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Alastair Clark Date: 11 March 2026 

3 High East Street 
Dorchester 
DT1 1HS 

Ref: P/PAP/2026/00110 

Case Officer: Jane Green 

Team: Northern 

 01305 838336 

 Jane.Green@dorsetcouncil.gov.uk 

 
Dear Mr Clark, 
 
Application Number: P/PAP/2026/00110 

Location: Dorchester Tennis and Squash Club Sawmills Lane Dorchester 
DT1 2RZ 

Proposal: Construction of a new Padel Tennis Court with associated flood 
lighting 

Pre-application type:  Written response 

Thank you for your pre-application enquiry received complete on the 10 February 2026 
requesting officer advice. My advice is based upon a desk-based assessment of the 
information you have provided. 

 

Our recommendation (summary): 

The proposals appear to be acceptable in principle, but more detail is required in respect of 
potential flood risk given the site’s location in mapped areas of high surface water and 
groundwater flood risk. 

 

Background 

Submitted plans/details: Drawings: Proposed location of padel court and car parking 
layout, existing and proposed elevations, proposed front elevation, car park photograph and 
Supporting document dated 10 February 2026 

 

Relevant site constraints: 

Natural England Designation - Nutrient Neutrality Catchments  

Wessex Water Treatment Works Catchment Impacts on designated SAC/SPA/Ramsar - 
Enhancement scheme at WRC (2020-25)  

http://www.dorsetcouncil.gov.uk/
https://www.dorsetcouncil.gov.uk/your-council/about-your-council/data-protection/service-privacy-notices/planning.aspx
https://www.dorsetcouncil.gov.uk/your-council/about-your-council/data-protection/service-privacy-notices/planning.aspx


 

 

Public Right of Way: Bridleway S2/35; - Distance: 30.04 

SGN - Medium pressure gas pipeline 12.5m or less from 12.5m Buffer on Regional Medium 
Pressure Pipelines (75 mbar – 2 bar) 

Groundwater – Susceptibility to flooding 

Area of Outstanding Natural Beauty (AONB): Dorset; - Distance: 409.73 

Site of Special Scientific Interest (SSSI) impact risk zone 

Groundwater Source Protection Zone  

Risk of Surface Water Flooding Extent 1 in 30  

Risk of Surface Water Flooding Extent 1 in 100  

Risk of Surface Water Flooding Extent 1 in 1000  

Surface water flooding - 1 in 100 year event plus 20% allowance  

Surface water flooding - 1 in 100 year event plus 40% allowance  

Radon: Class: 3.0  

Contaminated Land  

 

Relevant site history: 

1/E/80/001106 - Decision: GRA -
 Decision Date: 23/12/1980 

RENEWAL OF PERMISSION 219094 

Tennis Pavillion 

 

1/E/81/000814 - Decision: GRA -
 Decision Date: 26/10/1981 

ERECT EXTENSION FOR NEW COURT, CHANGING ROOMS, OFFICE, LOBBY AND 
VIEWING BALCONY (SAWMILLS SITE). 

 

1/E/90/000744 - Decision: GRA -
 Decision Date: 21/01/1991 

Remove 2No lighting columns and erect 8No lighting columns 10m high to 3No tennis 
courts 

 

1/E/96/000526 - Decision: GRA -
 Decision Date: 04/07/1997 

Develop land by the erection of a racquet club, 4 floodlit tennis courts and associated 
parking. Construct new vehicular and pedestrian access 

 

1/E/00/000389 - Decision: GRA -
 Decision Date: 23/08/2000 

Renewal of P.A. 1/E/1996/0526 - Develop land by the erection of a racquet club, 4 floodlit 
tennis courts and associated parking. Construct new vehicular and pedestrian access 



 

 

 

P/FUL/2023/03321 - Decision: GRA -
 Decision Date: 01/08/2023 

Replace timber external staircase and landing with steel framed staircase and larger 
landing/balcony area 

 

Relevant planning policies: 

Adopted West Dorset and Weymouth & Portland Local Plan:  
The following policies are considered to be relevant to this proposal:    

