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Introduction 
1. The council prepared this technical paper in response to a note (19 August 2022) 

issued by the Planning Inspectors examining the Purbeck Local Plan. The note 
was issued following a public hearing session held on the 19 July 2022 that was 
convened to allow discussion of issues raised in representation on Further 
Proposed Main Modifications to Policies v2 (Green Belt) and I5 (Morden Park). 
The consultation on Further Proposed Main Modifications closed on 24 January 
2022.  

2. On 16 March 2022 Natural England issued updated guidance in respect to 
nutrient neutrality for habitat sites. Their guidance affects the Poole Harbour 
habitat site. The area defined as the catchment for the Harbour washes over 
many settlements in Purbeck in addition to the sites proposed for allocation in the 
emerging local plan at Lytchett Matravers, Moreton Station, Upton and Wool (see 
Map in Appendix 6).  

3. The council has been in discussions with Natural England since the publication of 
their guidance. Following the hearing session, government issued a Written 
Ministerial Statement on the Nutrient Neutrality issue and local planning 
authorities received a letter from the Chief Planning Officer. 

4. The Inspectors’ note of the 19 August 2022 seeks:  

a. A council technical paper which:  
i. Summarises the implications of the announcements on nutrient 

neutrality for the Purbeck Local Plan; 
ii. Sets out the need for any changes to emerging planning policy; and 
iii. Sets out the need for updated Habitats Regulation Assessment and 

Sustainability Appraisal. 
b. The council to consider the implications of nutrient neutrality on housing 

land supply and delivery, and to present updated findings in its technical 
paper; and 

c. That the council and Natural England should publish a joint statement, or 
statement of common ground, in respect to nutrient neutrality and Poole 
Harbour. 

5. This paper is the council’s response to the Inspectors’ note. It includes our 
consideration of the implications of the latest guidance on nutrient neutrality for 
the Purbeck Local Plan, a letter from Natural England which considers the 
implications of announcements on nutrient pollution and an updated assessment 
of 5-year housing land supply in the Purbeck area (based on an assumption that 
homes could be delivered inside Poole Harbour’s catchment). 

Nutrient neutrality  
6. This paper considers the issue of nutrient pollution in Poole Harbour Special 

Protection Area, Ramsar and Sites of Special Scientific Interest. Elevated levels 
of nutrients (particularly phosphorus and nitrogen) in freshwater habitats and 
estuaries can speed up the growth of certain plants (through a process known as 



 

eutrophication), disrupting natural processes and harming wildlife. The protected 
species of birds which live in, and visit, Poole Harbour depend on its estuarine 
habitats to provide food and shelter. The deterioration and loss of these habitats 
is adversely affecting protected species of birds1.   

7. Dorset Council received notification from Natural England (see Appendix 4) and 
government’s chief planner on 16 March 2022 of updated guidance around the 
effects of nutrient pollution on water bodies which are also designated as habitat 
sites. The notifications outline short (‘nutrient neutrality’) and longer term 
(regulation [in the form of new legislative requirements relating agriculture and 
wastewater], policy and strategy) measures to avoid adverse effects and improve 
the condition of these habitat sites. 

8. Natural England’s letter indicates that Poole Harbour Special Protection Area 
(SPA) & Ramsar is currently in an unfavourable condition and that any further 
discharges of nutrients (specifically nitrogen and phosphorus) into the harbour 
are likely to have an impact on the habitat site. Increased emissions of 
wastewater discharged into the harbour that relate to new residential 
development is likely to have a significant effect on the harbour’s habitats and 
protected species. 

9. Since receiving the March 2022 letters we have been considering the implications 
of the announcement for the examination of the Purbeck Local Plan and decision 
making on planning applications within the Poole Harbour catchment. As part of 
this we have sought clarification from Natural England on the role of phosphorus 
in eutrophication in Poole Harbour and the implications from the announcements 
on the existing mitigation strategy for nitrogen (as presented in Nitrogen 
Reduction in Poole Harbour Supplementary Planning Document April 2017). We 
received a letter with further clarification on 26 August 2022 which is presented in 
Appendix 1 of this paper.  

10. Government published a Written Ministerial Statement on 20 July 2022 (see 
Appendix 2) on this issue. The statement outlines a series of measures for 
improving water quality, that seek to address the issue of nutrient pollution for 
habitat sites. The measures which are particularly relevant to Poole Harbour are 
as follows:  

 a proposed amendment to the Levelling Up and Regeneration Bill (LURB) 
that would impose a statutory duty on water and sewage companies in 
England to ‘…upgrade wastewater treatment works to the highest 
technically achievable limits by 2030 in nutrient neutrality areas. Water 
companies will be required to undertake these upgrades in a way that 
tackles the dominant nutrient(s) causing pollution at a protected site.’; and  

 a ministerial direction issued to Natural England to establish a Nutrient 
Mitigation Scheme. The scheme will deliver mitigation measures funded by 
developer contributions. Department for Environment, Food & Rural Affairs 
(Defra) and Department for Levelling Up, Housing & Communities 

 
1 Including: Common tern, Sandwich tern, Mediterranean gull, Little egret, Eurasian spoonbill, Pied Avocet, 
Shelduck, and Icelandic-race black-tailed godwit. 



 

(DLUHC) funding will initially ‘pump prime’ the scheme to support delivery 
of these mitigation projects (potentially including woodlands and wetlands). 
Developers2 investing in the scheme will receive ‘nutrient credits’ for 
mitigation to offset the nutrient pollution arising from their development. 

11. Government clarifies in their statement that they will announce further details of 
the Nitrogen Mitigation Scheme in the autumn of 2022 and that the national 
mitigation scheme will dovetail with established private and local planning 
authority-led nutrient mitigation schemes. (Government intends that the national 
scheme would provide additional support where required and wants to avoid 
situations where it would crowd out established schemes). 

12. Government’s chief planner issued a further letter entitled ‘Nutrient Neutrality & 
Habitats Regulation Assessment Update’ on 21 July 2022 in conjunction with the 
Written Ministerial Statement. The chief planner’s letter refers to the measures 
described in the ministerial statement to impose stricter regulation to reduce 
nutrient levels in wastewater discharged into protected habitat sites and to 
improve access to mitigation measures.  

13. The chief planner’s July letter also states that: ‘To ensure regard is had to the 
required WWTW upgrades, the Habitat Regulations will be clarified, so the 
measures are considered certain in the assessment provisions.’  

Achieving ‘nitrogen neutrality’ in Purbeck  
14. The local planning authorities in Dorset have previously recognised that the 

nitrogen which is discharged from wastewater into the ground and water courses 
in the Poole Harbour drainage catchment is likely to have significant effects on 
this habitat site3. A ‘nitrogen neutrality strategy’4 was prepared and adopted as a 
supplementary planning document to fund and support delivery of mitigation 
projects to ensure that there were no adverse effects from additional nitrogen 
from wastewater discharges in the harbour’s catchment. Our strategy, and more 
specifically the detailed plans for funding and delivering mitigation projects, 
focuses on mitigating the impacts of nitrogen rather than phosphorus.   

15. The Purbeck Local Plan (2018-2034) was submitted for examination in January 
2019. The Habitats Regulation Assessment (HRA) prepared for this plan 
recognises the impacts of elevated nutrient levels in Poole Harbour and the 
effects of further treated wastewater discharged into the harbour. It goes on to 
specifically consider the effect of nitrogen on the habitat site but does not screen 
phosphorus (See footnote 1) as likely to have significant effects.  

 
2 Government has indicated that the scheme would be available for all developers, but indicates in 
their statement that ‘…that small and medium enterprises are prioritised, given the difficulties they can 
face in securing mitigations due to access to funds and skills.’ 
3 See paragraphs 8.3 to 8.11 (pages 93 to 95) and Tables 3/4 of the ‘Habitats Regulations 
Assessment of the Purbeck Local Plan Review, Main Modifications and Further Main Modifications’ 
October 2021. 
4 Nitrogen Reduction in Poole Harbour Supplementary Planning Document, 1 April 2017 



 

16. Both the HRA for the Purbeck Local Plan and the earlier supplementary planning 
document were prepared before Natural England’s announcement on 16 March 
2022.  

