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Summary of 

Recommendation 
Grant subject to conditions and the Head of Planning (or 

any other officer exercising management responsibilities 

within the Planning Unit) in their opinion being satisfied that 

arrangements are in place as are necessary to 

appropriately address any adverse effect on the integrity of 

any relevant protected European sites associated with the 

recent identified concerns relating to phosphorous together 

with delegated power to agree those arrangements. 

Reason for Referral to 

Planning Committee 

Referral by Cllr Baron for the following reasons:-  

- Residents’ concerns over the loss of a prominent T.P.O 

protected Tree (T16).  

- Residents consider that the tree contributes significantly to 

the amenity of the area and also contributes to the 

environment.  

- Residents are concerned that T16 is only described as 

being less than 10 years old in the Arb report.  

- Residents do not agree that the damage to the wall of 

number 8 are due to tree roots, but lack of drainage in soil 

that has springs. 



 - PP33: “Removal or damage of features of nature 

conservation/biodiversity interest will only be acceptable in 

exceptional circumstances”  

- PP28 Plot severance: “Residential proposals involving plot 

severances or plot sub-divisions will only be permitted 

where there is sufficient land to enable a type, scale and 

layout of development including parking and usable amenity 

space to be accommodated in a manner which would 

preserve or enhance the area’s residential character. 

Case Officer Sophie Burch 

 

 
Description of Proposal 

 

1. The proposal seeks outline planning permission for the demolition of the 
existing dwelling and the erection of one pair of semi-detached dwellings and 

one detached house.  . This outline application seeks approval for the 
following detailed matters: 
 

 Access 

 Layout 

 Scale 
 

2. The proposal indicates three 4-storey dwellings, each with an integral garage 
on the ground floor. One unit will be detached whilst the other two units will be 
semi-detached. The frontage position of the indicative dwellings will sit 

partially forward of the existing dwelling, with an overall increase in site 
coverage. 

 
3. Unit 1 indicates four bedrooms and measures approximately 176 square 

metres. Units 2 and 3 also indicate four bedrooms, each measuring 

approximately 160 square metres. Each dwelling will benefit from an integral 
garage, with two parking spaces also provided to the frontage. 

 

4. Appearance and landscaping are not for detailed consideration under this 
application but are reserved for later approval should this outline application 

be approved.  
5. Indicative elevations and a landscaping layout have been provided to indicate 

how such matters may be dealt with in a subsequent application. 

 
Description of Site and Surroundings 

 
 
6. The application site relates to an existing dwelling on the northern side of 

Glenmount Drive.  This is a residential street which is a lengthy cul-de-sac, 
accessed from Ashley Road to the north.  The existing dwelling is three storey 



(split level), with a pitched roof but appears as 2-storey from the rear.  
Materials include red facing brick and white uPVC. The site slopes steeply 

upwards from Glenmount Drive. The existing dwelling benefits from an 
integral garage with parking also to the frontage. 

 
7. Surrounding development is residential and comprises of a mix of detached 

and semi-detached dwellings of varied appearance. Over the last number of 

years, a number of plots have been severed. Flatted development is also 
apparent within the surrounding area. 

 

Relevant Planning History 

 
8. APP/21/01201/P- 8 Glenmount Drive- Demolition of existing dwelling and the 

erection of 2 no. pairs of semi-detached dwellings. REFUSED for the below 

reasons: 
 

 The proposal, by virtue of its scale, width, plot sizes and layout of 

development would result in a harmfully dominant development which would 

appear cramped within the streetscene. The proposal would fail to assemble 

sufficient land to preserve the prevailing pattern of development in the 

surrounding area. 

 Refusal reasons relating to failure to make SAMM payments. 

 
9. APP/19/01190/F- 10 Glenmount Drive- Demolition of existing dwelling and 

construction of 8 flats and under croft parking- APPROVED. 

 
10. APP/18/01490/F- 2 Glenmount Drive- Demolition of existing dwelling and 

construction of 4 new dwellings, arranged as 2 pairs of semi-detached houses 
with integral garages- APPROVED. 

 

Constraints 

 

Tree Protection Order (2/98) 
 
 
Public Sector Equalities Duty   

 

11. 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 

 

12. 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. 
 

