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1.0 The application relates to land that is in Dorset Council ownership and the 
application is therefore being reported to Committee in accordance with Dorset 
Council’s Constitution. 

2.0 Summary of recommendation: 

 Refuse for the following reasons: 

 

 1. Although the incorporation of further benches for visitors to sit and eat will provide 
convenience and overall bring benefit to the local economy, overall it is considered 
that this scheme results in less than substantial harm to the designated heritage 
assets of the Grade II listed Clarence House, Methodist Church, Bridport Arms Hotel 
and The Bay House, that is not outweighed by those public benefits and the scheme 
also fails to preserve or enhance the character and appearance of the West Bay 
Conservation Area.  This concern is further supported by the pre-text to policy 
ENV11 (The Pattern of Streets & Spaces) of the adopted West Dorset, Weymouth & 
Portland Local Plan (2015) which states ‘Works to the public realm within the historic 
environment should positively contribute to local character and identity’  The lack of 
greenery is stated as a weakness of the area in the Supplementary Planning 
Document ‘A Vision for West Bay – Regeneration Framework (2003)’ so any 
reduction in the existing green areas should not be encouraged and this scheme 
would result in a reduction. As such, the scheme is contrary to policies ENV4, 
ENV10 and ENV11 of the West Dorset, Weymouth & Portland Local Plan (2015); 
policies D1, D8, HT2 of the Bridport Area Neighbourhood Plan (2020) and 
paragraphs 200 and 202 of Section 16 of the NPPF (2021). 

 

2. The scheme seeks to replace a clearly visual public access with an access that is 
restrictive, not suitable for all users, less legible for the public and likely to introduce 
a conflict between pedestrians and vehicular traffic to the detriment of highway 
safety as it will encourage pedestrians, wheelchair & buggy users to go through the 
carpark to be able to get to the Discovery Centre and east beach and as such it is 
considered that it would have a negative impact on the qualities of the public realm. 
Therefore, it fails to comply with policy ENV11 of the West Dorset, Weymouth & 
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Portland Local Plan (2015), Policies AM1 & AM3 of the Bridport Area Neighbourhood 
Plan (2020) and Section 9 para 112 of the NPPF (2021) that says development 
proposals should “create places that are safe, secure and attractive – which 
minimise the scope for conflicts between pedestrians, cyclists and vehicles, avoid 
unnecessary street clutter, and respond to local character and design standards.”.  

 

3.0 Reason for the recommendation: 

• Significant visual change in formalising the mound to a raised seating area 
with formalised paths, natural timber post & rope fencing as well as stone 
walling. 

• Less than substantial harm to setting of designated heritage assets and non 
designated heritage assets not outweighed by public benefit.  The 
Conservation Area character and appearance is not preserved or enhanced. 

• Does not provide suitable replacement access that is wide enough for 
wheelchair users and members of the public to easily pass & re-pass as they 
do using the mound as currently. 

• Will reduce public legibility of the access and navigating the public space to 
recreational/public facilities. 

4.0 Key planning issues  

 

Issue Conclusion 

Principle of development Principle support for the scheme is provided by 
policies SUS2 & COM4 of the West Dorset, 
Weymouth & Portland Local Plan (2015) which 
all seek to support recreational uses in 
appropriate locations. 

Scale, design, impact on character and 
appearance 

The raised nature of the mound compounds the 
overall significant visual impact of this scheme, 
detrimentally impacting on character & 
appearance contrary to policies ENV10 & 
ENV11 of the West Dorset, Weymouth & 
Portland Local Plan (2015). 

Impact on amenity Visual amenity is negatively impacted from the 
highly visual, visual clutter this scheme 
represents within the Conservation Area. 

 

The use of the area for informal sitting out has 
taken place for a number of years with no 
significant concerns raised in regards to 
neighbouring amenity.  As such, it is considered 
on balance that neighbouring amenity impact is 
acceptable in accordance with ENV16 West 
Dorset, Weymouth & Portland Local Plan 
(2015). 

