Application Number: WD/D/16/000378

Webpage: https://planning.dorsetcouncil.gov.uk/

Site address: Land South of Warmwell Road, Warmwell Road, Crossways

Proposal: Full planning permission for the erection of 99 open market dwellings
& affordable dwellings, a new doctors surgery, a replacement village
hall, a car park, a new village green, new vehicular and pedestrian
accesses and works to Warmwell Road. An outline application for the
erection of 401 open market and affordable dwellings, the provision
of 2.5ha of employment land, new vehicular and pedestrian
accesses, roads, footpaths and cycleways, a car park for the
proposed Site of Alternative Natural Greenspace (SANG) and 2
pumping stations; and a full application for the change of use of
22.4ha of land to Site of Alternative Natural Greenspace (SANG).

Applicant name: C & G Properties Ltd

Case Officer: Matthew Pochin-Hawkes

Ward Member(s): Clir Ireland

1. Reason application is going to committee:

This application is being re-reported to planning committee due to an amended
recommendation following the resolution of the 7 May 2026 Western and Southern Area
Planning Committee, and new material considerations in relation to the National Planning
Policy Framework (2026).

Summary of recommendation:

2.1 To delegate authority to the Service Manager for Development Management and
Enforcement and the Area Manager Western and Southern Team to either:

2.2  A) GRANT planning permission following completion of a S106 Planning Obligation to

secure:

35% of the units as affordable housing with 50/50 tenure split between
affordable/social rented and shared ownership/low cost ownership housing.
Education contribution of £6,951.12 per qualifying dwelling (house or flat with 2 or
more bedrooms) index linked, broken down as follows for each qualifying
dwelling:

= £19.50 — Early Years Provision

= £5,444.00 - Primary, Secondary & Post 16 Education

= £1,487.62 — SEND Education Provision
Provision of a minimum of 22.4ha of suitable alternative natural greenspace
(SANG) with a maintenance contribution (to be determined) and supporting
funding provisions (SAMM). SANG to be delivered prior to the occupation of
Phase 1 and managed in accordance with the SANG Management Plan and
Fallow Management Plan.
Only Phase 1 to be commenced prior to 2030.
Air quality contribution of £25,000 (index linked) to mitigate adverse air quality
impacts on heathlands.
Highways contributions of £467,000 (index linked) towards off-site highway works
to include an improve link between Old Farm Way and Warmwell Road, improved
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pedestrian crossing facilities at the junction of Warmwell Road and Dick O’ Th’
Banks Road, and 1 x replacement bus shelter with real time traffic information.

e Provision of a minimum of three no. Locally Equipped Areas for Play (LEAPSs)
and financial contributions towards maintenance of the proposed LEAPs.

e Provision of village hall and associated indoor sports provision.

e Provision of a minimum of 2.5 hectares of employment land for use within Use
Class B.

and subject to the conditions listed at Section 7 of this report.

or B) Refuse permission for the reasons set out at Section 7 of this report if the Section 106
agreement is not completed by 14 April 2027 (within 6 months of the committee) or such
extended time as agreed by the Service Manager for Development Management and
Enforcement and/or the Area Manager for the Western and Southern Team.

Background and assessment

At the 7 May 2026 Western and Southern Area Planning Committee Members resolved to
grant planning permission for this application subject to a S106 Planning Obligation and
planning conditions.

Since the committee resolution officers have worked with the applicant to draft the Section
106 Agreement, which is now nearly ready for completion. During this time, MHCLG
published a revised version of the NPPF on 17 August along with associated Housing
Delivery Test (HDT) figures. Given these constitute revised material planning
considerations since the resolution to grant planning permission it has been necessary for
officers to consider the implications, notably in respect of wildfire risks.

At the case officer’s request, the applicant produced a Wildfire Statement in response to
NPPF Policy CC3. The new policy requires that developments incorporate proportionate
measures to mitigate against wildfires where opportunities exist and wildfires pose a
particular risk. Such considerations are set out in this report.

This report also updates the financial contributions in respect of Education to align with the
latest figures.

This report: identifies the revised material considerations, summarises the further
consultation responses received, provides an officer opinion on the effect of the new
material considerations, including revised planning conditions and Section 106 Heads of
Terms, and sets out an amended recommendation.

All matters set out in the 7 May 2026 Committee Report and relating to: the description of
the site, description of the development, background, planning history, constraints, relevant
policies, human rights, public sector equalities duty, public benefits and environmental
implications remain unchanged unless otherwise stated in this report. The 7 May 2026
report and appendices to that report are provided at Appendix 2 for ease of reference.

Consultations

The Fire and Rescue Service was consulted on the Wildfire Statement produced by the
applicant. Their comments are as follows, in summary:

Dorset and Wiltshire Fire and Rescue Service

The proposal directly adjoins Moigne Combe Wood, which the submitted assessment
identifies as an area of significant vegetation and potential fuel load.

Whilst the proposed SANG and associated areas of open space are identified as providing
a defendable space, DWFRS considers that the SANG should not automatically be
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regarded as a firebreak. The proposed SANG includes areas of woodland, new woodland
planting and other vegetation.

DWFRS make recommendations for:

1. Detailed design should demonstrate suitable access for fire appliances, including
access to the woodland/SANG interface.

2. The applicant's suggestion to provide high-volume fire hydrants along the
perimeter road adjacent to the SANG is consistent with DWFRS earlier consultation
response. Infrastructure should be available during the construction stage.

3. The management arrangements for the clearance of leaf litter and undergrowth
should identify who will be responsible for maintenance and how the measures will
be maintained for the lifetime of the development.

4. Any restrictions relating to combustible boundary treatments, BBQs or other
sources of ignition should be clearly established where these are relied upon as
wildfire mitigation measures.

5. Consideration to mitigating wildfire risks should also be given at the construction
phase.

DWFRS recommends that the above are satisfactorily resolved and secured through
planning conditions.

Planning assessment
Revised NPPF and new HDT Figures

Appendix 1 identifies where the revised NPPF affects the assessment and conclusions set
out in the previous Committee Report.

Overall, officers consider that the revised NPPF and new Housing Delivery Test results
would only have materially affected the decision-making process in respect of Wildfires. In
respect of wildfires, Policy CC3 of the NPPF states that development proposals should take
into account the current and potential impacts of climate change over the lifetime of the
scheme, and in order to minimise vulnerability to these impacts should, where relevant:

“...e. Incorporate proportionate measures to mitigate against wildfires, where
opportunities to do so exist and wildfires pose a particular risk (for example as a
result of the combined effect of topography, prevailing wind direction and being
located within or adjacent to heavily vegetated areas). Such measures should be
designed to limit fuel loads for fires, and to create defendable spaces, such as by
avoiding timber panel fences and incorporating firebreaks into development layouts
and planting schemes.”

Wildfires were not considered in the earlier Committee Reports and concerns were not
raised by the Fire and Rescue Service. However, considering the new NPPF policy, and
having regard to the proximity of development adjacent to woodland, the applicant
produced a Wildfire Assessment at the officer’s request. It outlines a series of practical
measures to mitigate against wildfire risks. The Fire and Rescue Service recommend that
the measures are secured by planning conditions.

Most of the residential development is in outline and details relevant to wildfire
considerations would be provided as part of the Reserved Matters. At that stage, the
proposals would be considered against the NPPF and proportionate measures to mitigate
against wildfires would be sought.