Council response ‘nutrient neutrality’ in Purbeck  
17. The Government’s and Chief Planning Officer’s letters recognise that the recent 

announcements raise challenges for plan making. In addition to compliance with 
the requirements in the Habitats Regulations, government also acknowledge that 
the requirement to effectively mitigate the impacts from new residential 
development can impact housing land supply and delivery. The Chief Planner’s 
letter of 21 July 2022 states that:  

‘We will make clear in planning guidance that judgements on deliverability of 
sites should take account of strategic mitigation schemes and the accelerated 
timescale for the Natural England’s mitigation schemes and immediate 
benefits on mitigation burdens once legislation requiring water treatment 
upgrades comes into force. DLUHC will revise planning guidance over the 
summer to reflect that sites affected by nutrient pollution forming part of 
housing land supply calculations are capable of being considered deliverable 
for the purposes of housing land supply calculations, subject to relevant 
evidence to demonstrate deliverability. It will be for decision takers to make 
judgements about impacts on delivery timescales for individual schemes in 
line with the National Planning Policy Framework.’ 

18. In specific regard to plan making the Chief Planner’s letter goes on to state:  

‘For those preparing local, strategic or neighbourhood plans, the Habitats 
Regulations require plans ensure they have no adverse effects. Local Plans 
are also tested for soundness, including deliverability over the plan period. 
With plans also setting out the contributions from development, including 
setting out the levels and types of affordable housing provision required. 
Today's measures will contribute to the evidence base for plans; helping to 
show they are deliverable with the NE mitigation scheme being in place until 
2030 and with a reduced mitigation burden.’ 

Implications for the Purbeck Local Plan 

Achieving nitrogen neutrality  

19. Dorset Council and Bournemouth, Christchurch and Poole Council have an 
established approach (following adoption of a supplementary planning document 
in April 2017) to funding and delivering mitigation to achieve nitrogen neutrality. 
The Government’s announcements about the introduction of more stringent 
regulation on nutrient discharges from wastewater treatment works and a national 
nutrient mitigation scheme, provide the necessary certainty that effective 
mitigation can be delivered. Both councils have committed to review the existing 
nitrogen mitigation strategy to take account of Natural England’s new guidance 
on this issue and the proposed changes to LURB. Natural England have 



 

confirmed that in the interim (pending review of the existing mitigation strategy 
and enactment of further clauses in LURB): 

‘…the existing strategy can continue to be relied upon to deliver nitrogen 
neutrality requirements for the purpose of the Habitats Regulations.’ (Natural 
England letter 26 August 2022, Appendix 1). 

20. Taking these matters into consideration, and in respect to the issue of nitrogen 
neutrality, we do not consider that there is a need: 

a. to update local plan policies and supporting text; or 
b. to update the Habitats Regulation Assessment and Sustainability Appraisal. 

Achieving phosphorus neutrality 

21. Natural England have clarified through their letter of 26 August (Appendix 1) that 
in the medium to long term, subject to enactment of legislation requiring improved 
efficiency at wastewater treatment works (WWTW), an approach that is focused 
on achieving nitrogen neutrality will provide effective mitigation for nutrients in 
Poole Harbour habitat site as whole. They state: 

‘Government announced improvements at the WWTWs would deliver the 
entire phosphorus reductions required to ensure that phosphorus is no longer 
an impediment to the harbour reaching favourable condition.’ (Natural 
England letter 26 August 2022, Appendix 1). 

22. And their letter goes onto clarify that:  

‘Natural England is also satisfied that the small increases in phosphorus that 
would result from new development up to 2030 would not cause further harm 
to the designated sites or have any impact on achieving the necessary 
reductions in phosphorus loads from the WWTWs. That is, the reduction in 
phosphorus from WWTW discharges required in the LURB (once enacted) 
would be enough to secure favourable condition irrespective of any additional 
phosphorus resulting from development up to 2030 and for the foreseeable 
future.’ 

23. Pending enactment of the LURB and the commitments to upgrade WWTW, 
Natural England’s letter indicates that likely significant effects from phosphorus 
discharged in wastewater cannot be ruled out. Natural England suggest that in 
the interim period before the enactment of the LURB, the council would need to 
demonstrate phosphorus neutrality through appropriate measures or safeguards 
as part of an Appropriate Assessment. 

The need for an updated Habitats Regulation Assessment and 
Sustainability Appraisal 

24. Taking account of Natural England’s letter of 26 August 2022, and updated 
guidance earlier in the year, we consider that there is a need to prepare an 



 

addendum to the HRA which considers the issue of phosphorus pollution to 
Poole Harbour.  

25. We have started the process of engaging a specialist consultant to prepare an 
addendum to update the Habitats Regulation Assessment (7 October 2021) 
relating to the Purbeck Local Plan that was published with the Further Proposed 
Main Modifications. The addendum will take account of: 

a. The proposals to introduce requirements to upgrade WWTW to the highest 
technically achievable levels; 

b. A local safeguarding approach to avoiding adverse impacts to the integrity 
of Poole Harbour (this approach has not been finalised, but could include 
the council maintaining a record of all development given planning 
permission from the 16 March 2022 that is also likely to have significant 
effects on Poole Harbour pending enactment of updated regulation in 
LURB, with a commitments to deliver effective mitigate measures in the 
event that new legislation is not enacted as expected); and 

c. The mechanisms available to deliver effective mitigation measures for 
phosphorus. These include through the government’s Nutrient Mitigation 
Scheme (as supported with investments from government departments) 
and any local projects delivered by the council5. 

26. As part of the brief for this work we will be seeking direction from the consultant 
undertaking the addendum to the HRA around the need for changes to the draft 
local plan, as modified by the Proposed Main Modifications and Further Proposed 
Main Modification. Pending the consultant’s direction on this issue, we note that 
the submission draft local plan, and Proposed Main Modifications, include several 
specific references to nitrogen, including:  

a. Paragraphs - 86, 87, 249 (MM72) and the table outlining 
implementation/monitoring framework (MM82); and  

b. Policies - ‘E9: Poole Harbour’ (MM21) and ‘H3: New housing development 
requirements’ (MM32). (See Appendix 7 for exerts of the key policy 
references). 

27. After we have received and considered the direction in the HRA addendum we 
will prepare a brief addendum to the SA. The scope of the addendum to the HRA 
would be specifically limited to this issue and any further revisions to policy where 
deemed necessary. 

Updates to the Nitrogen Reduction in Poole Harbour 
Supplementary Planning Document 

 
5 As part of the established nitrogen mitigation strategy the council has been investigating the feasibility and 
opportunity to deliver wetlands mitigation projects. There is the potential for these projects to provide 
effective mitigation for both nitrogen and phosphorus. 



 

28. This issue is also discussed above under the heading ‘Achieving nitrogen 
neutrality’. We have committed to reviewing the current nitrogen mitigation 
supplementary planning document (SPD) in consideration of the revised ‘Nutrient 
Neutrality Generic Methodology’ (prepared by Natural England and published 
March 2022), and the government’s announcements relating to the Nutrient 
Mitigation Scheme (government’s announcement indicates that this scheme will 
be delivered through establishment of a specific ‘Accelerator Unit’ in Natural 
England and pump prime funding).  

29. Natural England have stated that that the councils may rely on the existing 
methodology to calculate nutrient loads from proposed development, and to 
provide the necessary framework to deliver mitigation, in the interim whilst 
considering a review of the SPD. The current draft of the SPD is referenced in the 
emerging local plan (see MM68 and MM84). We do not consider that further 
revisions to MM68 and MM84 are needed because the review of the SPD has not 
yet been completed, and can take place independently of the local plan’s 
examination (in order to avoid confusion, there will be an opportunity to cross 
reference drafts on our website and in relevant documents if we decide that a 
new version of the SPD needs to be prepared. See also MM2 where the council 
references ‘other document’ which be relevant to decision making and makes it 
clear that these documents may be reviewed and updated over time). We 
anticipate that this joint work, in association with Natural England and the national 
mitigation scheme, will allow us to develop an effective mitigation strategy for 
nitrogen discharged in wastewater into Poole Harbour.  

30. Natural England’s letter of 26 August, the council’s commitment to review and 
update the local approach that has been developed for mitigating the impacts of 
nutrients and the national ‘Nutrient Mitigation Scheme’, provide the necessary 
certainty6 that adverse impacts to the integrity of Poole Harbour Habitat site can 
be avoided through effective mitigation measures. 

Housing land supply and delivery  

31. The council has published a 5-year housing land supply report for the Purbeck 
area between 2021/22 and 2025/26. The report was prepared and published prior 
to the written ministerial statement on nutrient neutrality, the Chief Planning 
Officer’s letter in July and Natural England’s letter of 26 August 2022. It assumed 
that it would not be possible to deliver new homes within Poole Harbour’s 
drainage catchment unless an applicant could demonstrate nutrient neutrality as 
an integral part of the development proposal. Reflecting the position at that time, 
the latest published report indicated that the housing supply (320.4 homes) from 
deliverable sites wass equivalent to 1.23 years’ worth of supply. 