 



Impact on landscape or heritage assets Given the siting and small scale nature of the 
proposal, the wider natural beauty of the AONB 
is protected in accordance with policy ENV1 
West Dorset, Weymouth & Portland Local Plan 
(2015). 

 

The scheme results in less than substantial 
harm to the setting of designated heritage 
assets not outweighed by public benefit.  The 
Conservation Area character and appearance is 
not preserved or enhanced contrary to policy 
ENV4 of the West Dorset, Weymouth & 
Portland Local Plan (2015). 

 

Economic benefits The incorporation of further benches for visitors 
to sit and eat will provide convenience and 
overall bring benefit to the local economy. 

 

Access and Parking It is considered that the scheme will reduce 
accessibility to the detriment of the public 
contrary to policy ENV11 as it will remove the 
separate pedestrian access route across the 
mound.  It will not alter vehicular routes or 
parking ability in the vicinity. 

5.0 Description of Site 

5.1 The application site is situated within the centre of West Bay on the eastern side of 
the harbour, approximately 39m south east of the Harbour slipway.  It is within the 
central core of the West Bay Conservation Area and sits adjacent to several 
designated heritage assets (Clarence House Grade II listed, Methodist Church 
Grade II listed and at a greater distance the Bridport Arms Hotel Grade II listed and 
The Bay House also Grade II listed) as well as being within the defined development 
boundary, AONB, flood zones 2 and 3 and high risk groundwater area. 

 
5.2 Thought to have been originally created as a flood defence, the mound has served 

as an informal footway leading from the harbourside to east beach potentially for the 
last 100 years as seen by historical photos.  It forms a grass topped mound with a 
worn stone/earth pathway over its top and whilst initially it was all natural material, a 
stone work wall has since been built along its western side (adjacent to the car park), 
partially along its eastern side and on its north side with three steps allowing 
members of the public to access the path. Next to the steps is a worn natural slope 
that provides informal ramped access for those requiring wheeled accessibility over 
the mound.  The height of the mound varies, approximately being 0.8m above the 
car park directly adjacent to the west and varying to that height above the Clarence 
House access way that runs along its eastern boundary. 
 

6.0 Description of Development 



6.1 This scheme seeks to formalise the use of the mound as an outdoor eating/seating 
area and enclosing the seating space on the top by additional stone walling and 
roped fencing. Pedestrian access will not run the extent of the mound with the 
current north side steps blocked off by new walling; a new ramped access will be 
formed on the eastern side of the new enclosed seating area.   

6.2 The seating area will be approximately 19.48m2 and will enable six benches to be 
sited instead of the current 4 permitted by an outdoor seating licence.  A new 
ramped access 1.35m wide will extend on the lower ground below the eastern side 
of the mound at a gradient of 1:12; this ramped access will be the main public 
pathway onto the south western end of the mound to continue to access east beach, 
the Discovery Centre and public toilets. 

 

7.0 Relevant Planning History   

 

P/FUL/2022/04543 - Decision: Withdrawn - Decision Date: 18/08/2022 
Change of use of land to outdoor dining/seating area, construction of a low retaining 
wall 

8.0 List of Constraints 

Grade: II Listed Building: CLARENCE HOUSE List Entry: 1279413.0; - Distance: 
13.75 

Grade: II Listed Building: FOUNTAIN ON THE NORTH WALL OF NO 11 List Entry: 
1228721.0; - Distance: 18.3 

Grade: II Listed Building: THE OLD CUSTOM HOUSE List Entry: 1228720.0; - 
Distance: 19.5 

West Bay Conservation Area  

Area of Outstanding Natural Beauty; Dorset  

Defined Development Boundary; Bridport  

Neighbourhood Plan - Made; Name: Bridport Area NP; Status 'Made' 05/05/2020; 

Risk of Groundwater Emergence; Groundwater levels are between 0.025m and 0.5m 
below the ground surface.; Within this zone there is a risk of groundwater flooding to 
both surface and subsurface assets. There is the possibility of groundwater 
emerging at the surface locally.; - Distance: 0 

