Eastern Area Planning Committee

21 October 2026

Application Number:

P/FUL/2026/03657

Webpage:

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

Site address:

Sandpit Field De Moulham Road Swanage

Proposal:

Ground stabilisation of the area with enhanced replacement
planting, demolition of the WWII gun emplacement on Sandpit
Field, retention of 6 of the existing beach huts and provision of 33
additional new beach huts.

Applicant name:

Swanage Town Council

Case Officer:

Thomas Whild

Ward Member(s):

Clir Suttle and Clir Tomes

1. Reason application is going to committee: The application site includes land within
the ownership of Dorset Council.

2. Summary of recommendation: GRANT subject to conditions as set out at the end of
this report
3. Key planning issues
Issue Conclusion
Principle of Ground stabilisation is justified by existing instability and accords

development with coastal change and shoreline management policies.

Conservation Harm would occur to the Conservation Area and non-designated

and Heritage heritage assets, including loss of the gun emplacement, but this is

Assets outweighed by the substantial public benefits of the scheme.

Landscape The proposal would conserve the Dorset National Landscape, with
only temporary construction impacts.

Highways No significant highway impacts are identified, subject to a

Construction Traffic Management Plan.

Flood Risk and

The proposal would not increase flood risk or affect existing

Contamination

Drainage drainage arrangements.

Trees Tree impacts are acceptable subject to protection measures and
replacement planting.

Biodiversity Ecological impacts are acceptable subject to mitigation, and the
scheme delivers the required minimum 10% biodiversity net gain.

Impacts on Amenity impacts would be limited and acceptable, with temporary

Amenity construction effects capable of mitigation.

Character and The proposal would maintain the established character of the site

Appearance and seafront.

Ground Contamination risks can be adequately addressed through

investigation and remediation conditions.

4. Description of site
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4.1

4.2

4.3

4.4

4.5

4.6

The application site comprises existing areas of open space on the eastern edge of
Swanage. The eastern boundary of the site is defined by Shore Road, with the beach
and sea beyond, and the western boundary is defined by De Moulham Road. The
southern boundary is defined by Victoria Avenue (A351). To the north the site is bounded
by residential properties.

The site consists of two areas of public greenspace, bisected by Walrond Road, which
runs in an east-west orientation, from Shore Road in the east, travelling westwards into
the town. The southern part of the site comprises Sandpit Field. This area is
predominantly open and laid to grass with hedgerows along the western and part of the
southern boundaries. There are trees on the western boundary, within the south western
corner of the site and in the north eastern part of the field. The southern and northern
boundaries are defined by Purbeck stone retaining walls.

The eastern edge of the site forms an area of landscaped gardens with paths from the
field down to shore road — the ground falling away by approximately 6.5m from the high
point within the field, to the eastern edge of the site. There is a World War 2-gun
emplacement in the north east of the field. The gun emplacement has been painted and
used as a public seating area until recently when issues with the stability of the structure
have resulted in it being fenced off and public access to it being restricted.

Figure 1 - Images of the existing gun emplacement, taken before it was fenced off for safety reasons.

The area to the north of Walrond Road Comprises Weather Station Field. The land is
split into three sections. At the southern end there is an area of open greenspace which
terraces down from the higher ground along De Moulham Road down to the eastern
edge of the site where it sits above the road. The boundaries are defined by Purbeck
stone retaining walls. There is a weather station in the south western corner of this area,
within a small compound defined by chain link fences.

Centrally within this parcel is a terraced area known as the Spa Retreat, which comprises
an area of beach huts on terraced hardstanding. The beach huts currently only occupy
the western part of the area, with access to the eastern part restricted due to ground
stability issues. To the northern end of the site the land is open greenspace with
landscaped gardens and paths down to shore road.

The areas surrounding the site comprise a variety of uses. The areas to the west,
southwest and north of the site are predominantly residential, comprising a mix of
purpose-built apartment blocks and detached houses, some of which have been sub-
divided, along De Moulham Road, transitioning to detached housing on the roads which
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5.2

5.3

54

extend westwards including Walrond Road, Gannetts Park, Beach Gardens and Rabling
Road. The beach lies to the east of the site. To the south, on the opposite side of Victoria
Avenue, is the recreation ground which includes the town’s war memorial and a play area
with beach huts and tourist attractions at its southern end.

Description of development

The proposed development comprises engineering works to provide ground stabilisation
of Sandpit Field and Weather Station Field, together with works to re-instate landscaping
to the eastern edge of the site once the ground stabilisation has been completed. The
land is currently unstable; there are significant cracks in many of the retaining walls,
particularly along Shore Road and Walrond Road, as well as in various locations within
the site. The stabilisation is proposed to be achieved through a ‘soil nailing’ technique
which involves the fixing of a series of steel bars into the slope to stabilise it.

Towards the northern end of the site, once ground stabilisation works are complete, it is
proposed that new beach huts will be constructed on the ‘Spa Retreat’ area, including the
upper terraces, where there are currently beach huts and on the lower terraces, where
beach huts which previously occupied the area have been removed due to the worsening
ground stability issues. The beach huts proposed comprise a mix of sizes including huts
which are intended to be accessible for people in wheelchairs or with limited mobility.

In order to complete the works it is proposed to demolish and remove a World War Il gun
emplacement on Sandpit Field; which currently serves as a seating area and viewing
platform, to allow for the regrading of slopes in this part of the site. The existing weather
station on weather station field is to be retained, albeit on a smaller footprint. The
weather station would be within a perimeter chain link fence.

The works that are the subject of this planning application are intended to be the
minimum required to effectively stabilise the ground, plus the removal of the gun
emplacement, and the construction of replacement beach huts. The intention is that,
once the works are completed the site would appear largely identical, save for these
changes. A separate planning application is currently under consideration for more
extensive works, which include the closure of Walrond Road and changes to improve
access to the site for wheelchair users.

Background and relevant planning history

Application Ref Decision | Decision Description

Date
6/1975/0220 GRA 04/06/1975 Site 3 additional beach chalets.
6/1975/0222 WIT 01/12/1975 Site 20 beach chalets.
6/1975/0295 GRA 15/07/1975 Site 5 cedar day chalets (renewal).
6/1976/0081 REF 26/03/1976 | Siting of 20 beach chalets.
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6/1977/0014 GRA 25/03/1977 Starters hut (renewal).

6/1979/1023 GRA 19/03/1980 Station 5 day chalets (renewal).

6/1980/0026 GRA 19/03/1980 Retain starter's hut (renewal).

6/1980/0372 GRA 25/06/1980 Site 3 beach chalets (renewal).

6/1983/0004 GRA 08/03/1983 Station five day chalets (renewal).

6/1983/0275 GRA 02/06/1983 Retain starter's hut (renewal).

6/1985/0155 GRA 01/05/1985 Site three beach chalets (renewal).

6/1985/0754 GRA 28/11/1985 Station five day chalets (renewal).

6/1986/0080 GRA 04/04/1986 Retain starter's hut (renewal).

6/1987/0534 GRA 16/10/1987 Use kiosk for take-away hot food
sales.

6/1989/0141 GRA 13/03/1989 Retain starter's hut (renewal).

6/1990/0181 GRA 27/04/1990 Station 8 No. beach chalets
(renewal).

6/2000/0325 GRA 22/06/2000 Station 8 No. beach chalets
(renewal).

6/2005/0009 GRA 10/02/2005 Erect a CCTV pole and base.

P/ESC/2025/02552 | RES 03/06/2025 Screening opinion - SCH3249 -
Proposed control structure and beach
recharge along the Swanage Beach
Frontage.

