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Planning Committee 

This application is brought before committee because the 
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development. 

 

Case Officer James Gilfillan 
 

 
Description of Development 
 

1.  Planning consent is sought for the demolition of existing care home and erection 
of 10 houses and a block of 12 apartments, accessed from Cynthia Close. 

 
Key Issues  
 

2.  The main considerations involved with this application are: 
 

 Existing use 

 Principle of the scheme 

 Character and appearance of the area 

 Residential Amenity 

 Highway safety 
 

3.  These points will be discussed as well as other material considerations below. 
 

Planning Policies 
 

4.  National Planning Policy Framework (February 2019) 
 
 



5. Poole Local Plan (Adopted 2018) 
PP01 Presumption in favour of sustainable development 
PP02 Amount and broad location of development 
PP07 Facilitating a step change in housing delivery 
PP08 Type and mix of housing 
PP11 Affordable housing 
PP12 Housing for an ageing population 
PP27 Design 
PP28 Flats and plot severance 
PP32 Poole's important sites 
PP33 Biodiversity and geodiversity 
PP34 Transport strategy 
PP35 A safe, connected and accessible transport network 
PP37 Building sustainable homes and businesses 
PP39 Delivering Poole's infrastructure 

 
6. Supplementary Planning Document 

SPD1 Parking & Highway Layout in Development 
SPD3 Dorset Heathlands Planning Framework (2015-2020) 
SPD4 Affordable Housing SPD (Adopted November 2011) 
SPD5 Poole Harbour Recreation Interim Scheme (Jan 2019) 
SPD6 Nitrogen Reduction in Poole Harbour (Adopted Feb 2017) 

 
Relevant Planning Applications and Appeals: 
 

7.  1969: Erection of 36 elderly persons bed-sitting rooms with common room and 
wardens flat was approved.  (9543/8) 

 
8.  2019:  Pre-app 19/00014.  Demolish existing retirement home and erect 10 

houses and 12 unit apartment block. Advice concluded that the scheme has 
merit, providing significant social benefits, due to the mix and tenure of 
accommodation being proposed.  The design, layout of the scheme needs 
reviewing to reduce the dominance of car parking and road hard surfaces to 
improve the amenity of residents, the appearance of the scheme and its 
contribution to the character and appearance of the area.   

 
Representations 

9.  None 
 

Consultations  
10. BCP Highway Authority.  Subject to conditions, supports the scheme for 

delivering additional residential development in the sustainable transport 
corridor with sufficient parking and safe access.  

 
11. BCP Waste Collection Authority.  Supports the scheme for delivering sufficient 

bin storage and an accessible layout from a bin collection perspective. 
 

12. Environmental Services.  No objection subject to conditions, in respect of 
ground contamination and noise disturbance. 

 



13. Royal Bournemouth and Christchurch Hospital NHS Trust.  Object to the 
impact of the development on the provision of NHS hospital services, but 
advise a financial contribution could mitigate the conflict.  

 
Constraints  

14. None  
 

Planning assessment 
 

Site and Surroundings 
15. The site is at the junction of Ringwood and Cynthia Road and Cynthia Close 

and the existing building does present frontage to all three roads, with its main 
entrance from Cynthia Close. 

 
16. The site is occupied by a 2-storey flat roof residential complex, although now 

vacant it was occupied as assisted living flats.  The area is largely residential in 
character, though opposite the site on Ringwood Road are commercial 
premises.  The building is part of a larger group of properties along Cynthia 
Close with social and care supported residential accommodation.  

 
17. There is no vehicle access on to the site to any off road parking.  There is a 

small courtyard of parking on the opposite side of Cynthia Close. 
 

18. There are trees around the edge of the site.  Though there is no Tree 
Preservation Order.  The ground levels rise up to Ringwood Road from 
Cynthia close, in a westerly direction. 