13. 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. 
 

14. Regard is also given to the Self Build and Custom Housing Act 2015. There 

remains demand for such housing on the Council’s statutory register and the 
housing in this case is capable of being delivered as self-build housing at the 

point they are brought to market.   

 

Consultations   

 

15. BCP Waste Team- No objection. 

 
16. Council’s Arboriculture Officer- Grant with conditions. 

 

17. BCP Highways Authority- No objection, subject to attachment of conditions. 

 

Representations 

18. In addition to letters from neighbouring properties a site notice was posted 

outside the site on 5th April 2022 with an expiry date of 29th April 2022. 
 

19. 10 letters of objection from 7 addresses have been received. The objection 

comments are summarised below;  

 Not enough space 

 Too much pressure on neighbouring dwellings 

 Issues with parking due to previous approvals at other site 

 Trees to be felled 

 Out of keeping with street scene 

 Visually adverse impact 

 Request for traffic survey 

 Beech tree to front of site is healthy 

 Concern over support from Society for Poole 

 Trees shield view of flats 

 Builders on site 

 Boundary disputes- as such application may be invalid. 

 



20. One response in support of the scheme has been received. 
 

 
Key Issue(s) 

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

 Principle of development and housing need 

 Impact on character and appearance of area 

 Impact on residential and neighbouring amenities 

 Impact on highways and parking 

 Impact on TPO’s 

 Biodiversity 

 Sustainability 

 Other Matters 

 Infrastructure and developer contributions 
 

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

 
 
Policy Context 

 
23.  Local documents: 

Poole Local Plan (Adopted November 2018)  

 
PP01  Presumption in favour of sustainable development  
PP02  Amount and Broad Location of Development  

PP08         Type and mix of housing  
PP27  Design  

PP28  Flats and Plot Severance  
PP33  Biodiversity and Geodiversity  
PP34  Transport strategy  

PP35  A Safe, Connected and Accessible Transport Network  
PP37  Building Sustainable Homes and Businesses  

PP38  Managing Flood Risk  
PP39  Delivering Poole’s Infrastructure  
 

Supplementary Planning Documents  

 

BCP Parking Standards SPD (adopted January 2021)  
The Dorset Heathlands Planning Framework 2020-2025 SPD (Adopted March 2020)  
Nitrogen Reduction in Poole Harbour SPD (adopted February 2017)  

Poole Harbour Recreation 2019-2024 SPD (adopted February 2020)  
Dorset Heathlands Interim Air Quality Strategy 2020-2025 (adopted February 2021) 

 
National Planning Policy Framework (2021)  

 

The following sections of the NPPF are in particular considered to be of relevance: 



 
Section 2 – Achieving Sustainable Development  

 
Paragraph 8   

 
New development to meet sustainable development principles and 3 over-arching 
social, economic and environmental objectives  

 
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”.    
 

In addition, the following sections of the NPPF are also relevant to this proposal:  
 

2  Achieving sustainable development  
5  Delivering a sufficient supply of homes  
6  Building a strong competitive economy  

11  Making effective use of land  
12  Achieving well designed places  

14  Meeting the challenge of climate change/flooding  
15  Conserving & enhancing the natural environment 
 
 
Planning Assessment 

 
Principle of development 

 

24. The Poole Local Plan sets out a spatial planning framework to meet 
objectively assessed needs to 2033. In accordance with Policy PP01, the 

Council will take a positive approach when considering development 
proposals that reflects the presumption in favour of sustainable development 
contained in the NPPF. 

25. In terms of meeting housing needs, a strategic objective of the Poole Local 

Plan is to deliver a wide range and mix of homes in the most sustainable 



locations. Policy PP2 identifies the amount and broad locations of 
development and states that the majority of new housing will be directed to 

the most accessible locations within Poole, these being the town centre, 
district and local centres and locations close to the sustainable transport 

corridors. The intention of this policy is that within these areas the majority of 
higher density development will place a greater number of people within close 
walking distance of public transport and a range of services/facilities as a 

convenient alternative to use of the car. 