7. List of constraints

Swanage Conservation Area - Distance: 11.48m
Tree Preservation Order (PDC/TPO 107)
Wessex Water Treatment Works Catchment
Poole Harbour Recreation Zone

Dorset Council Land Freehold : Electricty substation at Victoria Avenue, Swanage - Reference
FHO003615

Higher Potential ecological network
Wildlife Present: insect - moth
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High Opportunity Nature Areas
Dorset National Landscape
Natural England - RAMSAR - Distance: 2845.68m

Special Area of Conservation (SAC) (5km buffer): - Studland to Portland (UK0030382); -
Distance: 40.96m, St Albans Head to Durlston Head (UK0019863); - Distance: 887.37m

, Isle of Portland to Studland Cliffs (UK0O019861); - Distance: 934.86m

Dorset Heaths (Purbeck & Wareham) & Studland Dunes (UKO030038); - Distance: 2845.68m
Site of Special Scientific Interest (SSSI) impact risk zone — Natural England consultation
Scheduled Monument: The old prison and pump (List Entry: 1002727); - Distance: 389m
Flood Zones 2 and 3

Main River Consultation Zone

NCERM Shoreline Management Plan

Radon: Class: 1.0 — low risk, protective measures unlikely to be required.

Contaminated Land

8. Consultations

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

1. Environment Agency (EA) No objection subject to the imposition of a condition with regard
to potential ground contamination, and Informatives in respect of construction near to main
rivers.

The comments note that the ground investigation report and planning statement state there
may be a risk to controlled waters. Further detailed information would be required before
development to address uncertainties in the ground investigation report over the geo-
environmental characteristics of the site and ground water conditions which influence slope
stability and contamination pathways. Consider that it would be an unreasonable burden on
the developer to ask for more detailed information prior to the grant of planning permission.

2. Dorset National LandscapeTeam The site comprises a prominent area of public open
space within the urban seafront of Swanage and is therefore somewhat distinct from some of
the wider undeveloped rural and coastal landscapes that more clearly express the special
qualities of the designated landscape.

The site does not make a substantial contribution to the defining characteristics of the
surrounding landscape, due to its urban location. Overall broadly agree with the conclusions
of the submitted assessment which concludes that there would not be significant adverse
effects on the national landscape, and would be a minor benefit in the longer term.

Due to the prominent location the quality of design remains critical and careful attention
should be given to landscape design and the detailed design of built elements. Encourage
the Council to place significant weight on the advice of its own landscape and urban design
specialists.
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Acknowledges the inclusion of the WWII gun emplacement and importance of the Council
obtaining and giving due weight to advice from heritage and conservation specialists.

. Dorset Wildlife Trust No comments received

. Wessex Water No comments received

. Natural England No comment

. Dorset Fire & Rescue Service No comments received

. Dorset Police Architectural Liaison Officer No comments received

. Dorset Council (DC) - Natural Environment Team Certificate of approval under Dorset

Biodiversity Appraisal Protocol issued

. DC - Highways No objection subject to conditions
10.
11.
12.
13.

DC - Dorset Waste Team No comment
DC - Env. Services — Protection No comment
DC - Coastal risk management — no comments received

DC - Trees (East & Purbeck) Initial comments: Detrimental impacts upon trees are
identified but no concrete mitigation is suggested, only options for mitigation which are not
reflected in the plans. Essential detail within the submitted tree survey and constraints
drawing is illegible.

The Arboricultural Method Statement (AMS) is a head of terms and is not sufficiently detailed
to adequately address all arboricultural constraints with no tree protection plan. A full AMS
and tree protection plan will be needed.

Comments on amended information - The proposal would affect the prominent Category B
Holm Oaks (T18 and T19), primarily through regrading works. Subject to an Arboricultural
Method Statement, updated Tree Protection Plan and replacement planting, the arboricultural
impacts are considered acceptable.

DC - Asset & Property No comments received

DC - Landscape Officer: The Landscape Visual Impact Assessment (LVIA) has
assessed likely landscape and visual effects arising from the scheme and has been
undertaken in accordance with GVLIA3 Guidiance, considering the effects during both the
construction and operational phase.

There would be temporary minor adverse landscape effects and moderate to moderate major
adverse visual effects from the scheme during the construction period. Once complete the
landscape and visual effects of the scheme would be moderated to moderate to minor
beneficial effects.

There is no objection from a landscape and visual perspective. As noted by the Dorset
National Landscape team it will be important to ensure that the detailed design of the hard
and soft landscape treatments is appropriate to the high profile setting and character of the
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area. Landscape conditions for details, implementation and management of hard and soft
landscaping should therefore be included.

16. DC - Flood Risk Management The proposed development proposes no additional
drainage or modifications to existing arrangements, nor does it introduce new impermeable
services. Existing SW drainage features will be retained and maintained with only minor
remedial works.

No objection and no drainage/flood risk conditions are required in this instance.
17. DC - Public Transport No comments received

18. DC - Conservation Officers Confirm the conclusions of impact assessment within the
submitted heritage statement which notes the total loss of the Gun Emplacement as a non
designated heritage asset as well as harm to the setting of the Swanage Conservation Area
and War Memorial designated heritage assets.

It is confirmed that the removal of the gun emplacement would diminish the legibility of
Swanage's wartime landscape and the evidential and communal value derived from the
surviving wartime heritage of the area. As such it is not supported. However it is not
considered that the asset is of such high significance as to warrant objection to the scheme
on conservation grounds.

The tangible benefits of the proposals are noted and the conservation officer is content to
defer the final assessment as to whether the loss of the non-designated heritage asset and
harm to other heritage assets is outweighed by the benefits of the proposals, to the decision
maker.

19. DC - Archaeology - Steve Wallis — Concurs with the conclusions of the conservation
officers. The recording of the gun emplacement should be secured to level Ill and submitted
to the Dorset Historic Environment Record with details of an information board to be secured
by condition.

20. WPA Consultants (contaminated land) It is noted from the WSP reporting that the
presence of made ground, a sub station and extensive earthworks are likely matters of
concern that require further investigation and risk assessment. It may also be prudent to
consider unexploded ordnance in the vicinity of WWII infrastructure. WPA recommends that
the development should be subject to Dorset standard contaminated land planning
conditions.

21. Swanage Town Council No comment as the owner of the site and applicant.
22. Swanage Ward Councillors No comments received

Representations received

Total - objections . thal - b Total - comments
objections/support

11 3 2
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Comments in support

Support for the principle of reinstating the beach huts.

Support for keeping Walrond Road open.

The ground stabilisation works are necessary and should not be delayed.

The proposal would improve the area.

The loss of the WWII gun emplacement is not considered significant given the nearby
war memorial.

Comments in objection

Loss of the WWII gun emplacement and resulting harm to the town's heritage, including
its historic relationship with the war memorial, its value as a surviving wartime feature,
and its use as a viewpoint and shelter.

The public benefits do not outweigh the loss of the gun emplacement.

The supporting surveys do not adequately assess the extent or condition of the gun
emplacement, and options for its retention should be explored.

Claims regarding anti-social behaviour and the temporary nature of the gun
emplacement do not justify its removal.

The public has not been fully informed of the extent of the proposals, including demolition
of the gun emplacement.

Inappropriate design and materials proposed for the beach huts.

Expansion of beach huts would reduce the availability of open green space.

Impact of the beach huts on the National Landscape.

Impact of the beach huts on views from De Moulham Road.

Removal of trees.

Loss of access routes to the beach.

Potential noise impacts from events and use of the site outside normal hours.

Concerns regarding the cost of the scheme, previous lack of maintenance, and whether
retention of the gun emplacement could be achieved within the project budget.

General comments

9.2

The historic weather station should be appropriately recognised.

It would be a missed opportunity not to deliver the wider improvements proposed under
the related scheme.

Improved wheelchair access should be provided alongside the stabilisation works.
Additional tree planting should be undertaken and existing trees retained where possible.
Existing landscape features, including stone seats, should be retained where possible.

If the gun emplacement is removed, interpretation or commemorative information should
be provided on site.

Duties

s38(6) of the Planning and Compulsory Purchase Act 2004 requires that the
determination of planning applications must be in accordance with the development plan
unless material circumstances indicate otherwise.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires
that when considering whether to grant planning permission for a development which
affects a listed building or its setting, there is a general duty to have special regard to the
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desirability of preserving the building or its setting or any features of special architectural
or historic interest which it possesses.

9.3  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.

9.4  Section 85 of the Countryside and Rights of Way Act (2000) requires Local Planning
Authorities to seek to further the purposes of conserving and enhancing the natural
beauty of National Landscape (formerly known as Areas of Outstanding Natural Beauty)
when making any decision which affects such land.