 
Key issues 
 

19. The scheme proposes to demolish the existing buildings and erect a block of 12 
flats, 3x1-bed and 9x2-bed and 10x3-bed houses.  The flats would be 3 
storeys high and the houses 2 storeys, both with pitched roofs.  A new shared 
surface access to the site would be formed from Cynthia Close; the properties 
would be arranged around a courtyard of parking.  Spaces would also be 
provided on the opposite side of Cynthia Close in the existing courtyard.  An 
integral bin store and external covered bike store would be provided for the 
flats. 

 
Principles 
 

20. The existing building has limited architectural merit; its demolition would not 
undermine the character or appearance of the area, or streetscene.  It is 
clearly dated and the applicant advises that it has outlived its functional 'life' as 
a care home.  The loss of the existing building would not be resisted. 

 
21. However being a care home, its loss would conflict with PP12 (2)d, which seeks 

to prevent the loss of care home accommodation unless replacement nursing 
home bed spaces are provided, or it is demonstrated that the site can not be 
refurbished or redeveloped by provision of a viability assessment.  

 



22. Over recent years as rooms were vacated the Council 'held' those vacancies 
and remaining residents have been re-housed and the building is now empty.   
The land owner has recently completed a new larger replacement care home 
facility on Mitchell Road; however there is not a direct link between the 
provision of that scheme and the loss of the care home bed spaces on this site. 

 
23. The proposed scheme does not include any care bed spaces, nor has it been 

supported by a viability assessment demonstrating that the site is capable of 
providing a new or refurbished care home.  The loss of the care home would 
weigh against the scheme. 

 
24. The site falls within the sustainable transport corridor and is in an area 

characterised by residential development, dominated by detached and 
semi-detached houses.  Inclusion of flats would complement the mix of 
houses and accord with the opportunity for higher density housing encouraged 
in sustainable transport corridors, by PP02.  The provision of family houses is 
also highly desirable in accordance with the Strategic Housing Market 
Assessment and PP08. 

 
25. Furthermore, all of the units are being made available as affordable housing.  

Whilst the tenure split is 80% Affordable Rent and 20% Discount Sale, rather 
than 70% A-R and 30% Intermediate Housing, the proposed split is not directly 
policy compliant, but as the scheme delivers 100% affordable housing the 80% 
(17 units) as affordable rent is significantly in excess of the policy requirement 
for 40% (9units) of the scheme to be affordable in any event. 

 
26. At over 11 units and in accordance with PP12, the scheme would be required to 

deliver 20% of the scheme (5units) as accessible and adaptable homes in 
accordance with Part M4(2) of the Building Regulations.  This requirement of 
the Building Regulations only takes effect if a condition is imposed on any 
Planning Permission requiring delivery of such a design.   

 
Design 
 

27. The design of the scheme sites the 3 storey block of flats at the corner of 
Ringwood Road and Cynthia Road, over 3 floors the scale, proportions and 
design of the larger building is entirely appropriate to the corner position, 
making use of the space across the road junction to provide a focal point in the 
existing built form, to turn the corner, front on to both roads, delivering active 
frontages with interest and passive surveillance.   

 
28. Houses would extend across the centre of the site, backing on to 279 Ringwood 

Road, a semi-detached residential property, and fronting on to car parking in 
the centre of the site, creating a residential street, with active frontages, passive 
surveillance and attractive residential scale and form.  3 houses would face on 
to Cynthia Close, at its southern end, with front doors, active elevations and 
built frontage to enclose the road, frame the site and the junction, where no 
such positive built form engagement exists at present.  

 
29. There would be consistency in the architectural style, materials and design 



detailing of the houses and flats.  The taller buildings and siting would be more 
visible than the existing in all of the respective streetscenes, but in a manner 
that would enhance their appearance, provide improved urban streetscape and 
positive prominence to the surrounding roads, especially the corner.  The 
scale and proportions of the houses would respond to the context and the 
scheme would enhance the appearance of the site and area.  

 
30. The plot sizes for the proposed houses are smaller than those prevailing along 

Cynthia Road and Ringwood Road, however there is no detrimental impact 
arising from this.  There is a much wider range of plot size and less consistent 
pattern of layout along Cynthia Close.  The finer grain of the proposed plot 
creation is more contextually responsive than the single large existing plot.  
The scale, siting and position of the proposed block of flats deliver positives for 
the urban realm and streetscenes. 

