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Description of Proposal 
 

1.  The application seeks full planning permission for internal and external alterations 
and extensions to the existing café/restaurant premises. On the ground floor, two 
extensions are proposed at the rear of the building on each side. These will utilise the 
existing external decking area. New steps are also proposed on the ground floor to 
the rear. On the first floor a covered roof pergola and terrace are proposed to the 
rear. Outdoor dining areas are also proposed to the front on the first floor, covered 
with parasols. Materials include steel framed pergola, quartz grey aluminium framed 
glazed doors, off-white render and quartz grey rendered stringcourse, mottled brass 
vinyl around windows, clear glass balustrade and reclaimed timber cladding with 
aluminium profile cladding. The existing roof tiles are to be retained. 

 
2.  The existing restaurant has a floor space of approx. 920m2. The scheme seeks to 

increase the floor space to approx. 1118m2, mainly through extensions on the ground 
and first floor. This is an increase of approx. 198m2.  It is acknowledged that incorrect 
figures were provided in the application form, and on an initial Design and Access 



Statement. The agent has however provided an Addendum to the Design and Access 
Statement to provide clarification and instructed the LPA to disregard the previous 
figures provided.  

 
Description of Site and Surroundings  
 

3.  The application site comprises Branksome Chine Café and the associated car park. 
The site is occupied by a two storey art deco style building with off white render, blue 
stringcourse and a hipped tiled roof. There is a large flat roof rear extension with 
large amounts of glazing. The site adjoins the promenade. The land rises behind (to 
the north-west) of the beach, with the nearest residential properties situated on 
higher land. The site is located within Branksome Park and Chine Gardens 
Conservation Area and the existing building is locally listed.  

 
4. Immediate surrounding development is mainly residential. Beach huts are situated 

along the beach in both directions adjacent to the application site, and there are a 
mix of uses including commercial to the west. 
 

Relevant Planning History: 
 
17845/3- Change of use from café to community beach hut- APPROVED 
 
29033/0- Provide ramped access for the disabled- APPROVED 

00/29033/003/F - alterations and extensions to existing building, demolish conservatory and 
erect new flat roof sun lounge with roof to be used as roof terrace – APPROVED  

 
02/29033/004/A- Erect internally illuminated neon signs on all elevations as amended by 
plans received on 29.1.02- APPROVED 

 
APP/16/01787/F- A number of first floor fixed windows to be replaced with opening top hung 
windows to match the windows of the ground floor- APPROVED 
 

APP/22/00733/A- Timber fascia with internally illuminated letters. Retrospective application- 
APPROVED 

 
APP/22/00538/F- Erect temporary and removable timber decking area on the beach to the 
south-east of the Branksome Chine Cafe/Restaurant and Shack (NB: for clarification, revised 
plans received 14/06/2022 delete a second area of decking to the east (annotated as 
'decking 1' on the plans originally received) from the planning application)- PENDING 

 
Constraints 

 
5.  The site is located within Branksome Park and Chine Gardens Conservation Area. It 

is noted that the Conservation Area boundary ends at the rear of the café and part of 
the edge of the carpark. With respect to any buildings or other land in a Conservation 
Area, special attention shall be paid to the desirability of preserving or enhancing the 
character or appearance of that area – section 72 - Planning (Listed Buildings and 
Conservation Areas) Act 1990. 

 
6.  The existing building is Locally Listed. It is noted that in 2022 an application was 

made for National Listing. This was however rejected by Historic England, with 
Historic England noting that it does not meet criteria for statutory listing. 

 
7.  The site lies within Flood Zone 3 on the Environment Agency’s Flooding Map and is 

thus identified as a site with a high risk of flooding. 



 
Public Sector Equalities Duty   

 
8. 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. 

 
As part of the planning assessment section, cross reference can be made back to this 
section in relation to any particular issues / matters which might be particularly 
impacted by this duty. 
 

Other relevant duties 
 
 
9.  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. 

 
10.  In accordance with regulation 9(3) of the Conservation of Habitats and Species 

Regulations 2017 (as amended) (“the Habitat Regulations), for the purposes of this 
application, appropriate regard has been had to the relevant Directives (as defined in 
the Habitats Regulations) in so far as they may be affected by the determination. 

 
11.  Section 72 of the (Listed Buildings and Conservations Areas) Act 1990 places a 

general statutory duty for conservation areas in the exercise of planning functions. 
Section 72 (1) specifically requires special attention to be paid in the exercise of 
planning functions to the desirability of preserving the character or appearance of 
conservation areas.  

 
Consultations 

 
12.   Environmental Health Team- No objections. The comments received advises that 

there is a licence in place on the existing facility that contains  controls in respect to 
entertainment noise, noting how the hours proposed in this application do not conflict 
with this license. Following receipt of a Noise Impact Assessment, the Environmental 
Health team did not make further comments and noted that their original stances had 
not changed.  

 
13.   Planning Policy Team- Sequential Test relating to flood policy not required. 

Following receipt of an Addendum to the Design and Access Statement, the Planning 
Policy Team confirmed their stance remained unchanged in light of this amended 
statement. Comments confirm, however, need for Flood Risk Assessment, which has 
been submitted in support of the application. 

 
14.   Conservation Team- The comments submitted set out that under para. 206 of the 

NPPF local planning authorities should look for opportunities for new development 
within Conservation Areas and the setting of heritage assets, to enhance or better 



reveal their significance. Para. 203 of the NPPF calls for the effect of an application 
on the significance of a non-designated heritage asset and the scale of any harm or 
loss of the significance to be considered in determining the application. Based on the 
information provided, the Conservation Team consider that the proposal, given its 
design, scale and the use of timber, would neither enhance nor preserve the 
character and appearance of the Branksome Park and Chine Gardens CA and would 
result in diminishing the significance of both the Branksome Chine Café and the 
nearby shop and lifeguard station building. 

 
15.   The comments conclude that the proposals are not in compliance with PP30 of the 

Poole Local Plan which requires that they preserve or enhance the historic and 
architectural significance of heritage assets and ensure they reveal the significance 
and value of the site within its setting. 

 
16.   Environment Agency-  EA confirmed that the consultation does not fall within a 

category that they require a consultation on. 
 
17.   Biodiversity Officer- Advised that only ecology report necessary was a bat survey. 

With regards to the submitted Preliminary Roost Appraisal, the submitted report is 
acceptable, and emergence/re-entry survey is required as specified in section 4.6 if 
works are altered. In response to query regarding sand lizards, the Biodiversity 
Officer outlined how there are no recent records (20 years) for sand lizards in this 
part of Poole Cliff. The non native wall lizard is present in the area of Chine and can 
be confused with the sand lizard. The café is surrounded by man-made surface 
which is not suitable to support sand lizards. A number of objections have also made 
reference to potential impact on sea snakes. The Biodiversity Officer has advised that 
there are no records of sea snakes in the area. Sea snakes are an aquatic groups of 
snakes only found in the Indian Ocean and western parts of the Pacific. Objections 
also make reference to sand snakes, the Biodiversity Officer has however advised 
there is no such animal. The Biodiversity Officer has advised that the application will 
not impact any native reptiles. Condition regarding lighting suggested to ensure bats 
are not detrimentally impacted by scheme. 