In respect of the detailed element of the application and more general planning
considerations, officers consider that it is appropriate and necessary to add/amend planning
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conditions as set out below to ensure the incorporation of proportionate measures to
mitigate against wildfires:

¢ Amend planning condition 27 (Construction Environmental Management Plan) to
require details of practical measures to reduce the risks of wildfires during the course
of construction.

¢ Amend planning condition 28 (Landscape and Ecological Management Plan) to
require details of practical measures to reduce the risks of wildfires. These could
including the display of signage advising that fires/BBQs are prohibited.

e Add a new planning condition removing permitted development rights to install
fences to Plots 84, 85 and 99 (closest to woodland) within the detailed element of the
application. This would ensure that the means of enclosure approved pursuant to
planning condition 35 are not subsequently amended under permitted development
rights in a way that would increase the risk of wildfires.

e Add a new planning condition requiring details of high-volume fire hydrants adjacent
to areas of SANG prior to first occupation of each relevant phase.

The draft Section 106 Agreement requires that a SANG Management Plan including details
of signage is agreed. Through this approval process officers can ensure that it includes
suitable details notifying visitors that fires/BBQs are prohibited within the SANG.

The Fire and Rescue Service also recommends management arrangements for the
clearance of leaf litter and undergrowth. However, as such arrangements are not currently
in place for the existing woodland, and the proposed development is not considered to
result in materially increased risks through leaf litter and undergrowth, such management
measures are not considered proportionate or necessary to make the development
acceptable in planning terms.

With the recommended revised conditions in place, the proposed development is
considered to comply with NPPF policy CC3 in respect of wildfire considerations.

Education contributions

The S106 Heads of Terms resolved at the 7 May 2026 Western and Southern Area
Planning Committee included an education contribution of £2,722,212 (index linked from
the date of the earlier committee report). To update the figures in line with current
indexation, the contribution has been updated to £6,951.12 per qualifying dwelling (house
or flat with 2 or more bedrooms) index linked from the date of the Section 106 Agreement.
This reflects the following breakdown for each qualifying dwelling:

e £19.50 — Early Years Provision
e £5,444.00 — Primary, Secondary & Post 16 Education
e £1,487.62 — SEND Education Provision

Should all 500 dwellings be eligible, this would equate to a contribution of £3,475,560
(unindexed) towards education. The contribution has been agreed in principle with the
applicant and aligns with more recent decisions of the Planning Committee.

Summary of planning issues

This report has considered new material considerations and consultation responses since
Members resolved to grant planning permission in May 2026.

There are no material considerations which would warrant refusal of the application, and
the application is recommended for approval subject to revised planning conditions and a
Section 106 Agreement.
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Recommendation

To delegate authority to the Service Manager for Development Management and
Enforcement and the Area Manager Western and Southern Team to either:

A) GRANT planning permission following completion of a S106 Planning Obligation to

secure:

35% of the units as affordable housing with 50/50 tenure split between
affordable/social rented and shared ownership/low cost ownership housing.
Education contribution of £6,951.12 per qualifying dwelling (house or flat with 2 or
more bedrooms) index linked, broken down as follows for each qualifying
dwelling:

= £19.50 — Early Years Provision

= £5,444.00 - Primary, Secondary & Post 16 Education

= £1,487.62 — SEND Education Provision
Provision of a minimum of 22.4ha of suitable alternative natural greenspace
(SANG) with a maintenance contribution (to be determined) and supporting
funding provisions (SAMM). SANG to be delivered prior to the occupation of
Phase 1 and managed in accordance with the SANG Management Plan and
Fallow Management Plan.
Only Phase 1 to be commenced prior to 2030.
Air quality contribution of £25,000 (index linked) to mitigate adverse air quality
impacts on heathlands.
Highways contributions of £467,000 (index linked) towards off-site highway works
to include an improve link between Old Farm Way and Warmwell Road, improved
pedestrian crossing facilities at the junction of Warmwell Road and Dick O’ Th’
Banks Road, and 1 x replacement bus shelter with real time traffic information.
Provision of a minimum of three no. Locally Equipped Areas for Play (LEAPS)
and financial contributions towards maintenance of the proposed LEAPs.
Provision of village hall and associated indoor sports provision.
Provision of a minimum of 2.5 hectares of employment land for use within Use
Class B.

and subject to the below planning conditions. For ease of reference, the key recommended
changes to the planning conditions resolved at the 7 May 2026 Western and Southern Area
Planning Committee are shown in bold and underlined.

Approved Plans

1. The development hereby permitted shall be carried out in accordance with the following
approved plans:

1677-P-01 — Site Location

- 51628-XX-P1-02 Rev v1 — Site Plan

- 1677-P-09 Rev D — Affordable Housing Plan

- 1677/P07 Rev A — Proposed Streetscene A-A

- 1677/P08 Rev A — Proposed Streetscene B-B



1677-P-SU-01 Rev A — Surgery — Ground Floor Plan
1677-P-SU-02 Rev A — Surgery — First Floor, Roof Plan
1677-P-SU-03 — Surgery — East West Elevations

1677-P-SU-04 Rev A — Surgery — North & South Elevations

1677-P-VH-01 — Village Hall — Floor Plan

1677-P-VH-02 — Village Hall — West Elevation
1677-P-VH-03 - Village Hall — East Elevation
1677-P-VH-04 — Village Hall — North & South Elevations

1677-P-VH-05 — Village Hall — Roof Plan

1677-P-A-01 Rev A — Type A — Ground Floor Plans

1677-P-A-02 Rev A — Type A — First Floor Plans

1677-P-A-03 Rev A — Type A — Second Floor Plans

1677-P-A-04 Rev A — Type A — Roof Plans

1677-P-A-05 Rev A — Type A, Elevations (showing front and side 1)

1677-P-A-06 Rev A — Type A — Elevations (showing rear and side 2)

1677-P-B-01 Rev C — Type B — Floor Plans

1677-P-B-02 Rev B — Type B — Elevations

1677-P-C-01 Rev A — Type C — Floor Plans

1677-P-C-02 Rev A — Type C — Elevations

1677-P-D-01 — Type D Plans

1677-P-D-02 — Type D Elevations

1677-P-E-01 Rev B — Type E — Floor Plans



1677-P-E-02 Rev B — Type E — Elevations

1677-P-F-01 — Type F — Floor Plans

1677-P-F-02 — Type F — Elevations

1677-P-G-01 — Type G — Floor Plans
1677-P-G-02 — Type G — Elevations
1677-P-G-03 Rev A — Type G gable front — Floor Plans

1677-P-G-04 Rev A — Type G gable front — Elevations

1677-P-H-01 Rev A — Type H — Floor Plans

1677-P-H-02 Rev A — Type H — Elevations

1677-P-1-01 — Type | — Floor Plans
1677-P-1-02 — Type | — Floor Plans (showing roof plan)

1677-P-1-03 — Type | — Elevations

1677-P-J-01 Rev A — Type J — Floor Plans

1677-P-J-02 — Type J — Elevations

1677-P-K-01 — Type K Plan, 4 Bedroom House

1677-P-K-02 — Type K, Elevations

1677-P-M-01 — Type M — Floor Plans

1677-P-M-02 — Type M — Elevations

1677-P-N-01 — Type N — Floor Plans

1677-P-N-02 — Type N — Elevations



- 1677-P-P-01 — Type P Plans

- 1677-P-P-02 — Type P Elevations

- 1677-P-GAR-01 — Single Garage — Floor Plan and Elevations

- 1677-P-GAR-02 — Double Garage Floor Plan and Elevations

- 1677-P-REF-01 — Refuse & Cycle Store — Floor Plan and Elevations
- 1677-P-SHE-01 — Garden Store — Floor Plan and Elevations

- 1677-P10-1 Rev A — Materials Sheet 1

- 1677-P10-2 Rev A — Materials Sheet 2

- 1677-P11 Rev # — Materials Sheet 3

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

Detailed element

. The detailed element of this development to which this hybrid permission relates must
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 Section 91 of the Town and
Country Planning Act 1990 (as amended).

