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Description of Proposal 
 

1. The application seeks full planning permission for the erection of temporary and 
removable timber fecking on the beach to the south east of the Branksome Chine 
Café/Restaurant. The planning consent is for a temporary consent for a 3 year 
period. 
 

2. The proposed decking would be constructed from and mounted on Oak sleepers 
and decking area would measure 36.2m in length and 5.3m in width. Ramped 
access would be provided onto the surface from the adjoining promenade. The 
intended use of the decking area would be for the use of the customers/patrons to 
the café and would provide additional outside seating. 

 

3. No electricity supplies would be bought to the decking area, nor would amplified 
speakers or lighting. This would also be dealt with by way of condition.  



 

4. When the application was originally submitted, it also proposed a second area of 
decking on the beach to the north-east. This was removed from the application at 
the applicants request and thus does not form part of the proposal before the 
committee for determination.  

 
 
Description of Site and Surroundings  
 

5.  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.  

 
6. 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/22/00159/F  - Internal and external alterations and extensions to the existing 
cafe/restaurant premises  - Approved with conditions  

 
 

Constraints 

 
7.  The site is located adjacent to the 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. 

 
8.  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. 



 
9.  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   

 
10. 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 
 

 
11.  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. 

 
12.  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. 

 
13.  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 
 
13.   Ecology Team – No lighting is proposed for the decking and within the submitted 

details with the application no lighting has been mentioned. Therefore there would be 
no ecological issues with the proposed decking.  

 
14.      Environment Agency -  no objection subject to the development satisfying the 

requirements of BCP Council as coastal protection authority. Also recommends 
consulting the Council’s emergency planning officer in case they wish to comment on 
emergency procedures that should be in place. Also recommends that the operators 
of the café and shack are signed up to the EA’s flood warning service.  

 
15.      Flood & Costal Risk Management - need to see details of the development to see 

how the structures are to be fixed to the sea wall and make sure they don’t adversely 
impact on the sea wall which is a coastal protection asset. If fixings are to be used, this 



could lead to damage to the sea wall during storms. Request that the applicant 
undertakes a pre-installation photographic survey of the sea wall to tie in with 
installation dates, so that there is a record of the sea and liability for any damage can 
be correctly attributed. Recommends the lease agreement includes liability upon the 
operator/developer.  

 
          Recommends that the decking be seasonal and be removed during the winter. Notes 

that beach levels cannot be guaranteed and the decking should be designed with this 
in mind.   

 
16.     Destination & Culture - objects to the application as originally submitted with two 

sections of decking on the basis that it is overdevelopment and that the second area 
of decking in front of the car park would obstruct access to the beach. Supports the 
principle of a demountable decking system in front of the café to facilitate commercial 
and community facilities and help drive investment and footfall. This is reflected in the 
recently adopted BCP Seafront Strategy(April 2022). Whilst this is not a formal 
document it sets out the visions, ambitions and investment priorities for the seafront 
and should be treated as a material consideration.  
 
Advises that we are keen to work with the applicant to support ‘a more appropriate size 
of decking in front of the café’ in keeping with other installations along the seafront and 
that the applicant should demonstrate that the decking is demountable and would not 
cause damage to the sea wall. It should be noted that the second area of decking has 
been removed from the application.  

 
17.   Recycling and Waste  - this may impact on bin collections during the seasonal 

installation and removal phases of the decking. The WCA will require details of the timescales 
and processes that will be involved to assess impact. Comments on the proximity of the 
decking to existing beach bin locations from aesthetic point of view.  
 
18. Environmental Health  - No objections to the proposal conditions on any permission to 

prevent any adverse impact on nearby residents from  noise.  

1) That there shall be no live or recorded music played or relayed within or to the decking 
area at any time.  
 
Reason: To safeguard the interests of occupiers of nearby residential properties  
 
2) Use of the decking area shall cease and all tables and chairs shall be removed from the 
decking area covered by this permission between the hours of 21:00 and 08:00 each day.  
  