Dorset Council Land (Freehold) 

Special Area of Conservation (SAC) (5km buffer): Chesil & The Fleet (UK0017076); - 
Distance: 79.99 

Flood Zone 3  

Flood Zone 2  

 

Within the West Bay Conservation Area (statutory duties to preserve or enhance the 

significance of heritage assets under the Planning (Listed Buildings & Conservation 

Areas) Act 1990) 



 

Area of Outstanding Natural Beauty: (statutory protection in order to conserve and 
enhance the natural beauty of their landscapes - National Parks and Access to the 
Countryside Act of 1949 & Countryside and Rights of Way Act, 2000)  

9.0 Consultations 

All consultee responses can be viewed in full on the website. 

Consultees 

1. Highways – No objections raised but would advise the path is widened to 

2.0m and a gradient of 1:20 and to consult with Rights of Way. 

2. Bridport TC - Object. The width of the proposed path is unsuitable, and 

compromises access and safety. Rights over the existing path have been 

established by custom and practice, and its loss, coupled with the inadequate 

replacement, will adversely affect access to West Bay Discovery Centre, the 

public conveniences, and the beach. 

3. Env. Services – Protection - It is recommended that a condition be applied 

limiting the hours of use of the land, for the development as proposed, to 0800 

– 1900 daily. 

4. Conservation Officer – Results in less than substantial harm to the West 

Bay Conservation Area and the setting of designated heritage assets not 

outweighed by public benefit.  

5. Historic England - The proposal is for the use of a raised bank of land ahead 
of the East front to Clarence House (GII listed) as a café terrace. The site is 
within the Bridport Harbour (West Bay) Conservation Area. The Grade II* 
listed Norman Goods warehouse complex is nearby, but in our opinion these 
proposals will not impact on the setting of that building. Part of the character 
and appearance of the West Bay conservation area is derived from its open 
townscape character. There are broad areas of loose gravel and shingle 
between buildings, giving this part of town the appearance of a settlement that 
is resting on the beach. While we think that your internal conservation 
advisors are best placed to advise on the detail of this application, care will be 
needed to ensure that the proposed terrace does not impact on the open, and 
informal, character of the conservation area. 

 

6. Flood risk team – No objection.  Acceptable use in Flood Zone 3, no 
prevailing surface water issues and unlikely risk from groundwater issues.  
Nothing to indicate it would exacerbate any flooding issues in that location. 

 

Representations received  

 

Total - Objections Total -  No Objections Total - Comments 



9 1 0 
 

Petitions Objecting Petitions Supporting 

0 0 

  

 Concerns raised (9 letters) include: 

• Will impede safe access to the Discovery Centre, Beach and toilets by not 
visually leading people. 

• Out of keeping within the Conservation Area and will alter the character of the 
embankment. 

• Insufficient width to ensure access for all. 

• Adverse impact to neighbouring amenity. 

• Will encourage gulls and other public health issues. 

 

One letter of support: 

• These are local people running a successful local Business employing local 
people. Not a national chain. This application should be allowed it enhances 
and improves the area. Previously just a grass wasteland unkept and not 
used. It's sympathetic and unimposing with the area. Outside facilities are in 
short supply in West Bay especially in such a lovely open space previously 
unused. 

  

10.0 Relevant Policies 

Adopted West Dorset and Weymouth & Portland Local Plan (2015):  

The following policies are considered to be relevant to this proposal:    

• INT1 - Presumption in favour of Sustainable Development  

• ENV1 - Landscape, seascape & sites of other geological interest  

• ENV2  - Wildlife and habitats 

• ENV4 - Heritage assets 

• ENV5 - Flood risk 

• ENV10 - The landscape and townscape setting  

• ENV11 - The pattern of streets & spaces 

• ENV 16 - Amenity  

• SUS2 - Distribution of development 

• COM7 - Creating a safe & efficient transport network  
 

Neighbourhood Plans  

Bridport Neighbourhood Plan 2020-2036 (made 5/5/2020) 



POLICY HT2 Public Realm 
POLICY L2 Biodiversity 
POLICY D1 Harmonising with the Site 
POLICY D8 Contributing to the local character 
POLICY AM1 Promotion of Active Travel modes 
POLICY AM3 Footpath & Cycle path Network 
 
Material Considerations: 
 
National Planning Policy Framework (2021): 

Paragraph 11 sets out the presumption in favour of sustainable development. 

