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Planning Committee   

Application Address Former Highway Depot 12-14 Cambridge Road (formerly 
Summerhayes Hotel) Bournemouth 
 
 

Proposal Erection of a 4-13 storey building comprising of 100 flats, 
creation of vehicular and pedestrian access from Cambridge 
Road, associated parking and landscaping  
 

Application Number 7-2021-4330-L 
 

Applicant Bayview Developments South Ltd 
 

Agent Terence O'Rourke 
 

Date Application Valid 26 January 2021 
 

Decision Due Date 26 April 2021 
 

Extension of Time date 
(if applicable) 

tbc 
 

Ward Bournemouth Central  
 

Report Status Public 
 

Meeting Date 16 June 2022 
 

Recommendation GRANT, in accordance with the recommendation in the 
report 
 
 

Reason for Referral to 
Planning Committee 

Major category development proposal where the 
Council is the landowner 
 

Case Officer Tom Hubbard 
 

 
Executive Summary 

 
The key planning issues for Members to consider are set out below. Members will have to 

balance all of the planning issues and objectives when making a decision on the 
application, against policy and other material considerations. 

 
Representations received  

Objections were received from 5 individual addresses. A summary of the objections have 

been provided within the consultation section of the report. 
 
Principle of Development 

The site is within a residential locality and is considered a sustainable location within the 
Bournemouth town centre area. It is a vacant brownfield site with scope for potential 
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additional development, supported by Policy CS21, subject to careful consideration of any 
other material considerations. The development would contribute significantly towards BCP 

Council housing targets. 
 
Impact on the character and appearance of the area 

The proposal is a high density and tall scheme, up to 13 storeys in height, which is a 
significant change to the character of the area in the immediate locality. However, there is 

justification in the form of the standalone nature of the site with no directly adjoining 
neighbours and the gateway location of the site adjacent to the A338 and Bournemouth 

West Roundabout. It is a bold development that will alter the character of the area, but it is 
not considered that this will be a negative change and will continue the trend for higher 
density development along the Wessex Way corridor.  
 
Heritage impact 

A small level of harm to the setting of the Grade II listed St Michael’s Church on Poole 
Road has been identified, but this is at the lower end of the ‘less than substantial harm’. In 
accordance with paragraph 202 of the NPPF this has been assessed against the public 

benefits of the proposal, including viable re-use of this vacant brownfield site and a 
contribution towards affordable housing in the area. 
 
Trees, Landscaping and Ecology 

The proposal would result in the loss of the existing trees on the site. These provide some 

amenity value but are not protected and are considered to be in a poor condition. A good 
quality replacement landscaping scheme has been provided including a number of new 

trees. Trees outside the development area on the northern and western sides are to be 
retained and protected. In terms of biodiversity no protected species have been found on 
site and a number of recommendations and mitigation measures are proposed in the 

ecology report.  
 

Impact on Residential Amenity 

There are no directly adjoining neighbours to this site. There are blocks of flats on the 
opposite side of Cambridge Road where there will be a change to outlook and some loss of 

sky view in a small number of cases, but overall separation distances are considered 
acceptable and the proposal may have other benefits in terms of activity and security to this 

part of Cambridge Road. 
 
Residential Living Standards 

The scheme provides a reasonable mix of units, all of which are a good size with strong 
outlook and amenity space through the provision of balconies. A noise assessment has 

been provided with recommendations for glazing and ventilation to protect residents from 
road noise.  

 
Transport Considerations 

There is no highway objection to the development. The proposal enhances Cambridge 

Road with a new pedestrian footway on the western side. The Parking SPD does not 
require car parking in this location, but a number of spaces are in any case provided for 
residents.  

 
Affordable Housing 

The terms of the sale of the land to the applicant include the requirement for a £2 million 
contribution towards affordable housing, which is to be secured through a legal agreement 
and represents a benefit of the scheme.  
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Environmental Health Considerations  

Conditions to be secured ensuring appropriate safeguards in terms of noise and vibration, 

air quality, noise, contaminated land and the construction process.  
 

Summary  

The proposal seeks residential development within an area supported by the Local Plan, as 
defined by Policy CS21.  The proposed scheme would make an efficient use of a vacant 

site and although it would be a prominent development and greater in scale than adjoining 
development, it is considered that it would not have a materially harmful impact on the 

character and appearance of the area and would provide a landmark development in this 
gateway location.  Having recognised the collective benefits of the proposed scheme and 
having regard to the tilted balance and presumption in favour of sustainable development, it 

is concluded that the proposals would achieve the economic, environmental and social 
objectives of sustainable development, in compliance with the adopted policies of the 

Development Plan as a whole and the relevant provisions of the NPPF and should 
therefore be recommended for approval.  
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Description of Proposal 
 

1.   Full Planning Consent is sought for the erection of a 4-13 storey building comprising of 100 
flats, creation of vehicular and pedestrian access from Cambridge Road, associated 

parking and landscaping.  The applicant has not made a decision yet whether the units 
would be for sale or build to rent.   