32. The council has prepared an updated report (presented in Appendix 5 of this 
paper) that assumes delivery of homes within Poole Harbour’s catchment can be 
achieved through appropriate safeguards or mitigation measures to achieve 

 
6 The council has experience in administering (securing contributions from development) and delivering 
nitrogen mitigation. With the security and support provided by government’s Nutrient Mitigation Scheme and 
the reduced mitigation burden, it is confident that it will be able to apply its experience to the delivery 
mitigation measures. 



 

phosphorus neutrality7. The updated report indicates that the housing supply 
(913.1 homes) from deliverable sites between 2021/22 and 2025/26 is equivalent 
to 3.49 years’ worth of supply. 

33. The allocations in the emerging local plan have a key role in supplying 
deliverable sites in this part of Dorset. The rates of delivery estimated in the 
updated report presented in Appendix 5 of this paper reflect evidence from 
developers which in turn takes account of the delays to the preparation of the 
local plan. Despite the lack of a 5-year supply, the local plan allocations would 
provide a robust foundation that could be built upon through work in the medium 
to long term in the emerging Dorset Council local plan to support delivery of 
homes in this part of Dorset. For these reasons we consider that the adoption of 
the Purbeck Local Plan would continue to serve an important role in the supply 
and delivery of homes in Purbeck.   

Conclusions  
34. The council and Natural England are satisfied that once enacted, the new 

regulatory requirements in the Levelling Up and Regeneration Bill, in conjunction 
with an updated local nutrient mitigation strategy and the national mitigation 
strategy, would provide the necessary certainty that adverse impacts on Poole 
Harbour habitat site can be avoided. 

35. In the period between the date when the latest guidance from Natural England 
was first issued (i.e. 16 March 2022) and the date when the new requirements in 
the Levelling Up and Regeneration Bill take effect, we accept the need to update 
assessments in the latest Habitats Regulation Assessment to consider our 
approach to for putting in place appropriate measures or safeguards to ensure 
phosphorus neutrality.   

36. Dorset Council considers that the Purbeck Local Plan has a significant role in the 
supply of suitable sites for new homes and housing delivery in this part of Dorset. 
Despite not being able to identify a 5-year supply at the current time, the 
proposed allocations in the emerging local plan would provide a foundation for 
housing delivery through the emerging Dorset Council Local Plan. 

 

    

  

 
7 Natural England have clarified that mitigation measures will not be required for phosphorus in the longer 
term following enactment of regulation in LURB and the existing approach to nitrogen mitigation will remain 
effective on the proviso that the council reviews the current Nitrogen Reduction in Poole Harbour 
Supplementary Planning Document. 



 

Appendix 1: Natural England’s letter of 26 August in 
respect to the ‘Implications of the Written Ministerial 
Statement dated 20 July 2022 for Nutrient Neutrality in 
Poole Harbour’ 

  



 



 



 



 

 

  



 

Appendix 2: Written Ministerial Statement from Lord 
Benyon 20 July 2022



 



 



 

 



 

Appendix 3: Letter from the Chief Planning Officer 21 July 2022 

  



 



 



 



 



 



 

 



 

Appendix 4: Correspondence from Natural England (16 March 
2022) 

  



 
 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

Appendix 5: Revised 5-year housing land supply report for the 
monitoring years 2021/22 to 2025/26 

  



 

 
 

 

 

Five year housing land supply 
for the area covered by the Purbeck Local Plan 2018-2034  

 

Published XXX



 

 
 

Contents 

Introduction ............................................................................................... 1 

Housing delivery test ................................................................................ 1 

Five Year Housing requirement ............................................................... 2 

Housing supply ......................................................................................... 3 

Minor sites with planning permission ...................................................................... 5 

Major sites with planning permission ...................................................................... 5 

Sites allocated in Local Plans .................................................................................. 5 

West of Watery Lane, Upton .................................................................................... 6 

Lytchett Matravers sites ........................................................................................... 6 

Moreton Station/Redbridge Pit ................................................................................. 7 

Wool sites ................................................................................................................ 7 

Northbrook Road East .............................................................................................. 7 

Sites identified in Neighbourhood Plans ................................................................. 7 

Bere Regis Neighbourhood Plan .............................................................................. 7 

Wareham Neighbourhood Plan ................................................................................ 8 

Total supply from Neighbourhood Plans ................................................................ 10 

Windfall allowance ................................................................................................... 11 

Rural exception sites ............................................................................................... 11 

Small sites (Policy H8) ............................................................................................ 11 

Total five-year supply ............................................................................. 11 

Five-year supply conclusion .................................................................. 12 

List of tables 

Table 1: Housing Delivery Test Results 2020/21 ............................................................ 2 

Table 3: Five-year Housing Requirement (2021-2026) ................................................... 3 

Table 4: Sites allocated in Local Plans ............................................................................ 5 

Table 5: Shows sites allocated in the Bere Regis Neighbourhood Plan .......................... 8 

Table 6: Shows sites allocated in the Wareham Neighbourhood Plan ............................ 8 

Table 8: Shows Neighbourhood Plan proposals ........................................................... 10 

Table 9: Neighbourhood Plan supply ............................................................................ 10 



 

 
 

Table 10: Windfall allowance ......................................................................................... 11 

Table 11: Total deliverable supply ................................................................................. 12 

Table 12: Five-year supply calculation .......................................................................... 13 

Table 13: Shows predicted build out of sites ................................................................. 14 

Appendices 

Appendix 1: Minor sites with planning permission ......................................................... 15 

Appendix 2: Major sites ................................................................................................. 18 

Appendix 3: Evidence of progress towards delivery ...................................................... 19 



Purbeck Local Plan 2018-2034: Five year housing land supply 2021-2026 

___________________________________________________________________ 

1 

Introduction 
1. The National Planning Policy Framework (NPPF, Paragraph 67) states that 

“Planning policies should identify a supply of: a) specific, deliverable sites for 
years one to five of the plan period”. Paragraph 73 goes on to say that local 
planning authorities should: “identify and update annually a supply of specific 
deliverable sites sufficient to provide a minimum of five years’ worth of housing 
against their housing requirement set out in adopted strategic policies, or against 
their local housing need where the strategic policies are more than five years 
old”. 

2. This report is an assessment of the five-year housing land supply position for the 
area that was formerly covered by Purbeck District Council. It now forms part of 
Dorset Council following reorganisation of Local Government across Dorset on 1 
April 2019. 

3. The data that supports this report relates to a base date of 1 April 2021 and this 
report covers the five-year period to 31 March 2026. 

4. The emerging Purbeck Local Plan’s housing target has been modified through 
the examination process to reflect the Local Housing Need calculated using the 
standard methodology detailed in national policy. The information available at 
the point of submission of the Local Plan gave a Local Housing Need figure of 
180 dwellings per annum. 

5. Five years’ worth of the housing target (180dpa) is equivalent to 900 dwellings. 
Consideration also needs to be given to any shortfall in provision since the 
beginning of the plan period and the housing delivery test results. 

Housing delivery test 

6. The Covid-19 pandemic resulted in a national lockdown in 2020 which disrupted 
the planning service and caused a suspension of development on construction 
sites. This impact on the delivery of housing against targets has been recognised 
by government for the 2019-20 and 2020-21 years. The result has been to 
reduce the number of homes required within the 2019-20 year by one twelfth of 
the annual target (31 days). For the 2020-21 year, the target was reduced by 
122 days. The net result is that the overall target was reduced from 180 
dwellings to 164 dwellings for the 2019-20 year and to 118 dwellings for the 
2020-2021 year. 

7. Based on these targets, the Housing Delivery Test results for 2021 show that 
76%8 of the required homes were delivered in Purbeck over the previous three-
year period9. Paragraph 73 of the NPPF requires that “the supply of specific 
deliverable sites should in addition include a buffer of: 

a) 5% to ensure choice and competition in the market for land; or 

 
8 2021_HDT_Final_Results_.ods (live.com)  
9 Please note, the number of homes required were reduced by 1 month in 2020 and 4 months in 2021 due to 
the impact of the Covid pandemic. 
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b) 10% where the local planning authority wishes to demonstrate a five-
year supply of deliverable sites through an annual position statement or 
recently adopted plan, to account for any fluctuations in the market 
during that year; or 

c) 20% where there has been significant under delivery of housing over 
the previous three years, to improve the prospect of achieving the 
planned supply.” 