Development plan proposals that accord with the development plan should be 

approved without delay. Where the development plan is absent, silent or relevant 

policies are out-of-date then permission should be granted unless any adverse 

impacts of approval would significantly and demonstrably outweigh the benefits 

when assessed against the NPPF or specific policies in the NPPF indicate 

development should be restricted. 

Relevant NPPF sections include: 

• Section 4. Decision taking: Para 38 - Local planning authorities should 
approach decisions on proposed development in a positive and creative way. 
They should use the full range of planning tools available…and work 
proactively with applicants to secure developments that will improve the 
economic, social and environmental conditions of the area. Decision-makers at 
every level should seek to approve applications for sustainable development 
where possible.  

• Section 6 ‘Building a strong, competitive economy’, paragraphs 84 and 
85  'Supporting a prosperous rural economy' promotes the sustainable growth 
and expansion of  all types of business and enterprise in rural areas, through 
conversion of existing buildings, the erection of well-designed new buildings, 
and supports sustainable tourism and leisure developments where identified 
needs are not met by existing rural service centres. 

• Section 9 ‘Promoting Sustainable Transport’ Para 111. Development should 
only be prevented or refused on highways grounds if there would be an 
unacceptable impact on highway safety, or the residual cumulative impacts on 
the road network would be severe.  Para 112. Within this context, applications 
for development should: a) give priority first to pedestrian and cycle 
movements, both within the scheme and with neighbouring areas; and second 
– so far as possible – to facilitating access to high quality public transport, with 
layouts that maximise the catchment area for bus or other public transport 
services, and appropriate facilities that encourage public transport use; b) 
address the needs of people with disabilities and reduced mobility in relation to 
all modes of transport; c) create places that are safe, secure and attractive – 
which minimise the scope for conflicts between pedestrians, cyclists and 
vehicles, avoid unnecessary street clutter, and respond to local character and 
design standards; 

• Section 11 ‘Making effective use of land’   



• Section 12 ‘Achieving well designed places indicates that all development to be 
of a high quality in design, and the relationship and visual impact of it to be 
compatible with the surroundings. In particular, and amongst other things, 
Paragraphs 126 – 136 advise that: 
The Government attaches great importance to the design of the built 

environment. Good design is a key aspect of sustainable development, is 

indivisible from good planning, and should contribute positively to making 

places better for people. 

It is important to plan positively for the achievement of high quality and inclusive 

design for all development, including individual buildings, public and private 

spaces and wider area development schemes. 

Development that is not well designed should be refused, especially where it 

fails to reflect local design policies and government guidance on design.  

• Section 14 ‘Meeting the challenges of climate change, flooding and coastal 
change’  

• Section 15 ‘Conserving and Enhancing the Natural Environment’- In Areas of 
Outstanding Natural Beauty great weight should be given to conserving and 
enhancing the landscape and scenic beauty (para 176). Decisions in Heritage 
Coast areas should be consistent with the special character of the area and the 
importance of its conservation (para 173). Paragraphs 179-182 set out how 
biodiversity is to be protected and encourage net gains for biodiversity. 

• Section 16 ‘Conserving and Enhancing the Historic Environment’- When 
considering designated heritage assets, great weight should be given to the 
asset’s conservation, irrespective of whether any potential harm amounts to 
substantial harm, total loss or less than substantial harm to its significance 
(para 199). The effect of an application on the significance of non-designated 
heritage assets should also be taken into account (para 203). 

 

Statutory Duties  

• Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 

1990 requires that special regard be had to the desirability of preserving any 

Listed Building building or its setting or any features of special architectural or 

historic interest which it possesses. 

• Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 

1990 requires that special attention shall be paid to the desirability of 

preserving or enhancing the character or appearance of Conservation Areas. 

• Section 85 of the Countryside and Rights of Way Act (2000) requires that 

regard is had to the purpose of conserving and enhancing the natural beauty 

of the AONB. 

Other Material Considerations 

Emerging Local Plans: 



Paragraph 48 of the NPPF provides that local planning authorities may give weight 
to relevant policies in emerging plans according to: 
 

• the stage of preparation of the emerging plan (the more advanced its 
preparation, the greater the weight that may be given); 

• the extent to which there are unresolved objections to relevant plan policies 
(the less significant the unresolved objections, the greater the weight that may 
be given); and 

• the degree of consistency of the relevant policies in the emerging plan to the 
NPPF (the closer the policies in the emerging plan are to the policies of the 
NPPF, the greater the weight that may be given).  
 

The Dorset Council Local Plan Options Consultation took place between January 
and March 2021.  Being at a very early stage of preparation, the Draft Dorset Council 
Local Plan should be accorded very limited weight in decision making. 
 
Supplementary Planning Document/Guidance 

All of Dorset: 
Dorset AONB Landscape Character Assessment 
Dorset AONB Management Plan 2019-2024 
 
Supplementary Planning Documents/Guidance For West Dorset Area: 
WDDC Design & Sustainable Development Planning Guidelines (2009)  
Landscape Character Assessment February 2009 (West Dorset) 
A Vision for West Bay – Regeneration Framework (2003) 
 
Conservation Area Appraisal: 
West Bay or Bridport Harbour Conservation Area Appraisal (October 2013) 
 
 

11.0 Human rights  

Article 6 - Right to a fair trial. 

Article 8 - Right to respect for private and family life and home. 

The first protocol of Article 1 Protection of property. 

This recommendation is based on adopted Development Plan policies, the 
application of which does not prejudice the Human Rights of the applicant or any 
third party. 

 
12.0 Public Sector Equalities Duty  

 
12.1 As set out in the Equalities Act 2010, all public bodies, in discharging their functions 

must have “due regard” to this duty. There are 3 main aims:- 

• Removing or minimising disadvantages suffered by people due to their 
protected characteristics 

• Taking steps to meet the needs of people with certain protected 
characteristics where these are different from the needs of other people 



• Encouraging people with certain protected characteristics to participate in 
public life or in other activities where participation is disproportionately low. 

Whilst there is no absolute requirement to fully remove any disadvantage the Duty is 
to have “regard to” and remove or minimise disadvantage and in considering the 
merits of this planning application the planning authority has taken into consideration 
the requirements of the Public Sector Equalities Duty. 

12.2 The design proposals do not provide for a safe and suitable access for all and would 
not  

(i) help to advance equality of opportunity; 

 (ii) assist in fostering good relations; and  

 (iii) would have a material adverse impact on individuals or identifiable groups with 
protected characteristics. 

 

13.0 Financial benefits  
 

13.1 Short term construction employment.  General economy benefits from providing 
convenience for business patrons to sit and consume food/drink. 

 
14.0 Environmental Implications 

 
A biodiversity checklist was submitted for the application but did not trigger the 
requirement for any additional surveys to be carried out.  It is not considered that the 
proposals would have any environmental implications. 
 

15.0 Planning Assessment 
 
15.1 Principle of development: 

 
Principle support for the scheme is provided by policy SUS2 of the West Dorset, 
Weymouth & Portland Local Plan (2015) which seeks to support appropriate 
development within defined development boundaries. However, this is also subject 
to other material considerations. 
 

15.2 Planning history: 
 

Planning permission is not required for the current use of the mound to site 4 picnic 
benches given that they are temporary moveable structures.  However, a sitting out 
licence does apply and was applied for and granted two years ago by Bridport Town 
Council to provide external seating during the COVID 19 pandemic.  This 
arrangement has continued and is a material consideration when considering this 
scheme in terms of the fallback position. 
 

