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1. West Dorset Holiday Parks Association have made representations in respect of the 
emerging West Dorset, Weymouth & Portland Local Plan Pre-Submission Draft 
June 2012 and the Proposed Modification Draft Local Plan June 2012.  

 
2. The WDHPA objected to the emerging West Dorset Local Plan in 2003-2005 and 

were represented at the Local Plan Inquiry in 2005. As a consequence of their 
objections the caravan and camping tourism policies were re-written by West Dorset 
District Council’s two planning officers who attended the Round Table discussions 
and the site visits. Both planning officers admitted to never having visited any of 
West Dorset’s many caravan and camping parks prior to the accompanied site 
visits. 

 
3. There are two principal policies for caravan and camping parks in the adopted West 

Dorset Local Plan 2006 which are the result of WDHPA’s objections and suggested 
changes: 

 
 POLICY ET11 THE EXTENSION IN AREA OF EXISTING CAMPING, CARAVAN 

AND CHALET SITES AND THE CHANGE OF USE OF EXISTING SITES FOR 
TENTS, TOURING CARAVANS, ‘TOURING UNITS’, STATIC CARAVANS OR 
CHALETS 
 
The extension in area of existing camping, caravan and chalet sites and the change 
of use of land within existing sites will be permitted provided the proposal: 
 
i) would not, either on its own or cumulatively in combination with other established 
or proposed sites in the vicinity, harm the landscape character or rural amenity of 
the countryside and resident population; 
 
ii) is conveniently and well located in relation to an adequate road system which can 
accommodate the traffic generated; 
 
iii) where possible has convenient access to frequent public transport services; and 
 
iv) would not significantly reduce the range and choice of available accommodation 
as a result of a loss of tent and/or touring caravan pitches. 
 
In addition, sites within the Heritage Coast will be expected to demonstrate that the 
proposal forms part of a long term management, layout and landscaping plan to 
improve the quality and appearance of the site and reduce its visual impact on the 
landscape. The change of use either wholly or in part of an existing site from tents 
or touring caravans to ‘touring units’ will be permitted provided that it complies with 
the above criteria.  

 
POLICY ET12 NEW SITE FACILITIES, INTERNAL REORGANISATION AND 
INTENSIFICATION OF EXISTING SITES 

 
Proposals for the intensification (increase in pitch number within the existing 
permitted area), the reorganisation of uses/layout (within the existing sites) and new 
site facilities in connection with existing sites for tents, touring caravans, static 
caravans and chalets will be permitted provided the proposal: 
 
i) would not, either on its own or cumulatively with the remainder of the site or in 
combination with other established or proposed sites in the vicinity, harm the 
landscape character or rural amenity of the countryside and resident population. 
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ii) is conveniently and well located in relation to an adequate road system which can 
accommodate the traffic generated; 
 
iii) where possible has convenient access to frequent public transport services, and 
 
iv) includes landscape improvements relevant to the development and a scheme for 
their maintenance. 

 
4. The overriding principle of these two policies is to allow development unless 

material harm would be caused, in particular to the AONB and Heritage Coast. This 
is a very important principle for members of the WDHPA, many of whom wish to 
invest considerable sums in their parks in order to compete in the national and 
international tourism industry by improving site layouts with landscaping and on-site 
facilities; replacing unsuitable buildings and/or providing new (all-weather leisure) 
buildings and changing the mix of tents, touring and static caravans. For a few 
parks which are restricted by old and out of date planning permission to tents only 
areas, to be able to have touring units (tents, trailer tents, touring caravans and 
motor caravans) would make a considerable difference to turnover by being more 
attractive to customer needs and demands over much longer periods throughout the 
year. 

 
5. West Dorset District Council (WDDC) officers have not given any explanation or 

justification for removing Policies ET11 and ET12, proposing to replace them with 
ECON7. ECON7 is a simplistic distillation of the current two policies and thus 
introduces unnecessary ambiguity while excluding reference to “touring units”.   