26. This approach is reinforced by Policy PP34 which also states that new 
development will be directed to the most accessible locations which are 

capable of meeting a range of local needs and will help to reduce the need for 
travel, reduce emissions and benefit air quality, whilst PP35 also states that 
proposals for new development will be required to maximise the use of 

sustainable forms of travel. Significant weight therefore has been applied to 
the provision of additional residential accommodation which meets these 

policy objectives. 

27. The application site is within the area identified as a sustainable transport 
corridor in the Local Plan. As such, the principle of residential development on 

this site is acceptable, subject to its compliance with the relevant adopted 
policies. 

Housing need 

28. At the heart of the NPPF (as set out in paragraph 11) is the presumption in 
favour of sustainable development, reiterated in Policy PP01 of the Poole 

Local Plan.   

29. NPPF Paragraph 11 states that in the case of decision making, the 
presumption in favour of sustainable development means that where there are 

no relevant development plan policies, or the policies which are most 
important for determining the application are out of date, planning permission 
should be granted unless policies in the Framework that protect areas or 

assets of particular importance provide a clear reason for refusing the 
development proposals or any adverse impacts of granting permission would 

significantly and demonstrably outweigh the benefits when assessed against 
the policies in the Framework taken as a whole. 

30. 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. 

31. The 5-year housing supply and HDT results continue to be applied to each 
local plan area separately until replaced by a BCP Local Plan. In the Poole 

area there is a 4.1 year housing land supply with a 20% buffer (a shortfall of 
423 homes) and a 2021 HDT result of 78%. For the purposes of paragraph 11 
of the NPPF, the tilted balance is therefore potentially engaged.  However, the 

site is also within an area where the cumulative impacts of increased 



residential has the potential to adversely impact on habitats sites.  In a 
situation where this impact cannot be acceptably mitigated, then following the 

guidance in Footnote #7, the tilted balance may not apply.  This will be 
explored below.  For this planning application the benefits provided from the 

supply of new homes are considered to carry significant weight in the planning 
balance. 

Impact on character and appearance of area 

32. Policies PP27 and PP28 set out the criteria against which all new 

development should be assessed to ensure that the established pattern of 
development and residential character of the area is preserved or enhanced. 

33. Policy PP27(1) states that good standard of design is required in all new 
development and development will be permitted provided that, where relevant, 

it: 

 a) reflects or enhances local patterns of development and neighbouring 
buildings in terms of: 

 layout and siting, including building line and built site coverage; 

 height and scale;  

 bulk and massing, including that of the roof;  

 materials and detailing;  

 landscaping; and  

 visual impact. 
 

34. Policy PP28 of the Poole Local Plan states that plot severances will be 

permitted only where there is sufficient land to enable a type, scale and layout 
of development including parking and usable amenity space to be 
accommodated in a manner which would preserve or enhance the area’s 

residential character. 

35. The proposal will sever the site to create three smaller plots, these will 
measure between approximately 7.7 metres and 11 metres in width to the 

front. They will widen towards to rear of the site. Although the resultant plot 
sizes are evidently smaller than the existing site, given the recently approved 
scheme at No.2 Glenmount Drive which approved four dwellings on the site of 

one dwelling and the approved scheme at No.10 Glenmount Drive, which 
allowed 8 flats, it is considered that there is a now a lack of uniformity in plot 

size and housing density within the area. As such, the resultant plot sizes and 
increased density is considered acceptable and makes effective and efficient 
use of this urban site.  It is also noted that this scheme follows the refusal of 

four dwellings on the site. The proposed reduction in the number of units will 
ensure more spacious sites that are reflective of surrounding development. 

This will also minimise the overall impact on the character and appearance, in 
comparison to this refused scheme. 

36. The proposed dwellings would project marginally further forward in the 

frontage position and extend out further to the rear and sides of the site. 



However, it is considered that the site can readily accommodate this 
increased site coverage, with generous sized gardens provided to the rear. 

37. The overall indicative height is similar to that approved at 2 Glenmount Drive 

(APP/18/01490/F), No.10 Glenmount Drive (APP/19/01190/F). The site slopes 
up steeply from Glenmount Drive, which somewhat exacerbates the perceived 

increase in height. However, this is common along this side of Glenmount 
Drive, with both No.8 and No.6 siting above the highway. As such, it is 
considered that the increase in height would not appear at odds with 

surrounding development. A condition will be attached to ensure the 
height/scale is limited to four storeys. 