Reason: To safeguard the interests of occupiers of nearby residential properties  
 
 
19. Highways - Our previous comments where based on a total original decking size of 

335sqm. It has been brought to our attention that the original proposed decking area has been 
reduced in size with revised plans submitted . The decking proposed is now 192sqm in size. 
Therefore under the Council’s Parking Standards SPD this size of decking if assumed as 
restaurant use would require 8 car parking spaces (our previous report refers to 14 spaces for 
the original 335sqm). As our previous report did not raise objections to the original proposal 
our previous support recommendation still stands with less parking demands from the revised 
proposal than the original submission. 
 
20. Conservation -  It is considered the proposed decking area (the supporting document 

states there would be two areas, but amended plans show the introduction of one such area), 



by virtue of its size, appearance, and location would be an uncharacteristic and therefore, 
inappropriate, introduction and would not represent a development within the setting of the 
heritage assets that enhances or better reveals their significance, as required by para. 206 of 
the NPPF. 
 
Although temporary and removable, the timber decking, including a handrail, would be of 
substantial size – approx. 36.2m x 5.3m, and would be readily noticeable from the CA and the 
locally listed buildings as well as from the beach and promenade towards the heritage assets. 
The decking area would therefore have an immediate negative impact on the setting of the 
heritage assets, which contributes strongly to how the assets are perceived by providing 
‘unspoiled’ picturesque views and an opportunity to experience a sandy beach informally, 
without the added noise and distraction of having a more intense use by more people crowded 
onto a decking area. 
 
Moreover, Historic England’s The Setting of Heritage Assets [Historic Environment Good 
Practice Advice in Planning Note 3 (Second Edition)] explains a development could affect the 
setting of heritage assets by changing the levels of noise and bringing changes to public 
access. The supporting document submitted for the application explicitly states the aim of the 
proposed decking is “to provide additional outdoor seating areas.” It is therefore safe to 
assume that additional furniture such as tables and chairs would be introduced at a later stage, 
which would not only exacerbate the negative visual impact on heritage assets but would also 
increase the level of noise at this site noted for its tranquillity and would reduce public access, 
effectively ‘cutting off’ part of the open beach for commercial purposes. 
 
In conclusion, it appears that the heritage interest of the locally listed buildings and the CA 
has not been considered when drawing up the proposal. Based on the information provided, 
it is considered the proposed decking area would be an unwelcome structure within the setting 
of the heritage assets, resulting in moderate though less than substantial harm to the 
significance of the CA. It is considered that the harm has not been sufficiently justified, 
especially given the site already has outdoor seating areas, given the new seats and terraces 
recently approved at the restaurant. Furthermore, the proposals clearly do not preserve those 
elements of the setting that make a positive contribution to the CA (or better reveal it 
significance) because it reduces sea views, adds additional clutter, noise, and activities to 
what was a natural, fully accessible open space. 
 
Therefore, and due to the harm to the setting of the CA and the non-designated heritage 
assets, the scheme is considered in conflict with NPPF, S.16; Paras. 199, 200 and Policy 
PP30 (Heritage Assets) of the adopted Poole Local Plan 2018 
 
Representations 
 

21. Two period of notification have taken place with the display of site notices and a press 
notice when the application was first registered, and display of further site notices when 
the application was amended as a result of the removal of the second area of decking 
from the application.  
 

22. A total of 54 representations have been received, 52 of which raise objections and 2 
of which are in support. The grounds of objection are as follows: 

 
Character and appearance 

 Overdevelopment 

 Ugly and incongruous and urbanised commercial blot on the beach 
 
 
 



 
Impact on residential amenity 

 Unacceptable impact upon residential amenity in terms of noise and 
disturbance 

 Light pollution 

 Traffic generation, noise and pollution 

 Loss of privacy to residences that overlook site 

 There is no independent verification for the applicant’s statement that the 
development will not detrimentally affect the amenities of nearby residents 

 Late trading hours will cause noise on the beach and impact upon residents 
 

Highways, parking and access 

 Parking is limited this will cause issues for local residents 

 The plans do not show public rights of way [promenade] 

 Overall impact on traffic and parking not assessed 

 Use of car park unclear and no additional parking proposed 

 BCP Highways objection to 22/00159 must surely equally relate to this 
application 

 How will deliveries to restaurant work  

 Carrying drinks and crockery across promenade will cause danger and hazards 
for beach users, cyclists, mobility scooters, dogs, runners, skaters 

 Inadequate parking will put pressure on local roads and lead to safety and 
congestion issues 