 
31. The layout and arrangement of the parking and access would dominate the 

centre of the site, but has been laid out with space for landscape setting 
throughout and coupled with the wide shared surface access would deliver an 
attractive and safe environment for residents’ pedestrians and cyclists.   

 
Landscape 
 

32. Whilst arboriculturally the trees around the edge of the site, especially along 
Cynthia Road, are not high quality specimens, they do contribute to the 
landscape quality of Cynthia Road, which is quite stark and devoid of 
landscape features.  The proposed plans indicate retention of these trees, 
which is positive and supported, though it is noted that the crown spread of 
several would overlap the footprint of the proposed building, likely to result in an 
awkward and unsustainable tree-building relationship in the future.  A 
condition securing a revised arboricultural method statement reviewing this 
position and the scale of pruning or removal required is merited and reasonable 
to strike a balance between the landscape appearance of the site and 
achieving a reasonable amenity for occupiers of the flats. 

 
33. Trees across the centre of the site would be removed to facilitate the 

development but replacement planting can adequately compensate for their 
loss.  Plans also indicate a hedge would be planted around the edge of the site 
to provide privacy for the flats and an attractive soft edge to the site.  Railings 
would provide security but would allow a hedge to be the dominant boundary 
feature.  A condition could be used to secure details of the proposed 
landscape scheme.     

 
Residential Amenity 
 

34. The layout, orientation and siting of the scheme would not give rise to levels of 
overbearing, shading or loss of outlook, detrimental to the amenities of any of 
the adjoining and nearby neighbours.  Some will be able to see larger and new 
buildings, but not to a degree that would be detrimental to their amenity. 

 
35. There would be new overlooking from houses backing on to the rear garden of 



279 Ringwood Road.  Whilst that part of the existing building is closer to the 
common boundary it is single storey so does not have an impact on the privacy 
of the occupier.  There is overlooking from its semi-detached partner, but the 
scheme would result in views from the first floor of at least 4 of the houses 
looking across the rear garden.  At circa 11.5m from the common boundary 
there would be a loss of privacy enjoyed by the neighbouring occupier.   

 
36. The design and layout of the scheme would provide adequate privacy, light, 

and outlook for occupiers.  The houses would all enjoy private enclosed rear 
gardens adequate to meet their amenity needs.  The flats would have a small 
secure shared garden, which ground floor flats would have direct access into.  
Upper floor flats would all have Juliet style balconies, providing pleasant 
internal living conditions.  The scheme is supported by an assessment of the 
potential for residents to be disturbed by vehicle noise along Ringwood Road.  
Subject to incorporating higher insulated window design there would not be a 
detrimental impact on the amenity of the residents.  However residential 
accommodation is already commonplace along Ringwood Road. 

 
Transportation 
 

37. Safe vehicle access would be taken from Cynthia Close, the lowest category of 
the roads serving the site.  The new access would take the form of a pavement 
crossover, to preserve pedestrian priority along the existing footway.  
Sufficient parking would be provided in accordance with the parking standards, 
with allocated spaces for the houses and shared spaces for the flats.  Parking 
on the opposite side of Cynthia Close exists at present and is the only off road 
parking available for the existing building.  It would be reorganised to improve 
off road manoeuvring and therefore pedestrian and highway safety. 

 
38. The site layout allows refuse to be collected from on site.  Adequate communal 

bin storage would be provided for the flats and the refuse wagon would be able 
to access the houses to collect individual bins.   

 
39. Bike storage would be provided for the flats.   A pedestrian route would be 

provided from the centre of the site up to Ringwood Road, improving pedestrian 
permeability through the scheme and towards public transport, shops and 
services nearby on Ringwood Road. 