• INT1 - Presumption in favour of Sustainable Development  

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

• ENV2 – Wildlife and habitats 

• ENV10 - The landscape and townscape setting  

• ENV12 - The design and positioning of buildings  

• ENV16 - Amenity  

• ENV13 - Achieving High Levels of Environmental Performance 

• SUS2 - Distribution of Development 

• COM2 – New or improved local community buildings and structures 

• COM4 – New or improved local recreational facilities 

• COM7 - Creating a safe & efficient transport network  
 

Emerging Dorset Local Plan  

The Dorset Council Local Plan Options Consultation took place between January and 
March 2021, with further consultation between 18 Aug – 13 October 2025. Being at a very 
early stage of preparation, the Draft Dorset Council Local Plan should be accorded very 
limited weight in decision making. 

 

Advice 

Key planning issues identified: 

Principle of development  

The principle of development is considered acceptable. The West Dorset and Weymouth & 
Portland Local Plan support healthy lifestyles.  Promoting Healthy and Safe Communities 
(Chapter 8 of the NPPF) supports the provision of social and recreational facilities to serves 
community needs for health and well-being. 
 
Local Plan Policy SUS2 sets out that within the defined development boundaries residential, 
employment and other development to meet the needs of the local area will normally be 
permitted and Bridport will be a focus for future development. Furthermore, Local Plan 
Policies ECON5, COM2 and COM4 set out that proposals for new local community 

structures and facilities will be permitted subject to meeting criteria relating to location and 
impact of other facilities. 

Given the proposal would create a new recreation/community facility within an existing 
recreation and leisure site, the principle of development is likely to be acceptable under 
Policy SUS2, ECON5, COM2 and COM4. 

 



 

 

Impact on the character of the area (design and placemaking)  

The plans submitted indicate a 10m by 20m padel court with the glass and weld mesh re-
bound wall and fence panels at 4m high and new fencing and gate to the northwest of the 
court.  There are proposed 4, 6m high lighting columns.  The overall design is as expected a 
padel court would be and it would be helpful to demonstrate all materials to be used in the 
submission to avoid any conditions in this regard. 

It is to be located on the existing parking area and cut into the grass bank next to the 
adjacent tennis courts.  The overall character of the site is determined by the existing 
buildings and recreational facilities and the addition of a padel court would compliment the 
existing site.  The overall site is well contained and relatively discreet and well screened 
with vegetation.  The railway track and its embankment form the boundary on the east side 
which provides further containment. 

It is not considered that the proposal will have a significant impact on the character of the 
area given its context and would comply with policies ENV10 and ENV12 of the Loal Plan. 

 

Impact on neighbouring amenity 

The nearest residential properties are to the east and are screened by the railway 
embankment over 5m in height which will provide a visual and acoustic barrier to the 
development. 

Floodlighting already exists on the site so the additional 4 floodlights will not alter the 
established character of the site or cause unacceptable glare or light pollution.  It is noted 
they are not as tall as the existing floodlights on the site.  The floodlighting should form part 
of the description of the application, and any application should include a statement and the 
product specification of the floodlights proposed, their luminaires levels and any details of 
automatic timings to turn off/on as this may be a matter to be conditioned if necessary. 

It is not considered any noise from the new facility would be significant given the existing 
use of the site and the recreational nature of the area and the existing noise and activities 
from the nearby supermarket and of course the railway line.  It may be helpful to state the 
days/hours of use of the facility in any application. 

Having assessed another padel court proposal I know issues are often raised with regard to 
noise.  In this case, given the existing recreational uses of the site, including tennis, I do not 
have particular concerns in this regard.  It would however be helpful if you include the Noise 
Considerations you have detailed in your supporting statement in any planning application. 

Overall, it is considered that subject to the above points the proposal would not introduce 
any significant issues in relation to the amenity of occupiers of the nearest residential 
properties. 

 

Impact on protected species 

Protected species survey and mitigation – the Council has a legal duty to conserve and 
enhance biodiversity so you may need to demonstrate that your proposal will not result in 
harm to protected species and you will need to consider opportunities to promote 
biodiversity. For more information and guidance see Planning for Biodiversity.  Biodiversity 
enhancements should align with the aims of Dorset’s adopted Local Nature Recovery 
Strategy.  