38. As mentioned, a large beech tree is proposed for removal to the front. This 

tree does contribute to the visual amenity of the area, however a structural 
engineering report has been submitted outlining the damage caused to a 

retaining wall as a result of the tree. As such, the Council’s Arboricultural 
Officer has concluded that this tree is unsuitable for long term retention and its 
loss is accepted. Landscaping is not for consideration under this application 

however an indicative landscaping plan illustrates how additional tree planting 
could be used to mitigate the loss of this tree. A condition is proposed to 

ensure that the reserved matters includes suitable provisions for replacement 
trees to mitigate the loss the frontage beech tree. 

39. Appearance is also not for consideration under this application. Indicative 
elevations have been provided showing a flat roofed contemporary 

appearance, with modern materials including cladding. Given the approval at 
No.10 Glenmount Drive, there is no objection to these however final details 

will be agreed at reserved matters stage. 

40. Paragraph 130 of the NPPF (2021) states that the local planning authority 
should ensure that developments are ‘sympathetic to local character and 
history, including the surrounding built environment and landscape setting, 

while not preventing or discouraging appropriate innovation or change’. This 
proposal would work well with the constraints of the site including land 

topography creating a proposal which sits comfortably within the site whilst 
remaining considerate to the surrounding character by virtue of appropriate 
height and building form. The proposal allows for an appropriate increase in 

density which would contribute an additional 2 dwellings to the housing need 
in a sustainable location in Poole and this has been given significant weight in 

view of the housing land supply and Housing Delivery Test positions. 

Impact on residential and neighbouring amenities 

 

41. Policy PP27 of the Poole Local Plan 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. 



42. 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). 

43. With regards to neighbouring amenity, given the separation distances to 

neighbouring dwellings, the proposal is unlikely to appear overbearing or 
oppressive. In relation to overshadowing and loss of light, it should be noted 
that No.6 Glenmont Drive is significantly elevated above the highway, 

reducing the likelihood of any unacceptable levels of overshadowing as a 
result of the proposal. Given the orientation of the site, the proposal is unlikely 

to result in any overshadowing to the scheme at No.10 Glenmount Drive. 
Given sufficient separation distances, any overshadowing to  No.3A 
Glenmount Drive, or the site to the rear is unlikely. 

44. With regards to overlooking, elevations show the indicative location of 
windows however the final design of the dwellings and location of windows will 
be determined at the reserved matters stage. The Local Planning Authority 

will have control at the reserved matters stage to ensure that any glazing on 
side elevations does not cause harmful overlooking into adjacent sites.  It is 

considered that the final design will be able to achieve this based on review of 
the indicative information provided in this outline application. Given the 
separation distances and orientation of the flat blocks to the north of the site, it 

is unlikely that any windows on the rear elevations would result in 
unacceptable overlooking. Glazing and terraces to the front elevation are 
unlikely to result in any unacceptable overlooking as they will face onto the 

highway with views of areas already within public view. 

45. The layout and plot sizes are considered sufficient to be able to provide 
adequate living conditions for the proposed occupiers. This also ensures that 

the proposed plot severance will be able to accommodate a suitable 
development as per the requirement of Policy PP28. 

46. The impact on the residential amenities of the surrounding properties has 

been carefully considered and the representations referring to these issues 
are recognised and acknowledged. However, it is considered that the scheme 
is acceptable and compliant with Policy PP27 of the Poole Local Plan 2018. 

Impact on highways and parking 

 

47. The existing vehicle access will be utilised by units 2 and 3, albeit widened, 
and a new access is proposed for unit 1. 

48. The site is located within Parking Zone B as set out in the Parking Standards 
SPD.  For the size of the dwellings this equates to one parking space along 

with cycle parking provision. The proposal provides 2 spaces alongside an 
integral garage for each dwelling. The proposed garages would be considered 

acceptable in providing the cycle parking provision. 



49. The Parking Standards SPD outlines requirements for electric vehicle 
charging in new development. At least one active charging point would be 

required for each new dwelling. These could be ensured through a planning 
condition. 