Outline element

. Approval of the details of the access, layout, scale, appearance and landscaping
(hereinafter called the Reserved Matters) of the relevant phase of the development
outside of the full permission (granted for Phase 1 of this hybrid permission) shall be
obtained from the Local Planning Authority in writing before any development of the
relevant phase is commenced other than on Phase 1 of the development.

Reason: To ensure the satisfactory development of the site.

. Application for approval of any “reserved matter” under Condition 2 must be made not
later than the expiration of ten years beginning with the date of this permission.
Reason: This condition is required to be imposed by Section 92 of the Town and

Country Planning Act 1990.

. The outline element of this development to which this hybrid permission relates must
be begun not later than the expiration of two years from the final approval of the



reserved matters or, in the case of approval on different dates, the final approval of the
last such matter to be approved

Reason: This condition is required to be imposed by Section 92 of the Town and
Country Planning Act 1990 (as amended).

. Not more than 401 dwellings in total shall be constructed under the outline element of
the permission.

Reason: The assessment of the impacts of the scheme are based on a maximum of
500 dwellings across the whole site and additional dwellings would require further
assessments of impacts.

Phasing

. Prior to the commencement of the development a Phasing Plan for the entirety of the
development shall be submitted to and approved in writing by the Local Planning
Authority. The Phasing Plan shall make provision for:

a. Extraction of the mineral interest in accordance with a scheme to be first
approved in writing by the Local Planning Authority from the area outlined in
red on the Site Location Plan Drawing No. 1701 PO1 Rev A prior to the
commencement of any development the subject of the outline planning
permission within that same area.

b. Delivery of the Village Green as part of Phase 1. No further dwellings in later
phases to be constructed until it is complete.

c. Delivery of serviced employment land as part of the development of the
adjacent residential phase.

d. Provision of allotments as part of the development of the adjacent residential
phase.

e. Provision of Locally Equipped Areas for Play as part of the development of the
adjacent residential phase.

f. The village hall and adjacent parking spaces being constructed and ready for
first use prior to the demolition of the existing village hall or the occupation of
the 250th dwelling, whichever is soonest, and the submission of a scheme for
the interim landscaping of the proposed village hall site until such time as the
village hall is constructed. The interim landscaping scheme for the village hall
site is to include details of the planting and its maintenance and shall be
implemented and completed in full as part of Phase 1 and shall be maintained
and retained thereafter until such time as the village hall is constructed on the
site.

g. Provision of the doctor’s surgery building.

Thereafter the development shall be carried out in accordance with the approved
Phasing Plan and any subsequent changes to the agreed Phasing Plan must also be
agreed in writing by the Local Planning Authority under the terms of this condition.

Reason: In the interests of achieving the objectives of the Local Plan and the site
specific policy.
Highways

. No works shall commence on site (other than those required by this condition) on the
development hereby permitted until the first 15m of the proposed central access road



from Warmwell Road within the detailed element of the application, including the
junction with the existing public highway, has been completed to at least binder course
level.

Reason: To ensure that a suitably surfaced and constructed access to the site is
provided that prevents loose material being dragged and/or deposited onto the
adjacent carriageway causing a safety hazard during construction.

Prior to the commencement of the detailed element of the development hereby
permitted, a scheme demonstrating how inclusive, safe and accessible movement for
all users will be achieved within areas containing shared surface areas shall be
submitted to and approved in writing by the Local Planning Authority. The scheme
shall be informed by DfT document ‘Inclusive Mobility: A Guide to Best Practice on
Access to Pedestrian and Transport Infrastructure’ (2021) or any subsequent update
version. The details shall include a timetable for implementation. The approved
scheme shall be implemented in full in accordance with the approved timetable for
implementation and shall be retained thereafter.

Reason: In the interests of highway safety and to ensure inclusive mobility and
accessibility for all users, in accordance with guidance for Inclusive Mobility.

10. Prior to first occupation, the central access road shall be completed in accordance with

11.

drawing 1TS2200462-GA-002 with footways completed to surface course unless an
updated drawing is submitted to and approved in writing by the Local Planning
Authority under the terms of this condition, in which case the works shall proceed in
accordance with the updated scheme. The carriageway shall be completed to surface
course prior to occupation of the 89th dwelling.

Reason: To ensure that a suitably surfaced and constructed access to the site is
provided for all users.

The detailed element of the development hereby permitted shall not be occupied or
utilised until the access, geometric highway layout, turning and parking areas shown
on Drawing Number 51628-XX-P1-02 Rev v1 have been constructed, unless
otherwise agreed in writing by the Planning Authority. Thereafter, these must

be maintained, kept free from obstruction and available for the purposes specified.

Reason: To ensure the proper and appropriate development of the site.

12.Before the development hereby approved is occupied or utilised the following works

must have been constructed to the specification of the Planning Authority:
i. Active travel proposals and highway improvements as set out in the submitted
Transport Assessment Addendum prepared by i-Transport (ref.
SJ/OT/DGo/ITS200462-003 dated 23 January 2026) along the Warmwell Road
site frontage broadly in accordance with drawings 1TS200462-GA-002 and
ITS200462-GA-003.

Reason: These specified works are seen as a pre-requisite for allowing the
development to proceed, providing the necessary highway infrastructure
improvements to mitigate the likely impact of the proposal.



13. Notwithstanding the information shown on the illustrative drawings submitted with the
outline element of the development hereby permitted, before any phase of the outline
element of the development is occupied or utilised, precise details of the access,
geometric highway layout, turning and parking areas for the relevant phase shall have
been submitted to and agreed in writing by the Local Planning Authority. The details
shall include precise details for the provision of visibility splays at the proposed
accesses to the site, including visibility splays to be cleared/excavated to a level
not exceeding 0.6 metres above the relative level of the adjacent carriageway.
Thereafter, these must be maintained, kept free from obstruction and available for the
purposes specified.

Reason: To ensure the proper and appropriate development of the site.

14.No more than 100 residential units (to include 35% affordable housing) shall be
occupied unless and until the A35 Max Gate junction works are completed and open
to traffic. The works shall be implemented generally in accordance with WYG
Transport drawing SK09, dated 21 October 2015, titled Improvements to A35 Max
Gate Priority Junction, subject to any necessary changes identified during the detailed
design and Road Safety Audit process.

Reason: In the interest of the safe and efficient operation of the A35 trunk road and to
ensure the development traffic impact on the SRN is satisfactorily mitigated in
accordance with DfT Circular 01/2022 and the NPPF.