 
Impact on users of beach 

 The beach is a public open space 

 To deny children and families the use of the beach is unjustifiable 

 Would affect aesthetics and function of the beach 

 Privatisation of the beach is unacceptable would effectively create a private 
beach 

 Different to the wider use of the beach, a family beach with beach huts 
 Not in keeping with the Seafront Strategy which described a “series of beach 

hut villages clustered around wooded chines”; “a firm favourite for families to 
escape the hustle and bustle”; “offer a relaxed family focused vibe..” Refers to 
Branksome Chine as a “window on the beaches” this will be obscured by the 
siting of the decking 

 Reduces amenity value of area as peaceful tranquil beach scene 

 Will conflict with users including swimmers and life saving club 
 Area of decking will obscure view of beach for disabled persons using car park 

 Location at emergency beach access point  

 At high tide the beach is not that wide 

 Will turn a modest seaside café into a major commercial development with even 
more covers etc 

 Decking elsewhere is in urbanised parts of the seafront. Branksome Chine is 
not commercialised for good reason, it is a conservation area. 

 Would lead to social exclusion 

 Branksome beach is isolated – nightlife venues should be located in the town 
centre 

 Residential area and quiet safe family beach 

 Impact on BBQ units and land train 

 Seating, capacity etc not specified but overall covers in combination with the 
other application renders the scheme far to large 

 The development will harm rather than support the local economy 



 
Impact on sea wall/flood risk 

 Applicant has not responded to the BCP FCERM response. 
 Would cause damage to sea wall when installed, when removed and during 

storms café and shacks are in an area at risk of flooding. Location of flood risk, 
likely to increase impact and incidence of flooding 

 
Heritage assets/CA 

 Adjoins a locally listed heritage asset  

 Adjoins a conservation area 
 Impact upon locally listed Branksome Chine solarium and beach station 

 The development is at odds with BCP Conservation’s response re 22/00159/F 
re the adjoining locally-listed café 

 
Biodiversity 

 Light pollution will affect wildlife that uses the beach after dark inc foxes owls 
badgers bats 

 
Crime and disorder 
 

 Would encourage a drinking culture and anti social behaviour 

 Proximity of decking to showers used by children 

 Lack of lights will make it dangerous after dark 

 Rubbish will attract vermin and birds 
 Security 

 
 
Key Issue(s) 
 

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

 Principle of development 
 Impact upon the Character and Appearance of locally the adjacent locally listed 

building and the adjacent 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 
   

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

 
Policy context 
 

25. 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.”   

 
26.  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  



 
27.  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. 

 
28.  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.  

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

growth and generate opportunities in Poole’s tourism sector will be encouraged.  
 
30.  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.  
 
31.  The proposed development is considered to accord with the economic growth 

requirements outlined within the NPPF and is considered to promote and facilitate 
economic growth for the costal areas of Poole outlined within the Poole Local Plan 
2018. 

 
32.      Poole Local Plan Policies PP23 seek to support proposals that allow for growth and 

generate employment within Poole’s tourism sector and proposals that add vitality and 
viability to Poole’s evening economy. The proposed decking area on the beach front 
would provide additional seating during the summer months which would increase 
capacity at the restaurant and in its own right would be a tourism attraction. The 
proposed enhanced capacity at the restaurant would increase user demand which 
inturn results more expenditure returning to the local economy, therefore being a form 
of sustainable development and according with Poole’s Local Plan policy PP27 and 
section 6 of economic development within the NPPF 2021. 

 
33.      The proposed development is for demountable decking during the peak summer months 
on the beach on the adjacent premade next to the café. The proposed decking would be low 
lying. No objections were received from the Environment Agency with regards to the ground 
conditions and drainage. The proposed siting and position and the height of the structure 
would be low lying and would not impede and distract upon views to and from the cliffs, the 
sea, the beach, and the chines. The proposed development would not restrict public access 
to the beach.  
 
34. In this instance, the proposal seeks to erect a demountable/temporary decking area which 
is considered appropriate within this costal location. It is considered that the proposal would 
constitute sustainable development that would facilitate and enhance economic growth within 
this coastal suburb of Poole. There is no objection to the principle of development, subject to 
its compliance with relevant policies.  



 
Impact upon the Character and Appearance of the adjacent Conservation Area 
 

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

assets. 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. 