 

https://www.dorsetcouncil.gov.uk/w/planning-for-biodiversity
https://www.dorsetcouncil.gov.uk/nature-recovery
https://www.dorsetcouncil.gov.uk/nature-recovery


 

 

Biodiversity Net Gain (BNG) - BNG is a way of creating and improving biodiversity by 
requiring development to have a positive impact (‘net gain’) on biodiversity. BNG is 
measured through use the statutory biodiversity Metric. Developments must provide and 
maintain this net gain over a 30-year period. 

BNG does not change existing legal or policy protections for protected sites, habitats or 
species which will require assessment, surveys, reports and plans as required.   
 

The delivery of minimum 10% BNG is a mandatory requirement under the Environment Act 
for most planning applications unless an exemption applies (this includes householder 
development).  Full validation requirements and a list of current exemptions for BNG are set 
out in our check the validation checklist. If your clients wish to rely on the self-build 
exemption, then a unilateral undertaking legal agreement will need to be entered into. If 
BNG applies to your proposal the local list of validation requirements includes the need to 
submit a BNG statement with your application at validation.  Read more about biodiversity 
net gain  
 

We strongly encourage you to think now about how a subsequent planning application will 
achieve BNG. BNG proposals should align with Dorset’s adopted Local Nature Recovery 
Strategy. Your BNG statement should explain how this has been considered. Dorset 
Council offers bespoke pre application advice and review of ecological and BNG 
information. Our pre application advice page has more information. An additional fee will 
apply.  

 

Flood Risk and Drainage  

A flood risk assessment will be required to support any application. 

Ground Water Flood Risk- the application site lies within an area identified by the Council’s 
Strategic Flood Risk Assessment (SFRA) as being susceptible to high ground water levels. 
You can view the Council’s SFRA on Dorset Explorer. Site specific data from ground water 
investigations will be required to inform a Flood Risk Assessment accompanying any 
application in this area.  

If the site is considered by the applicant to be at low risk from groundwater flooding and 
other sources of flooding, yet the Level 1 SFRA mapping identifies the site within an area 
identified as ‘Groundwater susceptibility to flooding’, the applicant may wish to assess 
groundwater flood risk using the guide: Low Groundwater Flood Risk. 

If the site is at risk from ground water flooding and it cannot be demonstrated that all of the 
proposed development (including access or escape routes) is located outside the area at 
risk, then the flooding sequential test will need to be undertaken. This test seeks to direct 
development away from areas at highest risk of flooding and is required because your 
proposal does not meet any of the exceptions set out at footnote 62 of the NPPF. You will 
need to demonstrate that there are no alternative, reasonably available sites within the 
Local Plan Area that could accommodate the proposed development. There is no 
requirement for the alternative sites to be in the same ownership or that all of the 
development needs to be accommodated on a single alternative site. If no alternative sites 
are identified that are at lower flood risk, it will still be necessary to demonstrate that the 
proposal will be safe for its lifetime and will not increase flood risk elsewhere. 

If it can be demonstrated that the site is not at risk of ground water flooding, the ground 
water investigation data should also be used to inform an appropriate surface water 
drainage scheme. 

https://www.dorsetcouncil.gov.uk/documents/35024/286094/New+Validation+Checklist-+V15-+Final+-updated-+30-04-2024.pdf/83eea2e9-38c0-1da2-4553-c44b46b29b33?t=1714552294772
https://www.dorsetcouncil.gov.uk/documents/d/guest/bng-statement-dorset-council-may-2024-v2
https://www.dorsetcouncil.gov.uk/documents/d/guest/bng-statement-dorset-council-may-2024-v2
https://www.dorsetcouncil.gov.uk/w/biodiversity-net-gain
https://www.dorsetcouncil.gov.uk/w/biodiversity-net-gain
https://www.dorsetcouncil.gov.uk/nature-recovery
https://www.dorsetcouncil.gov.uk/nature-recovery
https://www.dorsetcouncil.gov.uk/w/pre-application-advice
https://gi.dorsetcouncil.gov.uk/dorsetexplorer/sfra#map=10.06/50.79582/-2.31339/0&basemap=2/100/100
https://www.dorsetcouncil.gov.uk/w/groundwater-flood-risk-assessment
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.dorsetcouncil.gov.uk/adopted-local-plans


 

 

Surface Water Flood Risk - the Council’s Strategic Flood Risk Assessment SFRA identifies 

that the application site is located in an area at risk of flooding during a [1 in 30 year/1 in 

100 year] flood event. Unless a flood risk assessment, taking account of climate change, 

can demonstrate that the site is not at risk of flooding, or that all of the proposed 

development, including access or escape routes and potentially vulnerable elements, is 

located outside the area at risk then a flooding sequential test will be necessary.  