15.No development within a phase shall be commenced until a Construction Traffic
Management Plan (CTMP) for the relevant phase has been submitted to and
approved in writing by the Local Planning Authority. The CTMP shall include:
a) specify the point of construction access and access route to the site;
b) construction vehicle details (number, size, type and frequency of movement)
c) a programme of construction works and anticipated deliveries
d) timings of deliveries so as to avoid, where possible, peak traffic periods
e) a framework for managing abnormal loads
f) contractors’ arrangements (compound, storage, parking, turning, surfacing and
drainage)
g) wheel cleaning facilities
h) vehicle cleaning facilities
i) inspection of the highways serving the site (by the developer (or their
contractor) and Dorset Highways) prior to work commencing and at regular,
agreed intervals during the construction phase
j) ascheme of appropriate signing of vehicle route to the site
k) a route plan for all contractors and suppliers to be advised on
[) temporary traffic management measures where necessary

The CTMP shall thereafter be implemented in accordance with the approved details
upon the commencement of the relevant construction phase of the development and
be adhered to for the complete duration of the construction programme for that phase.

Reason: To ensure the safety of traffic on the Strategic Road Network.
16.Each phase of development hereby permitted shall not be occupied or utilised until a

scheme showing precise details of the proposed cycle parking facilities serving the
relevant phase has been submitted to and approved in writing by the Local Planning



Authority. The approved scheme must be constructed before the relevant phase of
development is first occupied or utilised and, thereafter, must be maintained, kept free
from obstruction and available for the purpose specified.

Reason: To ensure the proper construction of the parking facilities and to encourage
the use of sustainable transport modes.

Travel Plans

17.Before any phase of development hereby approved is first occupied or utilised an
updated Travel Plan for the relevant phase based on the Framework Travel Plan
prepared by i-Transport (dated 22 January 2026, ref. OT/SGe/DGo/ITS200462-004)
shall be submitted to, and approved in writing by, the Local Planning Authority.
Thereafter the Travel Plan shall be complied with for the lifetime of the relevant phase
unless a variation is first agreed in writing with the Local Planning Authority under the
terms of this condition.

Reason: In order to reduce or mitigate the impacts of the development upon the local
highway network and surrounding neighbourhood by reducing reliance on the private
car for journeys to and from the site.

18. Prior to the approval of any reserved matters under Condition 2 above for the
approved employment allocation, a Travel Plan suitable to deal with the travel impacts
of the whole 2.5ha employment allocation shall be submitted to and approved in
writing by the Local Planning Authority. The employment Travel Plan shall be
implemented in accordance with its agreed details prior to the first occupation of any
approved employment building on the site and complied with for the lifetime of the
development unless a variation is first agreed in writing with the Local Planning
Authority under the terms of this condition.

Reason: In order to reduce or mitigate the impacts of the development upon the local
highway network and surrounding neighbourhood by reducing reliance on the private
car for journeys to and from the site.

Drainage

19.No development within a phase shall take place until a detailed surface water
management scheme serving the relevant phase, based upon the hydrological and
hydrogeological context of the development, and including clarification of how surface
water is to be managed during construction and a timetable for implementation, has
been submitted to, and approved in writing by the Local Planning Authority. The
surface water scheme shall be fully implemented in accordance with the approved
details in accordance with the approved timetable for implementation.

Reason: To prevent increased risk of flooding, to improve and protect water quality,
and to improve habitat and amenity.

20.No development within a phase shall take place until details of maintenance and
management of the surface water sustainable drainage scheme serving the relevant
phase have been submitted to and approved in writing by the Local Planning
Authority. The scheme shall be implemented and thereafter managed and maintained



in accordance with the approved details. These shall include a plan for the lifetime of
the relevant phase, the arrangements for adoption by any public body or statutory
undertaker, or any other arrangements to secure the operation of the surface water
drainage scheme throughout its lifetime.

Reason: To ensure future maintenance of the surface water drainage system and to
prevent increased risk of flooding.

Foul Water

21.No development within a phase shall take place until a foul water drainage strategy for
the relevant phase has been submitted to and approved in writing by the Local
Planning Authority. The drainage scheme for the relevant phase shall include
appropriate arrangements for the agreed points of connection and the capacity
improvements required to serve the proposed development phase. The drainage
scheme shall thereafter be completed in accordance with the approved details and to
a timetable to be agreed in writing with the Local Planning Authority and maintained
for the lifetime of the development.

Reason: To ensure that proper provision is made for sewerage of the site and that the
development does not increase the risk of sewer flooding to downstream property.

Contaminated Land

22.Prior to the commencement of the development hereby approved the following
information shall be submitted to and agreed in writing by the Local Planning Authority:

a) a Phase 2 Site Investigation Report informed by the Phase 1 Preliminary Risk
Assessment (Desk Study) prepared by Clarke Bond (ref. WB04198/R1 and dated
March 2016) detailing an adequately developed 'conceptual site model' of all
potential contaminant linkages, and incorporating risk assessment.

b) a detailed scheme for remedial works and measures to be taken to avoid risk
from contaminants/or gases when the site is developed. This shall be supported
by a detailed soils management and waste management plan.

c) a monitoring and maintenance scheme to be supervised by an appropriate
specialist under a watching brief to determine the need for the consideration of
unexpected finds during construction.

The development shall proceed in strict accordance with the remediation scheme and
watching brief, which shall both be fully implemented for the relevant phases of
development before the relevant phases of development first comes into use or is
occupied.

On completion of the relevant phase of development written confirmation that all works
were completed in accordance with the agreed details of the remediation scheme and
watching brief shall be submitted for approval to the Local Planning Authority. Such
approval from the Local Planning Authority shall be received before the relevant phase
of development first comes into use.



Reason: To ensure potential land contamination is addressed and to mitigate potential
harm to the health and safety of persons.

23.In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing
immediately to the Local Planning Authority. An investigation and risk assessment
shall be submitted to and approved by the Local Planning Authority. Following
completion of measures identified in the remediation scheme approved under the
terms of this condition a verification report shall be submitted to, and approved in
writing by, the Local Planning Authority.

Reason: In the interests of ensuring there is no unacceptable risk to occupiers of the
development.

Employment Land

24. The development shall provide a minimum of 2.5 hectares of employment land for use
within Use Class B1. The employment land and associated buildings shall be used for
Use Class B1 and for no other purpose (including any other purpose within the same
use class of the Schedule to the Town and Country Planning (Use Classes) Order
1987, as amended, or in any provision equivalent to that Class in any statutory
instrument revoking and re-enacting that Order. No dwelling adjoining the eastern
boundary of the residential development, adjacent to the proposed employment
access road within the Character Areas 4, 5 and 6 as set out on page 48 of the
submitted Design and Access Statement, shall be occupied before the employment
allocation has been provided as serviced employment land in accordance with the
phasing scheme approved under condition 6 above.

Reason: In the interests of securing the economic benefits of this Key Employment
Site allocation in the Local Plan and to avoid significant adverse residential amenity
impacts that may arise through Use Classes B2 and/or B8.

25.Buildings constructed within the employment allocation hereby approved shall not
exceed a cumulative total floorspace of 13,000 square metres (measured externally).

Reason: In the interests of the impacts of the traffic generated by that level of
employment development on the strategic highway network.

Biodiversity

26. The detailed biodiversity mitigation, compensation and enhancement strategy set out
within the approved Ecological Impact Assessment (prepared by Pro Vision and dated
July 2025), must be strictly adhered to during the carrying out of the development.

The relevant phase of development must not be first brought into use unless and until:
i. the relevant mitigation, compensation and enhancement measures detailed
in the approved Ecological Impact Assessment have been completed in full,
in accordance with any specified timetable which may be submitted and
approved in writing by the Local Planning Authority under the terms of this
condition.
i. evidence of compliance, including photographic evidence, shall be supplied



to the Local Planning Authority prior to the substantial completion of the
relevant phase, or the first bringing into use of the relevant phase of
development, whichever is the sooner. The development of the relevant
phase shall subsequently be implemented entirely in accordance with the
approved Ecological Impact Assessment and thereafter the approved
mitigation, compensation and enhancement measures must be permanently
maintained and retained in accordance with the approved details.