8. For the Purbeck area, the Housing Delivery Test result indicates that a 20% 
buffer needs to be applied to the housing target and that an Action Plan needs to 
be produced. An Action Plan for the whole Dorset Council area is available on 
our website. 

Table 1: Housing Delivery Test Results 2020/21 

 Completions Target Housing Delivery 
Test result 

Annual 3 year total 
2019/20 

Annual 3 year total 
2019/20 

2020/21 

2018/19 73 353 180 461 76% 

2019/20 148 164 

2020/21 132 118 

     Action Plan and 20% 
buffer 

Five Year Housing requirement 

9. Five years’ worth of the housing target (180dpa) is equivalent to 900 dwellings. 
20% needs to be added to this target because of Purbeck’s Housing Delivery 
Test results. And consideration needs to be given to any shortfall in provision 
since the beginning of the plan period. Paragraph 3-044 of the PPG states that: 
“The level of deficit or shortfall will need to be calculated from the base date of 
the adopted plan and should be added to the plan requirements for the next 5-
year period (the Sedgefield approach)”. 

Table 2: Housing delivery shortfall 2018-2021 

Year Housing 
completions 

Housing target Shortfall 

2018/19 73 180 107 
2019/20 148 164 34 
2020/21 132 118 48 
Total 353 461 189 

10. Paragraph 2a-011 of the PPG does however indicate that “The affordability 
adjustment is applied to take account of past under-delivery. The standard 
method identifies the minimum uplift that will be required and therefore it is not a 
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requirement to specifically address under-delivery separately”. This means that 
any shortfall from before the start of the plan period can be ignored for the 
purposes of calculating the housing requirement for a local plan and for the five-
year supply. 

11. The completions figure for the 2020/21 year is 132 new dwellings (net) against 
the revised Local Housing Need target figure of 180 dwellings per annum. This 
clearly indicates a shortfall in provision of 48 dwellings. This needs to be added 
to the shortfall from the previous years of 107 and 34 dwellings giving a total 
shortfall of 189 dwellings which the council aims to address within five years. 

12. Table 3 shows the total five year housing requirement taking into account the 
housing delivery test buffer, annual housing requirement and shortfall of delivery 
since the beginning of the plan period. 

Table 3: Five-year Housing Requirement (2021-2026) 

Annual housing target 180 
Five-year target (2021-
2026) 

5 x 180 900 

Total shortfall to date (2018/19: 180 - 73 = 107) + 
(2019/20: 180 - 146 = 34) + 
(2020/21: 180 – 132 = 48) =  
189 

189 

Shortfall + five-year 
target 

189 + 900 1,089 

Housing Delivery Test 
buffer 

20% 

Total five-year housing 
requirement 

1,089 x 1.20 1,306.8 

Annualised five-year 
requirement 

1306.8 ÷ 5 261.36 

Housing supply 

13. In order to fully understand the supply of land available for residential 
development, it is necessary to assess a number of different sources of supply. 
Potential sources include extant planning permissions and allocations in Local 
and Neighbourhood Plans and sites identified through the proposed Policy H8: 
Small Sites. There are also windfall sites that cannot specifically be identified but 
contribute significantly to the supply of housing. 

14. The different sources of supply identified within the Purbeck Local Plan include: 

 minor sites (1 to 9 dwellings) that benefit from planning permission; 
 major sites (10 + dwellings) that benefit from planning permission; 
 sites allocated within the local plan; 
 a windfall allowance; 
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 sites identified in Neighbourhood Plans; 
 small sites policy (H8); and 
 rural exception sites. 

15. For each of these site categories, different criteria have been used to estimate 
delivery within five years and therefore the contribution towards the five-year 
supply. These sources of supply and the assumptions that inform them are 
considered to accord fully with national policy, namely the deliverability of the 
sites. 

16. A deliverable site for the purposes of the five-year housing land supply is defined 
in the glossary to the NPPF. 

17. The PPG lists the suitable evidence to demonstrate deliverability as follows: 

 current planning status – for example, on larger scale sites with outline or 
hybrid permission, progress made towards approving reserved matters, or 
a planning performance agreement that sets out the timescale for approval 
of reserved matters applications and discharge of conditions; 

 firm progress being made towards the submission of an application – for 
example, a written agreement between the local planning authority and the 
site developer(s) which confirms the developers’ delivery intentions and 
anticipated start and build-out rates; 

 firm progress with site assessment work; or 

 clear relevant information about site viability, ownership constraints or 
infrastructure provision, such as successful participation in bids for large-
scale infrastructure funding or other similar projects. 

18. The list of suitable evidence as suggested in both the PPG and the NPPF are 
not considered to be exhaustive so where it is necessary the use of other 
evidence that helps to demonstrate deliverability is justified. 

Deliverable: To be considered deliverable, sites for housing should be available now, offer a suitable 
location for development now, and be achievable with a realistic prospect that housing will be 
delivered on the site within five years. In particular: 

a) sites which do not involve major development and have planning permission, and all sites with 
detailed planning permission, should be considered deliverable until permission expires, unless 
there is clear evidence that homes will not be delivered within five years (for example because 
they are no longer viable, there is no longer a demand for the type of units or sites have long 
term phasing plans). 

b) where a site has outline planning permission for major development, has been allocated in a 
development plan, has a grant of permission in principle, or is identified on a brownfield 
register, it should only be considered deliverable where there is clear evidence that housing 
completions will begin on site within five years. 
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19. The following sections discuss the sites in Purbeck and their deliverability. 

Minor sites with planning permission 

20. The definition of deliverable in the Glossary to NPPF 2019 states that “sites 
which do not involve major development and have planning permission, and all 
sites with detailed planning permission, should be considered deliverable until 
permission expires, unless there is clear evidence that homes will not be 
delivered within five years”. The presumption is therefore that sites with planning 
consent for less than 10 dwellings are considered deliverable unless there is 
evidence that the site will not be delivered. 

21. As of the base date of 1 April 2021 there were 177 homes benefiting from 
planning consent on sites of 1 to 9 dwellings. 

Major sites with planning permission 

22. Major development sites (those of 10 dwellings or more) are considered in a 
different way to minor sites. The definition of deliverable states that “where a site 
has outline planning permission for major development, has been allocated in a 
development plan, has a grant of permission in principle, or is identified on a 
brownfield register, it should only be considered deliverable where there is clear 
evidence that housing completions will begin on site within five years”. Each site 
is considered separately taking into account the site detail, developers input, 
conditions discharged and progress made towards implementation. For this 
reason, it is not appropriate to apply a blanket discount rate to large 
development sites as this more detailed assessment has been undertaken on a 
site by site basis. 

23. As of the base date of 1 April 2021 there were 193 homes benefiting from 
planning consent on sites of 10 or more dwellings. 

Sites allocated in Local Plans 

24. Within the submitted Purbeck Local Plan and the Swanage Local Plan, there are 
a number of new sites proposed for allocation of which 362 are considered 
deliverable within 5 years. These sites are set out in Table 4. 

Table 4: Sites allocated in Local Plans 

Settlement Site location Total 
capacity 

Contribution 
to five-year 
supply 

Purbeck Local Plan Sites 
Upton West of Watery Lane 90 92 
Lytchett 
Matravers 

Blaney’s Corner 25 25 
East of Flowers Drove 30 30 
East of Wareham Road 95 95 

Moreton Station Redbridge Pit 490+65 
extra 
care 
units 

0 
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Wool West of Chalk Pit Lane / Oakdene 
Road 

320+65 
extra 
care 
units 

0 

North of Railway Line 30 30 
North East of Burton Cross 
Roundabout 

90 0 

North West of Burton Cross 
Roundabout 

30 0 

Swanage Local Plan sites 
Swanage Northbrook Road East  90 90 
TOTAL 1,422 362 

West of Watery Lane, Upton 

25. Wyatt Homes have submitted a full planning application for 92 dwellings on the 
land at Policemans Lane, Upton. The application was registered in January 2020 
(app ref 6/2019/0717) and is awaiting determination pending the outcome of the 
Local Plan review process. This is the second phase of development at 
Policemans Lane and much of the infrastructure for phase 2 (SANG, drainage 
systems, utilities connections, etc) is already in place from the phase 1 
development. This means that construction can commence swiftly following 
grant of planning permission and discharge of pre-commencement conditions. 
Based on experience of the phase 1 development, there is pent up demand for 
new homes in the Upton area and it is anticipated that good sales rates can be 
achieved. 