36.  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). 

37.  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. 

38. 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. 

39.  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. 

40.  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. 

41.  Poole Local Plan Policy PP30 states that the council will expect new development to 
preserve or enhance Poole’s heritage assets where they amongst other things: 

 Preserve or enhance the historic, architectural and archaeological significance of 
heritage assets and their settings in a manner that is proportionate with their 
significance by  

(i) assessing the impact of a development on designated and non-designated heritage 
assets and justify any harm or loss affecting the asset early in the application 
process;  

(ii) ensuring public realm, highways, bridge and street lighting works are sensitive to 
the historic environment; and  

(iii) ensuring records on the historic environment acquired and generated through plan 
making and development are publicly accessible as evidence of Poole’s past 

(b) Developments within conservation areas and/or affecting listed/locally listed buildings 
should: 
 
(i) enhance or better reveal the significance and value of the site within the street scene 

and wider setting;  
(ii) seek to retain buildings that make a positive contribution to the conservation area;  



 
42.   Poole Local Plan Policy PP31 states that proposals for new structures and alterations to, 
or redevelopment of existing structures including beach huts, kisoks, cafes and hotels etc will 
be permitted where it can be demonstrated that amongst other things: 

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

 

Assessment of significance of designated and non designated heritage assets 

43.  The site is not located within a conservation area, however it sits adjacent to the 

Branksome Park and Chine Gardens Conservation Area, thus it affects the setting of 

the Conservation Area.  

 

44.  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. 

 

45.  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 and the adjacent site incorporating the existing cafe 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. 

 

46.  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.  

 
Assessment of adjacent heritage impacts 

 

47.  The proposed decking would measure 36.2m in length x 5.3m in width and would 

adjoin the promenade and would have a ramp. The proposed decking would have a 

relatively slim profile. It would comprise of Oak sleepers onto Marine Ply. The proposed 

decking would have a height from the natural ground level of 0.21m. 

 



48.  The councils conservation officers has raised several objections to the proposal stating 
that the proposed development would result in moderate though less than substantial harm to 
the setting of the Conservation Area. They conclude that harm had not been significantly 
justified. Stating that the proposal does preserve the elements of the setting that makes a 
positive contribution to the conservation area and does not better reveal it because it reduces 
sea views, adds additional clutter, noise and activities to what is a natural fully accessible 
space.    
 
49. Views from the planning officers differs in terms of the proposed impacts on the 
Conservation area. In terms of impact when viewed from within the Conservation Area when 
travelling down the hill is arguably the most important view of the site within the Conservation 
Area. The proposed decking area is not considered to prejudice the character and setting of 
the adjacent conservation area. Whilst the decking would span a relatively wide area, with a 
length of 36 metres, the proposed decking would have a slim profile and would sit very close 
to the ground being mounted on 0.21m high rafters. The proposed materials of the 
demountable decking would be wood. The proposed decking would not result in a visual 
intrusion within the conservation area owing to the proposed low-lying nature of the proposed 
decking. The proposed decking area would not include balustrades and as such there would 
be no visual intrusion affecting the views to and within the conservation area. The proposed 
materials to be used for the decking would be sympathetic to the coastal environment.  
 
50. 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, in this instance the adjacent 
conservation area, 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. 
 
51. In this instance, the proposed demountable decking has been designed in a sensitive 
manner that would be low lying and would not obstruct views within and outside of the 
Conservation Area, thus not resulting in additional visual clutter.  The proposed decking would 
not result in significant additional noise, and conditions regarding hours of operation and a 
condition controlling amplified music will be imposed on any permission. The proposal is 
considered to result in less than substantial harm to the heritage asset and is considered to 
result in a public benefit. The proposal will evidently result in an enhancement of the operation 
of the facility. The enhanced ability to utilise the adjoining beach as part of the café business 
would help positively contribute to 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.  
 

52.      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 

 

53.  In addition to considering the specific impacts of the development on the adjacent 
conservation area, 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. 