Should amendments to the approved Ecological Impact Assessment be required, an
updated Ecological Impact Assessment may be submitted, certified by NET and
agreed in writing by the Local Planning Authority under the terms of this condition.
Should an updated Ecological Impact Assessment be agreed, the terms of this
condition shall apply to the updated Ecological Impact Assessment.

Reason: To mitigate and compensate for impacts on ecological receptors, and to
provide biodiversity gains.

27.Prior to the commencement of any phase of development, a Construction
Environmental Management Plan (CEMP) (Biodiversity) for the relevant phase must
be submitted to and approved in writing by the local Planning Authority. The CEMP
must include the following:

a)
b)
c)

h)

Risk assessment of potentially damaging construction activities.

Identification of “biodiversity protection zones”.

Practical measures (both physical measures and sensitive working practices)
to avoid or reduce impacts during construction (may be provided as a set of
method statements), including wildfire risks and on dormice which may use
hedgerows and other features to move across the site.

The location and timing of sensitive works to avoid harm to biodiversity
features.

The times during construction when specialist ecologists need to be present on
site to oversee works.

Responsible persons and lines of communication.

The role and responsibilities on site of an ecological clerk of works (ECoW) or
similarly competent person.

Use of protective fences, exclusion barriers and warning signs.

The development of the relevant phase shall take place strictly in accordance with the
approved CEMP.

Reason: To protect biodiversity during the construction phase.

28. A landscape and ecological management plan (LEMP) for the relevant phase of
development shall be submitted to, and be approved in writing by, the local planning
authority prior to the commencement of the relevant phase of development. The
content of the LEMP shall include the following:

a)
b)
c)

d)
e)

f)

g)

Description and evaluation of features to be managed.

Ecological trends and constraints on site that might influence management.
Aims and objectives of management, including practical measures to reduce
wildfire risks.

Appropriate management options for achieving aims and objectives.
Prescriptions for management actions.

Preparation of a work schedule (including an annual work plan capable of being
rolled forward over a five-year period).

Details of the body or organisation responsible for implementation of the plan.




h) Ongoing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanism(s) by which
the long-term implementation of the plan will be secured by the developer with the
management body(ies) responsible for its delivery.

The LEMP shall also set out (where the results from monitoring show that
conservation aims and objectives of the LEMP are not being met) how contingencies
and/or remedial action will be identified, agreed and implemented so that the
development still delivers the fully functioning biodiversity objectives of the originally
approved scheme.

The approved LEMP must be implemented in accordance with the approved details.

Reason: To protect the landscape character of the area and to mitigate, compensate
and enhance/provide net gain for impacts on biodiversity.

29. Prior to commencement of any works within a phase of development, details of any

proposed lighting within the relevant phase shall be submitted to and approved in
writing by the Local Planning Authority. The lighting strategy will reflect the need to
avoid harm to protected species and to minimise light spill from lighting associated
with pre-construction, construction and operational activities, and demonstrate how the
current best practice guidance, including Guidance Note 8 Bats and Artificial Lighting
(BCT/ILP, 2023) has been implemented. There shall be no lighting of the relevant
phase other than in accordance with the approved strategy.

Reason: In the interests of on biodiversity

Scheduled Ancient Monument

30. The submission of details of reserved matters under Condition 2 shall make provision

31.

for a minimum 5m buffer around the identified remains of the Bowley’s Plantation
Schedule Ancient Monument enclosure as set out on page 10 of the submitted
Settings Assessment by Context One received on 16th October 2017.

Reason: In the interests of the setting of the Scheduled Ancient Monument.

Acoustic Fencing

No development within a phase adjacent to the Hybris Business Park shall take place
until details including dimensions, materials and positioning of the noise
barrier/acoustic fence to be located along the site boundary adjacent to the business
park as identified within the Noise Impact Assessment (ref. R5500-1 Rev 0 prepared
by 24 Acoustics and dated 28 January 2016) have been submitted to and agreed in
writing by the Local Planning Authority. The agreed noise barrier/acoustic fence shall
be erected prior to any development above damp proof course level of the relevant
phase and shall be permanently retained and maintained as such thereafter.

Reason: In the interests of neighbouring amenity.

Broadband



32.No development above damp proof course of any building hereby approved shall take
place until a scheme for facilitating infrastructure to support superfast broadband
technology to serve the development has been submitted to, and approved in writing
by, the Local Planning Authority. The scheme shall include a timetable for
implementation, including triggers for a phased implementation if appropriate.
Thereafter, the development shall proceed in accordance with the agreed scheme.

Reason: To ensure that the utilities service infrastructure is sufficient to meet the extra
demands imposed by this development.

Phase 1 Detailed Consent

33. The village hall hereby approved shall be laid out with a full-size badminton court in
the main hall as shown on Drwg No. 1677 P VH 01 prior to the Village Hall first being
brought into use.

Reason: In the interests of sports provision.

34.The Phase 1 full permission shall be carried out in accordance with the external
materials detailed in the approved drawing No.s 1677 P10-1 Rev A, 1677 P10- 2 Rev
A and 1677 P11. No development above damp proof course level of any dwelling
approved under the Phase 1 full permission shall take place before samples of the
external materials to be used on the relevant building have been submitted to and
approved in writing by the Local Planning Authority. The development shall be carried
out in accordance with these details unless revised materials are submitted to and
approved in writing by the Local Planning Authority, in which case the development
shall be caried out in accordance with the revised materials.

Reason: In the interests of the character and appearance of the area.

35.No development within the Phase 1 full permission shall commence until details of
both hard and soft landscape works have been submitted to and approved in writing
by the local planning authority. These details shall include:

a) A statement setting out the design objectives and how these will be delivered;

b) Earthworks showing existing and proposed levels and contours;

c) Means of enclosure and retaining structures;

d) Boundary treatments;

e) Vehicle parking layouts;

f) Other vehicle and pedestrian access and circulation areas;

g) Hard surfacing materials and construction details;

h) The location and construction details of furniture, refuse units, features and
signs;

i) The location of proposed and existing functional services above and below
ground;

j) The location and construction details of any lighting/floodlighting;

k) A specification for any proposed seeding/turfing, tree, and shrub planting
including their quantity, size species and position, how they will be planted,
protected and maintained, and the proposed time of planting;

[) A programme of implementation including phasing where relevant.

Thereafter, the approved landscape works shall be carried out in accordance with the
approved details and the implementation programme before any part of Phase 1 is



brought into use.

Reason: To ensure the adequate mitigation of the landscape and visual impact of the
proposals and the provision of an appropriate hard and soft landscape scheme prior
to the commencement of the development and that the approved landscaping is
implemented as approved.

36.No development within the Phase 1 full permission shall commence until a landscape
management plan, including long term design objectives, management responsibilities
and maintenance schedules for all hard and soft landscape areas, has be submitted to
and approved in writing by the Local Planning Authority. Thereafter, the completed
scheme shall be managed and maintained in accordance with the approved
management plan. Any seeded/turfed areas, trees or other plants indicated in the
approved scheme which, within a period of five years from the date of the
development being completed, die, are removed or become seriously damaged or
diseased shall be replaced during the next planting season with seed/turf, trees or
plants of a species and size to be first approved in writing by the Local Planning
Authority. Hard landscape features will be maintained in perpetuity.