26. Wyatts are currently preparing a planning application for an extension to the 
SANG at Policemans Lane. Whilst the existing SANG has capacity to serve the 
Policemans Lane Phase 2 development, the SANG extension will help provide 
mitigation for housing growth in the wider area. 

Lytchett Matravers sites 

27. Wyatt Homes undertook public consultation on proposals for the sites at Lytchett 
Matravers in September 2020. A full planning application for 95 homes on the 
land to the east of Wareham Road (ref 6/2021/0282) was submitted in May 2021 
and a full planning application for 25 homes on land at Blaneys Corner (ref 
P/FUL/2022/0195) was submitted in February 2022, both applications are 
awaiting determination pending the outcome of the Local Plan review process. A 
full planning application for the land east of Flowers Drove is being prepared for 
submission in Q3 2022. 

28. The planning application for the SANG at Flowers Drove (app ref 06/2019/0530) 
has been granted planning permission. The SANG land is in the ownership of 
Wyatt Homes and would serve the proposed development sites in Lytchett 
Matravers (land east of Wareham Road, land at Blaneys Corner, and land to the 
east of Flowers Drove). It also has further capacity to provide mitigation for 
housing growth in the wider area. 
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29. Lytchett Matravers is a popular village with a good school and it is anticipated 
there will be strong demand for new homes in this location. 

Moreton Station/Redbridge Pit  

30. Although Moreton Station/Redbridge Pit estimates a conservative number of 
completions per year this is based on one developer being on site at once. In 
reality it is planned for two developers to be on site at once and therefore the 
number of completions would most likely be higher. 

Wool sites 

31. The revised trajectory has taken into account the current 3 year delay in the 
Local Plan.  

32. A planning application is currently being determined for the site to the north of 
the railway line at Wool. We expect an outline planning application for the 
remainder of the sites this year. All of the sites in Wool are under the same 
ownership and are therefore considered together. 

Northbrook Road East 

33. Application number 6/2021/0314 was unvalidated in April 2021 (it is now pending 
decision). The proposal was for the demolition of the former school, buildings 
and structure, and the erection of 90 dwellings with new vehicular access from 
Northbrook Road. 

34. The site is allocated in the Swanage Local Plan, is included within the Strategic 
Housing Land Availability Assessment (SHLAA) and the PDL land on this site is 
listed on the Council’s Brownfield land register. 

35. There is sufficient evidence to demonstrate its deliverability as there is clear 
evidence of activity by the developer to deliver the site having submitted a 
planning application that is now approved and having an active site next door at 
Northbrook Road West (Compass Point). 

Sites identified in Neighbourhood Plans 

36. Across the Purbeck Local Plan area there are a number of neighbourhood plan 
areas designated and neighbourhood plans are at varying stages of production. 
Of these plans, the Bere Regis Neighbourhood Plan and the Wareham 
Neighbourhood Plan make housing allocations which will contribute 277 homes 
towards the overall housing supply and 115 are considered deliverable within the 
5-year period. 

Bere Regis Neighbourhood Plan 

37. The Bere Regis Neighbourhood Plan was made part of the development plan on 
25 June 2019. The plan allocates 5 separate development sites contributing a 
total of 105 dwellings to the overall supply and 20 homes within 5 years. 

38. An application (6/2020/0013) for 17 homes at White Lovington was approved at 
committee and an application (6/2021/0249) for 3 homes was under officer 
consideration in April 2021 (now approved). These sites, in addition to being 
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allocated in the neighbourhood plan, show clear evidence of deliverability within 
5 years. 

39. For clarity the sites and their anticipated supply are listed in Table 5. 
Table 5: Shows sites allocated in the Bere Regis Neighbourhood Plan 

Site name Allocated supply Supply deliverable within 5 years  
White Lovington 17 17 
Tower Hill 3 3 
Former School 23 0 
Back Lane 55 0 
North Street 12 0 
TOTAL 110 20 

Wareham Neighbourhood Plan 

40. The Wareham Neighbourhood Plan was made part of the development plan on 8 
November 2021. The plan allocates 6 separate development sites contributing a 
total of 205 dwellings, plus 100 homes as a result of predicted windfall 
development, to the overall supply.  

41. The numbers proposed in the Purbeck Local Plan 2018-2034 supply are slightly 
different due somewhat to how care provision is calculated in housing supply, 
and how some of the sites are progressing. 

42. Table 6 shows the sites allocated in the Wareham Neighbourhood Plan and the 
following section will explain why the land supply in the Purbeck Local Plan 
2018-2034 is different. 

Table 6: Shows sites allocated in the Wareham Neighbourhood Plan 

Site Wareham Neighbourhood Plan supply 
Wareham Middle School 100 Anglebury Court (Bonnett’s Lane) 
Hospital site 40 
Gas works 20 
Westminster Road Industrial Estate 30 
Johns Road 15 
Windfall 100 
TOTAL 305 

 

Windfall 

43. The windfall allowance included in the Wareham Neighbourhood Plan are not 
counted separately within the five year supply as they are counted within the 
overall windfall estimate for the Purbeck. 

Wareham Health Hub 

44. The Middle School site and Angelbury Court are owned by Dorset Council and 
the Hospital Site is owned by Dorset Healthcare Trust. Dorset Council and 
Dorset Healthcare Trust were proposing to use these sites to create a care 
village known as ‘Wareham Health Hub’. This is supported by Policy I6 within the 
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Purbeck Local Plan 2018-2034 which allocates the site for this use and specifies 
the Health Hub’s intentions. 

45. The Wareham Health Hub proposals have undergone detailed masterplanning, 
are informed by technical assessments and extensive consultation. 

46. The proposals for Wareham Health Hub included the relocation of the GP 
Surgery, Hospital and Ambulance Station together with other elements of care 
found in and around Wareham such as specialist dementia services. The Middle 
School site proposed the provision of a 69-bed care home, nursery and 22 
affordable homes, the hospital/GP/ambulance station site proposed 40 homes 
and Anglebury Court (Bonnetts’ Lane) site proposed the provision of 60 extra 
care units.  

47. Unfortunately, Dorset Healthcare Trust are no longer intending to redevelop the 
hospital site and, as such, this site has been removed from the supply. 

Adjustments for care provision 

48. The proposals for the Middle School site include a 69-bed care home (C2 use) 
and 22 affordable homes. Due to care provision being proposed, the council 
must take into account paragraph 11 of the Housing Delivery Test Measurement 
Rule Book10. The rule book states that C2 care provision bed spaces should be 
divided by 1.8 to find an equivalent number of ‘mainstream’ homes. 

 Step 1: Discount the care provision by dividing the total number of 
bedspaces proposed by 1.8 

69/1.8 = 38.3 

 Step 2: Add the 22 non care homes to this figure 

38.3 + 22 = 60.333. 

 Result: 60 homes can be counted towards the housing supply from the 
Middle School site after calculating the care provision as set out in 
paragraph 11 of the Housing Delivery Test Measurement Rule Book.  

49. The proposals for Anglebury Court site includes the loss of the existing 32 bed 
nursing home (C2 use) and a gain of 60 extra care homes (C3 use). 

 Step 1: Discount the care provision loss by dividing the total number of 
bedspaces by 1.8 

-32 / 1.8 = -17.7 

 Step 2: Add the 60 extra care units 

-17.7 + 60 = 42.2 

 
10 Accessed at 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728523/
HDT_Measurement_Rule_Book.pdf  
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 Result: 42 homes can be counted towards the housing supply from the 
Middle School site after calculating the care provision as set out in 
paragraph 11 of the Housing Delivery Test Measurement Rule Book. 

Total housing numbers at Wareham 

50. In conclusion the total number of homes planned for Wareham is reduced from 
the 205 homes as shown in the Wareham Neighbourhood Plan (not including 
windfall estimates) to 167 homes due to changes to the proposals for the health 
hub and calculations to include monitoring of C2 uses. 

51. The updated total housing supply and a breakdown of the deliverable net supply 
within the next five years can be seen in Table 8. 