 
6. Since adoption of the West Dorset Local Plan, several members of the WDHPA 

have been able secure planning permissions for development as a result of Policies 
ET11 and ET12. The lead in time for two proposals involving leisure buildings has 
been many years even though the applicants wish to invest millions and as a 
consequence provide additional employment. These planning permissions are: 

 
6.1 Planning Permission 11D/101000275 (Appendix 1) 
 

Location of Development: 
FRESHWATER BEACH HOLIDAY PARK, BURTON BRADSTOCK, DT6 4PT 
 
Description of Development: 
New leisure building including indoor swimming pool, bowling, cafe & associated 
facilities together with enhanced landscaping. 
 
This development was completed in 2012 and this year it won the Royal Institution 
of Chartered Surveyors’ South West Region Prize for development relating to 
Tourism and Leisure. After several years of consultations, one planning officer 
would only accept a building with a sedum roof, construction of which added over 
£500,000 to the build cost. The same planning officer originally required a shingle 
roof “like the one on the Bridport Golf Club”, which in fact has a concrete tile roof. 
 
There is an undetermined planning application to site touring units on a tents only 
area of this “Park”. The Planning Statement, which explains the reasons for the 
need for touring units, is provided as Appendix 2. 
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Freshwater beach was used as a location for the popular television crime series 
“Broadchurch”. An economic impact study called “The Impact of Broadchurch on 
Tourism Business in West Dorset April-October 2013” dated Jabuary 2014 was 
undertaken by the University of Exeter Business School (Appendix 11). 

 
6.2 Planning Permission 1/D/12/000410 (Appendix 3) 

 
Location of Development:  
GOLDEN CAP HOLIDAY PARK, SEATOWN, BRIDPORT, DT6 6JX 
 
Description of Development:  
Site reorganisation comprising changes of use & operational development including 
removal of all 108 touring caravan pitches & siting 'lodge' style caravans & static 
caravans on OS 0586 & 2500. Siting static caravans, diversion of public footpath 
W10/14 & creation of a permissive path within OS 4417. Landscape enhancements. 
Changes of use of buildings B and C. Construction of a leisure building on OS 
1597/2093. 
 
This full application was approved in December 2012 with 21 conditions, some 
requiring submission of details for approval. This development has not yet 
commenced. The Location Plan and Proposed Site Layout Plan are produced as 
Appendices 4 and 5. 

 
6.3 Planning Permission 1/D/12/000554 (Appendix 12) 
 

Location of Development:  
OLD COASTGUARD HOLIDAY PARK, COAST ROAD, BURTON BRADSTOCK, 
BRIDPORT, DT6 4RL 
 
Description of Development:  
Reorganisation of caravan site layout and related operational development, 
landscape improvements and diversion of Footpath 11 Burton Bradstock. 

 
 Old Coastguard Holiday Park was originally, in the early 1950’s, located to the north 

of the Old Coastguard buildings. When granting the first permanent planning 
permission, Dorset County Council required the caravan site to be relocated to the 
south, in its current position adjacent to the cliffs. The cliffs have suffered from 
erosion and there is potentially ongoing cliff regression. As a consequence a 
planning application was submitted to redesign the existing layout utilising adjacent 
amenity land and moving caravan pitches away from the cliff. The additional land 
allowed a more spacious layout with roads, parking next to each caravan pitch and, 
very importantly, space to provide landscape planting which had previously been 
absent. In addition, the larger pitches have allowed twin unit timber faced caravans 
to be sited which are visually recessive. This development is currently in progress 
and will be completed in phases over several years. See Appendices 11-14. This 
development demonstrates that development in the Heritage Coast and on the edge 
of a World Heritage site can be beneficial for landscape amenity, the tourism 
business at Old Coastguard and the local economy. There should not be a 
presumption against development in the Heritage Coast. 