 
18.   BCP Highways Authority- When the application was first submitted the Highways 

Authority submitted an objection based on the need for further parking to support the 
quantum of development included on the application form. Following receipt of further 
information to clarify floor area, the information provides details of ‘covers’ but it 
should be noted that the Parking SPD uses m2 for parking calculation purposes. As 
such, 8 car parking spaces would be required for this floor area of restaurant use. 

 
19.   There is a public car park adjacent to the site and a further public car park located a 

relatively short distance away at Beach Road. Added together the availability of 
parking spaces on both these car parks they rarely reach capacity. Some users of the 
restaurant will already be in the area using the adjacent beach facilities and some of 
the restaurant demand times, such as evening and during inclement weather, will 
occur when there is less use of the car parks by beach users. 

 
20.   Three additional cycle hoops (to hold six cycles) would also be required and details of 

these could be dealt with by way of planning condition. In addition to the above the 
applicant has advised that they are willing to put in place a parking management 
strategy to encourage use of the Beach Road car park during peak times and they’ve 
also referred to encouraging sustainable modes of transport for their staff and 
customers.  

 



21.   Following the further clarification provided by the applicant, BCP Highways 
Authority’s position is no objection subject to conditions. They have suggested three 
conditions to ensure the submission of details on cycle parking, the submission of a 
parking and servicing management strategy  and the submission of a construction 
management plan to detail construction workers parking, material storage areas, the 
management of construction material deliveries and management of pedestrian 
routes adjacent to the site during construction. 

 
22.   Flooding and Coastal Erosion Risk Management Team- Given the use as a 

restaurant it is classed as less vulnerable. As an extension is proposed to an existing 
facility there is no overall change to the existing risk. An emergency plan should be 
ensured through a planning condition before the facility is in use. This plan should 
also take account that the adjacent road floods from surface water when considering 
potential evacuation routes. 

 
23.   It is recommended that measures to ensure the extensions are resilient and resistant 

to flooding are implemented at the time of construction, although it is accepted that 
much of the rest of the building could still be impacted in the event of a flood. 

 
24.   Senior Property Manager- No comments received 

 
25.   Environmental Service Team - No comments received 

 
26.   The Open Spaces Society- No comments received 

 
27.   Deputy Refuse Collections Manager- No comments received 

 
28.   Destination and Culture– No objection. The comments received note that the 

proposal will be a positive asset to the destination and tourism offer provided 
improved year-round function. 

 
Representations 
 
29.  In addition to letters from neighbouring properties, site notices were erected at the 

site on 16th February 2022, with an expiry date of 11th March 2022. 
 
30.  Approximately 231 representations have been made on the application. 

Approximately 226 in objection and 5 in support. Commenting on the following: 
 

 Waste  
 Noise pollution 

 Extra waste bins needed 

 Concerns regarding beach access 

 Vermin 

 Unsafe area due to proximity to dog exercise area 

 Unreasonable opening hours  

 Increase of drink driving risk/swimming under influence 
 Parking issues 

 Breach of The Wildlife and Countryside Act 1981 (sand lizards and sea snakes) 

 Neglect “building of importance” 

 Antisocial behaviour 

 Reduction of amenity- takeaway business 

 Conservation area breach 

 Change to character of area 



 Odour pollutants 

 Lack of emergency exits on first floor 

 Lack of public transport 
 Poor architecture in prestigious area 

 Loss of building character 

 Steps hazard to cyclists 

 Concerns regarding late alcohol license 

 Impact on wildlife 

 Historic site which should be protected 

 Needed to re energise hospitality and tourism business 
 Weight of cars on road has damaged road 

 Increased capacity 

 Neighbours not been informed 

 Site notices cannot be seen 

 Sale of alcohol inappropriate 

 Increased pollution from cars 

 Should be fixed roof rather than an opening one 
 Group meetings needed 

 Lack of policing in area 

 Loss of view 

 Sound insulation should be part of lease agreement 

 Site has no parking 

 Referral to incorrect policy 
 Reference to headline in Bournemouth Echo 

 No bespoke delivery access or service yard for café 

 Incorrect information on application form 

 Correct process for public consultation has not been followed 

 Safeguarding concerns regarding unisex toilets, children and alcohol 

 Inappropriate location  

 Impact on sand snakes 
 Light pollution 

 Application appears to be for change of use 

 Monetary gain for applicant and nothing in return for local community 

 Downgrading area 

 ‘Yob’ element at Sandbanks 

 Work has already commenced 

 Increase in petty crime 
 Potential conflict of interest with BCP Council 

 RNLI should be consulted 

 Evidence of public nuisance at Rockwater Hove 

 Great new dining/drinking option on seafront 

 Queries in relation to Environmental Health Officer’s assessment, e.g what has been 
considered in reaching conclusion. 

 Noise consultant does not agree with Council EHO assessment 
 Application considered incomplete by Taylor Wessing LLP 

 Lack of responses from Council to planning and legal challenges raised in letter from 
Taylor Wessing LLP 

 Café needs to be taken over given its current appearance 

 Investment in area is positive 

 Proposal materially changes character of use 

 Concerns regarding current parking and delivery arrangement 



 No management strategy will be able to solve issues regarding refuse storage and 
car parking problems 

 Judicial review application may be made if permission granted 
 Officers have ‘kicked problem into long grass’ when evidence shows there will be an 

issue 
 
Key Issue(s) 
 

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

 Principle of development 

 Impact upon the Character and Appearance of locally listed building and 
Conservation Area 

 Impact upon character and appearance of the area 

 Impact on amenity of neighbours 

 Opening Hours 

 Impact on highways and parking 
 Flooding 

 Biodiversity 

 Waste/Refuse Collection 

 Sustainability considerations 

 Other Matters 
   
32. These issues will be considered along with other matters relevant to this proposal below. 
 
Policy context 
 

33. Local documents: 
 
Poole Local Plan 2018 

 

 Policy PP1 Presumption in favour of sustainable development  
 Policy PP23 Tourism and the evening/night time economy 

 Policy PP25 Open space and allotments 

 Policy PP27 Design  

 Policy PP30 Heritage Assets 

 Policy PP31 Poole’s coast and countryside  

 Policy PP32 Poole’s nationally, European and internationally important sites 
 Policy PP33 Biodiversity and geodiversity  

 Policy PP34 Transport Strategy 

 Policy PP35 A safe, connected and accessible transport network 

 Policy PP37 Building sustainable homes and businesses  

 Policy PP38 Managing flood risk  
 

Other Development Plan Documents 
 

 Branksome Park Conservation Area Character Appraisal and Management Plan 
(2006). It is however noted that the site was not located within this Conservation Area 
in 2006 (Conservation Area was updated in 2014).  

 
National Planning Policy Framework (“NPPF” / “Framework”) 
  

 Including in particular the following: 



 

Section 2 – Achieving Sustainable Development 
 
         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.”   

 
34. In addition, the following sections of the NPPF are also relevant to this proposal  
 
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  
16) Conserving and enhancing the historic environment  
 
Planning Assessment  

 
Principle of Development  

 
35.  The Poole Local Plan adopted in 2018 sets out a spatial planning framework to meet 

the objectively assessed needs for the Poole area until 2033. In accordance with 
Policy PP01, the council will take a positive approach when considering development 
proposals that reflects the presumptions in favour of sustainable development 
contained in the NPPF. 