 
Other issues 
 

40. Being a new building it would be readily possible to deliver an energy efficient 
and sustainable scheme in accordance with the Building Regulations.  The 
site is in a sustainable location close to public transport, services and facilities, 
reducing reliance on the private car.  The scheme is supported by an Energy 
and Resource statement indicating the use of  Air Source Heat pumps as a 
source of renewable energy, but in the absence of a demonstration that this 
would achieve the required minimum 20% of the schemes energy needs a 
condition could be imposed to provide flexibility.  

 
41. The scheme is supported by an ecological survey, which indicates there are no 



features, habitats or species of high ecological value present on the site.  The 
trees and hedge do provide minor support to other species. The retention of 
existing trees and additional hedge and tree planting would readily improve the 
ecological value of the site.  Furthermore the survey advocates a range of 
additional features such as bat tubes and swift boxes to further enhance the 
biodiversity value of the site.  A condition could be used to ensure such 
measures are delivered. 

 
42. The site has been subject to an initial set of ground contamination surveys that 

have highlighted the need for further assessment to be undertaken.  A phased 
condition is advocated to deal with any scenarios arising from further surveys 
as the building is demolished and assessment can be undertaken, however 
there is no likelihood that continued residential use of the site would not be 
possible.      

 
Health Care 
 

43. The Royal Bournemouth and Christchurch Hospital NHS Trust has made 
representations seeking financial contributions in respect of the impacts they 
contend arise from the proposed development.  These representations 
constitute material considerations in principle.  However, such contributions 
may only be required if they meet all legal/policy tests relevant to seeking such 
contributions.   

 
44. In order for the Council to require the applicant to enter into a section 106 

obligation to make such payments, the contributions must meet the 
requirements of Regulation 122 (2) of the Community Infrastructure Levy 
Regulations 2010 (as amended) which are also reflected in government policy 
in the NPPF at paragraph 56 and the NPPG. 

 
45. Regulation 122 (2) provides that: 

 
A planning obligation may only constitute a reason for granting planning 
permission for the development if the obligation is— 

(a) necessary to make the development acceptable in planning terms; 

(b) directly related to the development; and 

(c) fairly and reasonably related in scale and kind to the development. 

46. Having carefully reviewed the consultation responses provided by the Trust 
officers do not consider that information provided demonstrates that the need 
for the contributions has been clearly justified or evidenced as being directly 
related to the development or fairly and reasonably related in scale and kind to 
the development.  It cannot be concluded that it is necessary to make the 
development acceptable in planning terms. 

 
Section 106 Agreement/CIL compliance 
 
 
 



 

Contributions Required Dorset 

Heathland 

SAMM 

Poole 

Harbour 

Recreation 

SAMM 

Flats 

 

Existing 

 

0 

Proposed 

 

12 

 

@ £264 @ £95 

Net 

increase 

12 £3,168.00 £1,140.00 

 

Houses 

 

 

 

Existing 0 

Proposed 

 

10 

 

@ £387 @139 

Net 

increase 

10 £3870.00 £1,390.00 

 

Total Contributions  £7,038.00 

(plus admin 

fee) 

£2,530.00 

(plus admin 

fee) 

CIL  

 

Zone  C @ £115sq m  

 
47.  Mitigation of the impact of the proposed development on recreational 

facilities; Dorset Heathlands and Poole Harbour Special Protection Areas; and 
strategic transport infrastructure is provided for by the Community 
Infrastructure Levy (CIL) Charging Schedule adopted by the Council in 
February 2019.  In accordance with CIL Regulation 28 (1) this confirms that 
dwellings are CIL liable development and are required to pay CIL in accordance 
with the rates set out in the Council’s Charging Schedule.  