 
Description of Site and Surroundings  
 

2. The site was originally occupied by a hotel known as the Summerhayes Hotel, 12-14 
Cambridge Road. It appears to have been demolished in the late 1980s or early 1990s, and 
then used as a temporary car park, followed by long term use as a highway materials and 

equipment storage area until 2016.  It is now vacant. It is Council-owned but will be sold to 
the developer.   

 
3. The site is located on the edge of the designated Bournemouth town centre area in an area 

which is predominantly residential in character, away from the main commercial core, and 

contains a mix of original villas and purpose-built blocks of flats with mature trees a feature 
of the area. The application site itself sits alone on the western side of Cambridge Road, 

and is bordered by the A338 Wessex Way, Bournemouth West Roundabout and the dual 
carriageway section of Cambridge Road to the north and western sides.  

 
Relevant Planning History: 

 

4.  There is no relevant site history.   
 
Constraints 

 
5. There are no site-specific planning constraints or designations, though there are other 

constraints in the form of: 
 

 The location of the busy A338 (Wessex Way) 

 Trees on the site 

 Grade II* listed St Michael and All Angels Church, approximately 170m to the south 

 
6. In considering whether to grant planning permission or permission in principle for 

development which affects a listed building special regard shall be had to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest - Section 66 - Planning (Listed Buildings and Conservation Areas) Act 1990 

 
Public Sector Equalities Duty   

 
6. In accordance with section 149 Equality Act 2010, in considering this proposal due regard 

has been had to the need to — 

 

 eliminate discrimination, harassment, victimisation and any other conduct that is 

prohibited by or under this Act; 

 advance equality of opportunity between persons who share a relevant protected 

characteristic and persons who do not share it; 

 foster good relations between persons who share a relevant protected characteristic 
and persons who do not share it. 
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Other relevant duties 

 

7.      In accordance with section 40 Natural Environment and Rural Communities Act 2006, in 
considering this application, regard has been had, so far as is consistent with the proper 

exercise of this function, to the purpose of conserving biodiversity. 
 
8. For the purposes of this application, in accordance with section 2 Self-build and Custom 

Housebuilding Act 2015, regard has been had to the register that the Council maintains of 
individuals and associations of individuals who are seeking to acquire serviced plots in the 

Council’s area for their own self-build and custom housebuilding.   
 

Consultations 

 
9. Urban Design – Some concerns raised: 

 

 Proposed towers not sufficiently slender in relation to Design Review Panel 
comments. 

 Proposal will be very dominant compared to the existing scale of buildings in 
Cambridge Road. 

 There is some justification as site is at a key node and not adjoined by other 
buildings on any of its boundaries. 

 It is positive that the proposal uses varying heights and articulation to break up the 
bulk of the proposal, although concerns remain about the height and bulk of the 
tallest tower. 

 Not a strong mix of units, more larger units required. 

 Locating all of the car parking in the podiums would be positive as it would allow the 

rest of the site to be traffic free. 

 Amendments to the originally proposed blank walls on Cambridge Road are an 

improvement. 

 The majority of the flats would benefit from balconies which is very positive. Many of 

the balconies would also be generously sized. The communal outdoor spaces further 
enhance the scheme. 

 The dual aspect flats would allow natural cross-ventilation which would be a more 

sustainable approach. 

 The ellipse shape of the amended plans helps to reduce some of the perception of 

bulk and appears less cumbersome.  

 The revised proposal has a slightly nautical appearance which would be in keeping 

with the location within walking distance of the seafront. 

 However, the proposals would still appear bulky from many angles. 

 Substituting the previously proposed concrete/reconstituted stone panels for render 

would improve the quality of the appearance, provided the render was high quality 
and durable – a through-coloured render with additives to inhibit staining and 

greening of the render would be more durable and would help to reduce 
maintenance requirements. 

 The addition of glass to the balconies also improves the quality of the appearance 
and gives a lighter weight appearance. 

 Trees on the Wessex Way side will help to soften the development. 

 Limited consideration of how biodiversity can be enhanced.  
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10. Heritage – Some concerns raised:   
 

 Potential for some impact on nearby heritage assets including the Church of St 
Michael, West Cliff and Poole Hill Conservation Area and the listed upper gardens. 

 Insufficient number of key views provided to support their analysis. 

 Concern about height of the 13 storey tower and how the development responds to 

local character. 

 Proposals do not adequately take into account Section 16 of the NPPF.  