 
36.  The NPPF 2021 states that planning policies and decisions should help create the 

conditions in which businesses can invest, expand and adapt. Significant weight 
should be placed on the need to support economic growth and productivity, taking 
into account both local business needs and wider opportunities for development. 
Amongst other things the NPPF 2021 states that planning policies and decisions 
should be flexible enough to accommodate needs not anticipated in the plan and 
allow for new and flexible working practices.  

 
37.  Poole Local Plan 2018 Policy PP23 states that development proposals which support 

growth and generate opportunities in Poole’s tourism sector will be encouraged.  
 
38.  Poole Local Plan 2018 Policy PP31 states that proposals for Poole’s beaches which 

include proposals for new structures and alterations to, or redevelopment of existing 
structures would be permitted provided that: 

 



a) The siting and position, height and number of the structures would not detract from 
views to and from the cliffs, sea, the beaches or chines; 

b) The ground conditions in relation to ground stability and drainage are suitable; and 
c) Public access to the beach is retained and wherever possible, is improved.  
 
39.  In this instance, the proposal seeks to refurbish an existing café/restaurant. No 

change of use is proposed under this application and the principle of the 
café/restaurant in this location has been established on the site by way of historic 
operation over many years.  Given the use is already existing and established for a 
significant number of years there is no objection to the principle of development, 
subject to its compliance with relevant policies. 

 
Impact upon the Character and Appearance of locally listed building and 
Conservation Area 
 

40.  The NPPF sets out national policy for assessing impact of proposals on heritage 

assets. Para.194 of the NPPF states that local planning authorities should require an 

applicant to describe the significance of any heritage assets affected, including any 

contribution to their setting. Para. 194 also states that as a minimum the relevant 

local historic record should have been consulted. In this respect, the applicant has 

submitted a Heritage Statement and the application has been assessed against 

relevant historic material including conservation area appraisal, management plans 

and records of local listings. 

41.  Para 195. of the NPPF states that local planning authorities should identify and 

assess the particular significance of any heritage asset that may be affected by a 

proposal taking into account available evidence and any necessary expertise. 

42.  Para 197. requires local planning authorities when determining applications to take 

account of 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 that conservation 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. 

43.  Para 199 of the NPPF 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). 

44.  Para 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. 

45. Para 201. of the NPPF states that where a proposed development will lead to 

substantial harm to 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 four prescribed criteria apply. 

46.  Para 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. 



47.  Para 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 judgement will be required having regard to the scale of 

any harm or loss and the significance of the heritage asset. 

Assessment of significance of designated and non designated heritage assets 

48.  The site is within the Branksome Park and Chine Gardens Conservation Area. It is 

noted that in 2006 the site was not located with this Conservation Area (this was 

updated in 2014) and as such the site is not included within Branksome Park 

Conservation Area Character Appraisal and Management Plan (2006). The site was 

added to the Conservation Area following a review in 2014.  

 

49.  The significance of the Branksome Park and Chines Conservation Area as described 

in 2006 (and before the application site was added) is derived from a number of 

characteristics which combine to form a unique and cherished area of Poole. Its main 

features of special interest are its sylvan character derived from the division into large 

building plots in the 19th century. The dense landscaping and vegetation is another 

key feature of special interest where this is predominant feature of the area with 

buildings set behind. The features provide a peaceful residential setting giving the 

impression of an almost rural character and sense of isolation from the rest of the 

urban area. 

 

50.  The application site comprises a key gateway to the beach characterised by the 

existing building, car park, associated smaller buildings, the beaches and cliff tops 

either side. The site is a coastal landmark within the Branksome Park and Chine 

Gardens CA where it contributes to the history and architectural significance of the 

area. The seaside Pavilion was designed with the chine gardens and promenade as 

an innovative and leading inter-war development by the Council to improve access 

and visitor attractions to the coast. It comprises a more urban form within the wider 

landscaped setting of the conservation area. Nonetheless, the conservation area as a 

whole is significant given its origins to the original estate development from the 19th 

Century and careful conservation and management since that have largely preserved 

the high quality and spacious environment that exists today, as outlined in 2006. 

 

51.  It is noted that today, the character of the Conservation Area is somewhat evolving 

and developing.  Planning approvals over the last number of years have seen more 

contemporary dwellings and blocks of flats, which include the use of flat roofs and 

contemporary materials, approved. The Inspector in APP/17/01157/F, which allowed 

a residential scheme within the Branksome Park and Chine Gardens Conservation 

Area, stated that the Conservation Area’s visual character is derived more from the 

landscape than from the buildings.  

 

52.  The Branksome Chine Café and the nearby shop have been included on the Borough 

of Poole Local Heritage Asset List as “Bathing Station, Branksome Chine, Pinecliff 

Road.” The List states that: 

This asset is considered to meet with the following criteria for inclusion on the List of 

Local Heritage Assets: 

A: Historic Interest: 



Social Interest 

Indicates social development. 

 

B: Architectural Interest 

Of good quality design. 

Reflecting period detailing. 

 

Part of the strong history of municipal seaside architecture within the Borough of Poole. 

These are two separate buildings on the beach front of Branksome Chine. Both are 

smooth rendered, painted white, with a string of brick detailing surrounding the building 

above the first story which has been painted deep blue.  

 

One of the buildings now consists of a restaurant, café etc. with ground and first floors 

both in use, with great views across the beach front out to sea. This building has large 

concrete purple tiles on the roof. 

 

The other building is currently being used for a small shop with signage, toilets, and 

also a small lifeguard centre. This building has red tiles on the roof. 

 

Assessment of heritage impacts 

 

53.  The scheme seeks internal and external alterations and extensions to the existing 

café/restaurant premises. On the ground floor, two extensions are proposed at the 

rear of the building on each side. These will utilise the existing external decking area. 

New steps are also proposed on the ground floor to the rear. On the first floor a 

covered roof pergola and terrace are proposed to the rear. Outdoor dining areas are 

also proposed to the front under a parasol, at the sides on the first floor. 

 

54.   From the principal (front) elevation, the 5 x 5 metres parasols to the sides on the first 

floor will be visible, as will the low-level planting below the parapet wall at first floor. 

From the side elevations, the ground floor rear extensions will be visible however it 

should be noted these will not project beyond the existing outdoor seating area. The 

first floor terrace and roof pergola will also be visible, however these will sit well 

below the ridge height of the existing roof. 

 

55.  From the rear elevation, the works will be most evident, with the existing wall clad in 

reclaimed timber and the ground and first floor rear extensions evident.  As 

mentioned, the ground floor rear extension will be timber cladding, with a steel 

framed pergola structure with quartz grey aluminium cladding at first floor. Glazing 

along the front elevation will be mottled brass vinyl and the existing render will be 

painted off white and the blue banding will be repainted a quartz grey colour. Existing 

roof tiles will be retained. The rear elevation will therefore appear as a change to the 

building when compared with the existing situation 

 

56.  It is noted that the repainting of the render and banding could be completed without 

planning permission. Whilst the premises is situated with the Conservation Area and 

is a building which appears on the Council’s Local List of Heritage Assets, this does 



not affect planning rights as any permitted development rights or deemed consents 

remain unchanged. Similarly, the kiosk which is located adjacent to the site has been 

repainted to a similar palette. 