15.3 Impact on heritage assets: 
 

The application site is situated in the middle of the historic core of West Bay.  Its 
location next to, and at varying distances from, various designated heritage assets 
as well as being within the Conservation Area (another designated heritage asset) 



and adjacent to one of the main public car parks means that any alterations and 
changes to the mound will be highly visual and seen in the context of the 
historic/traditional and characterful built form surrounding it. 
 

15.4 Given its mostly natural composition being grass topped with a worn path and the 
aging nature of the low stone walls that support it like many other green spaces 
weaved around West Bay, the mound has provided useful purpose as an essential 
safe access route to separate pedestrians from the car park but has remained 
visually inconspicuous in its historic setting.  

 
15.5 Whilst four timber picnic benches are currently in situ, given the licence that has 

been granted, they already appear as visual clutter set in front of the listed Clarence 
House given their utilitarian nature and the raised height and undulation of the 
mound so they are naturally more prominent.  This impact is only limited by the fact 
there are only four benches (which are supposed to be packed away each evening 
at 23:00hrs) and the rest of the mound remains in its long standing mostly natural 
form with informal public access. 

 
15.6 Therefore, this proposal to introduce more utilitarian picnic benches, flooring for the 

bench locations, timber posts and protective roping to formalise the seating area 
overall and enclose the mound, still at height, further enhances the visual intrusion of 
these types of basic structures but also the change to the land.  It will ultimately 
change the area of ground and accessway from one that is informal and functional 
but blends in and doesn’t intrude in the setting of designated heritage assets to a 
feature that does.  

 
15.7 This concern is shared by both Historic England (HE) and the Council’s 

Conservation Officer as well as some third party objections. Whilst HE have referred 
to local conservation advice, they have commented on the need to take care in the 
consideration of this scheme given the natural way this land adds to the character of 
the Conservation Area and how the proposal will change that impact. The Council’s 
Conservation Officer has expressed their concern noting the historic nature of the 
pathway (being in situ in some form or another for 100 years) to be removed, the 
enclosure of the space and further utilitarian structures to be erected to formalise this 
raised seating area.  The proposal is contrary to the Bridport Area Neighbourhood 
Plan which states in the pre-text for Policy D8 (Contributing to the local character) 
that “Development should not obscure important views and sight lines, or 
significantly reduce the impact of local landmark features.”  It is also contrary to 
Neighbourhood Plan Policy HT2 (Public Realm) which states that “Proposals that 
have a negative impact or “harm” the qualities of the public realm as identified in the 
Neighbourhood Characteristics of this plan will not be supported.”  The 
characteristics that are noted for West Bay is that it is almost entirely within a 
Conservation Area. 

 
15.8 Although the incorporation of further benches for visitors to sit and eat will provide 

convenience and overall bring benefit to the local economy, overall it is considered 
that this scheme results in less than substantial harm to the designated heritage 
assets of the Grade II listed Clarence House, Methodist Church, Bridport Arms Hotel 
and The Bay House, which is not outweighed by public benefits and also fails to 
preserve or enhance the character and appearance of the West Bay Conservation 



Area. This concern is further supported by the pre-text to policy ENV11 (The Pattern 
of Streets & Spaces) of the adopted West Dorset, Weymouth & Portland Local Plan 
(2015) which states ‘Works to the public realm within the historic environment should 
positively contribute to local character and identity’ . The lack of greenery is stated as 
a weakness of the area in the SPD ‘A Vision for West Bay – Regeneration 
Framework (2003)’ so any reduction in the existing green areas should not be 
encouraged and this scheme would result in a reduction. As such, the scheme is 
contrary to policies ENV4, ENV10 and ENV11 of the West Dorset, Weymouth & 
Portland Local Plan (2015); policies D1, D8, HT2 of the Bridport Area 
Neighbourhood Plan (2020) and paragraphs 200 and 202 of Section 16 of the NPPF 
(2021). 