50. BCP Highways Authority have raised no objection to the scheme. The net 

increase of two dwellings and the associated vehicle movements are 
considered compatible with safety and capacity on the local highway network. 
It is considered the scheme complies with Policies PP34 and 35 of the Poole 

Local Plan and the Parking SPD. 

Impact on Trees 

51. Policy PP27 of the Poole Local Plan 2018 outlines how development will be 
permitted provide that it responds to natural features on the site and does not 

result in the loss of trees that make a significant contribution to the character 
and local climate of the area. 

52. The site is affected by a tree preservation order (2/98) which is shown to 

protect four trees, some of which are no longer in situ. The proposal will 
require the removal of several trees across the site, with the majority being 
category C or U, with the Council’s Arboricultural Officer concluding that these 

trees are low quality unremarkable trees with very limited merit. As such, it is 
considered that these trees have little importance in the wider landscape and 

it is not considered appropriate to enforce their retention and their loss is 
accepted. 

53. The proposal will however require the removal of T16, a large beech tree to 
the front of the site. This tree offers good visual amenity. A structural 

engineers report has however been submitted in support of the application 
(22351-SER, dated 30/05/2022). The report details current conflict and 

damage issues with the retaining wall structure located within the root 
protection area of the tree. 

54. The Council’s Arboricultural Officer has reviewed this report and are of the 

view that on the balance of probabilities the tree is likely to be a contributing 
factor to the damage sustained. The tree is therefore unsuitable for long term 
retention and it will become too large for its position in time. 

55. As such, the Arboricultural Officer has no objection to the removal of this tree. 

It is also stated in their response that any separate tree works application 
received for the removal of this tree, alongside the structural engineers report, 

would have a good prospect of success. A condition is proposed to ensure 
that the submitted tree protection method statement is followed to ensure the 
protection of the trees to be retained. A condition is also proposed to secure 

suitable replacement trees are provided as part of the reserved matters for 
landscaping of the scheme. With these safeguards, it is considered that the 

proposal is in accordance with PP27 of the Poole Local Plan 2018 in this 
aspect. 

56. Landscaping will be assessed at reserved matters stage. The applicant has 
however submitted an indicative landscaping plan illustrating how 



replacement planting may be used. Any future application should include 
planting along the eastern boundary to mitigate the loss of T16 and provide 

additional screening to No.6 Glenmount Drive. This will be secured by 
conditions to an outline approval. 

Biodiversity 

57. Regarding biodiversity, a negative bat certificate was submitted for a previous 

application which similarly proposed the demolition of the existing dwelling 
(APP/21/0201/P). The certificate is dated 9th August 2021 and is valid for two 

years. As such, it is valid at present. The Council has declared a climate 
emergency and the NPPF under part 15 emphasises the importance for new 
development to take the opportunity to reinforce biodiversity by providing 

measures within development. Appropriate potential measures include bird 
and bat boxes, bricks and insect tubes & aquatic habitats which will be 

ensured by condition. As such, the proposed scheme would contribute to the 
enhancement of the existing biodiversity in the area and would comply with 
Policy PP33 of the Poole Local Plan and the provisions of the NPPF. 

Surface water drainage 

58. The site is not identified at being at risk from surface water flooding and is not 

within a flood zone. It is recognised that the scheme will introduce an 
increased level of hard surfacing across the site. The application form states 

that soakaways will be used for surface water drainage which could be 
acceptable; however, there is minimal information on this aspect. Therefore, 
to ensure there is adequate surface water drainage infrastructure on the site it 

is considered reasonable to condition further details to be submitted. This will 
ensure the scheme is compliant with Policy PP38 of the Poole Local Plan 

2018 which seeks to ensure post-development surface water run-off does not 
exceed pre-development levels. 

Sustainability 

59. Being a new build development, it would be readily possible to deliver an 

energy efficient and sustainable development in accordance with the 
requirements of the latest Building Regulations. It is appropriate and 
reasonable to impose a condition to secure details of the measures that are to 

be implemented to achieve 10% of the energy needs of the proposed 
dwellings through renewable energy sources, in accordance with Policy PP37 

of the Poole Local Plan. 