 
6.4 A planning application has been submitted for 8 pods at Highlands End Holiday 

Park, Eype, Bridport DT6 6AR, details of which are provided at Appendices 15-18. 
The reasons for the application are explained in Appendix 18. 
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7. The owners of three adjacent touring caravan and camping parks at Chickerel, near 
Weymouth, wish to invest in new buildings and an indoor swimming pool at Bagwell 
Farm Touring Park (DT3 4EA), and to be able to site touring units throughout at Sea 
Barn Farm Camping Park (DT3 4ED) and West Fleet Holiday Farm (DT3 4ED). Mrs 
Karen Kennedy, daughter of the owners, Mr and Mrs Coombe, is the manager of 
‘Bagwell’. She has provided explanation of the need for new buildings and the 
indoor swimming pool, which I produce as Appendix 6.  

 
8. Mrs Kennedy refers to tourism data relating to 2009 and 2011, however more recent 

economic data is provided at Appendices 7 and 8 relating to the Value of Tourism in 
2012 in West Dorset District and Weymouth and Portland. The extracts are from 
“The Economic Impact of Dorset’s Visitor Economy 2012” produced on behalf of the 
Dorset Tourism Partnership by The South West Research Company Ltd. The 
combined visitor spend in both areas in 2012 was calculated to be 
£508,554,000. 

 
9. In respect of the issue of changing planning permissions for tents only to touring 

units, Mrs Kennedy, demonstrates with photographs (Appendix 9) that there is now 
no material difference between tents and touring caravans in terms of size and 
colours. She also raises the point that there is no logical reason to prevent camper 
vans from using tents only sites because customers arrive in vans which are the 
same size, shape and make as a camper van, except that the latter is fitted out for 
sleeping (Appendix 10). 

 
10. The economic case for national and local planning policy to support development at 

existing caravan and camping parks is overwhelming. In West Dorset, tourism is the 
most important economic activity. Policies should therefore enable development to 
take place subject to the test of harm. If development will not cause material harm 
to designated areas then it should be supported and permitted.   

 
 
 
PATRICK J. ATHERTON, FRICS 
November 2014 
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1. INTRODUCTION

1.1 The application is for “change of use from siting tents to siting touring units with
associated landscape planting”. Tents include trailer tents. “Touring units” include
tents, trailer tents, touring caravans and camper vans. The landscape mitigation and
enhancement proposals, shown on drawings 425.10 and 425.11, include on and
off-site planting to supplement existing planting which is becoming established.

1.2 There is no planning restriction on the type, colour and size of tent erected or
vehicle parked on a pitch in association with the permitted camping use, although
this is at the discretion of the site operator. This can produce the ridiculous situation
that a camper van (or any van) can be parked on a tented camping pitch but the
occupants have to erect a tent to sleep in.

1.3 The application site shown edged red on Location Plan drawing 425.12 comprises
OS 0001(pt) and OS 8200(pt) – see Figure 1 below. Planning permission
1/W/88/0407F was granted on 25th March 1992 for the erection of tents on OS
0001(pt) and OS 8200(pt) and the siting of touring units on OS 0075.

Figure 1 – Location Plan showing OS 0001, 8200 and 0075.

1.4 Drawing 425.12 demonstrates that the application site forms part of a much larger
area which, from at least the 1940’s, has been developed as a caravan and
camping site with indoor and outdoor sports and leisure facilities. The business
enterprise is a significant employer of local residents and a major contributor to the
local economy. The sports and leisure facilities also benefit the local community
because they are available to local residents entirely as a result of private
investment.

1.5 A detailed Landscape and Visual Impact Assessment is provided with this
application to demonstrate no material harm will be caused to the AONB and
Heritage Coast.
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2. RELEVANT PLANNING HISTORY

2.1 Planning permission 1/W/88/0407F was granted on 25th March 1992 for the
erection of tents on OS 0001(pt) and OS 8200(pt); and the use of OS 0075 for
touring units (ie. tents, trailer tents, touring caravans and motor caravans). The
planning permission was made the subject of a section 106 Agreement dated 25th

March 1992. Neither the planning permission nor the s.106 Agreement imposed a
seasonal or holiday condition. Site licences were granted on 4th June 1992 and
27th July 1992 for 156 tents on OS 0001(pt) and OS 8200(pt), and 400 touring units
on OS 0075. A spine road for OS 0001 was granted planning permission (ref.
1/W/1997/0667) on 21st April 1997. This was followed by planning permission
1/W/2001/0311 dated 19th June 2001 permitting the construction of service roads
and stone retaining walls for 156 tent pitches on OS 0001(pt). The development
has been carried out and the 1992 site licence for 156 tents on OS 0001 has been
superseded by a licence dated 18th May 2007 for 156 tents.