10. Relevant policies

Development plan

In this case the development plan comprise The Purbeck Local Plan 2024 the Swanage Local
Plan 2017 and the Bournemouth Dorset and Poole Waste Plan 2018

Local Plan Adopted Purbeck Local Plan 2024 (PLP):
The following policies are considered to be relevant to this proposal:
V1: Spatial strategy for sustainable communities
E1: Landscape
E2: Historic environment
E4: Assessing flood risk
E5: Sustainable drainage systems (SuDs)
E6: Coastal change management areas
E10: Biodiversity and geodiversity
E12: Design
EE4: Supporting vibrant and attractive tourism
I2: Improving accessibility and transport
I3: Green infrastructure, trees, and hedgerows
I4: Recreation, sport and open space
Adopted Swanage Local Plan 2017:
The following policies are considered to be relevant to this proposal:
STCD: Swanage townscape character and development
SGI: Swanage green infrastructure
OSR: Open space and recreation
Bournemouth, Dorset & Poole Waste Plan 2019

Policy 22 - Waste from new developments
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Material considerations

Emerging local plans:

Policy DM4: Emerging development plan proposals of the NPPF provides that local planning
authorities may give weight to relevant policies in emerging plans according to:

e 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

The emerging Dorset Local Plan is being prepared in accordance with plan-making processes
set out in the Levelling Up and Regenerating Act 2023 and Local Planning Regulations

(2026). As the plan is still at an early stage of the plan making process, limited weight can be
attached to it when taking decisions on planning applications. Decisions on planning
applications should continue to be assessed against the policies in adopted development plans,
national planning policy and any other relevant material considerations.

Emerging neighbourhood plans
Swanage Neighbourhood Plan

The draft Swanage Neighbourhood Plan is intended to replace the adopted Swanage Local
Plan. Consultation on the pre-submission draft (regulation 14) took place between 26 June and
7 August 2026. The draft plan includes policy SWANS8: The Green Seafront Stabilisation &
Enhancement Scheme, which specifically sets out to support proposals for the stabilisation of
the green seafront and the stopping up and infilling of part of Walrond Road. However as the
consultation on the draft plan has only recently concluded and the plan has not been subject to
examination, only very limited weight may be afforded to it.

Local Nature Recovery Strategy

The Dorset Local Nature Recovery Strategy identifies local priorities for nature recovery and
maps areas where action would be most beneficial. In planning decisions it is a material
consideration, helping to ensure that development supports biodiversity enhancement and
aligns with Dorset’s agreed priorities for nature recovery.

National Planning Policy Framework (17 August 2026)

The National Planning Policy Framework (NPPF), published on 17 August 2026, sets out the
Government's national planning policies for both plan-making and decision-making in England.

When determining development proposals decision-makers are required to take a positive and
proactive approach and to seek to approve sustainable development where possible.

The NPPF introduces a permanent presumption in favour of sustainable development, through
Policies S3 to S5 (which replaces the former "tilted balance" contained in paragraph 11 of the
previous NPPF) and sets out the principles for development within and outside settlements. The
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Framework also confirms that planning applications should be determined in accordance with
the development plan unless material considerations indicate otherwise.

Other relevant NPPF chapters and policies include:

e Chapter 3: Decision making policies. Local planning authorities should approach decision
making positively, proactively and proportionately. They should work with applicants through
pre-application engagement and consultations and aim to resolve concerns through planning
conditions or obligations where possible to avoid delay and to enable an approval rather than
a refusal. Applications that accord with the development plan, the NPPF and other material
considerations should not be refused where they can clearly be approved.

e DM Preparing development proposals

e DM2 Information requirements

e DMS3 Determining development proposals

e DM4 Emerging development plan proposals

e DM®6 Use of planning conditions and obligations
e DM7 Relationship with other regulatory regimes

e Chapter 4: Achieving Sustainable Development. The objective of the policies in this chapter
is to meet development needs through sustainable patterns of development, including by
maximising the potential for growth on suitable land within settlements, enabling development
which will support the rural economy, rural communities and the provision of infrastructure,
and limiting development away from settlements to help safeguard the intrinsic character and
beauty of the countryside.

e S3 Presumption in favour of sustainable development
e 5S4 Principle of development within settlements

e Chapter 5: Meeting the challenges of climate change. Planning decisions should support
climate change mitigation and adaptation, including reducing greenhouse gas emissions,
increasing resilience to climate impacts and directing development away from areas at
unacceptable risk from flooding.

e CC2 Mitigation of climate change
e (CC3 Adaptation to climate change

e Chapter 12: Making effective use of land. Planning decisions should give substantial weight
to proposals that make more effective use of land and buildings, while maintaining good
design, living conditions and local character. This includes redevelopment of previously
developed, vacant, underused, contaminated or derelict sites, reuse of existing buildings,
creation of additional homes through sensitive infill, upward extensions and development
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within existing plots. Higher-density development is also promoted within settlements in well-
connected locations near public transport. Development that fails to make efficient use of
land in accordance with the policy should be refused.

e L2 Making effective use of land

e Chapter 14: Achieving well-designed places. Development should be high quality, respect
and enhance local character, deliver sustainable and attractive places, and accord with
relevant design policies. Proposals that demonstrate good design and place-making should
be supported, while those that fail to meet established design standards should be refused
unless clearly justified.

e DP3 Key principles for well-designed places
e DP4 The design process

e Chapter 15: Promoting sustainable transport. The objective of the policies in this chapter is to
ensure that transport considerations are taken fully into account in the preparation of
development plans and the evolution and assessment of development proposals; using a
vision-led approach to embed the role that transport infrastructure and choices can play in
creating well-designed, sustainable, inclusive and popular places.

e TR4 Street design, access and parking
e TR6 Assessing transport impacts
e TR8 Public rights of way

e Chapter 16: Promoting healthy communities. The objective of the policies in this chapter is to
promote the creation of healthy and inclusive places and support the provision of appropriate
public services, by enabling development which can support this aim and seeking to retain,
improve and deliver new facilities which are important for community wellbeing and
minimising inequalities.

e HCY7 Development affecting existing recreational land and facilities
e HCB8 Development affecting Local Green Space

e Chapter 17: Pollution, public protection and security. The objective of the policies in this
chapter is to ensure that new development is appropriate for its location, taking into account
risks posed by pollution and other hazards; that any impacts which development might have
are taken into account; and that sufficient provision is made for development required for
public safety and security.

e P2 Ground conditions

e P3 Living conditions and pollution
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e P4 Impact of development on existing activities
e P5 Maintaining public safety and security

e Chapter 18: Managing flood risk and coastal change. Development proposals should
minimise risks to development arising from all sources of flooding and coastal change, taking
into account the impacts of climate change, by steering development away from areas of risk,
ensuring that development will be safe for its lifetime without increasing flood risk elsewhere,
and incorporating sustainable drainage systems where appropriate.

e F4 Assessing flood risk for decision-making

e F6 Development in areas at risk of flooding from rivers or the sea
e F7 Ensuring development is safe from flooding

e F8 Sustainable drainage systems and watercourses

e F9 Development in Coastal Change Management Areas

e Chapter 19: Conserving and enhancing the natural environment: Development should
conserve and enhance the natural environment by protecting important landscapes, habitats,
biodiversity and trees, while maximising opportunities for nature recovery, green
infrastructure and biodiversity net gain. Proposals should avoid significant environmental
harm, prioritise land of lower environmental value where possible, and be sensitively
designed in protected landscapes and coastal areas. Development causing unacceptable
impacts on designated sites, irreplaceable habitats or biodiversity that cannot be adequately
avoided, mitigated or compensated for should be refused.

- In National Landscapes substantial weight should be placed on the importance of
conserving and enhancing their natural beauty.

