details of a Flood 

Warning and Evacuation Plan shall be submitted to, and approved in writing by, 
the Local Planning Authority.  
 

Any physical measures set out in the Flood Warning and Evacuation Plan and 

flood mitigation measures detailed in Chapter 9 (Hydrology/Flood Risk including 

Drainage) of the Environmental Statement (February 2022) (Ref: 2961/CA), shall 
be implemented in full prior to the first occupation of any of the floorspace in the 

development, hereby approved.   
 

Reason: In order to ensure the barriers required to protect the site from flooding 
are in place prior to a flood event occurring to prevent the risk from flooding in 

accordance with Policies PP5 and PP38 of the Poole Local Plan (November 2018).  
 
 

34. AA001 (Non-Standard Condition – Foul Water Drainage) 

Notwithstanding the submitted details, prior to the commencement of 

development, excluding demolition of the existing structures within the site and site 

clearance/remediation works, a foul water drainage strategy for the provision of 

foul water drainage from the site shall be submitted to, and approved in writing by, 

the Local Planning Authority.  

The foul water drainage scheme shall be completed in accordance with the 

approved details and to a timetable agreed with the Local Planning Authority and 

shall thereafter be maintained and retained in full working order at all times.  

No residential unit or commercial/non-residential floor space shall be occupied unti l 

all necessary works for the drainage of foul water from that residential unit or 

commercial/non-residential unit have been implemented in accordance with the 

approved scheme and made available for use.  

Reason: To ensure that proper and adequate provision is made for the disposal of 

sewage from the site and that the development does not increase the risk of sewer 
flooding to downstream properties or cause pollution of controlled waters and in 

accordance with Policy PP27 of the Poole Local Plan (November 2018). 

 

35. AA001 (Non-Standard Condition – Surface Water Drainage) 

Notwithstanding the submitted details, prior to the commencement of 

development, excluding demolition of the existing structures within the site and 

site clearance/remediation works, a surface water drainage strategy for the 

provision of surface water drainage from the site, together with a scheme for the 

future responsibility and schedule for maintenance of the surface water drainage 



scheme over the lifetime of the development, shall be submitted to, and approved 

in writing by, the Local Planning Authority.  

The surface water drainage scheme shall be completed in accordance with the 
approved details and to a timetable agreed with the Local Planning Authority and 

shall thereafter be maintained in accordance with the scheme for future 

responsibility and schedule for maintenance and retained in full working order at 

all times.  

No residential unit or commercial/non-residential floor space shall be occupied unti l 

all necessary works for the drainage of surface water from the building in which it 

is located have been implemented in accordance with the approved scheme and 

made available for use.  

Reason: To prevent the increased risk of flooding by ensuring the provision of a 

satisfactory means of surface water disposal and maintenance of the surface water 

drainage system and to protect the quality of the water environment and the 

interest features of Poole Harbour SPA, SSSI and Ramsar site in accordance with 

Policies PP5, PP32 and PP38 of the Poole Local Plan (November 2018).  

 

36. AA001 (Non-Standard Condition – Fumes Extract Equipment) 

Prior to the commencement of development (other than demolition and site 
clearance / remediation), a scheme for the extraction of fumes, gases and odours 
associated with the commercial/non-residential premises, hereby approved, shall 

be submitted to, and approved in writing by, the Local Planning Authority. Where 
applicable details shall be provided of the location and appearance of any 

external plant, pipes and ductwork.  

 
The development shall subsequently be fully implemented in accordance with the 

details of the approved scheme prior to the use to which the extraction equipment 

relates first being commenced or brought into operation and the equipment shall 

thereafter be retained. 
 
No other external plant, pipes or ductwork shall be attached to external faces or 

roofs of any of the buildings, hereby approved, without planning permission first 

being obtained from the Local Planning Authority. 
 

Reason: To ensure suitable mitigation measures are installed to protect the amenities of 
the future occupiers of the adjoining properties from fumes, gases and odours in 
accordance with Policy PP27 of the Poole Local Plan (November 2018) and planning 
policy given in Chapter 15 - Conserving and Enhancing the Natural Environment of the 
National Planning Policy Framework. 

 
 

37. AA001 (Non-Standard Condition – Hours of Audible Working) 
During construction of the development hereby permitted, no plant, machinery or 

vehicle that is associated with the construction of the development that is audible 
at any boundary of the site shall be operated at the site other than between 0800 

hrs and 1800 hrs on Mondays to Fridays inclusive, and between 0800 hrs and 
1300 hrs on Saturdays, nor shall any Heavy Goods Vehicles associated with 



construction of the development enter or leave the site other than during these 
hours.  