 
48. The site is within 5km (but not within 400m) of Heathland SSSI and the 

proposed net increase in dwellings would not be acceptable without 
appropriate mitigation of their impact upon the Heathland.  As part of the 
Dorset Heathland Planning Framework a contribution is required from all 
qualifying residential development to fund Strategic Access Management and 
Monitoring (SAMM) in respect of the internationally important Dorset 



Heathlands. This proposal requires such a contribution, without which it would 
not satisfy the appropriate assessment required by the Habitat Regulations 

 
49. In addition, the proposed net increase in dwellings would not be acceptable 

without appropriate mitigation of their recreational impact upon the Poole 
Harbour SPA and Ramsar site.  A contribution is required from all qualifying 
residential development in Poole to fund Strategic Access Management and 
Monitoring (SAMM) in respect of the internationally important Poole 
Harbour.  This proposal requires such a contribution, without which it would not 
satisfy the appropriate assessment required by the Habitat Regulations. 

 
50. The applicant has submitted a Section 111 form and paid the relevant 

contributions towards Dorset Heathlands and Poole Harbour Recreation 
SAMM.  

 
Summary 
  

51. The Proposals would: 

 result in the loss of a care home 

 deliver residential accommodation in the sustainable transport corridor 

 provide a mix of accommodation 

 provide 22 units (100%) affordable housing 

 enhance highway and pedestrian safety 

 preserve the residential character of the area 

 preserve and enhance ecology and biodiversity  
 

Planning balance  
  

52. The scheme would have minor economic benefits during construction, but 
results in the loss of care home employment.  It has environmental benefits of 
delivering additional housing in the urban area in a sustainable location, that 
would enhance the character and appearance of the area and a social benefit 
of delivering affordable housing. 

 
53. The benefits of the scheme for the character and appearance of the area, the 

provision of affordable housing and additional housing in the sustainable 
housing corridor are significant and would outweigh the minor loss of privacy of 
279 Ringwood Road and the loss of the Care home accommodation.   

 
Background Documents: 
 

54. None. 
 

55. RECOMMENDATION 
 

56. It is therefore recommended that this application be Granted With CIL 
Contribution and subject to the following conditions: 

 
1. GN150 (Time Expiry 3 Years (Standard)) 
 



2. PL01 (Plans Listing) 
 
3. AA01 (Non standard Condition) 
The 10 houses and 12 flats hereby approved shall be 'Affordable Housing Units' 
as defined by the submitted Affordable Housing Statement and made available 
to residents on the Councils Housing register and thereafter retained as such.  
 
Reason 
In accordance with the Policy PP11 of the Poole Local Plan 2018, the Affordable 
Housing SPD 2011 and NPPF. 
 
4. TR010 (Arb Method Statement-Submission Required) 
 
5. HW100 (Parking/Turning Provision) 
 
6. AA01 (Non standard Condition) 
Prior to the commencement of the development hereby approved, plans and 
particulars showing the layout, together with details of levels, sections, 
drainage, and street lighting of the proposed access road and reinstating the 
footway across existing dropped kerbs, shall be submitted to, and approved in 
writing by the Local Planning Authority, to ensure the approved access road is 
built to an adoptable standard. The development shall subsequently be 
implemented in accordance with the agreed details. 
 
Reason: 
In order to ensure the access and parking adhere to adoptable standards in the 
interests of safe accessibility and highway safety in accordance with the Policies 
PP34 & PP35 of the Poole Local Plan 2018 
 
7. HW200 (Provision of Visibility Splays) 
 
8. AA01 (Non standard Condition) 
Prior to first occupation of the flats the bin store shown on the approved plans for 
the residents of the flats, shall be provided and available for use.  It shall be 
kept available for such purposes thereafter. 
 
Reason: 
In the interests of highway safety and residential amenity and in accordance 
with the Poole Local Plan 2018 
 
9. AA01 (Non standard Condition) 
Prior to first occupation of the site the pedestrian route, as shown on the 
approved plans, to Ringwood Road shall be provided.  It shall thereafter be 
retained. 
 
Reason: 
In the interests of supporting pedestrians, sustainability and permeability and in 
accordance with the Policies PP02, PP34 and PP35 of the Poole Local Plan 
2018 
 



10. LS020 (Landscaping Scheme to be Submitted) 
 
11. AA01 (Non standard Condition) 
Unless otherwise agreed by the Local Planning Authority, development shall not 
commence until parts 1-2 have been complied with: 
1/ Desk Study 
A Phase 1 Desk Study report shall be submitted for approval in writing by the 
Local Planning Authority. The Desk Study report should incorporate a 
'conceptual model' of all the potential pollutant linkages on site based on the 
proposed layout and use of the site. 
 