- Decisions in Heritage Coast areas should be consistent with the special character of the
area and the importance of its conservation

- Improving the natural environment biodiversity is to be protected and encourage net gains
for biodiversity.

e N2 Improving the natural environment

e N3 Trees in new development

e N4 Protected Landscapes

¢ N5 Maintaining the character of the coast

e Chapter 20: Conserving and enhancing the historic environment — Great weight should be
given to the conservation of heritage assets. Development that preserves or enhances
designated or non-designated heritage assets should be approved. while any harm must be
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clearly justified and weighed against the public benefits of the proposal. Proposals causing
substantial harm to, or loss of, heritage assets should only be permitted in exceptional
circumstances where overriding public benefits outweigh the harm.

e HE4 Securing the conservation of heritage assets

HES Assessing effects on heritage assets

e HEG Proposals affecting designated heritage assets
e HE7 Decisions on non-designated heritage assets
e HE9 Conservation areas

e HE10 Loss or removal of heritage assets

Other material considerations

National Planning Practice Guidance

All of Dorset:

Dorset AONB Landscape Character Assessment

The Dorset National Landscape Management Plan 2026-31
Supplementary Planning Documents/Guidance for Purbeck area:

Swanage Green Infrastructure Strategy 2018

District Design Guide SPD (adopted 2014)

Managing and using traditional building details in Purbeck
Poole Harbour Recreation 2019-2024 SPD

Swanage Conservation Area Appraisal

Shoreline Management Plan 15 — Hurst Spit to Durlston Head

The site sits within the ‘Promenade’ (N.1) area of the Handfast Point to Durlston Head subsection.
Within this area the management approach is one of ‘Hold the Line’ for the time horizon of the
Shoreline Management Plan (SMP), to 2105. The intention of the SMP is therefore to retain
defences to their current alignment, with maintenance and replacement of defences taking place
as necessary.

11. Human rights

e Article 6 - right to a fair trial.
e Article 8 - right to respect for private and family life and home.
e The first protocol of Article 1 protection of property.

11.1 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. Public Sector Equalities Duty
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12.1

12.2

12.3

12.4

13.

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

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

e 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.

An Equalities Impact Assessment (EqlA) of the project undertaken by Dorset Council on
behalf of Swanage Town Council in April 2026 when considering applications for funding
of the scheme concluded that the project would have a positive impact in respect of the
protected socio-economic deprivation as the proposal would allow for the continuation of
free to attend events on the Green Seafront which would not be possible if ground
stability issues were allowed to worsen.

The EqlA did not identify negative impacts for any protected group, with the impacts for
all other groups being considered to be neutral.

Public Benefits

The proposals would provide a number of benefits, including public benefits. These are
summarised in the table below:

What Amount / value

Material considerations

Stabilisation of ground to ensure
public safety and contribution to the
aims of the shoreline management
plan to ‘hold the line’

Substantial public benefit

Provision of additional beach hut
facilities and the consequential
contribution to the tourist economy of
Swanage

Moderate benefit

Net gain in biodiversity Moderate benefit

14.

Planning Assessment
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14.2

14.3

14.4

14.5

14.6

Principle of development

The proposed development is to provide ground stabilisation of the land which makes up
the ‘green seafront’ within Swanage, with re-landscaping of the site following the
completion of the work. There is extensive evidence of ground instability across the site,
with cracks evident in retaining walls at various locations, cracks in the ground and
uneven ground throughout both Sandpit Field and Weather Station Field. In addition to
the engineering works to stabilise the field and landscaping to reinstate it to its current
purpose, the stabilisation works will also allow for beach huts to be returned to the whole
area of the ‘Spa Retreat’ at the northern part of the site. At present, beach huts have
been removed and access restricted to the lower tiers of the area due to the ground
stability issues.

The eastern part of the site is within a Coastal Change Management Area, as defined
through the Purbeck Local Plan. Within these areas, Policy E6 states that essential
infrastructure may be permitted, provided there are clear plans to manage any impacts
arising from the development on coastal change; and the proposed infrastructure will not
have an adverse impact on rates of coastal change elsewhere, or any adverse impacts
on rates of coastal change are minimised.

Policy F9 of the National Planning Policy Framework states that development should not
be permitted in Coastal Change Management Areas unless it can be demonstrated that
the development would be safe over its planned lifetime; would reflect the provisions of the
relevant Shoreline Management Plan (SMP) and not have an unacceptable effect on
coastal change processes and provide wider sustainability benefits.

The site is within the area covered by Shoreline Management Plan 15, Hurst Spit to
Durlston Head. The site sits within the ‘Promenade’ (N.1) area of the Handfast Point to
Durlston Head subsection, where the management approach is one of ‘Hold the Line’ for
the time horizon of the plan, to 2105. The intention of the SMP is therefore to retain
defences to their current alignment, with maintenance and replacement of defences taking
place as necessary. As such the proposal to stabilise the ground is aligned with the
objectives of the SMP as it would contribute to securing the current alignment of the
coastline and preventing collapse of the eastern slopes which would contribute to coastal
erosion.

Conservation

The application site is not located within a conservation area and there are no listed
buildings on the site. Nonetheless, the site adjoins the Swanage Conservation Area, to
the south. The site also includes a World War 2 gun emplacement which would be
demolished in order to facilitate the ground stabilisation works proposed. The demolition
of the gun emplacement has been the subject of a significant number of objections to the
application, raising concerns about the loss of a structure of heritage value and historic
interest.

The gun emplacement is not listed. An application for the structure to be listed was made
by a member of the public earlier this year. This was considered by Historic England with
the decision being made in August 2026 that it does not merit listing as it lacks
architectural interest and its historic interest has been compromised through works and
deterioration which have affected the interest of remaining coastal defences within
Swanage. Overall it was concluded that while the structure is of some local interest, it
lacks the level of architectural and historic interest in a national context to warrant listing.
It has been confirmed by the Department for Culture, Media and Sport, that an appeal
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against that decision was lodged, and the decision was upheld. The gun emplacement
therefore constitutes a non-designated heritage asset.

A heritage statement prepared by the applicant has considered the impact on this and
other heritage assets within the area. The designated and non-designated heritage
assets which were considered and the conclusions in respect of them is set out in the
table below. The council’s senior conservation officer has confirmed that they agree with
the conclusions with regard to the impacts on each asset.

Asset Status of asset Conclusion
Gun Emplacement, Sandpit | Non-designated heritage Total loss of significance
Field asset
Sand pit Non-designated heritage Harm
asset
Swanage conservation Conservation area — Harm
area designated heritage asset
Church of the Holy Spirit Grade Il listed building No effect
and St Edwards
Swanage War Memorial Grade |l listed building No effect
De-Moulham Villas Locally Listed Building No effect
(Non-designated heritage
asset)

In considering the impact of development on the historic environment, policy E2 of the
PLP states that great weight will be given to the protection of designated heritage assets,
with consideration to be given to the significance of the asset, with the expectation where
the development would lead to the partial are total loss of a heritage asset, the applicant
will be required to secure a programme of recording and analysis of that asset.

Section 20 of the NPPF is concerned with conserving and enhancing the historic
environment, and has introduced some changes in approach compared to previous
versions, which were in place at the time that the PLP was adopted. Policy HE6 of the
NPPF now requires substantial weight to be given to the conservation of heritage assets,
compared to great weight in previous versions. The NPPF also introduces a new
framework for the assessment and categorisation of impacts on heritage assets.
Although the policies within the NPPF are non-statutory, they are a material
consideration for the determination of applications. In view of this, the approach to
assessment as set out in the NPPF is adopted, in particular, affording substantial weight
to the conservation of assets.

The assessment set out in the heritage statement is consistent with the current NPPF
and adopts the categories of impact that are set out within it.

Impact on designated heritage assets

With regard to designated heritage assets, Policy HE6 (3) of the NPPF states that any
harm will be a matter of considerable importance and weight. Policy HE6(4) goes on to
state that where a proposal would harm the significance of such an asset, the effect on
the asset and its significance should be weighed against any public benefits.

In this instance, the impact of the proposals on three designated heritage assets has
been assessed, as set out in the table above. In respect of the Church of the Holy Spirit
and St Edwards (Grade Il listed), and the Swanage War Memorial (Grade |l Listed), the
assessment finds no effect. In respect of Swanage Conservation Area the assessment
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finds that there would be harm. In accordance with NPPF Policy HE6(3), this is afforded
Significant weight.

Where harm is identified, policy HE6(4) requires that the effect on the asset and its
significance is weighed against any public benefits arising from the proposal.