Reason: To ensure that the management and maintenance of the proposed hard and
soft landscape scheme has been agreed prior to the commencement of the
development and that it is implemented as approved.

37.The development shall be carried out wholly in accordance with the Arboricultural
Assessment & Method Statement by Barrell Tree Consultancy dated January 2016
(ref. 14408-AA-CA). The agreed tree protection measures shall be retained during the
course of the development and there shall be no variation to the agreed protection
measures without the prior written agreement of the Local Planning Authority.

Reason: To protect preserved trees within and adjoining the site during construction in
the interests of preserving the character of the area.

Nutrient Neutrality

38. Details of measures to limit the potential consumption of wholesome water use by
persons occupying the new dwellings to 120 litres per person per day as measured in
accordance with regulation 36 of the Approved Document for Part G2 of the Building
Regulations 2010 (or any equivalent regulation revoking and/or re-enacting that
Statutory Instrument) shall be submitted to and approved in writing by the Local
Planning Authority before the dwellings are occupied. The submitted details shall
include a water consumption calculation for the dwelling in accordance with the
Approved Documents referred to above. The approved measures shall be
implemented and maintained to the satisfaction of the Local Planning Authority
thereafter.

Reason: To secure nutrient neutrality through effective mitigation in the interests of
protected Habitat Sites

39.No development within the outline element of the development shall commence until
the necessary nutrient mitigation credits to mitigate the impacts of the development on
the Poole Harbour Special Protection Area (SPA) and Ramsar (as identified in the
Appropriate Assessment agreed with Natural England on 19 March 2026) have been



secured from an accredited nutrient provider and a copy of the Nutrient Credit
Certificate demonstrating that purchase, has been submitted to and approved in
writing by the Local Planning Authority.

Reason: To ensure that sufficient mitigation is provided against any impact which may
arise from the development on the Poole Harbour SPA and Ramsar.

40.Each reserved matters application for individual phases must be accompanied by a

41.

bespoke nutrient budget calculation informed by the nutrient budget agreed with the
Council’s Natural Environment Team on 10 February 2026. The budget shall identify
the quantum of credits required to mitigate the impact of each phase of the outline
element of the development on the Poole Harbour Special Protection Area SPA) and
Ramsar. Development must not commence until the necessary credits for the relevant
phase have been secured from an accredited nutrient credit provider. A copy of the
nutrient credit certificate for the relevant phase from the accredited nutrient credit
provider must be submitted to the Local Planning Authority and approved in writing
prior to the commencement of the development of that phase.

Once approved in writing by the Local Planning Authority, the development of each
phase must be undertaken in accordance with the approved Nutrient Neutrality
Mitigation Strategy.

Reason: To ensure that sufficient mitigation is provided against any impact which may
arise from the development on the Poole Harbour.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order) (with or without modification) no gates, fences, walls or
other means of enclosure within the curtilage of Plots 84, 85 or 99 as identified
on drawing 51628-XX-P1-02 Rev v1 (Site Plan) permitted by Class A of Schedule
2 Part 2 of the 2015 Order (as amended), shall be erected or constructed.

Reason: In the interests of reducing wildfire risks and policy CC3(e) of the NPPF

(2026)

42.Prior to the first occupation of any phase containing or adjacent to a SANG,

details of high-volume fire hydrants within that phase shall be submitted to and
approved in writing by the Local Planning Authority. Thereafter, the hydrants
shall be installed as approved prior to first occupation of the relevant phase and
maintained in working order for the lifetime of the development.

Reason: In the interests of reducing wildfire risks and policy CC3(e) of the NPPF

(2026)

Informative Notes

1. Informative Note: If the new road layout is not offered for public adoption under
Section 38 of the Highways Act 1980, it will remain private and its maintenance will
remain the responsibility of the developer, residents or housing company.



. Informative Note: The applicant is advised that, notwithstanding this consent, if it is
intended that the highway layout be offered for public adoption under Section 38 of
the Highways Act 1980, the applicant should contact Dorset

Council’'s Highways Development team. They can be reached by telephone at
01305 225401, by email at highwaysdevelopment@dorsetcouncil.gov.uk, or in
writing at Highways Development, Economic Growth and Infrastructure,

Dorset Council, County Hall, Dorchester, DT1 1XJ.

. Informative Note: The applicant should be advised that the Advance Payments
Code under Sections 219-225 of the Highways Act 1980 may apply in this
instance. The Code secures payment towards the future making-up of a private
street prior to the commencement of any building works associated

with residential, commercial and industrial development. The intention of the Code
is to reduce the liability of potential road charges on any future purchasers which
may arise if the private street is not made-up to a suitable standard and adopted
as publicly maintained highway. Further information is available from Dorset
Council’'s Highways Development team. They can be reached

by email highwaysdevelopment@dorsetcouncil.gov.uk, or in writing

at Highways Development team, Economic Growth and Infrastructure, Dorset
Council, County Hall, Dorchester, DT1 1XJ.

. Informative Note: In addition to this permission, the junction works referred to in
the recommended condition 10 above must be carried out to the specification and
satisfaction of the Highway Authority in consultation with the Planning Authority
and it will be necessary to enter into an agreement, under Section 278 of the
Highways Act 1980, with the Highway Authority, before any works commence on
the site. The applicant should contact Dorset Council’'s Highways Development
team. They can be reached by email at
highwaysdevelopment@dorsetcouncil.gov.uk, or in writing at Highways
Development team, Economic Growth and Infrastructure, Dorset Council, County
Hall, Dorchester, DT1 1XJ.

. Informative Note: Prior Land Drainage Consent (LDC) may be required from
Dorset Council’'s FRM team, as relevant LLFA, for all works that offer an
obstruction to flow to a channel or stream with the status of Ordinary Watercourse
(OWC) — in accordance with S23 of the Land Drainage Act 1991. The modification,
amendment or realignment of any OWC associated with the proposal under
consideration, is likely to require such permission. We would encourage the
applicant to submit, at an early stage, preliminary details concerning in-channel
works to the FRM team.

. Informative Note: The applicant intends to rely heavily on infiltration. They will
therefore need to demonstrate, through further post extraction ground
investigation, that soakaways remain feasible. Given the proposed use of
soakaways across the site, it is important that soakaway tests and ground water
readings are representative of all the areas expected to support infiltration. The
Council’'s FRM team as relevant LLFA will be unable to discharge the relevant
condition above without detailed information concerning ground conditions that
substantiate the use of drainage through infiltration. Should the site, after mineral
extraction, be found not to support infiltration, then the applicant will need to
propose alternate and detailed designs for capturing and attenuating surface
water.

. Informative Note: The highways schemes associated with this consent involves
works within the public highway, which is land over which the applicant has no



10

11.

control. National Highways will therefore require the applicant to enter into a
suitable legal agreement to cover the detailed design and construction of the
works. Please contact ThirdpartyworksSWarea@nationalhighways.co.uk at an
early stage to discuss the details of the highways agreement and funding
arrangements.

Commencement of works will also need to be timed to fit in with other road works
on the strategic road network or local road network to ensure there are no
unacceptable impacts on congestion and road safety. If the scheme also requires
traffic orders these are subject to a minimum 12 week process.