The sequential test seeks to direct development away from areas at highest risk of flooding 

and is required because your proposal does not meet any of the exceptions set out at 

footnote 62 of the NPPF.  You will need to demonstrate that there are no alternative, 

reasonably available sites within the Local Plan Area that could accommodate the proposed 

development. There is no requirement for the alternative sites to be in the same ownership 

or that all of the development needs to be accommodated on a single alternative site. If no 

alternative sites are identified that are at lower flood risk, it will still be necessary to 

demonstrate that the proposal will be safe for its lifetime and will not increase flood risk 

elsewhere. 

Drainage- surface water- an appropriate method of detailing with surface water to prevent 
flooding of the site and the adjacent land will be required which takes account of the 
Sustainable Drainage Systems hierarchy. This could be a soak away (allowing 5 metres 
from any building) or attenuation tank, or other method. In accordance with Planning 
Practice Guidance on Flood Risk and Coastal Change, and to ensure the longer term flood 
resilience of the proposal, where feasible you are encouraged to incorporate above ground 
level attenuation (e.g. rainwater harvesting / water butts) as the first level of a multi-
functional sustainable drainage strategy with infiltration into the ground (soakaway) forming 
the second level of the strategy. 

Where soak aways are appropriate then the design should cater from 1 in 100 year event 
plus 45% for climate change for new domestic properties. Commercial development would 
be slightly less depending on the predicted design life so it would be in the range between 
20% and 40%. You will need to include inspection access and maintenance details.   

Please note that soakaways are unlikely to be effective in the areas identified by the 
Council’s SFRA as within the ‘Groundwater- Susceptibility of flooding’ zone. Site specific 
groundwater level investigations will be required in affected areas to establish whether 
soakaways can be used. Alternative drainage methods may be required.   

See also the Council’s guidance on Surface water planning and information requirements 
for planning applications   

Please note that Central Government issued new guidance National standards for 
sustainable drainage systems on 19 June 2025 which may supersede the above 
Council guidance. 

The Construction Industry Research and Information Association (CIRIA) has released free 
guidance and a short animation which encourages developers and planners to think about 
sustainable drainage systems (SuDS) early in a project. The resource, co-funded by the 
Environment Agency, shows how early SuDS planning can speed up approvals, make 
better use of land and improve a site’s environmental appeal. It supports the NPPF and the 
new national standards for SuDS.  

 

Contaminated land 

https://www.dorsetcouncil.gov.uk/dorset-council-level-1-sfra
https://www.dorsetcouncil.gov.uk/adopted-local-plans
https://gi.dorsetcouncil.gov.uk/dorsetexplorer/sfra#map=10.06/50.79582/-2.31339/0&basemap=2/100/100
https://www.dorsetcouncil.gov.uk/w/surface-water-planning#:~:text=Dorset%20Council%20as%20a%20lead%20local%20flood%20authority%20is%20a
https://www.dorsetcouncil.gov.uk/documents/35024/280970/Surface+Water+Management+Proposal+Information+Requirements.pdf/33f6035a-fd3e-6c8b-8702-c148ea944541
https://www.dorsetcouncil.gov.uk/documents/35024/280970/Surface+Water+Management+Proposal+Information+Requirements.pdf/33f6035a-fd3e-6c8b-8702-c148ea944541
https://www.gov.uk/government/publications/national-standards-for-sustainable-drainage-systems/national-standards-for-sustainable-drainage-systems-suds#introduction
https://www.gov.uk/government/publications/national-standards-for-sustainable-drainage-systems/national-standards-for-sustainable-drainage-systems-suds#introduction
https://www.ciria.org/ItemDetail?iProductCode=C823F&Category=FREEPUBS&WebsiteKey=3f18c87a-d62b-4eca-8ef4-9b09309c1c91
https://www.ciria.org/ItemDetail?iProductCode=C823F&Category=FREEPUBS&WebsiteKey=3f18c87a-d62b-4eca-8ef4-9b09309c1c91
https://www.youtube.com/watch?v=5UtVwk_Qnvk