The public benefits of the scheme comprise the stabilisation of the ground to ensure
public safety and the contribution to the aims of the shoreline management plan to ‘hold
the line’. As set out in section 13 of this report, this is considered to represent a
substantial public benefit of the scheme. As this public benefit would be substantial it is
considered to be sufficient to outweigh the harm that would be caused to the Swanage
Conservation area, which is afforded significant weight.

Impact on non-designated heritage assets

Policy HE7(2) of the NPPF states that where a development proposal would harm the
significance of a non-designated heritage asset, this should be weighed against the
benefits of the proposal, and balanced judgment made, having regard to the scale of any
harm or loss and the significance of the asset. HE7(3) goes on to state that where the
harm would be substantial or result in the total loss of significance of a non-designated
heritage asset, this should on only be supported where the harm or loss is outweighed by
the benefits of the proposal.

As set out in the table above, the assessment has considered the impacts on three non-
designated heritage assets. De-Moulham Villas, a locally listed building would not be
affected by the proposals. Sand Pit would suffer harm and the Gun Emplacement would
suffer a total loss of significance, given its proposed demolition. While the level of harm to
the Gun Emplacement would be high, amounting to total loss, the significance of the
assets must also be considered.

Sand Pit is identified as being of low significance, which has been agreed by the
conservation officer. The former quarry has been infilled and landscaped so does not
immediately appear as a quarry but the activity has influenced topography of the site,
allowing the historic function to be understood. The proposed works would result in
alterations to sections of the surviving landform which contribute to its understanding.
However the wider context would remain legible, leading to the conclusion that the
effects would amount to harm.

The WWII Gun Emplacement within Sandpit Field is identified as being of low
significance, which has been agreed by the conservation officer. It is acknowledged that
the structure has some interest from the survival of the gun position and underground
chambers, which provide evidence of the WW2 coastal defences within Swanage, which
is enhanced by the relationship to other infrastructure in the locality. However, in
considering a recent application for the structure to be listed, Historic England have noted
that the structure has been modified to become a seaside shelter with the entrance to the
associated store being blocked and the front opening partially infilled and a low wall
constructed, with no evidence remaining of a gun holdfast or bolt ring, and that steps
have been added to create a viewing platform with the addition of modern metal railings.
In view of the nature of the structure, the modifications made to it and the loss of the
neighbouring light anti-aircraft battery, the structure has limited historic interest in the
national context and did not therefore merit listing.

The alterations to the gun emplacement have therefore resulted in an erosion of the
structure’s historic significance. Although the structure is near to the town’s war
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memorial, it does not sit within a strong context of other contemporary features. The
structure was not identified as being of particular importance or interest when the
Purbeck Society conducted its local survey of non-designated heritage assets between
2017 and 2021, which has fed into the local list. Although that does not prevent the
structure from being considered as a non-designated heritage asset, it does indicate that
it was not previously viewed as a structure of particular interest. In view of the available
evidence and assessment it is considered that the conclusion that the structure is of low
significance is appropriate.

In addition to the heritage assessment findings that confirm that the proposals would
involve the total loss of a non-designated heritage asset of low significance, the applicant
has provided further supporting information to justify the design decision to remove the
structure. The supplementary planning statement notes that monitoring of ground
movement on Sandpit Field has been ongoing since late 2020 with routine site
monitoring and risk assessment being carried out since 2023. The ongoing assessments
have identified that the continuing ground movement has contributed to structural defects
in the gun emplacement, with the recommendation in the most recent report of August
2026 that it be fenced off due to the risk of collapse.

Although a detailed assessment of potential options to restore the structure has not been
provided it is understood that, due to the extent of the structural faults, any such
intervention would be significant and of a nature which would not be compatible with the
objective of conserving and enhancing the historic environment. In the vicinity of the
structure, the stabilisation would be achieved by regrading the existing slopes, meaning
the retention of the structure would prevent the intervention to stabilise the slope in that
area, or would require an alternative approach which may itself result in harm to the
structure in other ways.

While the gun emplacement is considered to be of low significance the proposals will
result in the total loss of it and therefore irreversible harm to a feature which retains some
evidential and communal value. That value has however been limited because of the
alterations that have been made to the structure. The stabilisation works are necessary
for public safety reasons, and have contributed to the structural failings. Given the
substantial public benefits of the ground stabilisation it is considered that in these
circumstances the loss is justified.

Where development proposals result in the loss of the whole or part of a heritage asset
(whether designated or not) NPPF policy HE10 states that the development should not
be approved without all reasonable steps being taken to ensure that the new
development will proceed after the loss has occurred, and that the applicant should
record and advance understanding of the significance of the asset to be lost, in a manner
proportionate to its significance, making any evidence publicly accessible by depositing it
in the relevant historic environment record. This will include interpretation boards to be
erected on the site, where gun emplacement currently stands.

In this instance it has been recommended that the gun emplacement be subject to a level
lll recording which will be secured by condition. In respect of the steps to be taken to
ensure the development will proceed under HE10(1)(a), it is considered appropriate to
secure this through an appropriately worded condition preventing any works of demolition
of the gun emplacement until such time as the Council is provided with evidence of a
programme for the implementation of the development, and that a contractor has been
appointed for its delivery.
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Landscape

Although the site is located centrally within the town of Swanage it is within the Dorset
National Landscape, which washes over the town. Policy N4(1) requires that substantial
weight should be placed on the importance of conserving and enhancing the natural
beauty of these areas.

Policy N4(2) of the NPPF states that proposals for major development within protected
landscapes should be refused other than in exceptional circumstances. As set out in
footnote 59 of the framework, for the purposes of this policy, the question of whether a
proposal is ‘major development’ is a matter for the decision make, taking into account its
nature, scale and setting, and whether it could have a significant adverse impact on the
statutory purposes for which the area has been designated.

The proposals meet the definition of ‘major development’ as set out in section 2 of the
Town and Country Planning (Development Management Procedure) (England) Order
2015 as the overall site area is in excess of 1 hectare. However, the nature of the
development, being principally ground stabilisation and re-landscaping of an existing
area of open space, the relatively limited and contained scale of the development and the
setting, within the established urban area of Swanage is such that the proposals are not
considered to constitute major development for the purposes of policies N4 and N5 of the
NPPF.

Due to the nature of the proposals - to carry out ground stabilisation works followed by
the re-landscaping works after the ground has been made stable, the overall degree of
change to the site once construction is complete would be small. While there would be
some adverse impacts during the construction period, due to the presence of plant and
machinery and the construction activities, these would be temporary and reversible in
nature. The Council’s Senior Landscape Architect has provided comments and has not
raised any objection subject to appropriate conditions to secure the full details and
implementation and maintenance of the hard and soft landscaping.

It is therefore concluded that the proposal would conserve the natural beauty of the
Dorset National Landscape and would therefore comply with policy E1 of the PLP, which
is broadly consistent with relevant policies in the National Planning Policy Framework.

Highways

The proposals would not result in any alterations to the existing highways or access
arrangements for the site. The proposals have been reviewed by the Local Highway
Authority who note that while the number of beach huts would increase, the visitor activity
is expected to be modest, seasonal and dispersed through the day, meaning that the
resulting impacts are not considered likely to be significant. It should be noted that the
increase in the number of beach huts would simply be returning to the historic usage of
that part of the site, prior to the land stability issues requiring access to part of the beach
hut area being restricted.

Implementation of the ground stabilisation will require working from the highway and it is
expected that temporary road closures and traffic management measures would be
required while the work is ongoing. The highway authority advises that any management
should be designed and implemented with regard to the objectives of the NPPF including
maintaining safe and suitable access and minimising disruption.

The highways authority has no objection to the scheme, subject to the submission and
approval of a construction traffic management plan, prior to the commencement of the
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development. Subject to the imposition of such a condition it is considered that the
proposals would comply with policy 12 of the PLP.

Flood Risk and Drainage

The majority of the site, which comprises the higher ground at the western side of the site
is within flood zone 1 and is not therefore considered to be as risk of flooding. However,
the eastern edge of the site falls within flood zones 2 and 3, associated with tidal
flooding. Flood zone 3 equates to an annual probability of flooding of greater than 0.5%.
The eastern edge of the site being affected by tidal flood risk is reflective of its proximity
to the sea and the ground levels which slope down to the road at the eastern end of the
site. As the use of the land is and will remain for amenity open space, it is a water
compatible use as defined in Annex F of the NPPF.