 

54.   The proposed development is not considered to prejudice the character and 

appearance of the surrounding area. The proposed decking would have a relatively 

slim profile. It would comprise of Oak sleepers onto Marine Ply. The proposed decking 

would have a height from the natural ground level of 0.21m. Whilst the decking would 

span a relatively wide area with a length of over 36 metres, the proposed decking would 

have a slim profile and would sit very close to ground level. The proposed materials for 

the demountable decking would be wood. The proposed use of materials is evident 

within this location and draws upon the use of materials used within local buildings and 

also nearby coastal management structures. A key element of Poole Local Plan Policy 

PP31 is that proposals should not detract from views to and from the cliffs, the sea, the 

beach or within the chines.  

 

55.     The proposed development by reason of its compatible materials within a coastal 

location and the proposed scale and mass of the development, the proposal is 

considered to retain the views to and from the cliffs, the sea, the beach and the chines. 

It would be constructed with a relatively slim profile and it would not result in additional 

height that would appear as an incongruous addition within the sites coastal setting 

 

56.  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 

 

57.  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. Poole Local Plan Policy PP23 states that proposals that 

add vitality and viability to Poole’s main evening/night-time economy proposals must not either 

individually or cumulatively harm residential amenity in terms of noise, light and other 

emissions.  

 

58.  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). 

 

59.  During the course of the application a number of nearby residents have raised a 

number of concerns regarding the impacts on neighbouring residential amenity. It 

should be noted that the nearest neighbouring properties are the block of flats at 

Westminster Road which is some 100m to the north in an elevated position from the 

proposed decking and the block of flats along Lakeside Road is over 130 metres away 



from the proposed decking. With regards to loss of privacy of these flats, it is 

considered that a distance over 100m is considered acceptable to avoid overlooking 

of nearby flats. This distance would not enable users of the decking to have a direct 

view into neighbouring properties. The proposed decking is also situated on lower 

ground levels, thus further reducing opportunities for overlooking. 

 

60.   A number of objections raise a number of concerns regarding the potential for 

disturbances caused by noise and artificial lighting. The councils Environmental Health 

Officer has reviewed the submission and raised no objections to the proposal subject 

to the imposition of relevant conditions. A condition requiring the no amplified, live or 

recorded music is not to be played or relayed within or to the decking area at any time 

would be imposed and a second condition restricting the hours of operation of the 

decking approved by this application between the hours of 9pm and 8am each day to 

ensure that amenities of neighbouring properties is protected. The councils 

Environmental Health Officer raised no objections in principle to the use of artificial 

lighting on the proposed decking area. However a condition will be imposed to ensure 

no artifial lighting to be used on the decking is also imposed on this application for the 

interests of ecology and biodiversity (discussed below), however the imposition of this 

condition is also considered to have a benefit on neighbouring residential amenity in 

this regard.  

 

61.  In summary, the issue of noise, overlooking and lighting has been carefully considered 

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

significant loss of privacy, light pollution. 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.  

 
Impact on highways and parking 

 

62.  The proposed development would not have any harmful impacts on the local highways 

network. Poole Local Plan Policy PP31 requires that any new development within Poole’s 

coastal environments shall not impede public access and where appropriate approve access 

to the beach. In this instance, the proposed development would not restrict public access to 

the beach. The decking would be placed behind the promenade on the sand. However it could 

be argued that the decking would provide users of limited mobility better access to be closer 

to the sea and provide a safe seating environment. The decking would not impact on parking 

provision at the site. 

 

63.  BCP Highways Authority have been consulted on the proposal and are in support. The 

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

 

 
Flooding  

 

64.  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.  

 

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

consulted on the proposal. They have outlined that further details would be required to 

see how the structures are to be fixed to the sea wall and to ensure that they do not 

adversely affect the integrity of the wall. It has been recommended and this can be 

sought via condition as a pre-commencement condition that the applicant undertakes 

a pre-instillation and photographic survey of the wall to account for any liability for 

damage to the sea wall. A lease agreement should also be submitted which includes 

liability upon the operator/developer.  

 

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

are submitted to ensure how the structures are fixed to the sea wall and a photographic 

dated survey of the existing sea wall should be submitted to account for any lability. As 

such, it is considered that the scheme is in accordance with Policy PP38. 

 
Biodiversity 

 

67.  During the course of the application, the councils ecology officers have reviewed the 

application and have stated that the principle of the proposed is acceptable. The 

proposed development includes no artificial lighting which could cause a problem with 

bats and other wildlife. However the ecology team have sought a condition to ensure 

that no artificial lighting is to be used/mounted to the decking. As such, the proposal 

would accord with Poole Local Plan (2018) Policies PP32 and PP33.  
  