57.  In terms of impact, from the front elevation the changes to the appearance are minor 

and are considered to blend in sympathetically with existing character of the building 

and not cause any harm. This elevation, viewed from within the Conservation Area 

when travelling down the hill is arguably the most important and given the minor 

changes to this aspect are considered to preserve character from this vantage point. 

As mentioned previously, the painting does not require planning permission- 

therefore from a development management point of view no harm is considered to 

occur to either the Conservation Area or locally listed buildings in respect of the front 

elevations facing The Avenue and there is no objection to this element of the 

scheme. 

58.  From the side and rear elevations, the proposed works and proposed new materials 

will be visible and will result in a more noticeable change in the building’s appearance 

when viewed from the beach side. The Conservation Officer consider that the 

proposals in this direction are of unsympathetic design out of scale compared to the 

existing rear extension. The Conservation Officer also considered the alterations 

would wrap around the building and conceal features when viewed from the 

promenade and those that have been highlighted in the local list. However, it is 

considered that the historic features identified has already been impacted with the 

introduction of the existing rear extension approved a number of years ago under 

planning application 00/29033/003F where the Case Officer report argued that the 

more contemporary design was more appropriate to the seaside location.  

59.  As was the case previously, it is considered that the more contemporary design along 

the coastal elevation is appropriate for its seaside location and will provide the 

frontage with a refreshed and interesting approach to the building and how it interacts 

with the shoreline. That said, the Conservation Officer’s comments are noted and 

given significant weight in the consideration of this application and its overall impact 

on heritage assets. 

60.  In this regard, it is also relevant to note that an application made for national listing 

earlier in the year (made by a member of the public) was rejected, with one of the 

reasons sitting that successive alterations and extensions have comprised the 

buildings historic form. As such, whilst it is recognised that the proposed works may 

detrimentally impact the character and appearance of the locally listed building to 

some extent through the additional extensions and introduction of more 

contemporary materials, given the reasons above it is considered that this harm 

would be minor overall, particularly in view of the frontage facing out towards the 

Conservation Area being preserved.   

61.  A number of objections have stated that the scheme would neglect the building, and 

how the site should be protected. The proposed works, however, work to ensure that 

the building is retained and kept in optimum use. It is also noted that the 

Conservation Officer’s response makes note of internal works. However, planning 

permission is not required for such works. 

62.  It is recognised that the proposal will add additional contemporary elements to the 

building, however the CAMP makes it clear that there is no in-principle objection to 

contemporary building styles within the Conservation Area as a whole. This is 



similarly outlined by the Inspector in APP/17/01157/F which allowed a residential 

scheme within the Branksome Park and Chine Gardens Conservation Area. 

Furthermore, approvals over the last number of years have allowed more 

contemporary buildings within Conservation Areas, often arguing that they enhance 

the character and appearance of the Conservation Area. It is noted that an objection 

makes reference to ‘poor architecture is a prestigious area.’ However, it is recognised 

that a style which appeals to everyone would be an unrealistic expectation of any 

scheme, as again outlined by the Inspector in APP/17/01157/F. Furthermore, 

planning policy discusses the character and appearance of an area and the 

significance of a designated heritage asset, as opposed to how ‘prestigious’ an area 

may be.  

63.  The first floor extension will not project above the overall ridge height of the existing 

building. As a result of this, the proposed works would also retain views to and from 

the cliffs, the sea, the beach and the chines.  

64.  Overall, It is however recognised that the proposed works, by way of the introduction 

of contemporary additions and concealment of some features will result in some 

harm to the Locally Listed Building. However, the harm identified is considered to be 

limited in terms of the impact on the Locally Listed Building as key features are also 

retained and its overall appearance when viewed the front is preserved. In view of the 

front elevation being preserved, it is considered there will not be harm to the 

Conservation Area of this aspect. However, it is recognised that the harm identified to 

the locally listed building, given its contribution to setting, could result in some related 

localised and minor harm to the Conservation Area. The level of harm to the 

Conservation Area in this context is therefore considered to be less than substantial.  

65.  As required by Para 202. of the NPPF, where a development will lead to less than 

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

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

optimum use.  As required by Para. 203 of the NPPF, a balanced judgment must be 

taken when considering harm to non-designated heritage assets. 

 

66.  In this case, whilst it is acknowledged that the Conservation Officer has some 

concerns with the design approach, the proposal will evidently result in an 

enhancement of the operation of the facility whilst retaining key features (particularly 

on the most prominent front elevation). The enhanced ability to utilise the building to 

support the Council’s tourism offer as result of the proposal (which is a key strategic 

objective for the area as a whole given its importance to the wider BCP economy) is 

a clear public benefit arising from the application.  

 

67.  On balance, whilst there is some harm to the heritage assets identified, it is 

considered the harm is on the lowest end of the scale and that on this occasion can 

be outweighed by the public benefits of the development through a sensitive 

modernisation of the building along with the enhanced facility to the benefit of the 

area’s tourism offer. On balance, therefore, the proposal is considered to accord with 

the provisions of the NPPF and Policy PP30 of the Poole Local Plan 2018. Further, 

the proposal is not considered to conflict with the Branksome Park Conservation Area 

Appraisal and Management Plan. 

 
Impact on the character and appearance of the area 

 



68.  In addition to considering the specific heritage impacts arsing from the proposal, it is 
also necessary to consider the overall impacts of the proposal on the general character 
and appearance of the area. Policy PP31(1a) states that “development in the Coastal 
Zone as shown on the Policies Map will be permitted where it respects the built 
shoreline character of Poole. Furthermore, Policy PP31(2a) goes on by stating that 
“proposals for new structures and alterations to, or redevelopment of, existing 
structures (such as beach huts, kiosks, cafes and hotels etc.) will be permitted provided 
that the siting and position, height and number of structures would not detract from 
views to and from the cliffs, the sea, the beach or chines”. The site forms a key part of 
the shoreline character of the beaches, which forms a key asset to the area where 
considerable care is needed in design terms to ensure any proposals are designed 
appropriately for their seaside locations. 

 

69.  The existing character of the site is well established with the 1930s building providing 

a focal point to Branksome Chine for many years delivering tourism related facilities 

most recently in the form of the café that exists today. The design approach takes the 

form of combining the character of the 1930’s building on its frontage along with 

modern extensions at the rear. This is an approach that was taken with the current 

extension, which was previously found to be acceptable. 

 

70.  This approach of blending modern with traditional is considered to also be 

appropriate in this case and will result in a well-designed building within the existing 

built envelope. It is acknowledged that there will be an increase in floorspace but it is 

contained within the current built area and by not going any higher than the existing 

structure will stand as a proportionate and acceptable addition to the building. 

 

71.  The proposal would modernise the appearance of the existing café building, by virtue 
of its design and finishing materials, however this would not detract from the existing 
character and appearance of the development along the Promenade. The proposal 
would also allow passive surveillance of the area, due to position of the windows 
overlooking the public domain and providing an active frontage. 

 

72.  On balance, the scale of the proposal combined with modern but sensitive design 

detailing will accord with the character of the shoreline and wider area. The design 

approach will result in a form of development that will not detract from views to and 

from the site from public vantage points and overall to be acceptable in accordance 

with PP27 and PP31 of the Poole Local Plan. 