 
In the case of machinery operated in association with any piling operations, this 

shall be operated only between 0830 hrs and 1800 hrs Monday to Friday.  
 
During construction of the development no machinery associated with 

implementation of the development shall be operated at any time on Sundays or 
recognised Public Holidays.  

 
Reason: To protect the amenities of the occupants of existing nearby residential 
properties and future occupiers of the approved development in accordance with 

Policy PP27 of the Poole Local Plan (November 2018). 
 
 

38. AA001 (Non-Standard Condition – Restriction on Hours of Use of 
Commercial/Non-Residential Uses) 

The commercial/non-residential units, as indicated on the approved plans, shall 
not operate and no deliveries shall be taken at or despatched from the site in 

association with those uses otherwise than between the hours of 07:00 and 
24:00.  
 

Reason: To protect the amenities of the occupants of existing nearby residential 
properties and future occupiers of the approved development in accordance with 
Policy PP27 of the Poole Local Plan (November 2018). 

 
 

39. AA001 (Non-Standard Condition – Sound Proofing Against External Noise) 

Prior to the commencement of any construction works above the ground floor slab 
level of any building within each phase of the development, hereby approved, 

details of measures to protect the proposed residential uses from noise from road 

traffic and nearby non-residential uses, shall be submitted to, and approved in 

writing by, the Local Planning Authority.  

The details shall demonstrate that:  

(a)  In order to ensure the acoustic performance of the development, detailed 
information on the attenuation performance of the building envelope and all 
materials to be used including the wall and floor construction, glazing and 

ventilation elements should be submitted to, and approved in writing by, the 
Local Planning Authority. The information submitted should identify how the 
following internal target levels will be achieved: Living Rooms: 35 dB(A) LAeq, 
16hrs (07:00-23:00) Bedrooms: 30 dB(A) LAeq, 8hrs (23:00-07:00) 45 dB(A) 
LAmax. 

(b)  In addition, post completion testing of the building shall be carried out to 

demonstrate that the acoustic attenuation requirements have been achieved 

and a report should be submitted to, and approved in writing by, the Local 

Planning Authority to demonstrate this compliance prior to occupation.  

(c)  In the event that such noise levels will only be achieved through the use of 

sealed external openings, that measures to ensure the satisfactory internal 

ventilation of the residential units will be used. Details of such measures 



should be submitted to, and approved in writing by, the Local Planning 

Authority.  

All works which form part of the approved sound proofing scheme shall be fully 
implemented in accordance with the approved details prior to the first occupation 

of the residential unit to which they relate and shall thereafter be maintained and 

retained.  

Reason: To protect the amenities of the future residents of the development from 

existing noise sources in accordance with Policy PP27 of the Poole Local Plan 

(November 2018).  

 
 

40. AA001 (Non-Standard Condition – Sound Proofing of Fixed Plant) 

Prior to the use of any permanent plant and / or machinery on the premises, 
hereby permitted, it shall be (i) attenuated and/or enclosed with sound insulating 
material that will result in a rating level that is at least 5dB below the background 

level; and (ii) mounted in a way which will minimise transmission of structure-
borne sound in accordance with a scheme / details to be submitted to, and 

approved in writing by, the Local Planning Authority.    
 
The scheme shall thereafter be implemented in strict accordance with the 

approved details and maintained as such. 
 

Reason: To protect the amenity of the environment of the development and 

surrounding area and the amenities of future residents of the development from 

noise outputs in accordance with Policy PP27 of the Poole Local Plan (November 

2018). 

 

41. AA001 (Non-Standard Condition – Restriction on Uses of Commercial/Non-
Residential Premises) 

Notwithstanding the provisions of the Town and Country Planning (Use Classes) 
Order 1987 (as amended) and the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (as amended) or any subsequent 

re-enactments thereof, the individual commercial/non-residential premises shall 

only be used for the purposes specifically relating to it as shown on the approved 

plans within Use Classes E(b), E(g), F1(b) and F1(c) and as a rowing club (sui 

generis) and for no other use or purposes whatsoever.  

Reason: In order to ensure an attractive and vibrant scheme conducive with the 

layout and proximity with residential properties and in accordance with Policies 

PP5 and PP27 of the Poole Local Plan (November 2018). 