Other Matters 

 

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

application. Objections were originally raised with regards to having 2 large areas of 

decking. During the course of the application the applicant had removed a second area 

of decking in front of the car park which had caused concerns for access to the beach. 

The Destination and Culture team supports one decking area of a demountable 

decking system in front of the café to facilitate commercial and community facilities and 

to help drive footfall and activity to the area. As such, there are no objections in principle 

subject to the decking not damaging the sea wall. As this will be a condition secured 

as a response to the flooding and coastal management teams, there are no additional 

objections to the proposed decking in this location from this perspective.  

 

 

 
Planning Balance/Conclusion 

 

69.  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.  

 

70.     The Council encourages sustainable development. This seeks to strike a balance 

between the economic benefit of the development, the environmental impacts and the social 

impacts of the development. The proposal would provide an enhanced area for the 

café/restaurant at Branksome Chine which would enable the café/restaurant to expand its 



operation and provide an alternative seating area during the summer months which would 

bring in significant economic benefits to the Branksome Chine beach area. The proposed living 

conditions of neighbouring properties have been carefully considered and their safeguarding 

has been considered through the use of necessary and relevant planning conditions that can 

strike a balance between the appropriate use of the decking and achieving a neighbourly form 

of development.  The proposed development would not be harmful to the appearance and 

would not impact upon the adjacent conservation area, nor would detract from views of the 

Chines, Beaches and Cliffs.  

71. Having recognised the collective benefits of the proposed scheme and the tilted balanced 

approach, it is concluded that the scheme would achieve economic, social and environmental 

objectives of sustainable development, inline with the adopted policies and the provisions of 

the NPPF 

Recommendation 

72.  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:   
   
001 Rev E Received 09/06/2022 
002 Rev E Received 09/06/2022 
003 Rev D Received 09/06/2022 
04 Rev B Received 09/06/2022 
005 Rev A Received 09/06/2022    

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

3) The decking hereby approved shall be used ancillary to the use of the Branksome 
Chine Café, Pinecliff Road, Poole, BH13 6LP and not as a separate entity 
 
Reason: That otherwise the proposed development would be likely to result in an 
undesirable mixed form of development and over intensification of the use of the 
site in accordance with Policy PP27 of the Poole Local Plan 2018.   
 

4) The decking hereby approved shall at all times have no installation of artificial 
lighting.  
 
Reason: In the interests of nature and biodiversity conservation in accordance with 
Policy PP32 and PP33 of the Poole Local Plan 2018.  
 

5) The use of the decking area shall cease and all tables and chairs shall be removed 
from the decking area covered by this permission between the hours of 21:00 and 
08:00 each day. 



 
Reason: To safeguard the interests of occupiers of nearby residential properties in 
accordance with Policy PP27 of the Poole Local Plan 2018.  
 

6) No amplified, recorded or live music shall be played or relayed within or to the 
decking area at any time. 
 
Reason: To safeguard the interests of occupiers of nearby residential properties in 
accordance with Policy PP27 of the Poole Local Plan 2018.  
 

7) Prior to commencement of development, a photographic condition survey and 
details of how the decking and its associated structures are to be fixed to the sea 
wall shall be submitted to and approved in writing to the local planning authority.  
 
Reason: To ensure the proposed development does not affect the structural 
integrity of the sea wall in accordance with Policy PP38 of the Poole Local Plan 
2018.  
 

8) Prior to commencement of development, a Management Plan shall be submitted 
to and approved in writing by the Local Planning Authority outlining how the safety 
of users and the community would be managed.  
 
Reason: To ensure the safe use of the decking in accordance with Poole Local 
Plan PP27.  
 

9) The decking area hereby permitted shall be removed shall cease permanently and 
the ground restored to satisfaction of the Local Planning Authority on or before the 
16th February 2026 unless prior approval has been obtained in writing from the 
Local Planning Authority for an extension of the period.  
 
Reason: In order that the position may be reviewed at the end of the period in the 
light of the circumstances then obtaining.  
 

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: Jedd Goodwin-Roberts 
Date 30/01/2023 
 
 
 