 

 

Land contamination - the site lies within an area affected by historic contamination, and it is 
anticipated that a contamination report will be required. It is anticipated that an unexpected 
contamination condition would be attached to any grant of permission. 

 

Other material planning issues that will be considered in the event that an application is 
submitted 

 

Medium pressure gas pipeline 

The site is located over a mapped medium pressure gas pipeline.  I would suggest you 
contact Southern Gas Network to ensure that this does not constrain development in this 
location, and your proposal ultimately.  Southern Gas Network would be consulted as part of 
any application as the proposal would involve cutting into the ground. 

 

Highway safety and access - Consultation with the Dorset Council Highways will be 
undertaken during consideration of the application.  Given the existing use of the overall 
site, it is not considered the proposal will rais concerns with regard to highway safety.  
Consideration will be given to loss of parking/parking provision.  It is noted that there is 
provision of new car parking spaces on the plans. 

 

Landscaping/Trees and hedgerows – the application should include a plan with details of all 
existing landscaping features within the site and on its boundaries. The plan should indicate 
details of any landscaping features to be removed, along with any new planting. As much of 
the existing landscape should be retained as possible or reinforced. An arboricultural 
method statement/tree protection plan will be required if there are any significant trees on 
the site or around its boundaries.  It is noted there are trees on the southwest boundary 
which will need to be assessed and protected. 

 

Levels - include existing and proposed land levels/proposed finished floor levels/cross 
sections.  

 

Planning for climate change and ecological emergency/renewable energy – The NPPF 
requires consideration of the need to mitigate for and adapt to the full range of potential 
climate change impacts. Council has adopted guidance to help maximise opportunities to 
address climate change when considering applications. From 15 January 2024 most 
applications will require a sustainability check list and statement as set out in our local list of 
validation requirements.  

Detailed information is set out in  

Dorset Council Planning for Climate Change - Interim Guidance and Position Statement   

Dorset Council Interim Guidance Note - Sustainability statement and checklist for planning 
applications  

For proposals affecting a listed building guidance is available in our document Listed 
Buildings and energy efficiency- what you can do for climate change.  

 

https://www.dorsetcouncil.gov.uk/documents/35024/302701/December+2023+-+Dorset+Council+Sustainability+Checklist+-+editable.docx/682ceb00-1679-a915-acea-4eb1748e382b?t=1702311559002
https://www.dorsetcouncil.gov.uk/documents/35024/286094/New+Validation+Checklist-+V10+-+Final+-updated-15-12-2023.pdf/e8f4f8f0-50b4-37ed-5a21-54f5092bf318
https://www.dorsetcouncil.gov.uk/documents/35024/286094/New+Validation+Checklist-+V10+-+Final+-updated-15-12-2023.pdf/e8f4f8f0-50b4-37ed-5a21-54f5092bf318
https://www.dorsetcouncil.gov.uk/planning-buildings-land/planning-policy/planning-for-climate-change
https://www.dorsetcouncil.gov.uk/documents/35024/302701/December+2023+-+Dorset+Council+Sustainability+Checklist+and+Guidance.pdf/77dd07f9-424e-f4ba-971a-ba3fd51b1fad
https://www.dorsetcouncil.gov.uk/documents/35024/302701/December+2023+-+Dorset+Council+Sustainability+Checklist+and+Guidance.pdf/77dd07f9-424e-f4ba-971a-ba3fd51b1fad
https://www.dorsetcouncil.gov.uk/documents/35024/302701/December+2023+-+Dorset+Council+Listed+buildings+and+energy+efficiency+-+what+you+can+do+for+climate+change.pdf/013ea9a0-9bc4-51aa-488d-05c6bd3da419
https://www.dorsetcouncil.gov.uk/documents/35024/302701/December+2023+-+Dorset+Council+Listed+buildings+and+energy+efficiency+-+what+you+can+do+for+climate+change.pdf/013ea9a0-9bc4-51aa-488d-05c6bd3da419