 

42. AA001 (Non-Standard Condition – Site Hoarding Details) 
Prior to the commencement of any development pursuant to this permission, 

including site clearance and demolition works, and prior to the commencement of 
development within each subsequent phase of development, details of any 
proposed hoarding that is to be erected to enclose the site shall be submitted to, 



and approved in writing by, the Local Planning Authority. The site hoarding shall 
subsequently be erected in accordance with the approved details. 

 

Reason: To visually screen the site, including limiting visibility of work from the 

Poole Harbour SPA, SSSI and Ramsar site and to minimise the impacts of the 

proposed development on sensitive receptors beyond the application site in the 

interests of the visual amenities of the surrounding area, in the interests of the 

amenities of neighbouring and nearby residents and to minimise the impact of the 

development on the interest features of the adjacent Poole Harbour SPA, SSSI 

and Ramsar site in accordance with Policies PP5, PP27, PP32 and PP33 of the 

Poole Local Plan (November 2018).     

 

Informative Notes: 

 

1.  IN72 (Working with applicants: Approval)  

In accordance with the provisions of paragraphs 38 of the NPPF the Local Planning 

Authority (LPA) takes a positive and creative approach to development proposals 

focused on solutions. The LPA work with applicants/agents in a positive and 

proactive manner by; 

- offering a pre-application advice service, and 

- advising applicants of any issues that may arise during the consideration of their 

application and, where possible, suggesting solutions.  

Also: 

- In this case the applicant was advised of issues after the initial site visit; and 

- In this case the applicant was afforded an opportunity to submit amendments to 

the scheme which addressed issues that had been identified. 

 

2.  IN74 (Community Infrastructure Levy - Approval)  

Part 11 of the Planning Act 2008 and the Community Infrastructure Levy 

Regulations 

The proposed development referred to in this Planning Permission is a 

chargeable development liable to pay Community Infrastructure Levy (CIL) under 

Part 11 of the Planning Act 2008 and the CIL Regulations (amended). 

In accordance with CIL Regulation 65, the Local Planning Authority (LPA) will 

issue a Liability Notice in respect of the chargeable development referred to in 

this planning permission as soon as practicable after the day on which this 

Planning Permission first permits development. The Liability Notice will confirm 

the chargeable amount for the chargeable development referred to in this 

Planning Permission and will be calculated by the LPA in accordance with CIL 
Regulation 40 (amended) and in respect of the relevant CIL rates set out in the 

adopted charging Schedule. Please note that the chargeable amount payable in 



respect of the chargeable development referred to in this planning permission is 

a local land charge. 

Please be aware that failure to submit a Commencement Notice and pay CIL in 
accordance with the CIL Regulations and Council’s payment procedure upon 

commencement of the chargeable development referred to in this Planning 

Permission will result in the Council imposing surcharges and taking enforcement 

action. Further details on the Council’s CIL process including assuming liability, 

withdrawing and transferring liability to pay CIL, claiming relief, the payment 

procedure, consequences of not paying CIL in accordance with the payment 

procedure and appeals can be found on the Poole website:  

http://www.poole.gov.uk/planning-and-buildings/planning/ldf/community-

infrastructure-levycommunity-infrastructure-levy/ 

 

3.  IN43 (Section 106 Agreement) 

The land and premises referred to in this planning permission are the subject of an 

Agreement under Section 106 of the Town and Country Planning Act 1990 (as 

amended). 

 

4.  IN81 (SAMM contribution) 

The necessary contributions towards SAMM arising from the proposed 

development have been secured by a S.106 Agreement. 

 

5.  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. 

 

6.  IN82 (Demolition of Buildings) 

Applicants are advised of the need to notify the Council, under Section 80 of The 

Building Act 1984, of the proposed demolition of a building, which is over 1750 
cubic feet, or which is not within the exemption criteria expanded within the Act. 

 
An application form, with a list of required notifications, is available from Building 
Consultancy Services to assist applicants.  Once appropriately notified, the 

Council will issue a counter notice which authorises the demolition, subject to 
certain standard conditions relating to health and safety issues and amenity 

preservation. 
 
 

7. 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. 
 

8. 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 positions 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 on Tel: 01202 261700, by email at droppedcrossings@bcpcouncil.gov.uk , 

or in writing to BCP Council, Environmental Services, Hatchpond Road Depot, 
Hatchpond Road, Poole, Dorset, BH17 7LQ. Contact should be made before the 

commencement of any works on or adjacent to the public highway. 