2.2 The areas occupied by static caravans are the subject of planning permission
1/W/94/0689C granted on 1st February 1995. 289 static caravans are permitted,
including one for residential occupation.

2.3 Pre-application consultations were undertaken in 2000 with Mr Jordan of West
Dorset District Council (WDDC) prior to submission of planning application
1/W/2001/0311. A suggestion was made to relocate the tents from OS 0001(pt) and
OS 8200(pt) (permitted by 1/W/88/0407F) to lower and level land comprised within
OS 2969 and 9461(pt), east of the touring unit site located on OS 0075. However,
after consultation with David Carman, the WDDC landscape architect, Mr Jordan
preferred that the 156 tent pitches remain in their existing location and supported
the application in 2001 for the construction of service roads and terracing the
hillside with stone retaining walls on the basis the development “will not be visually
intrusive”. At paragraph 9.2 of the report to the Development Control West
Committee dated 31st May 2001, Mr Jordan stated:
“The site slopes steeply towards the coast. The application proposes the provision
of additional planting along the northern boundary, which will provide an
enhancement to the screening of the tents. I am satisfied that the access roads and
tent pitch retaining walls, given the appropriate external surface treatment, will not
be visually intrusive.”

2.4 In addition (at paragraph 10.1) Mr Jordan concluded:
“The development will not be visually intrusive within the Heritage Coast and
will enable the site to be utilised during wet periods thereby lengthening the
holiday season in accordance with Structure Plan policy.”

2.5 The Council’s EIA (Environmental Impact Assessment) screening opinion dated
14th March 2001 confirmed the proposed operational development was not
considered to be EIA development, as follows:
“The development proposed namely the construction of service roads and stone
retaining walls for 156 tent pitches (the use of land approved for tents and
touring units under PA ref 1/E/88/0407), falls within the description at paragraph
12(e) of Schedule 2 to the 1999 regulations and is within an Area of Outstanding
Natural Beauty which is a sensitive area defined within the [regulations]. In my
opinion, having taken into account the criteria in Schedule 3 to the 1999
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regulations, the proposed development would not be likely to have a significant
effect on the environment by virtue of factors such as its nature, size and
location.

Accordingly, the Local Planning Authority advises that the development for which
planning permission is sought is not EIA development.”

2.6 Planning permission 1/D/10/000275 was granted on 7th May 2010 for, “New leisure
building including indoor swimming pool, bowling, cafe & associated facilities
together with enhanced landscaping”. In accordance with drawings 188.101 and
188.102, approved under condition 8, excavations have been used to create a
new landscape bund between the northern boundary of the application site and
Burton Road (B3157). This provides screening of the application site when viewed
from Burton Road.

3. REASONS FOR THE APPLICATION

3.1 Use of the tenting field for siting touring units will greatly assist management of the
touring business which is comprised within two areas, one having planning
permission for touring units with 400 pitches and one having planning permission for
tents only with 156 pitches. The reasons why the change will assist management of
the touring business are as follows:

3.1.1 Bad weather is more prevalent during the shoulder months. OS 0001 is sheltered by
Wennett Hill from the prevailing south-westerly winds, but the touring unit field OS
0075 is not. However the planning permission prevents OS 0001 from being used
by touring caravans and motor caravans even when OS 0001 has vacant pitches.
Owners of touring caravans who request to be sited on OS 0001 in order to have a
more sheltered pitch have to be refused, which causes resentment from dissatisfied
customers. In addition, 0075 is more visible from public receptors on Burton Road
and the Coast Path than OS 0001, so from a planning point of view restricting OS
0001 to tents is illogical and serves no planning purpose.