 
15.9 Impact on highway safety/public access: 

 
Whilst the pathway across the mound has not been adopted as a formal public right 
of way, historical photos suggest it has been used as a public pathway for 100 years 
approximately with its general form and line remaining the same.  It enables 
members of the public to move away safely from the main car parks in this location 
and to gain access to east beach, the Discovery Centre and public toilets.  The 
mound benefits from being naturally quite wide and not overly steep with both a 
stepped access and natural ramped access which enables persons using wheeled 
buggies/wheelchairs/walkers to cross to the raised level of the beach access but also 
to pass & re-pass without causing conflict with transport users below or obstruct 
other pedestrians significantly. 

 
15.10 This scheme does seek to replace the access that will be lost by the raised seating 

area.  However, this access has been designed so it is narrower (only 1.35m) and at 
a greater gradient (1:12) for longer than 2m which raises concerns in regard to 
inclusivity.  If Building Control legislation applied to this scheme it would be 
unacceptable from their perspective given the suggested width, gradient and lack of 
suitable landing space along the length of the access.  Concerns over the 
replacement access have been raised by Bridport Town Council on this basis. Policy 
AM1 of the Bridport Area Neighbourhood Plan states that providing for pedestrian 
movement is a priority and to “enable safe and convenient access to be provided for 
all people including the disabled.” 

 
15.11 It is considered that the formalisation of a seating area on top of the mound and 

removal of the current access arrangement reduces accessibility and convenience. 
Members of the public will not be able to pass as freely and may not be able to easily 
visually interpret the new access arrangement given it will be located to the rear of 
the seating area leading to more pedestrians having to cross the main car parks.  
Whilst the applicant has stated that the existing path can be a hazard, this is clearly 
at a low incidence rate given the amount of general public crossing it on a daily basis 
and that no works have been undertaken by the landowner (Dorset Council) to make 
changes to it. 

 
15.12 The scheme seeks to replace a clearly visual public access with an access that is 

restrictive, not suitable for all users, less legible for the public and likely to introduce 
a conflict between pedestrians and vehicular traffic to the detriment of highway 
safety as it will encourage pedestrians, wheelchair & buggy users to go through the 



carpark to be able to get to the Discovery Centre and east beach  It is considered 
that it would have a negative impact on the qualities of the public realm. Therefore, it 
fails policy to comply with Policy ENV11 of the West Dorset, Weymouth & Portland 
Local Plan (2015), Policies AM1 & AM3 of the Bridport Area Neighbourhood Plan 
(2020) and Section 9 para 112 of the NPPF (2021) that says development proposals 
should “create places that are safe, secure and attractive – which minimise the 
scope for conflicts between pedestrians, cyclists and vehicles, avoid unnecessary 
street clutter, and respond to local character and design standards.”.  

 
  
15.13 Flooding:  
 
 A consultation with Flood Risk Management gave the informal view that there is no 

objection given the existing use and the stone wall and that it would not be 
proportionate to require a Flood Risk Assessment despite it being a change of use 
within Flood Zones 2 & 3.  There is nothing to indicate that it would exacerbate any 
flooding issues in the location and it is an acceptable use in Flood Zone 3.  There are 
no prevailing surface water issues and although it is adjacent to an area of 
groundwater levels between 0.025m and 0.5m below the ground level (high/medium 
risk) it is considered unlikely to be a risk as it would likely drain away.  

 
15.14 Amenity: 
  
 Whilst a concern has been raised about neighbouring amenity, this is generalised 

rather than about specific impacts to any particular property.  Whether the seating 
area was formalised or not, members of the public can still informally use the space 
for eating/drinking. Environmental Health has been consulted and suggested a 
condition limiting use of the seating area to be only between the hours of 08:00 and 
19:00 daily. 

 
15.15 The land has been used for the past two years with the presence of four picnic 

benches in situ with no objections from the adjacent properties, therefore it is 
considered that the existing scheme’s impact is acceptable in terms of neighbouring 
amenity. 