Other Matters 

60. It is noted that an objection makes reference to the site boundary with No.6 
Glenmount Drive, stating that the application includes part of their land within 
the red line. Title deeds have been submitted by the applicant illustrating that 

all land shown within the red line plan is within their ownership. Title deeds 
have been requested from the owner of No.6 Glenmount Drive but these have 

not been forthcoming. 

Infrastructure and developer contributions 



 

61. Mitigation of the impact of the proposed development on recreational 
facilities; Dorset Heathlands and Poole Harbour Special Protection Areas; and 

strategic transport infrastructure is provided for by the Community 
Infrastructure Levy (CIL) Charging Schedule adopted by the Council in 

February 2019.  In accordance with CIL Regulation 28 (1) this confirms that 
dwellings are CIL liable development and are required to pay CIL in 
accordance with the rates set out in the Council’s Charging Schedule. 

62. The site is within 5km (but not within 400m) of Heathland SSSI and the 
proposed net increase in dwellings would not be acceptable without 
appropriate mitigation of their impact upon the Heathland.  As part of the 

Dorset Heathland Planning Framework a contribution is required from all 
qualifying residential development to fund Strategic Access Management and 

Monitoring (SAMM) in respect of the internationally important Dorset 
Heathlands. This proposal requires such a contribution, without which it would 
not satisfy the appropriate assessment required by the Habitat Regulations. 

63. In addition, the proposed net increase in dwellings would not be acceptable 

without appropriate mitigation of their recreational impact upon the Poole 
Harbour SPA and Ramsar site. A contribution is required from all qualifying 

residential development in Poole to fund Strategic Access Management and 
Monitoring (SAMM) in respect of the internationally important Poole Harbour. 
This proposal requires such a contribution, without which it would not satisfy 

the appropriate assessment required by the Habitat Regulations. 

64. The applicant has paid the relevant contributions towards Dorset Heathlands 
and Poole Harbour Recreation SAMM. As such, the proposed scheme 

complies with Policies PP32 and PP39 of the Poole Local Plan. 

65. Recently Natural England have identified a possible issue with regard to 
phosphorous and its potential impact on Poole Harbour. The Government 
have indicated an intention to resolve any such issues through legislation. In 

the meantime it is expected that the approach to nitrogen mitigation will also 
be appropriate to phosphorous as required. Further work is currently 

underway to clarify this and it is proposed in this report that this issue will 
need to be confirmed before a decision notice to approve is issued. An 
appropriate delegation is proposed in the recommendation to address this 

issue. 

66.  
 
Contributions Required Dorset 

Heathland 
SAMM 

Poole 

Harbour 
Recreation 

SAMM 

Flats 
 

Existing 
 

0 

Proposed 
 

0 

 

 

N/A 
 

 

N/A 
 



Net 

increase 

0 N/A N/A 

 

Houses 
 
 

 

Existing 1 

Proposed 

 

3 

 

 

@ £856 
 

 

@ £584 
 

Net 
increase 

2 £856 £584 

 

Total Contributions  £856 plus 
admin fee 

£584 plus 
admin fee 

CIL  

 

Zone  C @ £120.06 

PER SQM 

 

 

Planning Balance/Conclusion 

67. The Council encourages sustainable development. This seeks to strike a 
balance between the economic benefit of the development, the environmental 

impacts and the social benefits derived by the creation of much needed 
housing. The proposal would provide for 3 dwellings, a net increase of 2 
homes within a sustainable area. It is considered that the principle of three 

properties on this plot is acceptable and the layout, scale and access 
arrangements are compliant with Local Plan policies. The potential impacts on 

the living conditions of neighbouring residents have been carefully considered 
but it is considered that the site could accommodate 3 properties in the layout 
and scale as set out without compromising their living conditions in terms of 

light, privacy and a dominant built form.  

68. Given the shortfall of the number of homes delivered in the Local Plan area 
and as the scheme provides acceptable mitigation for its impacts on habitats 

sites, the balance is tilted in favour of sustainable development and granting 
planning permission except where the benefits are significantly and 
demonstrably outweighed by the adverse impacts or where specific policies in 

the NPPF provide a clear reason for refusal. The tilted balance is relevant 
because the report does not identify any relevant policies in the NPPF to 

provide a clear reason for refusal. 