The flood risk assessment accompanying the application confirms that the modelled tidal
flood event would affect only the very easternmost edge of the site where it meets shore
road. While there is risk of flooding to Shore Road, that is not affected by the proposed
development and as noted in the flood risk assessment, in the event of a flood, safe
access and egress would remain available from De Moulham Road.

The sequential test requires that development is directed towards areas at least risk of
flooding. However, the nature of the proposals is for stabilisation of the existing site, for
which the sequential test is not relevant. As the existing use of the site is as open space
and it will remain as such, it is a water compatible use meaning that it is not necessary to
consider the exceptions test.

The application is also accompanied by a drainage strategy which confirms that there are
no changes to the existing drainage of the site. On this basis the Lead Local Flood
Authority has confirmed that it has no objection to the proposals.

The proposal is therefore considered to comply with policies E4 and E5 of the Purbeck
Local Plan and policies F4 to F7 of the National Planning Policy Framework.

Trees

The Council's Tree Officer has reviewed the revised arboricultural information submitted
in support of the proposal, including the Arboricultural Impact Assessment, Arboricultural
Method Statement Heads of Terms and Tree Protection Plan. Particular attention has
been given to the potential impact of the proposed regrading works on the two prominent
Category B Holm Oaks (T18 and T19), which make a significant contribution to the
character of the area. The Tree Officer advises that all construction and grading activities
must be kept entirely outside the Root Protection Areas of these trees in order to avoid
harm to their long-term health and stability. It is also noted that proposed replacement
planting currently shown within the Root Protection Area of T18 would need to be
relocated and reflected within an updated Tree Protection Plan.

The proposal would require the removal of a number of Category C and U trees and
large shrubs, including several Cabbage Palms, together with two poor-quality Sycamore
trees (T1 and T2). The Tree Officer raises no objection to the removal of these trees
where necessary to facilitate the development, having regard to their limited arboricultural
value. The Tree Officer also notes that some sympathetic crown lifting of the prominent
Sycamore (T30) may be required to accommodate the proposed beach huts, although
detailed specifications for any such works would need to be agreed through a
subsequent Arboricultural Method Statement.
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Subject to the submission and approval of a detailed Arboricultural Method Statement, an
updated Tree Protection Plan and a comprehensive soft landscaping scheme
incorporating replacement tree planting, the Tree Officer raises no objection to the
development. It is considered that these matters can be satisfactorily addressed through
appropriately worded planning conditions to ensure the protection of retained trees and
the delivery of replacement planting across the site.

Biodiversity

The application is accompanied by an Ecological Impact Assessment (EclA), considering
the impacts of the scheme on biodiversity. The EclA has been informed by desk studies,
a habitat survey and habitat suitability assessment for protected species including
badger, bats, dormouse, great crested newt, nesting birds and reptiles. This has been
supplemented by a ground level tree assessment for roosting bats and a bat activity and
foraging habitat suitability assessment.

The EclA notes that the majority of the site comprises modified grassland with pockets of
neutral grassland and scattered trees throughout as well as areas of developed land and
sealed surface. The site is also noted to be bordered by non-native ornamental and
native hedgerows. The modified grassland comprises the areas used for amenity
purposes and was noted to be in poor condition and subject to a regular mowing regime.
The neutral grassland is present in the eastern and central parts of the site and is in poor
condition, with limited maintenance. The trees are in a variety of conditions and include
native species, and the hedgerows are also noted as being in poor condition, subject to
regular trimming. The habitats on the site have been assessed as having only local
value.

No evidence of the use of the site by badger has been identified and based on the
assessment that the site would offer limited potential habitat for great crested newt,
dormouse and reptiles it was possible to exclude those from further assessment. The
EclA notes there is potential for the hedgerows and scattered trees to support nesting
birds. With regard to bats, a more detailed assessment has been carried out and has
identified that there is negligible potential for the trees and beach huts on the site to
support roosting bats. The habitats on the site are acknowledged to have potential for bat
foraging, but activity surveys have recorded low levels of activity.

Impacts from the development during the construction phase on nearby designated sites
from dust and runoff has been considered with the impacts being either negligible or low
for all sites. No significant effects have been identified for any on site habitats or
protected and notable species. During the operational phase the impacts are further
reduced, representing either a low or negligible impact, and therefore not resulting in any
significant effects.

Notwithstanding the low level of impact, mitigation has been proposed which would
reduce all impacts in both the construction and operational phases to be negligible. The
mitigation includes protective fencing for retained trees and hedgerows, a Construction
Environmental Management Plan (CEMP) to cover working practices and ensure that
they are compatible with the protection of retained and nearby important habitats, and
that they provide appropriate measures to avoid impacts on protected species. During
the operational phase, the EclA includes recommendations for any new lighting to be
installed, to ensure it remains low-level and minimises upward spill to minimise impacts
upon foraging bats. The EclA also identifies enhancements in the form of at least two
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tree-mounted bat boxes and the use of native wildflower seeding on areas of modified
grassland.

The EclA has been approved by the Council’s Natural Environment Team through the
Dorset Biodiversity Appraisal Protocol. Therefore, subject to appropriate conditions to
secure the mitigation and enhancement measures set out in the EclA, the impacts on
biodiversity are considered to be acceptable and the scheme therefore complies with
policy E10 of the PLP which is broadly consistent with relevant policies in the NPPF.

Biodiversity net gain

In addition to the impacts of the scheme on biodiversity there is a statutory requirement
for all development proposals to demonstrate a net gain in biodiversity of at least 10%.
The application is accompanied by a statutory biodiversity metric and biodiversity net
gain statement which has quantified the baseline habitats, and which confirms that there
are no habitats of very high distinctiveness affected.

In applying the biodiversity gain hierarchy, it is noted that habitats of value, the existing
trees, are to be retained wherever possible. The remainder of the scheme achieves a
10% increase in biodiversity through habitat creation, comprising 25m of new native
hedgerow, creating 0.02 hedgerow units (10.31% increase over baseline) and the
enhancement of 0.52 hectares of poor condition modified grassland to a moderate
condition, providing 1.77 habitat units (10.62% increase over baseline).

As the biodiversity improvements would be achieved on-site and are achieved by
enhancing the condition of existing habitats they are considered to be ‘significant’
meaning that a Habitat Management and Monitoring Plan (HMMP) would be required
when approving the biodiversity gain plan. The HMMP would include provisions for
maintaining and monitoring the enhancements for a period of 30 years and would need to
be secured by a legal agreement at the time the Biodiversity Gain Plan is submitted for
approval. The net gain in biodiversity is a benefit of the scheme to which moderate
weight may be afforded.

Impacts on amenity

Once the works are complete, the impacts associated with the scheme would be broadly
equivalent to the existing usage of the site which already includes public events and
beach huts. While the number of beach huts would increase their use is considered to be
relatively quiet and would be in the context of the beach itself. There is potential for
impacts during the construction period including noise from plant and equipment,
although these would be restricted to working hours, and would be on the seaward side
of the site which is furthest from the nearest receptors. While there would be potential for
dust the CEMP would include measures for managing dust. It is not therefore considered
that the potential impacts would be appropriately managed.

Concerns have been raised in respect of the impact of the beach huts on views from De
Moulham road. There is no inherent right to a view and therefore any impact on views
would not be a material planning consideration. Notwithstanding this it is noted that there
would be no change in the level of the ground on which the beach huts would sit. The
current beach huts sit below the level of the road so that only the roof and upper parts of
the huts on the uppermost tier are visible from De Moulham Road. The additional beach
huts on the lower levels would not be readily visible.

Character and appearance
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On the whole the character and appearance of the scheme would remain unchanged
from the existing situation on site. The new and replacement beach huts would have a
traditional and simple form which is typical of the seaside location, comparable to the
existing beach huts on the site and to other beach huts within the town. Concern has
been raised over the materials specified which include composite cladding, and UPVC
doors on the ‘chalet’ huts. It has also been suggested in third party comments that a grey
colour palette would be inappropriate.