Please be advised that National Highways may charge Commuted Sums for
maintenance of schemes delivered by third parties. These will be calculated in line
with HM Treasury Green Book rules and will be based on a 60 year infrastructure
design life period

Informative Note: At all times, a contact telephone number shall be displayed on
site for members of the public to use to raise issues. A named person will also be
provided for Environmental Health in order for contact to be made should
complaints be received. The use of any radio / amplified music system on site
must be kept at a level not to cause annoyance to noise sensitive premises
beyond the boundary of the site. Any future sub-contractors to the site shall be
made aware of, and comply with any guidelines/conditions relating to site
management of emissions of noise, dust, smoke, fumes etc. made in as part of the
determination of this application.

Letter drops to adjacent residents in close proximity should be considered as part
of the construction phase to give a minimum of 48 hours notice of any exceptional
activities proposed. Any waste arising at the site shall be appropriately segregated
and controlled prior to its removal by an appropriately licensed contractor. Any
waste arising from the activity which could potentially be contaminated in any way
shall also be segregated again, and removed appropriately. Environmental Health
must be informed if this occurs.

Informative Note: The applicant’s attention is drawn to the response of the
Council's Rights of Way officer and the need to secure diversions for the existing
rights of way.

.Informative: This permission is subject to an agreement made pursuant to Section

106 of the Town and Country Planning Act 1990 dated ## ## relating to affordable
housing, SANG provision and maintenance, education, nutrient mitigation,
highway improvements and children’s play space.

Informative: National Planning Policy Framework Statement

In accordance with Policy DM3 of the NPPF the council, as local planning
authority, takes a positive approach to development proposals and is focused on
providing sustainable development.

The council works with applicants/agents in a positive and proactive manner by:
- offering a pre-application advice service, and

- as appropriate updating applicants/agents of any issues that may arise in the
processing of their application and where possible suggesting solutions.

In this case:

- The applicant/agent was updated of any issues and provided with the
opportunity to address issues identified by the case officer.



12. Informative: Gas pipelines
The site includes easements associated with medium pressure gas pipelines.
Before any tree planting is carried out on permanent easements, written approval
should be obtained from SGN. This approval must be subject to SGN retaining the
right to remove any trees which might become a danger, or restrict access to the
pipeline at any time in the future. The developer’s attention is drawn to SNG’s
Guidance for Third Parties: Safe Working Near High Pressure Gas Pipelines.

13. Informative: High and low voltage underground cables
The site includes high and low voltage underground cables which serve the Hybris
Business Park and existing village hall. As part of the relevant phase of the
reserved matters, the applicant is recommended to open a dialog with SSEN and
arrange full cable tracing for safety and in line with appropriate guidance. The
application should not negatively affect this SSEN’s assets.

14. Informative: Biodiversity Net Gain
The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act
1990 is that planning permission granted for development of land in England is
deemed to have been granted subject to the condition (biodiversity gain condition)
that development may not begin unless:
(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan.
The planning authority, for the purposes of determining whether to approve a
Biodiversity Gain Plan, if one is required in respect of this permission would be
Dorset Council.
There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply. These are listed in full in a
subsequent informative below.
Based on the information available this permission is considered to be one which
will not require the approval of a biodiversity gain plan before development is
begun because one or more of the statutory exemptions or transitional
arrangements are considered to apply.
* The application for planning permission was made before 12 February 2024.

15. Informative: Statutory Exemptions and Transitional Arrangements in respect of the
Biodiversity Gain Plan
1. The application for planning permission was made before 12 February 2024.
2. The planning permission relates to development to which section 73A of the
Town and Country Planning Act 1990 (planning permission for development
already carried out) applies.
3. The planning permission was granted on an application made under section 73
of the Town and Country Planning Act 1990 and
(hthe original planning permission to which the section 73 planning permission
relates* was granted before 12 February 2024; or
(ii)the application for the original planning permission* to which the section 73
planning permission relates was made before 12 February 2024.
4. The permission which has been granted is for development which is exempt
being:
4.1 Development which is not ‘major development’ (within the meaning of article
2(1) of the Town and Country Planning (Development Management Procedure)
(England) Order 2015) where:
i) the application for planning permission was made before 2 April 2024,
ii) planning permission is granted which has effect before 2 April 2024; or
iif) planning permission is granted on an application made under section 73 of the
Town and Country Planning Act 1990 where the original permission to which the



section 73 permission relates* was exempt by virtue of (i) or (ii).

4.2 Development below the de minimis threshold, meaning development which:

i) does not impact an onsite priority habitat (a habitat specified in a list published
under section 41 of the Natural Environment and Rural Communities Act 2006);
and

ii) impacts less than 25 square metres of onsite habitat that has biodiversity value
greater than zero and less than 5 metres in length of onsite linear habitat (as
defined in the statutory metric).

4.3 Development which is subject of a householder application within the meaning
of article 2(1) of the Town and Country Planning (Development Management
Procedure) (England) Order 2015. A “householder application” means an
application for planning permission for development for an existing dwellinghouse,
or development within the curtilage of such a dwellinghouse for any purpose
incidental to the enjoyment of the dwellinghouse which is not an application for
change of use or an application to change the number of dwellings in a building.
4.4 Development of a biodiversity gain site, meaning development which is
undertaken solely or mainly for the purpose of fulfilling, in whole or in part, the
Biodiversity Gain Planning condition which applies in relation to another
development, (no account is to be taken of any facility for the public to access or to
use the site for educational or recreational purposes, if that access or use is
permitted without the payment of a fee).

4.5 Self and Custom Build Development, meaning development which:

i) consists of no more than 9 dwellings;

ii) is carried out on a site which has an area no larger than 0.5 hectares; and

iii) consists exclusively of dwellings which are self-build or custom housebuilding
(as defined in section 1(A1) of the Self-build and Custom Housebuilding Act 2015).
4.6 Development forming part of, or ancillary to, the high speed railway transport
network (High Speed 2) comprising connections between all or any of the places
or parts of the transport network specified in section 1(2) of the High Speed Rail
(Preparation) Act 2013.

* “original planning permission means the permission to which the section 73
planning permission relates” means a planning permission which is the first in a
sequence of two or more planning permissions, where the second and any
subsequent planning permissions are section 73 planning permissions.

or B) Refuse permission for the reasons set out at Section 18 of this report if the Section
106 agreement is not completed by 14 April 2027 (within 6 months of the committee) or
such extended time as agreed by the Service Manager for Development Management and
Enforcement and/or the Area Manager for the Western and Southern Team.

Reasons for refusal:

1.

Policy HOUS1 of the adopted West Dorset, Weymouth and Portland Local Plan 2015
requires a minimum on-site provision of 35% of the units as affordable housing. In the
absence of a planning obligation to secure these affordable units the scheme would fail
to meet the substantial unmet need for affordable housing and the proposal would
therefore be contrary to Policy HOUS1 of the adopted Local Plan and Policy HO8 of the
National Planning Policy Framework (2026).

Policy COM1 of the adopted West Dorset, Weymouth and Portland Local Plan 2015 sets
out that where new development will generate the need for new or improved community
infrastructure and this need is not being met through the Community Infrastructure Levy,
suitable provision should be made on site. Policy CRS1 of the Local Plan sets out the
expected infrastructure for this site and its development. In the absence of a planning
obligation to secure the required community infrastructure the scheme would fail to



mitigate the increase in demand for the necessary infrastructure to support the
development and to avoid and mitigate for the adverse effects upon internationally
designated heathlands and additional nutrient loading upon the Poole Harbour
internationally designated sites. It would namely fail to provide for:

i.  Education facilities;

i. Recreation spaces in the form of SANG and the supporting maintenance and
funding mechanisms required for the future;

iii.  Mitigation of the impacts upon the Poole Harbour internationally designated
sites;

iv.  Highway improvements;
v.  Children’s play provision;
vi.  Indoor sports provision;
vii.  Employment land.