2/ Site Characterisation 
An intrusive site investigation, based on 1/, and risk assessment must be 
completed in accordance with a scheme to assess the nature and extent of any 
contamination on the site. The investigation and risk assessment must be 
undertaken by competent persons and a written report of the findings must be 
produced. The written report is subject to the approval in writing of the Local 
Planning Authority. 
 
3/ Remediation Scheme 
If site characterisation identifies the need for remediation, a detailed remediation 
scheme to bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, buildings and controlled waters must be 
prepared, and is subject to the approval in writing of the Local Planning 
Authority. The scheme must include all works to be undertaken, proposed 
remediation objectives and remediation criteria. The scheme must ensure that 
the site will not qualify as contaminated land under Part IIA of the Environmental 
Protection Act 1990 in relation to the intended use of the land after remediation 
 
4/ Implementation of approved remediation scheme 
The approved remediation scheme must be carried out in accordance with its 
terms prior to the commencement of development other than that required to 
carry out remediation, unless otherwise agreed in writing by the Local Planning 
Authority. 
Following completion of measures identified in the approved remediation 
scheme, a verification report that demonstrates the effectiveness of the 
remediation carried out must be produced and is subject to the approval in 
writing of the Local Planning Authority. 
 
In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken in accordance with the requirements of parts 1 
and 2, and where remediation is necessary a remediation scheme must be 
prepared in accordance with the requirements of part 3, which is subject to the 
approval in writing of the Local Planning Authority. 
 
Following completion of measures identified in the approved remediation 
scheme a verification report must be prepared, which is subject to the approval 
in writing of the local planning authority in accordance with part 4. 



  
Reason - 
To identify unacceptable risks to human health and other sensitive receptors 
and ensure the remediation of the site is to an appropriate standard and in 
accordance with Policy PP27 of the Poole Local Plan 2018 
 
12. GN162 (Renewable Energy - Residential) (20%) 
 
13. AA01 (Non standard Condition) 
The Biodiversity enhancement measures identified in the ecology report shall be 
installed prior to occupation of the first residential unit and thereafter retained. 
 
Reason: 
In the interests of biodiversity enhancement, in accordance with Policy PP33 of 
the Poole Local Plan 2018 
 
14. AA01 (Non standard Condition) 
In advance of securing Building Regulation Compliance the developer will 
identify 20% (5) of the dwellings hereby permitted which shall be built in 
accordance with the requirements of Part M4 (2) Category 2 of the Building 
Regulations (2015). 
 
Reason: 
To ensure that the development meets the needs of the ageing population, and 
in accordance with the provisions of Policy PP12(3) of the Poole Local Plan 
(2018). 
 
15. HW230 (Permeable surfacing condition) 
 
Informative Notes 

 
1. IN72 (Working with applicants: Approval) 
 
2. IN74 (Community Infrastructure Levy - Approval) 
 
3. IN81 (SAMM Approval) 
 
4. IN84 (AA passed) 
 
5. IN82 (Demolition of Buildings) 
Applicants are advised of the need to notify the Council, under Section 80 of The 
Building Act 1984, of the proposed demolition of a building, which is over 1750 
cubic feet, or which is not within the exemption criteria expanded within the Act. 
 
An application form, with a list of required notifications, is available from Building 
Consultancy Services to assist applicants.  Once appropriately notified, the 
Council will issue a counter notice which authorises the demolition, subject to 
certain standard conditions relating to health and safety issues and amenity 
preservation. 
 



6. IN00 (Non Standard Informative) 
Formation of the approved access may require that the street lighting column at 
the front of the site be re-located at the applicants own expense. The applicant 
is advised to contact the Council's Transportation Services for further details. 

 
 
 
 
 
 
 
 