3.1.2 Customers frequently wish to make bookings for combinations of touring caravans,
motor caravans and tents, either as one family or as a group of families and/or
friends. This is only possible on the touring unit area, which causes problems when
the touring unit area is fully booked. Customers seeking to make advance bookings
by telephone or in person in real time have to be refused. This causes incredulity
and resentment with potential customers and causes a considerable financial loss
for the company every year.

3.1.3 When the touring unit field is full it is not possible to fill empty pitches in the tenting
field with touring caravans and motor caravans. This causes incredulity and
resentment with potential customers and causes a considerable financial loss for
the company every year.

3.2 Camping in tents normally has a restricted popularity during May to September in
good weather. Touring caravans and camper vans are much less weather volatile
so they facilitate camping during the shoulder periods and during the winter. This
will therefore extend the period of use of the application site which has no seasonal
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restriction. Extending the period of use will extend the period of employment for
some temporary staff.

3.3 Allowing camping with all types of touring unit will increase turnover, help future
business investment and contribute to the local economy.

3.4 Siting touring units on OS 0001 at any time of year is consistent with the all weather
facilities completed in 2012 under 1/D/10/000275. Additional use of the leisure
facilities, including the bar/restaurant, will benefit part time employees by extending
their period of employment during the year, with the potential to make some part
time jobs permanent full time jobs.

3.5 Put simply, not allowing touring units on OS 0001 causes significant harm to
Freshwater Beach Holiday Park’s business, West Dorset’s tourism industry and the
local economy, which is contrary to NPPF paragraph 28. Siting touring units at any
time of year will provide greater operational flexibility and efficiency, with benefits for
staff retention and staff careers.

4. PLANNING POLICY

4.1 The applicants’ proposal to site touring units, instead of just tents and trailer tents, is
consistent with the Council’s objective of encouraging tourism throughout the year:
“... the Council’s Tourism Strategy 2003-2008, aims to maintain and increase
the value of tourism in the district, ensure that a high quality of visitor
experience is available for everyone, and support and promote existing
tourist attractions. The Council will therefore support appropriate
improvements in the quality of accommodation on offer and proposals that
enable existing sites to extend the visitor season.” (Paragraph 7.8.8 in the
adopted West Dorset Local Plan 2006).

4.2 Policy ET11 in the adopted West Dorset Local Plan 2006 supports change of use
from tents to ‘touring units’, subject to compliance with the four criteria set out in the
policy. The policy is copied below.

“POLICY ET11 THE EXTENSION IN AREA OF EXISTING CAMPING, CARAVAN
AND CHALET SITES AND THE CHANGE OF USE OF EXISTING SITES FOR
TENTS, TOURING CARAVANS, ‘TOURING UNITS’, STATIC CARAVANS OR
CHALETS

The extension in area of existing camping, caravan and chalet sites and the change
of use of land within existing sites will be permitted provided the proposal:

i) would not, either on its own or cumulatively in combination with other established
or proposed sites in the vicinity, harm the landscape character or rural amenity of
the countryside and resident population;

ii) is conveniently and well located in relation to an adequate road system which can
accommodate the traffic generated;
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iii) where possible has convenient access to frequent public transport services; and

iv) would not significantly reduce the range and choice of available accommodation
as a result of a loss of tent and/or touring caravan pitches.

In addition, sites within the Heritage Coast will be expected to demonstrate that the
proposal forms part of a long term management, layout and landscaping plan to
improve the quality and appearance of the site and reduce its visual impact on the
landscape.

The change of use either wholly or in part of an existing site from tents or
touring caravans to ‘touring units’ will be permitted provided that it complies
with the above criteria.”

4.3 The proposed change of use at Freshwater Beach complies with all four criteria and
landscape planting details are provided on drawings 425.10 and 425.11, together
with a Landscape Management Plan (Appendix LVIA8).