 

15.16  In terms of visual amenity, for the same reasons already outlined as visual harm to 
the setting of designated heritage assets and the Conservation Area, it is considered 
that this scheme will result in visual clutter and further reduce greenery within West 
Bay.  The lack of greenery and run down feel of West Bay was noted within the 
adopted ‘A Vision for West Bay – Regeneration Framework (2003)’ and this scheme 
would not assist in improving that. 

 
15.17  Other matters: 
 
 As previously mentioned, the mound can already be used for informal seating or 

utilising the four picnic benches through the sitting out licence for eating/drinking 
purposes without requiring planning permission.  Whilst the issue of seagulls has 
been raised, it is considered that the formalisation of the seating space will not 
unduly enhance seagull attention. 

 



15.18 The site does fall within the Chesil & Fleet SPA/SAC/RAMSAR recreation zone of 
influence.  However, as the scheme does not propose overnight accommodation, 
there is no concerns raised or need for mitigation in terms of impact on this 
European site, and it is not considered that the proposals would increase 
recreational pressures on the Chesil & Fleet as the proposal is for a reconfiguration 
of existing land. 
 

16.0 Conclusion 

  It is considered that the overall formalisation of the seating area and change to the 
character and appearance of the space coupled with the introduction of further 
utilitarian form and structures will result in less than substantial harm to the setting of 
designated heritage assets, and not preserve or enhance the character and 
appearance of the West Bay Conservation Area resulting in less than substantial harm 
not outweighed by public benefit.  Furthermore, the formalisation of a seating area on 
top of the mound and the removal of the current access arrangement reduces 
accessibility and convenience and further reduces part of a green space. Members of 
the public will not be able to pass as freely and may not be able to visually interpret 
the new access arrangement easily.  The proposed new public pedestrian access by 
virtue of its width, gradient and extent is designed such that it does not provide access 
for all. 

  

17.0 Recommendation  

Refuse permission for the reasons set out below: 
 

1. Although the incorporation of further benches for visitors to sit and eat will 
provide convenience and overall bring benefit to the local economy, overall it 
is considered that this scheme results in less than substantial harm to the 
designated heritage assets of the Grade II listed Clarence House, Methodist 
Church, Bridport Arms Hotel and The Bay House, that is not outweighed by 
those public benefits and the scheme also fails to preserve or enhance the 
character and appearance of the West Bay Conservation Area.  This concern 
is further supported by the pre-text to policy ENV11 (The Pattern of Streets & 
Spaces) of the adopted West Dorset, Weymouth & Portland Local Plan (2015) 
which states ‘Works to the public realm within the historic environment should 
positively contribute to local character and identity’  The lack of greenery is 
stated as a weakness of the area in the Supplementary Planning Document ‘A 
Vision for West Bay – Regeneration Framework (2003)’ so any reduction in 
the existing green areas should not be encouraged and this scheme would 
result in a reduction. As such, the scheme is contrary to policies ENV4, 
ENV10 and ENV11 of the West Dorset, Weymouth & Portland Local Plan 
(2015); policies D1, D8, HT2 of the Bridport Area Neighbourhood Plan (2020) 
and paragraphs 200 and 202 of Section 16 of the NPPF (2021). 
 

2. The scheme seeks to replace a clearly visual public access with an access 
that is restrictive, not suitable for all users, less legible for the public and likely 
to introduce a conflict between pedestrians and vehicular traffic to the 
detriment of highway safety as it will encourage pedestrians, wheelchair & 
buggy users to go through the carpark to be able to get to the Discovery 



Centre and east beach and as such it is considered that it would have a 
negative impact on the qualities of the public realm. Therefore, it fails to 
comply with policy ENV11 of the West Dorset, Weymouth & Portland Local 
Plan (2015), Policies AM1 & AM3 of the Bridport Area Neighbourhood Plan 
(2020) and Section 9 para 112 of the NPPF (2021) that says development 
proposals should “create places that are safe, secure and attractive – which 
minimise the scope for conflicts between pedestrians, cyclists and vehicles, 
avoid unnecessary street clutter, and respond to local character and design 
standards.”. 
 