 
Impact on amenity of neighbours 

 

73.  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.  

 

74.  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). 

 

75.  As previously mentioned, no change of use is proposed under this application and 

the principle of development is established through the existing use. With regards to 



the extensions, given sufficient separation distances between the building and the 

closest residential properties (approx. 70 metres) the works are unlikely to result in 

any loss of light, loss of privacy, overshadowing or appear oppressive or overbearing.  

It is noted that lights are shown to serve the outdoor dining areas on the first floor. A 

number of objections have made reference to potential light pollution. Environmental 

Health have been consulted and have raised no objections to this, nor have they 

raised any concerns regarding light pollution.  

 

76.  Numerous objections make reference to the potential for increased noise due to 

increased capacity and the pergola to the rear. The Environmental Health Team were 

consulted on the scheme and raised no concerns relating to noise, outlining how 

there is a license in place containing controls in respect to entertainment noise. 

Notwithstanding this, the local planning authority requested a Noise Impact 

Assessment in view of the concerns raised by residents in respect of this issue. This 

Noise Impact Assessment concluded that due to the raised road traffic noise from 

Pinecliff Road, the surrounding car parking, general noise from the beach front 

activities and the distance between the café/restaurant and the nearest NSP’s, the 

noise levels from the café/restaurant would be indistinguishable and would not cause 

any adverse effect.  

 

77.  The report goes on to say that the proposed works would not significantly increase 

the number of tables or patrons that could use the café/restaurant. The ground-floor 

would have south facing sliding doors and the first floor terrace with bi fold doors and 

a covered roof pergola with retractable roof. It outlines how such measures are likely 

to further protect local residents given their location on the south-facing elevation, 

away from the closest neighbouring properties. It concludes that there are no 

proposed changes to the existing use, opening hours and existing license including 

the supply of alcohol and live or recorded music. 

 

78.  It is noted that Sharps Redmore Acoustic Consultants have submitted a review of the 

Noise Impact Assessment (NIA) outlined above. This review states that the NIA 

provides little more than results of a baseline survey, falling short of an objective 

technical assessment of the proposal and how associated noise would be controlled. 

It states that the noise report contains no information as to how future entertainment 

noise could be assessed. It goes on to discuss how distances calculations used in 

the NIA are inappropriate, how from the survey it is unclear whether the noise 

measured could be attributed to the existing operation at Branksome Chine Café. It 

further discusses the NIA, concluding that an appropriate technical noise assessment 

report of the proposed future use of the site to ensure that associated noise is 

controlled as to avoid significant adverse impact should be submitted. It suggests that 

an appropriate noise assessment could be based on source noise levels measured 

as a similar Rockwater type venue which could then be used to predict noise from the 

proposed future use of the Branksome site, and impose suitable mitigation measures 

into the design and operation of the premises. 

 

79.  In response to this, the noise consultant who undertook the original NIA has provided 

a rebuttal. This states that the distance attenuation applied within their report would 

be applicable to any associated noise from the operation of Branksome Chine Café 

including patron noise, plant noise and background music. It states that future 

entertainment noise will not change following the proposed works and the 

entertainment license and opening hours will remain. It also outlines how the 



proposed future use of Branksome Chine Café (as discussed in the report by Sharps 

Redmore) will not change. 

 

80.  The Council Environmental Health Officer has reviewed all further information 

submitted by the original noise consultants (MSAFE Technologies) and Sharps 

Redmore and stated that two consultants are ultimately disagreeing with each other’s 

approach to an assessment. To conclude, in light of this additional information the 

EHO’s original stance that the proposal does not conflict with the current license at 

the premises and control of any possible future noise from entertainment is best dealt 

with through the licensing regime remain. The EHO therefore, having considered the 

information carefully, does not object to the application on noise or any other 

environmental matter and considers that suitable controls exist within the licensing 

regime that this facility is legally bound to engage in and comply with. 

 

81.  It should also be recognised that whilst planning permission 00/29033/003/F which is 

referred to in Sharps Redmore’s report as outlining the ‘existing approved capacity’ of 

the existing café/restaurant, there is no planning condition on this permission to 

control the amount of people inside the restaurant. Whilst numerous objections have 

made reference to increased capacity, the existing venue could increase their 

capacity without increasing floor space eg. through a different layout of tables and 

chairs, beyond that of the ‘approved capacity’ as outlined by Sharps Redmore and 

planning would have no control over this. 

 

82.  Many objections have made reference to the sale of alcohol, playing of music etc, 

late opening hours etc. The licensing regime, however, controls live music, recorded 

music, activity like music/dance, late night refreshment and the supply of alcohol.  

This is separate to the planning regime. Furthermore, the current license also allows 

for the sale of alcohol. 

 

83.  It has also been argued by an objector that although the application is not for change 

of use, the character of the use is changing given the increased capacity and 

additional seating areas. The use classes order does not however address intensity 

of a use, nor distinguish between what might comprise a ‘busy’ or ‘quiet’ restaurant. 

 

84.  Numerous objections make reference to other venues owned by the applicant and 

cite noise associated with these venues to be an issue. However, this proposal does 

not relate to any other premises and unlike the Licensing regime, the owner or 

operator of a site has no bearing on the planning assessment.  

 

85.  The concerns about how the venue may be managed are acknowledged as a valid 

planning concern, but other permitting/control regimes such as Licensing, 

Environmental Health, Police etc, are responsible within their own areas of legislative 

control - not the planning system. Outside of the suitability of the premises for a 

particular use class, or the hours of operation and impact on the highway, it is not for 

the LPA to pre-judge how a venue may be operated. The LPA can only assume that 

it will be operated in accordance with the applicable laws. As outlined before, no 

change of use is proposed under this application and the use remains as Class E 

Café/Restaurant, as outlined in the application form. 

 

86.  Other numerous objections discuss increased anti-social behaviour, consumption of 

alcohol, a change in the character of the beach, with many stating it is currently a 



‘family’ beach. One objection also makes reference to the ‘yob’ element within other 

seaside locations of the BCP area. Again, such issues are controlled/permitted 

through other areas of legislative control- not the planning system. 

 

87.  It is also noted that during an informal discussion with some residents who were 

objecting to the scheme it was stated that bins were emptied very early in the 

morning and the noise associated with this caused a nuisance. As of May 2022 

(when last checked following this discussion) no complaints regarding noise at the 

existing business had been lodged with Environmental Health. 

 

88.  In summary, the issue of noise has been carefully considered with additional 

information provided through the course of the application. The proposed extension 

will add floorspace but it is to an existing facility where there has not been any 

incident of noise or any other disturbance reported over the years. The licensing 

regime also exists to control the operation with an existing licence for the facility in 

place. As outlined above, it is considered that the proposed works would not result in 

any significant overshadowing, loss of privacy, loss of light, light pollution or appear 

overbearing or oppressive to neighbouring residents. It is also considered that the 

proposed works are unlikely to result in excessive noise which would be of detriment 

to neighbouring residents. The Environmental Health Team have been consulted and 

have no objection to the application. As such, it is considered that the application is in 

accordance with PP27 by way of impact on neighbouring amenity. The planning 

system can, however, add its own conditions around aspects such as hours of 

operations, which is discussed in the following section for what might be appropriate 

in this case. 