Table 8: Shows Neighbourhood Plan proposals 

Site Wareham 
Neighbourhood 
Plan supply 

Supply remaining (taking 
into account site 
progression as well as care 
provision and paragraph 
11 of the HDT 
measurement rule book) 

Supply 
deliverable 
within 5 years  

Wareham 
Middle 
School 100 

60 60 

Anglebury 
Court 42 0 

Gas works 20 20 0 
Hospital site 40 0 0 
Westminster 
Road 
Industrial 
Estate 

30 30 30 

Johns Road 15 15 5 
TOTAL 205 167 95 

Total supply from Neighbourhood Plans 

52. As shown in Table 9, the total supply provided by both Neighbourhood Plans is 
277 new homes over the plan period. However, due to the nutrient neutrality 
requirement, none of these are considered deliverable within the next 5 years. 

Table 9: Neighbourhood Plan supply 

Neighbourhood Plan Total supply Contribution to five-year supply 
Bere Regis 110 20 
Wareham 167 95 
TOTAL 277 115 
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Windfall allowance 

53. National policy specifically recognises the importance of windfall sites in 
delivering homes with windfall sites being defined as those which are developed 
but are not specifically identified in the development plan. 

54. Allowances for windfall sites can be included in the five-year supply as set out in 
paragraph 3-24 of the PPG. Any assessment of windfall does however need to 
be based on compelling evidence in accordance with NPPF paragraph 70. “Any 
allowance should be realistic having regard to the strategic housing land 
availability assessment, historic windfall delivery rates and expected future 
trends”. 

55. For the Purbeck area, a windfall delivery rate has been calculated through a 
detailed review of completed sites over the preceding five years. Sites that were 
originally allocated through a local plan have been removed from the windfall 
calculations. In addition, the consent granted to the permanent residential use of 
static caravans in Organford has been removed from the calculation as these are 
not regarded as a typical windfall development. 

56. The total number of dwellings completed on windfall sites for each of the 
preceding 5 years and the windfall allowance of 80.4 dwellings per annum is set 
out in Table 10. 160.8 of these can be considered deliverable within 2024/25 and 
2025/26 so as to avoid double counting with minor and major applications in the 
first 3 years of the 5 year housing land supply. 

Table 10: Windfall allowance 

Year 2016/17 2017/18 2018/19 2019/20 2020/21 Average 
windfall 
completions 

Windfall 
completions 

44 52 73 11311 120 80.4 dwellings 
per annum 

Rural exception sites 

57. Rural exception sites will deliver primarily affordable housing in rural areas 
where there is an identified need. Currently there are no rural exception sites in 
Purbeck that do not already benefit from planning consent. 

Small sites (Policy H8) 

58. All small sites that come forward over the lifetime of the plan will be counted 
within the Major or Minor planning application sections of subsequent reports. As 
none have planning permission, and the requirement to demonstrate Nutrient 
Neutrality is in place, none have been counted towards delivery over the next 
five years. 

Total five-year supply 

 
11 Removes Prospect Farm and Compass Point completions from the windfall from this year as they were 
allocations in the Swanage Local Plan 
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59. The total deliverable supply from the sources outlined in this section is set out in 
Table 11. Since the beginning of the plan period 351 dwellings have been 
completed. 

60. In addition to the 351 already delivered, the plan makes provision for an 
additional 3,019 dwellings shown in Table 11 below. It is estimated that 210 of 
these homes are to be delivered beyond the plan period at Moreton 
Station/Redbridge Pit. 

61. It is appropriate to apply a discount to some of the 5-year supply. Typically, 
capacity on Local Plan allocations and Neighbourhood Plan allocations are 
based on estimates and therefore it is appropriate to discount these estimates by 
10%. Major and minor sites are however consented with the site capacity based 
on detailed design and site analysis and therefore a smaller discount of 5% is 
applied. Table 11 shows the impact of this on the supply. 

Table 11: Total deliverable supply 

Supply source Total supply Supply 
deliverable 
within 5 
years 

Discounted 5 
year supply 

Minor sites with planning 
permission 

177 177 168.15 

Major sites with planning 
permission 

193 163 154.85 

Local Plan allocations 1,422 362 325.8 

Neighbourhood Plan 
Allocations 

277 115 103.50 

Rural Exception Sites 0 0 0 

Windfall Allowance 804 160.8 160.8 

Small Sites policy (H8) 146 0 0 

TOTAL 3,01912 977.8 913.1 

Five-year supply conclusion 

62. The requirement to maintain a supply of deliverable sites to provide a minimum 
of five years’ worth of housing against the housing requirement is derived from 
national policy. For the Purbeck Local Plan area and for the period 2020-2025, 

 
12 In addition to the development above the sites at Wool and Moreton Station have requirements for the 
delivery of 65 extra care homes at both locations. They have not been counted in the overall supply. 
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this supply requirement has been calculated as 1,306.8 dwellings as shown in 
Table 3 and 12 equivalent to 261.36 dwellings per year. 

63. The supply of deliverable sites that make up the five-year supply for the 2021 to 
2026 period is as set out in Table 11. The total deliverable supply is 913.1 
dwellings based on the most up to date information at 1 April 2021. 

64. This supply of deliverable sites is equivalent to 3.49 years of supply, as set out in 
Table 12. 

Table 12: Five-year supply calculation 

Supply requirement 
Annual Housing Requirement 180 180 
Five-year target (2020-2025) 180 x 5 900 
Plus Housing Shortfall since 2018 900 + 189 1,089 
Plus 20% buffer 1,089 x 1.20 1,306.8 
Annualised requirement 1,306.8 ÷ 5 261.36 

Deliverable Supply including discount 
Minor sites with planning permission (5% discount) 168.15 
Major sites with planning permission (5% discount) 154.85 
Local Plan allocations (10% discount) 325.8 
Small Sites policy (H8) (10% discount) 103.50 
Neighbourhood Plan Allocations (10% discount) 0 
Rural Exception Sites (0% discount) 0 
Windfall Allowance (already discounted when calculating) 160.8 

Total supply 913.1 
Calculation of five year housing land supply 

Deliverable Supply ÷ Annualised 
Requirement 913.1 / 261.36 3.49 years 

65. The council is unable to identify sufficient deliverable supply for the 2021 to 2026 
period taking into account the completions in the 2020/21 year. 
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Table 13: Shows predicted build out of sites 

 

Commitm
ent Total 

2018/
19 

2019/
20 

2020/
21 

2021/
22 

2022/
23 

2023/
24 

2024/
25 

2025/
26 

2026/
27 

2027/
28 

2028/
29 

2029/
30 

2030/
31 

2031/
32 

2032/
33 

2033/
34 

2034/
35 

2035/
36 

2036/
37 

2037/

38 

2028/

39 

2039/

40 

Permissions - 
Minor 177 51 88 51 49 33 52 37 6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

Permissions - 
Major 193 22 58 80 39 51 58 10 5 10 10 10 0 0 0 0 0 0 0 0 0 0 0 

Allocations 1292 0 0 0 0 10 85 165 102 120 110 145 145 115 110 70 35 35 35 35 35 35 35 

Wool 470    0 0 0 30 0 75 75 95 95 75 70 30 0 0 0 0 0 0 0 

Moreton Station  490    0 0 0 0 0 50 50 50 50 40 35 35 35 35 35 35 35 35 35 

Lytchett 
Matravers 150    0 0 40 55 55 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

Upton 92    0 0 0 45 47 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

Swanage 90    0 10 45 35 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

Small sites 146    0 0 0 0 0 41 19 40 27 4 15 0 0 0 0 0 0 0 0 

Neighbourhood 
Plans 235   0 0 15 28 37 35 40 37 0 33 10 0 0 22 20 0 0 0 0 0 

Rural Exception 
Sites 0    0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

Windfall 643       80.4 80.4 80.4 80.4 80.4 80.4 80.4 80.4 80.4 80.4 80.4 0 0 0 0 0 

Total supply 2,856 73 146 132                    

Plan period 
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Appendix 1: Minor sites with planning permission 
Location Reference Net gain of 

dwellings 
Seabank Lodge, 4 Ulwell Road, Swanage, BH19 1LH 6/2017/0176 2 
37 Commercial Road, Swanage 6/2015/0727 1 
68 Queens Road, Swanage BH19 2EX 6/2016/0472 1 
3 Highcliffe Road, Swanage, Dorset. BH19 1LW. 6/2016/0276 1 
Knapp Stores Limited, 198 High Street, Swanage, BH19 2PQ 6/2017/0439 2 
128-132 High Street, SWANAGE, BH19 2PA 6/2018/0105 1 
Hillcrest, 8 Durlston Road, Swanage, BH19 2DL 6/2018/0577 4 
5- Land adjacent to Olive Cottage, Cliff Place, Marshall row BH19 
2PL 6/2016/0733  1 