 

 

Right of way- you are advised that the granting of planning permission does not override the 
need for existing rights of way affected by the development to be kept open and 
unobstructed until the statutory procedures authorising closure or diversion have been 
completed. Information on how to apply to change the route of a right of way is available 
online: Changing the definitive map - Dorset Council  

 

Further information/statements/professional reports required to accompany an 
application: 

May include: 

- Arboricultural report and tree protection plan 

- Contamination report 

- Ecological surveys in accordance with the local list requirements 

- Flood risk assessment and surface water drainage scheme 

- Lighting statement 

 

Next steps: 

If you decide to make an application, you will need to apply for full planning permission.  

Before you submit you application you should check the validation check requirements on 
our submit a planning application page. 

We encourage you to discuss your proposal with neighbours (and the town council) prior to 
the submission of a planning application.  

In the event that a planning application is received we would consult with Network Rail, 
Southern Gas Network, Highways, Natural Environment Team, Environmental Protection 
and Local Lead Flood Authority who may require further information. 

The Council endeavours to determine applications within 8 weeks. Consideration of the 
application would be delegated to officers but could be referred to the Planning Committee 
for consideration under the Council’s scheme of delegation. Committee meetings for the 
area are held approximately once per month. 

 

Building Regulations 

Your proposals may also require approval under the Building Regulations. To avoid any 
unnecessary delays or changes to your scheme you must take them into account during the 
planning stage. The Council’s in-house Building Control team can process your application 
quickly and efficiently. They are familiar with all parts of Dorset and can respond quickly 
when you need them to visit and inspect the works. Please contact them on 
buildingcontrol1@dorsetcouncil.gov.uk 01202 228948 for east of the area or 
buildingcontrol2@dorsertcouncil.gov.uk 01305 252254 for the west of the area. 

 

Further information: 

The comments set out in this response represent the professional opinion of the officers 
involved. All advice is given in good faith, without prejudice and cannot guarantee the 
outcome of any subsequent application which will be subject to a period of consultation and 
public notification and may be decided at a Planning Committee. The local planning 

https://www.dorsetcouncil.gov.uk/countryside-coast-parks/rights-of-way/definitive-map-and-statement/changing-the-definitive-map
https://www.dorsetcouncil.gov.uk/-/submit-a-planning-application
https://www.dorsetcouncil.gov.uk/planning-buildings-land/building-control
mailto:buildingcontrol1@dorsetcouncil.gov.uk
mailto:buildingcontrol2@dorsertcouncil.gov.uk


 

 

authority will only be bound where a formal application is submitted, and a formal decision is 
issued in writing. 

This advice is based on the planning policies and circumstances that apply at the time of 
this letter. There is no guarantee that the advice will be relevant if there have been 
significant changes in either planning policy or the site and its surroundings by the time a 
formal application is received. Circumstances and policies can change in very short periods 
of time and it is therefore not possible to give an indication of how long the advice will 
remain relevant. Furthermore, the accuracy of this advice is dependent on the quality and 
completeness of your pre-application submission and the questions you asked. Subject to 
these provisos, this pre-application advice will be taken into account when determining a 
subsequent application. 

Where pre-application advice is not followed, subsequent planning applications are likely to 
be determined without further negotiations. 

Yours sincerely, 
 
 
Jane Green 
Planning Officer 

 

Confidentiality - We are subject to requirements under the Freedom of Information Act 
2000 (FOI) and Environmental Information Regulations 2004 (EIR). If we receive a request 
to disclose any information in relation to a pre-application discussion prior to the submission 
of a related planning application, we will make reasonable efforts to notify and consult with 
you concerning its possible release. However, the final decision on whether the information 
should be withheld rests with the Council. The Council maintains compliance to the Data 
Protection Act. We will not release any personal information to third parties. 

Please be aware that any pre-application advice given is likely to be made publicly available 
as part of the online documents once we receive a related application, subject to 
commercial confidentiality rules. 

 