 
Opening hours 

 

89.  It is noted that numerous objections refer to the proposed opening hours, which are 

shown on the application form as 07:00-00:00 Monday to Sunday inclusive. It is 

noted that there are no planning conditions that currently restrict opening hours, 

however the existing license permits the venue to open from 10:00 to 00:30. As such, 

at present the existing café/restaurant could remain open later than what is proposed 

under this application.  

 

90.  It is noted that the proposal does seek to open from 07:00 which is earlier than 

existing however as discussed Environmental Health have not objected to the 

scheme on any grounds including noise. It is however recognised that numerous 

objections have concerns about late opening hours and associated noise. Whilst 

there is no evidence to suggest that the proposed works would result in significant 

levels of additional noise, it is noted that 23:00 is generally accepted as the start of 

night time by various bodies and documents such as the World Health Organisation 

and British Standards. Furthermore, other similar venues in close proximity such as 

The Cliff closes at 11pm. As such, whilst Environmental Health have not suggested 

any opening hours, the local planning authority view it as reasonable to condition the 

opening hours from 07:00 to 23:00 in light of the proposed works and increased floor 

space, to ensure the neighbouring amenity is ensured.   

 

Impact on highways and parking 

 



91.  It is noted that an Addendum to the Design and Access Statement was submitted in 

response to a request for clarification on proposed floor areas. The agent instructed 

the local planning authority to remove the original Design and Access Statement from 

the planning application file. 

 

92.  As such, BCP Highways Authority have been consulted on this Addendum and this 

section will discuss their response to the Addendum. It is noted that much of this 

information discusses ‘covers’ however the Council’s Parking Standards SPD uses 

metres squared for parking calculation purposes, not covers. As a result of the 

increased floor area, under the SPD 8 additional car parking spaces would be the 

requirement for this floor area of restaurant use- as such 8 additional parking spaces 

are required. 

 

93.  Numerous objections have made reference to issues associated with parking and 

congestion, with one objection stating that no management plan would be able to 

solve such issues. BCP Highways Authority have outlined how there is a public car 

park adjacent to the café/restaurant (Branksome Chine Car Park) and a further car 

park located a relatively short distance away at Beach Road. Added together the 

availability of parking spaces at both these car park rarely reach capacity. Some 

users of the restaurant will already be in the area using the adjacent beach facilities 

and some of the restaurant demand times, such as evening and during inclement 

weather, will occur when there is less use of the car parks by beach users. It is also 

noted that the applicant has indicated that they are willing to put in place a parking 

management strategy to encourage use of the Beach Road car park during peak 

times and they have also referred to encouraging sustainable modes of transport for 

their staff and customers- this can be dealt with by way of a planning condition. A 

further 3 cycle hoops are also required under the SPD, to hold 6 cycles, details of this 

can again be dealt with by a planning condition. 

 

94.  As such, BCP Highways Team now do not object to the proposal (subject to the 

attachment of planning conditions) as car parking shortfalls are unlikely to lead to 

such highway congestion or safety issues that the LPA could sustain a refusal reason 

on highway grounds.  

 

95.  BCP Highways Team have suggested a number of conditions to include the 

submission of details for cycle parking for a minimum of 6 cycles. The submission of 

a Parking and Servicing Management Strategy and a Construction Management Plan 

detailing construction workers parking, material storage areas, the management of 

construction materials deliveries and management of pedestrian routes adjacent to 

the site during construction. 

 

96.  It is also noted that a number of objections made reference to delivery vehicles and 

refuse collection vehicles at the existing operation blocking parked cars and being a 

danger to highway safety. One representation made reference to an average of one 

large commercial vehicle entering the car park every 50 minutes during a working 

day then taking some time to unload. It also stated 11 bins would be necessary for 

the proposal. Such issues were raised with the Assistant Parking Services (Manager) 

who outlined how the highway impacts on the planning application were considered 

by those within the Transport Development Management Team (their response is as 

previously discussed).  

 



97.  They stated that with regards to existing food and drink deliveries within the car park, 

such deliveries have taken place for a number of years and there has been no 

reported accidents or incidents involving the unloading of lorries. The Assistant 

Parking Services Manager goes on to state that there is no other suitable area 

available which could be used for unloading, as this would result in parking close to 

corners or near traffic lights which would cause an obstruction to traffic and 

obstruction to views. He concludes by stating that no complaints about vehicles being 

blocked in by delivery vehicles have been received within that department. An 

objection also makes reference to the steps creating a hazard to cyclists. No such 

concerns have been raised by BCP Highways Authority. 

 

98.  As such, it is considered that with the attachment of conditions, the proposal is 

unlikely to result in a significant increase to highway congestion or safety issues. 

BCP Highways Authority have been consulted on the proposal and are in support, 

subject to the attachment of conditions as discussed. The proposal thereby accords 

with Policies PP34 and PP35 of the Poole Local Plan 2018. 

 
Flooding  

 

99.  Para 167 of the NPPF states that when determining 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. The site is located entirely within the Environment Agency Present Day 

Flood Zone 3. It is acknowledged that the application form incorrectly states that the 

site is not within an area at risk of flooding. Nonetheless, a Flood Risk Assessment 

has been submitted.  

 

100. The Flooding and Coastal Erosion Risk Management (F&CERM) Team has been 

consulted on the proposal. They outline how the works do not propose any resilience 

measures however it is accepted that the use of the building does not fall within the 

less vulnerable category and as a non-residential building a predicted 60 year life 

span is not unreasonable.  They go on to say that there is no residential 

accommodation proposed so the flood risk is relatively minor, particularly given the 

works are to an existing facility. 

 

101.  A condition to ensure the submission of an emergency plan for evacuation and flood 

response is suggested. The F&CERM Team have recommended measures to make 

the works resilient or resistant to flooding. Such measures have been suggested to 

the agent however no amended plans to reflect such measures have been 

forthcoming. Whilst such measures would have been preferred, the lack of these 

measures would not warrant a refusal of the scheme. As outlined by the F&CERM 

Team, there is no overall change to the existing risk. It is also noted that the 

Environment Agency were consulted on the scheme given its location, however they 

stated that the consultation does not fall within a category to which they required 

consultation on.  

 

102.  The Planning Policy Team has been consulted, with their comments only relating to 

flood risk and the application of the Sequential Test. Paragraph 168 states that 

applications for some minor development and change of use should not be subject to 

a sequential test or exception test but should still meet the requirement for a site 

specific flood risk assessments set out in footnote 55.  Footnote 56 clarifies further 



minor development and changes of use that are exempt from the sequential test. 

This includes “small non-residential extensions’ (with a footprint of less than 250m2). 

 

103.  It is noted that the Planning Policy Team concluded that given the proposed increase 

in footprint is below 250m2, a Sequential Test is not required. They were then 

reconsulted in light of the submission of the Addendum to the Design and Access 

Statement. Following this, the Planning Policy Team provided an additional response 

confirming that this did not alter their comments and confirmed that the increase in 

the building footprint (ie. the ground floor) is significantly less than 250m2. 