Land adj. 1A Battlemead, Swanage, BH19 1PH 6/2019/0492 1 
15C Commercial Road, Swanage, BH19 1DF 6/2018/0076 1 
78 Ulwell Road, Swanage, BH19 1LN 6/2018/0411 1 
Castleton Hotel 1 Highcliffe Road Swanage BH19 1LW 6/2018/0447 1 
The Reading Room, 36 Bell Street, Swanage, BH19 2SA 6/2019/0073 1 
251 High Street, Swanage, BH19 2NG 6/2018/0556 2 
53A Queens Road, Swanage, BH19 1LW 6/2018/0447 1 
Land to the west of York Cottage, Russell Avenue, Swanage, 
BH19 2ED 6/2019/0625 1 
4 Russell Avenue, Swanage, BH19 2EB 6/2019/0045 1 
27 Station Road, Swanage, BH19 1AD 6/2019/0366 1 
10 The Parade Swanage BH19 1DA 6/2019/0609 2 
3 De Moulham Road, Swanage, BH19 1NP 6/2019/0648 4 
Swanage Police Station, Argyle Road, Swanage, BH19 1HZ 6/2020/0226 6 
1 Ballard Road, Swanage, BH19 1NG 6/2020/0342 0 
Land adjacent to 41 Jubilee Road, Swanage, BH19 2SE 6/2020/0430 1 
Units A and B Tilly Whim Mews Swanage BH19 1EH 6/2019/0682 2 
1 Bon Accord Road, Swanage, BH19 2DN 6/2020/0027 1 
Land at Priests Road, Swanage, BH19 2RL 6/2020/0154 3 
48 Victoria Avenue, Swanage, BH19 1AP 6/2020/0218 4 
Flat 3 & 4 135 High Street Swanage BH19 2NB 6/2020/0257 -1 
Purbeck Heights, Priests Way, Herston, Swanage, BH19 2RS 6/2020/0432 8 
16 Sandy Lane, Upton, Poole, BH16 5EL 6/2020/0081 1 
Park Farm Cottage, Poole Road, UPTON BH16 5LW 6/2017/0323 -1 
71 Dorchester Road, Upton BH16 5NN 6/2019/0249 1 
20 Heights Approach, Upton, BH16 5QZ 6/2019/0407 1 
635 Blandford Road, Upton, BH16 5ED 6/2020/0111 3 
Land rear of 140 Dorchester Road Upton BH16 5NX 6/2020/0123 1 
4 Poole Road, Upton, BH16 5JA 6/2019/0680 9 
Cottee and son, East Street, Wareham, BH20 4NR 6/2018/0611 2 
Store to r/o 18 & 20 South Street, Trinity Lane, Wareham 6/2020/0312 1 
18 West Street, Wareham BH20 4JX 6/2019/0185 1 
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West Mill Farm, Wareham Common, Wareham, BH20 6AA 6/2018/0084 4 
132 Northmoor Way, Wareham 6/2019/0397 1 
35 Sherford Close, Wareham, BH20 4JL 6/2018/0539 1 
12 to 16 Bere Road, Wareham BH20 4DD 6/2020/0239 1 
149 Northmoor Way, Wareham, BH20 4EH 6/2019/0390 1 
Sandford General Stores, Sandford Road, Sandford, Wareham, 
BH20 7AF PDR/2020/0001 2 
12 to 16 Bere Road, Wareham BH20 4DD 6/2020/0239 3 
Land rear of 9 & 9A Daniel Drive, Wareham, BH20 4RU 6/2020/0417 1 
Land adj 8 Arundel Terrace, Langton Matravers 6/2017/0343 1 
Home Farm, Dorchester Road, Winfrith Newburgh, Dorchester, 
DT2 8DD 6/2019/0029 1 
Knoll Cottage Caravan Park, Gatemore Road, Winfrith 
Newburgh, Dorchester, DT2 8LD 6/2018/0324 4 
West Lulworth C of E Primary School, School Lane, West 
Lulworth, Wareham, BH20 5SA 6/2018/0653 9 
Barn at Langcotes, Pigeon Close, Winfrith Newburgh, DT2 8JP 6/2019/0667 1 
The Old Malthouse, High Street, Langton Matravers  BH19 3HB 6/2019/0604 3 
Palafox, The Hyde, Langton Matravers, Swanage, BH19 3HE 6/2020/0056 2 
12 Capston Field, Langton Matravers, Swanage, BH19 3HP 6/2020/0353 1 
Former cow shed, West Burton Farm, Winfrith Newburgh, 
Dorchester, DT2 8DD 6/2016/0333 1 
Kemps Country House, East Stoke, Wareham, BH20 6AL 6/2019/0090 6 
Abbascombe Farm, Worth Matravers BH19 3LF 6/2018/0410 1 
Adele, Arne Road, Ridge, Wareham, BH20 5BH 6/2020/0327 1 
Nursery Bridge Farm, Valley Road, Harmans Cross, Swanage, 
BH19 3DX 6/2020/0041 1 
Land south of North Lease Farm, Knitson To Valley Road, 
Knitson, Corfe Castle, BH20 5JB 6/2020/0449 1 
Downshay Farm, Haycrafts Lane, Harmans Cross, Swanage, 
Dorset, BH19 3EB 6/2017/0030 1 
Knolldown Valley Road Harmans Cross BH20 5HU 6/2019/0686 1 
Morden Mill & Farmhouse, West Morden, Wareham, BH20 7DJ 6/2019/0664 2 
Luckford Wood Camp Site, Holme Lane, East Stoke BH20 6AP 6/2019/0367 1 
Plot at Kingston Lane, Worth Matravers, BH19 3LE 6/2019/0470 1 
Blackdown House Farm, The Hollow, Briantspuddle, DT2 7HX 6/2018/0037 3 
West Morden Dairy, Kings Lane, West Morden, BH20 7EA 6/2015/0019 1 
6 Colliers Lane, Wool, Wareham, BH20 6DL 6/2019/0241 1 
3 Hopmans Close, Lytchett Matravers, Poole, BH16 6AY 6/2018/0374 1 
Redbridge Farm, Dolmans Hill, Lytchett Matravers BH16 6HP PDA/2016/0002 1 
The Walled Garden, Colehill Road, Lytchett Matravers, Poole, 
BH16 6BS 6/2018/0081 1 
Northhouse Farm, Huntick Road, Lytchett Matravers, BH16 6BB 6/2018/0696 2 
Owls Farm, Dolmans Hill, Lytchett Matravers BH16 6HP PDA/2020/0001 1 
The Shooting Box, Middle Road, Lytchett Matravers BH16 6HJ 6/2019/0441 2 
Whytewood Lodge, Jennys Lane, Lytchett Matravers, BH16 6BP 6/2019/0453 3 
16 Foxhills Crescent, Lytchett Matravers BH16 6BE 6/2017/0511 1 
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Old Dairy Cottage, Woolgarston Road, Corfe Castle, BH20 5JD 6/2019/0561 1 
12 King George V Road, Bovington BH20 6JQ 6/2019/0247 3 
53 Spring Street, Wool, BH20 6DB 6/2020/0012 1 
Bovington Shopping Centre, King George V Road, Bovington, 
BH20 6JQ 6/2019/0523 7 
Tanglefoot, East Burton Road, Wool, Wareham, BH20 6HF 6/2020/0635 1 
Bluebell Lodge, 142A Rye Hill, Bere Regis 6/2018/0428 1 
Oak Ridge, Flowers Drove, Lytchett Matravers, BH16 6BX 6/2020/0204 1 
Lyndale, Middle Road, Lytchett Matravers, Poole, BH16 6HJ 6/2020/0242 0 
164 Wareham Road, Lytchett Matravers, Poole, BH16 6DT 6/2020/0314 1 
73 West Street, Bere Regis, Wareham, BH20 7HL 6/2020/0334 1 
Yearlings Poultry Farm, Bere Regis, Wareham, BH20 7LS PDA/2020/0004 4 
24 West Street, Corfe Castle, Wareham, BH20 5HD 6/2020/0141 2 
Bovington Shopping Centre, King George V Road, Bovington, 
BH20 6JQ PDR/2020/0002 3 
The Potting Shed, Glebe House, Bucknowle BH20 5NS 6/2019/0340 1 
Garages off Knowle Hill, rear of 29-32 Knowle Hill, Wool, BH20 
6DG 6/2020/0131 4 
Former Royal British Legion Club, Wimborne Road, Lytchett 
Matravers, Poole, BH16 6HQ 6/2018/0645 3 