The materials used in the construction, while not traditional timber construction would
have a similar appearance and provide benefits in terms of the overall longevity of the
huts and their resistance to the maritime environment. With regard to the colour palette,
the submitted drawings indicate that the huts are to be a combination of red, yellow, blue
and green. This colour palette is considered to be appropriate for beach huts in a seaside
tourist location. Therefore, subject to an appropriate condition to confirm precise details
of the colours and finish of the beach huts it is considered that their impact upon the
character of the area would be appropriate as it would create a visually attractive and
characterful beachfront area, which reflects the established character.

The proposals are therefore considered to comply with policy E12 of the PLP, Policy DP3
of the NPPF.

Ground contamination

Sandpit Field is identified as having the potential for ground contamination, in light of
previous uses. The application has been accompanied by a geoenvironmental
assessment which identifies made ground and the presence of a substation as other
potential sources of contamination and recommends further assessment is carried out.
This has been reviewed by the council’s specialist consultant and the Environment
Agency who recommend the imposition of a condition to secure the investigation and
remediation of any ground contamination. Subject to the imposition of this condition it is
considered that the proposal will avoid unacceptable impacts or risks and comply with
policy P2 of the NPPF.

Environmental implications

The development would give rise to additional CO2 emissions through the construction
period, from plant and machinery and through the materials used in the ground
stabilisation works which would include concrete as well as the embodied energy within
the construction of the beach huts. Once operational the emissions associated with the
site would be minimal as the site would remain as public open space without any
heating/cooling requirements or day to day power needs outside of events which already
take place.

Summary of issues and the planning balance

The proposal comprises essential ground stabilisation works which would contribute to
public safety of users of the existing open space and surrounding highways. The works
would contribute to the aims of the adopted shoreline management plan which is to hold
the line.

The proposals would result to harm to designated and non-designated heritage assets.
This would include harm to the Swanage Conservation Area and the Sand Pit non-
designated heritage asset. The World War Il gun emplacement (non-designated heritage
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asset) would be lost in its entirety. In accordance with Policy HE6 of the NPPF,
substantial weight is afforded to the conservation of assets. However, the harm that has
been identified is considered to be outweighed by the aggregate benefits of the scheme
which include the substantial public benefits of the ground stabilisation works and the
moderate benefits to the tourist economy of reinstating beach huts on the site.

16.3 The proposal has been considered against relevant policies in respect of Landscape,
Highways, Flood Risk and Drainage, Trees, Biodiversity, Amenity, Character and
appearance and ground conditions and has been found to be acceptable in each case.
These matters weigh neutrally in the planning balance.

16.4 Overall, the planning balance is therefore considered to weigh in favour of the proposals
which are considered to comply with the development plan as a whole.

17. Recommendation

Grant planning permission subject to the following conditions and Informatives.

The applicant’s agreement to the pre-commencement conditions was received on 9 October
2026.

Recommendation: Approve subject to the following conditions:
1. The development to which this 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).

2. The development hereby permitted shall be carried out in accordance with the following
approved plans:
SG-01 The location plan
UK0039558.6605-WSP-XX-XX-DR-LA-001 P02 Block plan of the site
UK0039558.6605-WSP-XX-XX-DR-GEO-001 Engineering Interventions
UK0039558.6605-WSP-XX-XX-DR-LA-021 P03 Beach Hut Specifications
UK0039558.6605-WSP-XX-XX-DR-LA-023 P02 Beach Hut Specifications
UK0039558.6605-WSP-XX-XX-DR-CD- P03 Drainage Plan
UK0039558.6605-WSP-XX-XXDR-LA-002 Hard Landscape and Furniture Plan

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

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

a) Risk assessment of potentially damaging construction activities.

b) Identification of "biodiversity protection zones".

c) 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).

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

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

f) Responsible persons and lines of communication.
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g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person.

h) Use of protective fences, exclusion barriers and warning signs

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

Reason: To protect biodiversity during the construction phase.

Before the development hereby approved commences a Construction Traffic Management
Plan (CTMP) must be submitted to and approved in writing by the Planning Authority. The
CTMP must include:

construction vehicle details (number, size, type and frequency of movement)

a programme of construction works and anticipated deliveries

timings of deliveries so as to avoid, where possible, peak traffic periods of the network

a framework for managing abnormal loads

location of construction site access

contractors’ arrangements (compound, storage, parking, turning, surfacing and

drainage)

wheel cleaning facilities

vehicle cleaning facilities

inspection of the highways serving the site (by the developer (or his contractor) and

DorsetHighways) prior to work commencing and at regular, agreed intervals during the

construction phase

a scheme of appropriate signing of vehicle route to the site

a route plan for all contractors and suppliers to be advised on

temporary traffic management measures where necessary

The development must be carried out strictly in accordance with the approved
Construction Traffic Management Plan.

Reason: To minimise the likely impact of construction traffic on the surrounding highway
network and prevent the possible deposit of loose material on the adjoining highway.

Reason: In the interests of road safety.

. No development approved by this planning permission shall commence until a remediation

strategy to deal with the risks associated with contamination of the site in respect of the
development hereby permitted, has been submitted to, and approved in writing by, the
LPA. This strategy will include the following components:

1. A detailed site investigation scheme, based on the results from the WSP Ltd Ground
Investigation Report dated 26/6/2026 to provide information for a detailed risk assessment
to all receptors that may be affected, including those off-site.

2. A tiered risk assessment using the results of the site investigation referred to in (1).

3. An options appraisal including sustainability and treatability studies of the remediation
measures required and how they are to be undertaken.
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4. A remediation strategy and verification plan providing details of the data that will be
collected in order to demonstrate that the works set out in the remediation strategy are
complete and identifying any requirements for longer term monitoring of pollutant linkages,
mitigation, maintenance and arrangements for contingency action.

Any changes to these components require the written consent of the LPA. The scheme
shall be implemented as approved.

Reasons

1. To ensure that the development does not contribute to and is not put at unacceptable
risk from or adversely affected by unacceptable levels of water pollution in line with
paragraph P2(1-2) of the NPPF.

2. To ensure the development will contribute to and enhance the natural and local
environment by remediating and mitigating despoiled, degraded, derelict, contaminated
and unstable land, where appropriate in line with paragraph P2(1-2) of the NPPF.

3. To prevent deterioration of groundwater quality within the Wealden Group Secondary A
Aquifer, and to protect connected controlled waters including Swanage Bay, Ulwell Stream
and the Swan Brook catchment from contamination arising through the disturbance of
Made Ground and historical infill deposits.

6. No demoilition, works or development shall take place until a written scheme of historic
building recording, post recording analysis & publication in respect of the WWII Gun
Emplacement has been submitted to and approved in writing by the Local Planning
Authority. The development hereby approved shall only be implemented in full accordance
with the approved historic building recording scheme.

Reason: To ensure provision is made for the recording of the historic fabric

7. Prior to the commencement of the development hereby approved (including demolition,
material storage and all preparatory work), a scheme for the protection of the retained
trees, in accordance with BS 5837:2012 (as amended), including a scaled tree protection
plan (TPP) and an arboricultural method statement (AMS) shall be submitted to and
approved in writing by the Local Planning Authority (LPA). The TPP and AMS shall
include:

a) Details of preparatory tree work in accordance with BS 3998:2010 and good
arboricultural practice.

b) Methods of demolition within the root protection area (RPA) of retained trees (as defined
in BS 5837: 2012).

c) Details of construction within or impacting the RPA of retained trees.

d) A full specification for the construction of any roads, parking areas and driveways
affecting trees RPA. This shall include details of a no-dig construction method, the extent
of areas to be constructed using this specification, and relevant cross-sections through
these areas.

f) A specification for protective fencing during demolition and construction phases and a
scaled plan showing its alignment.
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h) A Scaled Tree Protection Plan (TPP) showing protection measures and identifying
prohibited construction activities within RPAs.

j) Details of site access, temporary parking, welfare facilities, loading/unloading and
storage of equipment, materials, fuels and waste as well concrete mixing and prohibition of
fires

k) Methodology and detailed assessment of root pruning

m) Arboricultural supervision and inspection by a suitably qualified arboriculturist

n) Reporting procedure for inspection and supervision

0) Methods to improve rooting environments for retained and proposed trees and
landscaping

p) Veteran and ancient tree/woodland protection and management

The development thereafter shall be implemented in strict accordance with the approved
details.