 

104.  As such, it is considered that, with the attachment of a condition to ensure the 

submission of an emergency plan for evacuation and flood response, the proposal is 

in accordance with PP38. Whilst flood measures would have been preferred, it is 

accepted by the F&CERM Team that there is no significant increase to the existing 

risk. It is also noted that the existing floor levels are above the required 3.75 metres 

AOD and already provide a form of flood resilience for the proposal. As such, it is 

considered that the scheme is in accordance with Policy PP38. 

 

Biodiversity 

 

105.  A Preliminary Roost Appraisal (PRA) has been submitted in support of the 

application. This was undertaken on 16th May 2022 following the request of the local 

planning authority. The report found that the building was considered to have a low 

potential to support roosting bats. Whilst there are opportunities externally on the roof 

under some of the roof tiles and a section of the northern soffit for roosting the 

building is exposed given its location and the fans inside the void also reduce its 

potential for use. No evidence of bats was recorded internally.  

 

106.  The report goes onto say that none of the suitable features for bats will be impacted 

by the proposal and as such no further surveys or actions are recommended. It does 

note that should plans be altered and the main roof affected then further surveys will 

be required. The plans have however not been altered. The Council Biodiversity 

Officer has been consulted and has advised that an informative should be attached to 

outline that if bats are found during work that all work should cease and if possible, 

part of the structure that was removed and exposed bats put into place. In this 

instance, a bat ecologist should also be employed to address the situation and 

Natural England contacted. 

 

107.  It is noted that lighting is shown on the plans at the ‘outdoor dining’ area. A condition 

to ensure any new external lighting is directional, only illuminating areas used by the 

public and in accordance with Bats and artificial lighting in the UK by Bat 

Conservation Trust (BCT) and Institute of Lighting Professionals (ILP/BCT) (2018): 

luminaires to have colour temperature less than 2700 K, with peak wavelengths 

greater than 550nm will be attached to any permission granted, to ensure bats are 

not detrimentally impacted by the scheme.  

 

108.  Numerous objections made reference to sand lizards in the area. The Biodiversity 

Officer has however confirmed that there are no recent records (20 years) for sand 

lizards within the immediate area. Some objections have also made reference to 

sand snakes, however there is no such animal. Some have also made reference to 

sea snakes however there are no records of sea snakes in the area. Sea snakes are 



an aquatic groups of snakes only found in the Indian Ocean and western parts of the 

Pacific. The Biodiversity Officer has confirmed that the development has no effect on 

native reptiles. The Biodiversity Officer has also confirmed that the only ecology 

assessments necessary in this instance is a bat survey- which has been submitted as 

previously discussed. Subject to inclusion of the recommended conditions the 

proposal accords with Policies PP32 and PP33 of the Poole Local Plan 2018. 

 
Waste/Refuse Collection 

 

109.  The plans do not show any arrangements for waste/refuse collection or storage. BCP 

Waste Collection Team have been consulted on the proposal , however, no 

comments have been received. Some of those who have objected to the scheme 

have raised concerns regarding existing refuse collection. The Environmental Health 

Team have however confirmed that no complaints regarding overflowing bins/waste 

lying on the ground have been received by their team. Those who deal with the 

existing waste collection have also confirmed they have received no complaints of 

any cars being blocked in by refuse collection vehicles. As outlined previously, no 

change of use is proposed, and the nature of the proposed works are unlikely to 

result in a significant change to the amount of waste produced.  As such, it is 

considered that the present arrangements are acceptable, with no issues reported to 

the relevant departments of the Council. 

 
Sustainability considerations 

 
110.   Being a new development, the proposed scheme would be required to meet the latest 

Building Regulations, therefore achieving a high level of energy efficiency and 
sustainability. Policy PP37 also requires new commercial development under 1,000 
square metres to provide 10% of its predicted energy needs through renewable 
sources and meet BREEAM ‘very good’ rating. Both of these aspects can be secured 
by condition.    

 

Other Matters 

 

111.  It noted that the Destination and Culture Team have provided comments on the 

application, outlining how the works will improve facilities for residents and visitors, 

supporting a more year round use and activity. Their comments conclude by stating 

that the newly designed café will be a positive asset to the destination and tourism 

offer and as such they have no objections to the application.  
 

112.  It is noted that a number of representations have suggested the application is invalid. 

The objections refer to the Location Plan and Site/Block Plans submitted with the 

application and argue that they do not meet the national/local requirements. Some of 

the objections refer to the submitted location plans being at a scale of 1:1500 and 

that they should be 1:1250. In fact the location plan and Site/Block Plan submitted 

are at a scale of 1:500. 

 

113.  The national planning guidance provides that ‘A location plan should be based on an 

up-to-date map. The scale should typically be 1:1250 or 1:2500, but wherever 

possible the plan should be scaled to fit onto A4 or A3 size paper. A location plan 

should identify sufficient roads and/or buildings on land adjoining the application site 

to ensure that the exact location of the application site is clear.’ The Location Plan 



submitted with the application in this case meets the general requirements in that it 

identifies sufficient roads and buildings, the location of the site is clear. There is 

nothing within the legislation that requires a specific scale of plan to be provided. The 

Council in this case considers that the submitted plans meet national and local 

requirements and that application was therefore considered valid and registered 

accordingly. 

 

114.  The objections also state that additions to the application property should be 

coloured/shaded on the proposed elevations- this is however not required locally or 

nationally. It is also stated that the existing and proposed car parking and access 

arrangements are not shown on plans- the application does not however propose an 

increase in parking or a change to access arrangements, furthermore, the existing 

parking and access is shown on the block and location plans.” 

 

115.  Numerous objections have also made comments on the lack of transport assessment 

or travel plan. The LPA however consider that such assessments are not required in 

order to be able to determine the application as presented. No increase in parking is 

proposed, and it is not considered that this application is one for which a transport 

assessment would be required at application submission stage. Travel Plans are for 

the mass-movement of people and are long-term management strategies for 

integrating proposals for sustainable travel into the planning process. This application 

is not one which would reach the threshold for requiring a travel plan. 

 

116.  A number of objections have also made comments that they did not receive 

notification of the development. The Statement of Community Involvement adopted 

by the Council on 1 December 2022 provides that there is a requirement to notify 

neighbours adjoining the site by letter and any other by site notice. Site notices were 

erected on 16th February 2022. 

 

117.  Objections also make reference to the loss of view. This is however not considered a 

material planning consideration. Objections also discuss monetary gain for the 

applicant- again this is not a material planning consideration. Objections make 

reference to the unsafe location due to proximity to dog exercise area. The proposals 

do not seek to relocate/ move the existing café/restaurant significantly closer to the 

dog exercise area. It is also noted that the RNLI are not a statutory consultee and 

there was no need identified to consult with them for the purposes of this application. 

Whilst it is noted objections make reference to the need for group meeting on 

applications like this, the LPA has consulted with the public in line with the Statement 

of Community Involvement.  It is also noted that objections make reference to 

increased odours. The existing use is however a café/restaurant- no change of use is 

proposed, no additional external vents are shown on plans and Environmental Health 

have not raised any concerns about odours. A representation also discusses the lack 

of response from a legal challenge from Taylor Wessing LLP.  A response has 

however been provided regarding this.  