69. Having recognised the collective benefits of the proposed scheme and the 
tilted balance approach, it is concluded that the scheme would achieve the 
economic, social and environmental objectives of sustainable development, in 

line with the adopted local policies and the provisions of the NPPF. 

70. The scheme is therefore recommended for approval. 

Recommendation 

71. It is therefore recommended that this application be Granted subject to the 
following conditions and the Head of Planning (or any other officer exercising 

management responsibilities within the Planning Unit) in their opinion being 



satisfied that arrangements are in place as are necessary to appropriately 
address any adverse effect on the integrity of any relevant protected 

European sites associated with the recent identified concerns relating to 
phosphorous together with delegated power to agree those arrangements. 

Conditions 

1) Prior to the commencement of any part of the development hereby permitted 

details of appearance and landscaping (“hereinafter called “the reserved matters”) 

shall be submitted to and approved in writing by the local planning authority. 

(a) Application for approval of the reserved matters shall be made to the local 

planning authority not later than the expiration of three years beginning with the 

date of this permission. 

(b) The development to which this permission relates must be begun not later than 
the expiration of two years from the final approval of the reserved matters or, in 

the case of approval on different dates, the final approval of the last such matter to 
be approved 

Reason -  
This condition is required to be imposed by the provisions of Section 92 of the Town 

and Country Planning Act 1990 as amended by Section 51(2) of the Planning and 
Compulsory Purchase Act 2004 

 

2) Pursuant to discharging conditions the outline matters approved (access, layout 
and scale) shall be carried out in accordance with the following approved plans:   

                                 

Site Plan, Drg No. 1664-00-XX-DR-A-0201 P05 

Reason -   

For the avoidance of doubt and in the interests of proper planning. 
 

3) As part of the Reserved Matters for Appearance and Landscaping to be submitted 

under condition 1 above, the approved dwellings shall be of no more than 4-storey 
construction. 

Reason- 

To protect the residential amenities of neighbouring properties and to protect the 
visual amenities of the locality. 
 

4) None of the residential units hereby permitted shall occupied until the access, 

turning space, garaging,/vehicle parking and cycle parking shown on the approved 
plan have been constructed, and these shall thereafter be retained and kept 

available for those purposes at all times.       

Reason –  
In the interests of highway safety and in accordance with Policies PP27, PP34, PP35 
and PP36 of the Poole Local Plan (November 2018). 



 
5) No part of the development hereby permitted shall be constructed above base 

course level until details of the provision of Electric Vehicle Charging Points and 
associated infrastructure have been submitted to, and approved in writing by, the 

Local Planning Authority. Those details shall be in accordance with the BCP Council 
Parking Standards SPD (adopted 5th January 2021). The approved details shall be 
implemented and brought into operation prior to the occupation of any residential unit 

hereby approved. Thereafter, the Electric Vehicle Charging Points shall be 
permanently retained and kept available for use at all times. 

 
Reason- 
In the interests of promoting sustainable development including sustainable forms of 

transport in accordance with Policy PP35 of the Poole Local Plan (November 2018). 
 

6) All works relating to the ground clearance, tree works, demolition and 
development with implications for trees shall be carried out as specified in the 
approved arboricultural method statement (Ref: SW2) and shall be supervised by an 

arboricultural consultant holding a nationally recognised arboricultural qualification. 
 

Reason - 
To prevent trees on site from being damaged during construction works and in 
accordance with Policy PP27 of the Poole Local Plan (November 2018). 

 

7) As part of the Reserved Matters for Landscaping, details of all proposed tree 

planting (including species and size) together with a timetable for such planting in 

association with any other proposed landscaping shall be submitted to and approved 

in writing by the local planning authority. The development shall be carried out in 

accordance with those details. If within a period of five years from the date of 

planting any tree, that tree, or any tree planted in replacement of it, is removed, 

uprooted, destroyed or dies or in the opinion of the local planning authority becomes 

seriously damaged or defective, another tree of the same species and size as that 

originally provided shall be planted in the same place within the first planting season 

following the removal, uprooting, destruction, other damage or death of the tree 

unless the local planning authority gives its written consent to a variation of the size, 

species or location of planting.  