 

9. IN09 (Work Affecting Public Highway) 

The applicant is informed that any works arising from the development, and 

having a direct effect upon the public highway, shall be carried out to the 
specification and satisfaction of the Local Highway Authority. 
 

10.  IN00 (Non-Standard Informative) 

The applicant should note and inform future residents and occupiers of the 
commercial units that they may be excluded from being able to purchase permits 
associated with parking permit schemes controlled by the Council in the area. 

This is to encourage less car use and the use of more sustainable modes of 
transport. 

 

11.  IN00 (Non-Standard Informative) 

In conjunction with Condition No.12 above, the applicant is advised that in 

accordance with the s106 obligations it is expected that the new Quayside is to 

be constructed and completed in its’ entirety (this will entail the making good of 

works previously undertaken and the final surfacing) prior to the first occupation 

of any residential dwelling or any non-residential use being brought into first 
use/operation. 

 

12.  IN00 (Non-Standard Informative) 



In conjunction with Condition No.15 above, the applicant is advised that the 

results of the Phase II Ground Investigation & Interpretive Report (Ref: Job 

number ST16303, Report number 0003) dated May 2018 and prepared by 

Wardell Armstrong has identified the presence of ground gas that could pose a 

risk to human health and therefore further work is required to refine the risk 

assessment and identify suitable remedial measures. 

Further monitoring of ground gas should not be undertaken concurrently with any 

demolition, groundworks or foundation construction due to the risk of altering the 

ground conditions and impacting on the interpretation of the ground gas regime. 

 

13. IN00 (Non-Standard Informative) 

In conjunction with Condition No.19 above, the applicant is advised that the 

development should include water efficient systems and fittings. These should 

include dual-flush toilets, water butts, water-saving taps, showers and baths, and 

appliances with the highest water efficiency rating (as a minimum). Greywater 

recycling and rainwater harvesting should also be considered. 

 

14. IN00 (Non-Standard Informative) 

The applicant is advised that if any waste is to be removed from the site, then the 
applicant needs to ensure that sufficient testing has been undertaken in line with 

Waste classification technical guidance WM3. This is to ensure all waste on the 

site is correctly classified and disposed of accordingly to a suitably authorised 

facility.  

If any hazardous waste is to be removed offsite the site operator must ensure 

that consignment notes are completed correctly in accordance with the 

legislation. If the applicant requires more specific guidance it is available on the 

Environment Agency’s website 

https://www.gov.uk/government/publications/hazardous-waste-consignment-note 

The applicant is also advised that if any controlled waste is to be removed off site, 

then site operator must ensure a registered waste carrier is used to convey the 

waste material off site to a suitably authorised facility. If the more specific guidance 

is required, it is available on the Environment Agency’s website 

https://www.gov.uk/how-to-classify-different-types-of-waste 

 

15. IN00 (Non-Standard Informative) 

The applicant is advised that safeguards should be implemented during the 

construction phase to minimise the risks of pollution and detrimental effects to the 

water interests in and around the site. 

Such safeguards should cover the use of plant and machinery, oils/chemicals 

and materials; the use and routing of heavy plant and vehicles; the location and 

form of work and storage areas and compounds and the control and removal of 

spoil and wastes. The Environment Agency recommend that the applicant refer 

https://www.gov.uk/government/publications/hazardous-waste-consignment-note
https://www.gov.uk/how-to-classify-different-types-of-waste


to their Pollution Prevention Guidelines, which can be found at: 

https://www.gov.uk/guidance/pollution-prevention-for-businesses 

 

16. IN00 (Non-Standard Informative) 

The applicant is advised that vegetation clearance should not be carried out within 

the bird breeding season of 1st March to 31st August inclusive unless appropriate 

checks are made by a qualified ecologist to ensure the absence of nesting birds. 

In order to prevent the disturbance of bird’s nests as protected under the Wildlife 
and Countryside Act 1981. 

 

17.  IN00 (Non-Standard Informative) 

The applicant is advised that in conjunction with Condition No.39 above, the 

proposed residential development should be constructed in general accordance 

with the acoustic design criteria and specifications set out in the Noise Impact 

Assessment Report (Acoustics Report A1268 R01c) dated 11 April 2019 and 

Appendices A-F inclusive (Ref: A1268 R01d) dated 29 March 2021 prepared by 

Ion Acoustics Ltd.  

 

 

https://www.gov.uk/guidance/pollution-prevention-for-businesses