 

118.  It is noted that objections have made comments regarding whether there are conflicts 

of interests with BCP Council in respect of this application. These comments are 

noted but for the avoidance of doubt the arrangements with the applicant and the 

leasing of the facilities from BCP Council are not material planning considerations 

and have no bearing on the assessment of this application. The planning application 

has been assessed on its own merits and against development plan policies under 



normal procedures and process and there are no conflicts of interest between the 

lease arrangements and the applicant, which are dealt with under separate Council 

procedures. 

 

119.  It is also noted that the application form states that there will be a significant increase 

in the amount of employees. The LPA has requested more information regarding this 

increase from the agent however no such information has been forthcoming.  

 

120.  It is also noted that the proposed elevations showing proposed materials is named 

‘existing elevations.’ This is clearly incorrect and it is clear to see that the elevations 

are proposed. Furthermore, each individual elevation is marked as proposed. 

However, the applicant has been asked to submit correctly labelled plans. 

 

Planning Balance/Conclusion 

 

121.  The Council encourages sustainable development. To ensure that sustainable 

development is pursued in a positive way, at the heart of the NPPF is a presumption 

in favour of sustainable development.  

 

122.  Although the scheme will result in some harm to a non-designated heritage asset, 

this is considered to be at the lower end of the scale of harm. It is not considered that 

the scheme would result in harm to the Conservation Area other than that identified 

to the locally listed building. The scheme will ensure the continued use of a non-

designated heritage asset whilst promoting economic development through the 

construction of the scheme and the increased operation at the venue. The scheme 

will not result in a material planning harm on neighbouring amenity, with the current 

use of the building remaining unchanged. The scheme is unlikely to result in any 

increased highway danger or congestion so as to warrant a refusal of the scheme 

given two carparks within the area rarely reach capacity. The scheme will not result in 

any harm to protected species.  

 

123.  Having recognised the collective pubic and other benefits of the proposed scheme 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. 

 

124.  The scheme is therefore recommended for approval. 

 

Recommendation 

125.  It is therefore recommended that this application be Granted with the following 
conditions: 

Conditions 

1) 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) The development hereby permitted shall be carried out in accordance with the 
 following approved plans: 
 
Location Plan, Drg No. 5, received 4th February 2022 
Site Map, Drg No 10, received 4th February 2022 
Proposed Ground Floor, Drg No. 6, received 4th February 2022 
Proposed First Floor, Drg No. 7, received 4th February 2022 
Proposed Roof Plan, Drg No. 8, received 4th February 2022 
Existing Elevations, Drg No. 9B received 24th November 2022 
 
Reason - 
For the avoidance of doubt and in the interests of proper planning. 
 

3) The materials to be used shall match those as specified on the approved plan, Existing 
Elevations, Drg No. 9B received 24th November 2022. 
 
 
Reason - 
To ensure a satisfactory visual relationship of the new development and that 
existing and in accordance with Policy PP27 of the Poole Local Plan (November 
2018). 
 
 
4) Prior to any additional restaurant floor space coming into use, details of secure cycle 
parking for 6 cycles shall be submitted and approved in writing by the local planning 
authority, and thereafter retained in accordance with the details approved.          
                                                                                                                              
Reason –  
In order to secure the provisions of appropriate facilities for cyclists and in accordance with 
Policies PP27, PP34, PP35 and PP36 of the Poole Local Plan (November 2018). 
 

5) Prior to any additional restaurant use floor area coming into use a Parking and Servicing 
Management Strategy shall be submitted and approved in writing by the local planning 
authority and the use of the site shall be operated in accordance with that Strategy at all 
times thereafter.  
 
Reason- 
In the interests of highway safety and in accordance with Policy PP35 of the Poole Local 
Plan (November 2018). 
 
 
6)  Prior to commencement of development, a construction management plan detailing 
construction workers parking, material storage areas, the management of construction 
material deliveries and management of pedestrian routes adjacent to the site during 
construction, shall be submitted and approved in writing by the local planning authority. All 
construction shall be in accordance with the approved plan at all times thereafter. 
 
Reason- 
In the interests of highway safety and in accordance with Policy PP35 of the Poole Local 
Plan (November 2018). 
 



 
7) Prior to any additional restaurant use floor area coming into use, a Flood Warning and 
Evacuation Plan shall be submitted and approved in writing by the local planning authority. 
The approved plan shall be displayed at the development hereby approved at all times.  
 
 Reason- 
 In order to prevent risk from flooding and in accordance with Policy PP38 of the Poole Local 
Plan (November 2018). 
 
 
8) The café/restaurant shall not operate to customers otherwise than between 07:00 and 
23:00 on Mondays to Sunday inclusive. 
 
Reason –  
In the interest of the amenities of adjoining and nearby residential properties and in 
accordance with Policy PP27 of the Poole Local Plan (November 2018). 
 
9) Any external lighting shall be directional, only illuminating areas used by public and shall 
have a colour temperature less than 2700 Kelvin, with peak wave lengths greater than 
550nm, in accordance with ‘Bats and artificial lighting in the UK’ by the Bat Conservation 
Trust (BCT) and Institute of lighting Professionals (ILP/BCT) (2018). 
 
Reason- 
To ensure the protected species are not detrimentally impacted as a result of the 
development, in accordance with Policy PP33 of the Poole Local Plan (2018).  
 
10) Prior to first use of the development hereby permitted, details of the measures to provide 

on-site renewable energy sources to meet a minimum of 10% of the predicted energy use of 

the non-residential development, shall be submitted to and approved in writing by the Local 

Planning Authority. These measures must then be implemented before any non-residential 

occupation is brought into use and maintained thereafter.  Documents required by the Local 

Authority include: 

 

 The ‘as built’ SBEM/BRUKL 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(2) of the Poole 
Local Plan (November 2018).   

 
11) The development hereby permitted shall achieve a minimum BREEAM ‘very good’ rating 
(or equivalent standard). Prior to first occupation of the building, the Post-Construction 
Review Certificate shall be submitted to the Local Planning Authority verifying that the 
BREEAM 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).  
 
Informatives 
 

1) In accordance with the provisions of paragraph 38 of the NPPF BCP Council takes a 
positive and creative approach to development proposals focused on solutions.  BCP 
Council 
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.  
 
In this case the application was considered and approved without delay 
 
2) If bats are found during construction, all work shall cease and if possible, part of structure 
that was removed and exposed bats put back into place. A bat ecologist shall be employed 
to address situation and Natural England and the LPA contacted.   
 
3) To ensure the design excellence translates from approved plans to finished building, 
visually compatible exterior finish materials should be high quality, long-lasting and robust in 
this seaside location.   
 
4) As a minimum action, it is recommended that the café/restaurant manager and any senior 
staff subscribe to the Environment Agency early warning Weather and Tide alert system 
(email/SMS etc). It is also suggested that consideration be given to displaying live weather 
warnings heat/wind/flood risk on a television screen within a busy public area of the building 
whenever staff or customers are present on site. Risk Assessments should probably be 
undertaken in the event of lone working by staff outside normal opening hours with regards 
to flood risk but this relates to HSE legislation, not administered by the Council.  
 
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 formal 
consultation response and representations submitted by the applicant in respect of the 
application. 
 
Notes:   
This excludes all documents which are considered to contain exempt information for the 
purposes of Schedule 12A Local Government Act 1972.  
 

Case Officer Report Completed 
Officer: Sophie Burch 
Date:05/12/2022 
 
 