REASON: To ensure as a matter of principle that suitable replacement trees are 

provided on site in the interests of preserving the character of the area in accordance 

with Policy PP27 of the Poole Local Plan 

8) As part of the Reserved Matters for Appearance and Landscaping to be submitted 

under condition 1 above, a Biodiversity Enhancement Plan shall be submitted to and 
approved in writing by the Local Planning Authority. Development shall be carried 

out in strict accordance with the approved Plan and implemented prior to first 
occupation of the dwellings hereby approved. 

Reason- 
To ensure biodiversity net gain is achieved on site. 

 



9) Prior to commencement of development details of drainage to serve the 
development shall be submitted to, and approved in writing by, the Local Planning 

Authority. No part of the development shall be occupied until the drainage details 
approved been completed.                   

 
Reason – 
To ensure there is adequate provision of drainage facilities and in accordance with 

Policy PP38 of the Poole Local Plan (November 2018). 
 

10) Prior to first occupation of any part of the development hereby permitted, details 

of measures to provide 10% of the predicted future energy use of the approved flats 
from on-site renewable sources, shall be submitted to, and approved in writing by, 
the Local Planning Authority. These measures must then be implemented before any 

residential occupation is brought into use and maintained thereafter. Documents 
required by the Local Authority include: 

The 'as built' SAP assessment documents. These should be the same documents 

issued to Building Control to address the Building Regulations Part L; 

The corresponding EPC (Energy Performance Certificate); and 

A statement, summary or covering letter outlining how the data given in the above 
documents demonstrates that a minimum of 10% of energy use is provided by the 

renewable technology. 

Reason: In the interests of delivering a sustainable scheme, reducing carbon 
emissions and reducing reliance on centralised energy supply, and in accordance 
with Policy PP37 of the Poole Local Plan (November 2018). 

11) All ground hard surfaces shall either be made of porous materials, or provision 
shall be made to direct run-off water from the hard surface to a permeable or porous 
area or surface within the site. The hard surface shall thereafter be retained as such. 

Reason- 

In the interests of delivering development which does not result in unacceptable 
levels of run-off and in accordance with Policy PP38 of the Poole Local Plan 

(November 2018). 
 
Informatives 

1) In accordance with the provisions of paragraph 38 of the NPPF the Borough of 

Poole (BoP) takes a positive and creative approach to development proposals 
focused on solutions.  BoP 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 (add as appropriate):  in 

this case the applicant was advised of issues after the initial site visit 

- in this case the application was acceptable as submitted and no modification or 
further assistance was required. 



- the application was considered and approved without delay. 

2) 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 website: 

https://www.bcpcouncil.gov.uk/Planning-and-building-control/Planning-

policy/Community-Infrastructure-Levy/Community-Infrastructure-Levy.aspx 

3) The necessary contributions towards SAMM arising from the proposed 
development have been secured by a S.111 Agreement and have been received. 

4) This application is subject to a project level Appropriate Assessment in 

accordance with the Conservation of Habitats and Species Regulations 2017, 
concluding that the likely significant effects arising from the development can be 

mitigated and have been mitigated ensuring there would not be an adverse effect on 
the identified designated sites of Nature Conservation Interest. 

5) This planning permission does not convey the right to enter land or to carry out 
works affecting or crossing the boundary with land which is not within your control 

without your neighbour's consent.  This is, however, a civil matter and this planning 
consent is granted without prejudice to this.       

Background Documents: 

Documents uploaded to that part of the Council’s website that is publicly accessible 
and specifically relates to the application the subject of this report including all 

related consultation responses, representations and documents submitted by the 
applicant in respect of the application. 
 

https://www.bcpcouncil.gov.uk/Planning-and-building-control/Planning-policy/Community-Infrastructure-Levy/Community-Infrastructure-Levy.aspx
https://www.bcpcouncil.gov.uk/Planning-and-building-control/Planning-policy/Community-Infrastructure-Levy/Community-Infrastructure-Levy.aspx


Notes:   
This excludes all documents which are considered to contain exempt information for 

the purposes of Schedule 12A Local Government Act 1972.  
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