 177 
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Appendix 2: Major sites 
Location of site Status Application 

reference 
Number of new 
dwellings 
remaining 

Compass Point, Land west of 
Northbrook Road, Swanage 

Under 
construction 

6/2017/0713 6 

Rowlands Wait Caravan Park, 
access road To Blackhill Clump, 
Rye Hill, Bere Regis, BH20 7LP 

Under 
construction 

6/2018/0670 35 

Land at Huntick Road, Lytchett 
Matravers 

Under 
construction 

6/2021/0044 46 

Spyway Orchard, Durnford 
Drove, Langton Matravers, BH19 
3HG 

Under 
construction 

6/2018/0606 28 

Manor Farm Caravan Park, 
Church Lane, East Stoke BH20 
6AW 

Under 
construction 

6/2018/0675 23 

Former St Marys School, Manor 
Road, Swanage, BH19 2BH 

Not started 6/2018/0493 30 

Land adjacent to Wessex Water 
Reservoir, Purbeck Road, 
Lytchett Matravers 

Under 
construction (as 
of 2021) 

6/2018/0287 25 
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Appendix 3: Evidence of progress towards delivery 
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Appendix 6: Map to Purbeck Local Plan area and Poole 
Harbour Catchment 
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Appendix 7: Supporting text and policies in the 
submission draft and Proposed Main Modifications to the 
Purbeck Local Plan 
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Submission draft supporting text (paragraphs 86 to 91) and Policy 
E9 

86. Poole Harbour provides a resource for a variety of local businesses and port 
activities. The quality of the natural environment in Dorset makes it an 
attractive place to live, work and for recreation and leisure. However, 
increasing nitrogen levels from sewage and agriculture are contributing to the 
growth of algal mats in the harbour, restricting the growth, distribution and 
variety of important food available for wading birds protected under European 
law and smothering estuarine habitats. Evidence shows that there are two 
particular pressures on the harbour: nitrate pollution; and recreational issues. 
The Poole Harbour Nutrient Management Plan identifies a need to reduce 
nitrogen in the harbour. The majority of nitrogen is generated by agriculture, 
but a proportion is generated from human sewage.  

87. The Council, in planning for population growth and tourism, has to ensure that 
additional nitrogen from sewerage generated by such developments in the 
catchment of Poole Harbour is mitigated. Mitigation can be 'direct' through 
upgrading sewage treatment works or ‘indirect’ by offsetting the nitrogen 
generated from new development by taking land out of a nitrogen intensive 
use, e.g. fields where nitrogen fertiliser is applied, or projects based on 
alternative technologies to remove nitrogen from water courses or effluent.  

88. The joint Nitrogen Reduction in Poole Harbour SPD 2017, sets out an 
approach to calculating the impact of development and calculation of 
appropriate developer contributions or other obligations to enable mitigation of 
the adverse effects of development.  

89. Recreational pressures can also have a harmful effect on Poole Harbour. 
More activity within the harbour and on the shoreline, through activities like 
boating and dog walking, can disturb protected birds. The Council is working 
with the Borough of Poole on the development of a Recreation in Poole 
Harbour SPD. This SPD will provide detailed guidance on potential mitigation 
for development and projects to mitigate potential harm to Poole Harbour.  

90. The Poole Harbour Aquatic Management Plan (2006), supported by the Poole 
Harbour Steering Group of which the Council is a member, considers ways of 
maintaining sustainable levels of economic and social activity within the 
harbour and its hinterland, while protecting its natural environment.  

91. The Recreation in Poole Harbour SPD is intended to facilitate small 
developments coming forward which individually would be unable to provide 
sufficient mitigation measures over the necessary timescale. 

Policy E9: Poole Harbour  
Proposals for development will not be permitted that would lead to any adverse 
effects upon the integrity, either alone or in combination directly or indirectly of 
the Poole Harbour SPA, SSSI and Ramsar site.  
Nitrogen neutrality  
Development proposals for any net increase in homes, tourist accommodation 
or a tourist attraction, will provide mitigation in accordance with the advice set 
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out in The Nitrogen Reduction in Poole Harbour SPD, if the sewerage drains 
into the Poole Harbour catchment. Recreational effects  
The Council is working with the Borough of Poole to develop a Recreation in 
Poole Harbour SPD. Development proposals for any net increase in homes, 
tourist accommodation or a tourist attraction around the edges of the harbour 
(as defined in the SPD) will need to avoid or mitigate adverse impacts arising 
from recreational activity on Poole Harbour. 
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Proposed Main modifications (MM21) 

86. Poole Harbour provides a resource for a variety of local businesses and port 
activities. The quality of the natural environment in Dorset makes it an 
attractive place to live, work and for recreation and leisure. However, 
increasing nitrogen levels from sewage and agriculture are contributing to the 
growth of algal mats in the harbour, restricting the growth, distribution and 
variety of important food available for wading birds protected under European 
law and smothering estuarine habitats. Evidence shows that there are two 
particular pressures on the harbour: nitrate pollution; and recreational issues. 
The Poole Harbour Nutrient Management Plan identifies a need to reduce 
nitrogen in the harbour. The majority of nitrogen is generated by agriculture, 
but a proportion is generated from human sewage.  

87. The Council, in planning for population growth and tourism, has to ensure that 
additional nitrogen from sewerage generated by such developments in the 
catchment of Poole Harbour is mitigated. Mitigation can be 'direct' through 
upgrading sewage treatment works or ‘indirect’ by offsetting the nitrogen 
generated from new development by taking land out of a nitrogen intensive 
use, e.g. fields where nitrogen fertiliser is applied, or projects based on 
alternative technologies to remove nitrogen from water courses or effluent.  

88. The joint Nitrogen Reduction in Poole Harbour SPD 2017, sets out an 
approach to calculating the impact of development and calculation of 
appropriate developer contributions or other obligations to enable mitigation of 
the adverse effects of development.  

89. Recreational pressures can also have a harmful effect on Poole Harbour. 
More activity within the harbour and on the shoreline, through activities like 
boating and dog walking, can disturb protected birds. The Council is working 
with the Borough of Poole on the development of has adopted Poole 
Harbour Recreation 2019 – 2024 Supplementary Planning Document in 
Poole Harbour SPD. This SPD will provides detailed guidance on potential 
mitigation for development and projects to mitigate potential harm to Poole 
Harbour. 

90. The Poole Harbour Aquatic Management Plan (2006), supported by the Poole 
Harbour Steering Group of which the Council is a member, considers ways of 
maintaining sustainable levels of economic and social activity within the 
harbour and its hinterland, while protecting its natural environment.  

91. The Recreation in Poole Harbour SPD is intended to facilitate small 
developments coming forward which individually would be unable to provide 
sufficient mitigation measures over the necessary timescale. 

Policy E9: Poole Harbour  
Proposals for dDevelopment will not only be permitted that where it would not 
lead to any adverse effects upon the integrity, either alone or in combination 
directly or indirectly of the Poole Harbour SPA, SSSI and Ramsar site.  
Nitrogen neutrality  
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Development proposals for any net increase in residential development homes, 
tourist accommodation or a tourist attraction, where the sewage drains into the 
Poole Harbour catchment will provide avoidance/mitigation measures to 
ensure the development is neutral for nitrogen and does not have an 
adverse effect on the integrity of the site in accordance with the advice set out 
in The Nitrogen Reduction in Poole Harbour SPD, if the sewerage drains into the 
Poole Harbour catchment.  
Recreational effects  
Development proposals for any net increase in homes, tourist 
accommodation or a tourist attraction around the edges of the harbour (as 
defined on the local plan policies map) will provide avoidance/mitigation 
measures to ensure that additional effects arising from recreational activity 
do not have an adverse effect on the integrity of the site. The Council is 
working with the Borough of Poole to develop a Recreation in Poole Harbour SPD. 
Development proposals for any net increase in homes, tourist accommodation or a 
tourist attraction around the edges of the harbour (as defined in the SPD) will need 
to avoid or mitigate adverse impacts arising from recreational activity on Poole 
Harbour. 
The impacts of other development proposals on Poole Harbour will be 
considered on a site by site basis and be appropriately assessed in line with 
national legislation and the Habitats Regulations Assessment. The 
proposals may need to provide bespoke mitigation.  
Policy I1 identifies how the mitigation will be secured. 
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