In the absence of planning obligations to secure the above, the proposals therefore fail
to meet the provisions of Policies COM1, CRS1, INT1, ENV2 and COM7 of the West
Dorset, Weymouth and Portland Local Plan (2015) and Policies CC2, DP3, TR3, HC3
and N2 of the National Planning Policy Framework (2026).



Appendix 1 — Consideration of revised material considerations

Topic

Extract from Committee Report / Update Sheet

Officer Comments

Tilted Balance

18.2 The Council is not presently able to demonstrate a
five-year supply of deliverable housing sites. Accordingly,
the NPPF (Para. 11) states that in circumstances where
the policies most important for determining the application
are out-of-date, permission should be granted unless

i. the application of policies in the Framework that protect
areas or assets of particular importance7 provides a
strong 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 in the Framework taken as a whole,
having particular regard to key policies for directing
development to sustainable locations, making effective
use of land, securing well-designed places and providing
affordable homes, individually or in combination.

18.3 In respect of the first limb of Paragraph 11, none of
the relevant assets of particular importance detailed at
footnote 7 are considered to provide a strong reason for
refusing the development. Impacts on habitat sites would
be mitigated, the identified less than substantial harm to
the Bowley’s Plantation SAM would be outweighed by
public benefits and surface water flooding can be
appropriately managed.

18.4 In respect of the second limb of Paragraph 11, no
adverse impacts are considered to significantly and
demonstrably outweigh the benefits.

All proposed development excluding the SANGs falls within
the Defined Development Boundary (DDB) of Crossways,
which was expanded by the 2015 Local Plan. The SANG is
adjacent to the DDB. Accordingly, both policies S4 and S5 of
the NPPF apply.

Within settlements, policy S4 of the NPPF states that
proposals should be approved unless the benefits of doing so
would be substantially outweighed by any adverse effects,
when assessed against the NPPF. The stated circumstances
in which the benefits of approving development are likely to
be substantially outweighed by adverse effects include (but
are not restricted to) situations include where:

- 2(a)(ii) policies in the NPPF for existing recreational
land and facilities (HC7), Local Green Space (HC8),
areas of particular importance for biodiversity and
geodiversity (N6), Protected Landscapes (N4) and
development within residential curtilages (L2(1)(d)).

- 2(c) where development fails to comply with one or
more of the policies which state that development
proposals should be refused for specific
circumstances.

As assessed within the previous committee report, and
further considered below, the benefits of the proposal are not
considered to be outweighed by adverse effects.
Furthermore, no policies of the NPPF indicate that
development should be refused.

Outside the settlement, the proposed SANG aligns with one
of the specified forms of development (i.e. land for recreation)
which is acceptable in principle outside of settlements under
policy S5(1)(a). The SANG is essential recreational
infrastructure and the benefits of providing the SANG are not
outweighed by adverse effects.




Housing land

Page 15 - Dorset Council is unable to demonstrate a 5-

The lack of a 5-year housing land supply no longer means

supply year housing supply as required by National Policy. In that housing policies within the adopted Development Plan(s)
addition, the strategies for meeting housing needs in the are out of date. As noted above, the Presumption applies
adopted local plans are not designed to deliver the regardless of the 5-year housing land supply, with the
housing need under the Government’s standard method shortfall weighing significantly in favour of granting planning
and therefore, in accordance with NPPF footnote 8, the permission for new housing delivery.
housing policies within the adopted Development Plan(s)
are out of date and the presumption in favour of
sustainable development applies.
Housing Page 15 - The latest HDT results (2023 _measure_m(_ant) The latest HDT results (2025) records delivery of 88%,
delivery test show that enough homes have been delivered within the requiring an Action Plan to be produced. This shortfall weighs

local plan area to demonstrate 106% of the target.

in favour of granting planning permission.

Employment

16.14 - The extent of employment provision which may be
provided on the proposed site would make an important
contribution towards meeting local needs. Subject to the
detailed proposals for the employment space (subject to
reserved matters), the proposals have potential to provide
significant economic benefits, supporting economic
growth and productivity; thereby moderating the shortfall
in the quantum of employment space proposed. This is
afforded significant weight (NPPF para. 85).

Policy E2 similarly notes that substantial weight should be
given to the economic benefits of proposals for commercial
development which allow businesses to invest, expand
and/or adapt.

Tree lined
streets

16.22... Streets are also tree lined as advocated for in the
NPPF (Para. 136)... They would provide for tree lined
streets as advocated for in the NPPF (Para. 136) and
suitably integrate the development within the surrounding
context.

The equivalent policy of the current NPPF (policy N3) is
similar and does not change the assessed position or
proposed conditions.




Flooding and
surface water
management

16.64 - The drainage strategy has been considered by the
LLFA. Subject to conditions the LLFA has no objection. It
is considered that the applicant has provided sufficient
information to demonstrate that the proposals accord with
the criteria in policy CRS1, the tests in ENV5 to ensure
that development does not cause flooding within the site
or exacerbate flood risk elsewhere and the NPPF.

The proposals are considered to comply with relevant NPPF
policies in respect of flood risk (F4, F5, F7 and F8) and the
proposed conditions are still considered appropriate.

Policy CC3:
Adaptation to
climate change

N/A

Parts 1a-c (flooding) - Flooding considerations are
satisfactory and appropriate conditions are proposed.

Part d (overheating, green infrastructure and tree planting) -
The proposed dwellings within the detailed element of the
application are considered suitable in terms of overheating
given the apartments are at least double aspect and do not
include large areas of south facing glazing which would make
achieving a comfortable thermal environment challenging.
The houses are of conventional design and generally
orientated north/south or east/west. Detailed overheating
considerations would be considered under Building
Regulations (Part O) and the outline element would be
considered at the reserved matters stage. Tree planting and
green infrastructure is considered to accord with policies
DP3(2)(c) and N3.

Part e (wildfires) - See assessment section within the main
body of this report.

Housing
Policies HO07,
HO8, HO13

N/A

The proposals are considered to comply with relevant
housing policies and substantial weight is given to the
benefits of providing housing.

Given the necessary off site highway works, complexities of
the SANG and phasing, it is not considered reasonable or
justified to require the development to be implemented within
a shorter timescale than the relevant statutory default period.

The application is not considered to be ‘strategic’ for the
purposes of policy HO13(3).




Policy L3: N/A The proposals are considered to make efficient use of land in

Achieving accordance with Part 1 of policy L3.

Zzgg?tri’ensate As Moreton Railway Station does not meet the criteria for a
well-connected station, the proposals are assessed against
Part 2(a) of policy L3. In this regard the proposals are
considered to appropriately increase density within
Crossways consistent with the character of the area.

The Connectivity Score of the proposed residential areas
ranges from 28-36. This indicates the proposed density is
suitable.

Policy DP3 The proposals are considered to comply with policy DP3. The
building layouts and orientations are considered to be
reasonably efficient and would address overheating.
Considerations related to sustainable materials would be
considered at the detailed design stage, pursuant to planning
conditions and reserved matters.

Transport Subject to planning conditions and planning obligations, the

Policies TR3, proposals are considered to comply with relevant transport

TR4, TR6 and policies and would not have a severe adverse impact on the

TR8 transport network or an unacceptable impact on highway

safety.

New community
facilities

In accordance with policy HC4, substantial weight is given to
the proposed new Village Hall.
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