4.4 The application site is part of the existing Holiday Park. The proposed change of
use is therefore within a sustainable tourist location. “At the heart of the National
Planning Policy Framework is a presumption in favour of sustainable
development. ..... For decision-taking this means approving development
proposals that accord with the development plan without delay.” (NPPF
paragraph 14).

4.5 The NPPF supports development which provides jobs:

“1. Building a strong, competitive economy

18. The Government is committed to securing economic growth in order to create
jobs and prosperity, building on the country’s inherent strengths, and to meeting the
twin challenges of global competition and of a low carbon future.

19. The Government is committed to ensuring that the planning system does
everything it can to support sustainable economic growth. Planning should operate to
encourage and not act as an impediment to sustainable growth. Therefore significant
weight should be placed on the need to support economic growth through the
planning system.

20. To help achieve economic growth, local planning authorities should plan
proactively to meet the development needs of business and support an economy fit for
the 21st century.

21. Investment in business should not be over-burdened by the combined
requirements of planning policy expectations. Planning policies should recognise and
seek to address potential barriers to investment, including a poor environment or any
lack of infrastructure, services or housing. In drawing up Local Plans, local planning
authorities should:

 set out a clear economic vision and strategy for their area which positively
and proactively encourages sustainable economic growth;
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 support existing business sectors, taking account of whether they are
expanding or contracting and, where possible, identify and plan for new or emerging
sectors likely to locate in their area. Policies should be flexible enough to
accommodate needs not anticipated in the plan and to allow a rapid response to
changes in economic circumstances;”

3. Supporting a prosperous rural economy

28. Planning policies should support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new
development. To promote a strong rural economy, local and neighbourhood plans
should:

 support the sustainable growth and expansion of all types of business and
enterprise in rural areas, both through conversion of existing buildings and well
designed new buildings;

 promote the development and diversification of agricultural and other land-
based rural businesses;

 support sustainable rural tourism and leisure developments that benefit
businesses in rural areas, communities and visitors, and which respect the character of
the countryside. This should include supporting the provision and expansion of tourist
and visitor facilities in appropriate locations where identified needs are not met by
existing facilities in rural service centres; and

 promote the retention and development of local services and community
facilities in villages, such as local shops, meeting places, sports venues, cultural
buildings, public houses and places of worship.”

4.6 NPPF paragraph 206 states: “Planning conditions should only be imposed where
they are necessary, relevant to planning and to the development to be permitted,
enforceable, precise and reasonable in all other respects.” The application site is not
the subject of a seasonal condition and neither is the existing touring unit site, both
having been granted planning permission in 1992 under 1/W/88/0407F. A seasonal
condition should not be imposed in response to this application; such would be
unnecessary, unreasonable and contrary to law by taking away existing use rights.

4.7 Further guidance is to be found in the National Planning Practice Guidance 2014 ID
21a for the Use of Planning Conditions.

4.8 “It is not sufficient that a condition is related to planning objectives: it must also be
justified by the nature or impact of the development permitted.
A condition cannot be imposed in order to remedy a pre-existing problem or issue
not created by the proposed development.” ID 21a-004.

4.9 “It is best practice for a local planning authority to agree proposed
conditions with an applicant before a decision is taken, and as early in the
planning application process as possible. It is equally open to both the local
planning authority and the applicant to initiate discussions about conditions.
Agreeing conditions early is beneficial to all parties involved in the process.” ID 21a-
019. Accordingly it is requested that the planning officer dealing with this application
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consults with Mr. Atherton in respect of proposed planning conditions, first by
providing draft conditions for his consideration and comment.

September 2014
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Golden Cap Holiday Park
SITE LOCATION AND ACCESS
                                                                          
APPENDIX DS1
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Application boundaries

Site area boundaries

Land owned by Applicant

Leased land for seasonal camping

Site buildings included in application

Other site buildings

Vehicular access for customers

Alternative vehicular access

Delivery route for statics/lodges/construction
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