Reason: Required prior to commencement of development to satisfy the Local Planning
Authority that the trees to be retained will not be damaged during demolition or
construction and to protect and enhance the appearance and character of the site and
locality.

8. No demoilition (or alteration by way of partial demolition) of the WWII Gun Emplacement on
Sandpit Field shall commence until arrangements have been put in place to secure the
implementation of the development permitted under this permission, and these
arrangements have been agreed in writing by the Local Planning Authority. The
arrangements shall include details of the time scale and timetable for carrying out the
development hereby approved. Thereafter, the development shall be carried out in
accordance with the agreed details.

Reason: To ensure that the benefits justifying the loss of the non-designated heritage
asset are secured.

9. Prior to the commencement of any development hereby approved, above damp course
level, full details of hard landscape proposals shall be submitted to and approved in writing
by the Local Planning Authority. These details shall include where appropriate : proposed
finished levels or contours, means of enclosure, vehicular and pedestrian access and
circulation areas, hard surfacing materials, minor artefacts and structures (eg; furniture,
play equipment, signs, lighting, refuse or other storage units, proposed and existing
functional services above and below ground (eg; drainage, power, communication cables,
pipelines, etc, indicating lines, manholes, supports etc), retained historic landscape
features and proposals for their restoration where relevant. The development shall be
carried out in accordance with the approved details.

Reason: To ensure the provision of amenity afforded by appropriate landscape design and
maintenance of existing and/or new landscape features.

10. Prior to the commencement of any development hereby approved, above
damp course level, a soft landscaping and planting scheme shall be submitted to, and
approved in writing, by the Local Planning Authority. The approved scheme shall be
implemented in full during the planting season November - March following
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commencement of the development or within a timescale to be agreed in writing with the
Local Planning Authority. The scheme shall include provision for the maintenance and
replacement as necessary of the trees and shrubs for a period of not less than 5 years.

Reason: In the interest of visual amenity.

11. Prior to development of the beach huts above damp proof course level,
details (including colour photographs) of all external facing materials for the wall(s) and
roof(s) shall have been submitted to, and approved in writing by the Local Planning
Authority. Thereafter, the development shall proceed in accordance with such materials as
have been agreed.

Reason: To ensure a satisfactory visual appearance of the development.

12. The site shall not be utilised for any organised public event unless and until
interpretation boards in respect of the WWII gun emplacement to be demolished have
been installed. The board(s) installed shall be in accordance with details which shall have
first been submitted to and approved in writing by the Local Planning Authority.

Reason: to advance public knowledge and interpretation of the non-designated heritage
asset

13. The beach huts hereby approved shall not be used other than for daytime
recreational purposes only, and in particular shall not be used as overnight holiday or
permanent residential accommodation.

Reason: The hut is suitable for daytime recreational use only.

14. The detailed biodiversity mitigation, compensation and enhancement
strategy set out within the approved Biodiversity Plan, certified by the Dorset Council
Natural Environment Team on 27/08/2026, must be strictly adhered to during the carrying
out of the development. The development hereby approved must not be first brought into
use unless and until:

i) the mitigation, compensation and enhancement measures detailed in the approved
Biodiversity Plan have been completed in full, in accordance with any specified timetable.
ii) evidence of compliance, including photographic evidence, in accordance with section F
of the approved Biodiversity Plan has been supplied to the Local Planning Authority. The
development shall subsequently be implemented entirely in accordance with the approved
Biodiversity Plan and thereafter the approved mitigation, compensation and enhancement
measures must be permanently maintained and retained in accordance with the approved
details.

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

Informative Notes:

1. 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 the development of land in England is deemed to
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have been granted subject to the condition "(the 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 below.

Based on the information available this permission is considered to be one which will
require the approval of a biodiversity gain plan before development is begun because
none of the statutory exemptions or transitional arrangements listed below are considered
to apply.

Read more about Biodiversity Net Gain and Biodiversity Gain Plans at
https://www.dorsetcouncil.gov.uk/w/biodiversity-net-gain and
https://www.gov.uk/guidance/submit-a-biodiversity-gain-plan

2. This application is subject to Biodiversity Net Gain. A Section 106 Agreement is likely to be
required to secure the maintenance and monitoring of any Biodiversity Gain Plan or
Habitat Management and Monitoring Plan (HMMP) approved by the Council.

3. The Environmental Permitting (England and Wales) Regulations 2016 require a permit or
exemption to be obtained for any of the following activities:

* erecting any temporary or permanent structure in, over or under a main river, such as a
culvert, outfall, weir, dam, pipe crossing, erosion protection, scaffolding or bridge- altering,
repairing or maintaining any temporary or permanent structure in, over or under a main
river, where the work could affect the flow of water in the river or affect any drainage work

* building or altering any permanent or temporary structure designed to contain or divert
flood waters from a main river

« dredging, raising or removing any material from a main river, including when you are
intending to improve flow in the river or use the materials removed

« diverting or impounding the flow of water or changing the level of water in a main river

* quarrying or excavation within 16 metres of any main river, flood defence (including a
remote defence) or culvert

* any activity within 8 metres of the bank of a main river, or 16 metres if it is a tidal main
river

* any activity within 8 metres of any flood defence structure or culvert on a main river, or 16
metres on a tidal river

* any activity within 16 metres of a sea defence structure

* activities carried out on the floodplain of a main river, more than 8 metres from the
riverbank, culvert or flood defence structure (or 16 metres if it is a tidal main river), if you
do not have planning permission (you do not need permission to build agricultural
haystacks, straw stacks or manure clamps in these places)
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For further guidance please visit Flood risk activities: environmental permits - GOV.UK or
contact our National Customer Contact Centre on 03708 506 506 (Monday to Friday, 8am
to 6pm) or by emailing enquiries@environment-agency.gov.uk. The applicant should not
assume that a permit will automatically be forthcoming once planning permission has been
granted, and we advise them to consult with us at the earliest opportunity.

4. Informative: The proposed retaining wall will require the approval of the Local Highway
Authority in accordance with Section 167 of the Highways Act 1980 and the
applicant/developer is required to submit plans, sections and specifications of the retaining
wall for approval, prior to construction works commencing to the Local Highway Authority.
They can be contacted by telephone at 01305 221000, by email at
dorsethighways@dorsetcouncil.gov.uk, or in writing at Dorset Highways, Dorset Council,
County Hall, Dorchester, DT1 1XJ.

5. The applicant should contact Dorset Highways by telephone at 01305 221020, by email at
dorsethighways@dorsetcouncil.gov.uk, or in writing at Dorset Highways, Dorset Council,
County Hall, Dorchester, DT1 1XJ, before the commencement of any works on or adjacent
to the public highway, to ensure that the appropriate licence(s) and or permission(s) are
obtained.

6. The developer is responsible for coordinating and booking their own road space for utilities
and construction works to minimise disruption to the highway network.

7. Informative: National Planning Policy Framework

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.

- The applicant was provided with pre-application advice.
-The application was acceptable as submitted and no further assistance was required.

8. The applicant's attention is drawn to the letter from the Environment Agency dated 24
September 2026 in respect of this application.
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9. Any work carried out to comply with conditions relating to land contamination must be
conducted in accordance with DEFRA and the Environment Agency’s ‘Model Procedures
for the Management of Land Contamination, CLR 11°.

10. A contravention of the Wildlife and Countryside Act 1981, the Conservation
of Habitats and Species Regulations 2017 (as amended) and the Protection of Badgers
Act 1992 may constitute a criminal offence to particular plants and animals. The grant of
this consent does not override any requirements to notify Natural England or to comply
with the legislation. All buildings and especially roof spaces can support bat roosts which
may be damaged or disturbed by demolition, building works or timber treatment. Please
note that all bats and their roosts are fully protected under law. It is a requirement of the
legislation to notify Natural England of any operation which may affect bats or their roosts,
even when the bats are apparently absent. The grant of this planning permission does not
override any relevant statutory species protection provision contained within such
legislation. For further advice on a particular species please contact Natural England or
the Dorset Council Natural Environment Team: Tel: 01305 224931; Email:
net@dorsetcouncil.gov.uk
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