 
11. Trees – No overall objection 
 

 Existing trees on the site are mainly poor quality and should not represent a 
constraint to development. Trees on the Wessex way side are better quality and 

provide a greater level of amenity. These are outside of the development site but will 
need to be protected during the development process 

 

 The loss of the Cambridge Road trees will have a big impact on the visual amenities 
of the locality and accordingly it is important that any proposed scheme for the site 

provides a high level of quality landscaping that can mature and help to mitigate the 
loss of trees. The landscaping scheme has been amended during the process to 
include more significant tree planting. It is considered that the proposal that works for 

the new development as well as providing the future structural tree cover that is 
necessary for the site. Whilst the initial loss of trees will be a big impact, I am 

confident that the new landscaping, if installed correctly, will be an asset to the 
development and to the visual amenities of BCP.  

 

12. Highways – No objection, subject to conditions 
 

13. Waste and Recycling – Comments: 
 

 The bin store does not meet all the Council’s collection requirements. More detail 

regarding the bin presentation points and refuse management plan is required.  

 The site slopes, so the bin presentation areas on plan must comply with gradient 

requirements.  

 The two bin stores on plan can hold sufficient capacity to meet our alternate weekly 

collection schedules, though they lack any dedicated bulky goods storage area, which 
will be needed in block of this size.  

 The bin store doors are not wide enough, the bin pulls are too long requiring bin 

presentation, and there is no provision on plan for food waste storage. 

 Waste management plan therefore required (by condition) 

 
14. Biodiversity Officer – No objection in principle. Comments: 

 

 Supplied surveys are out of date (over 18 months old), would need new surveys. 

 Mitigation information generally acceptable except for a couple of minor points which 

can be conditioned. 
 

15. Historic England – No objection 
 

 Historic England agrees with the applicant's heritage assessment that the proposals 
are unlikely to have any negative impact on the setting of the conservation areas or 
the registered landscape.  There will be a modest adverse impact upon the setting of 
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the Grade II* listed church of St Michaels, the tower of which can be seen in dynamic 
views from the elevated Wessex Way. Historic England are therefore content for your 

authority to weigh the minor harm to the setting of the Grade II* listed church against 
any wider public benefit offered by the proposals, in accordance with NPPF paragraph 

196. 
  
16. Regulation (noise) – No objection, subject to conditions 

 

 The acoustic report indicates that various glazing configurations will be required to 

minimise the noise from road traffic from the elevated Cambridge Road, Bournemouth 
West Roundabout and Wessex Way all of which will affect future inhabitants of the 
proposed development. Ventilation requirements are also specified. The development 

is designed to meet the internal noise criteria outlined in BS8233:2014.  
 

17. Regulation (Contaminated land) – No objection, subject to condition 
 

 The preliminary Phase II assessment is acceptable. Full contaminated land condition 

required.  
 

18. Regulation (Air quality) – No objection, subject to condition 
  

 The assessment appropriately identifies the likely effects during the demolition and 
construction phases of the development and puts forward best-practice mitigation 
measures to be included in a Dust Management Plan. With these in place it is not 

considered that there would be a significant effect during the construction or 
demolition phase.  

 

 While the latest data was not used in the assessment, the results of the assessment 
have shown that potential exposure to poor air quality on future residents is likely to be 

insignificant. The assessment also concludes that the effects of additional traffic from 
the development will be ‘negligible’ at surrounding receptors.  

 

19. Flooding/Drainage 
 

 Detailed proposals submitted. Holding objection until further information is provided in 
relation to calculations, Wessex Water agreement and other queries. (*Requested 

information later provided but revised comment form this consultee not provided in 
time for committee. Wessex Water correspondence has been provided indicating no 

objection in principle, which gives comfort that these issues can be dealt with by 
condition).  

 

20. Fire Service – Comments  
 

 Development would need to meet current Building Regulations standards. Sprinkler 
system recommended. 

 

21. Natural England – Objection without mitigation  
 

 Mitigation required in terms of SANG provision. Condition is acceptable to overcome 
this.  
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Representations 

 

22. Site notices were posted in the vicinity of the site on 18/02/2021 with an expiry date for 

consultation of 12/03/2021. Following the receipt of amended plans, an additional period of 
publicity was undertaken between 17/02/2022 and 04/03/2022.  

 

23. A total of 5 public representations have been received, all raising objection. The issues 
raised comprise the following:- 

 
Development too large/out of keeping 
Loss of light 

Impact on trees 
Traffic and parking problems 

Poor design 
Flats will be second homes so will not help with housing shortage 

 

24. In addition, a response has been received from the Bournemouth Civic Society, with the 
following comments: 

 
“The Society thinks that what is proposed is a very modernist concept for adjacent 
neighbourhoods which still exhibit a considerable traditionalist, architecture ambience. The 

choice of such a design can be justified if what is constructed is seen as the missing section 
of a wider, extended architectural concept right across central Bournemouth. This would 

consist of the following three inter-related complexes: the collection high rise offices and flat 
blocks around Richmond Hill; the new flats blocks that could be erected at Cambridge Road 
and the other office developments erected at County Gates, in Poole. However, the 

proposals could still create considerable aesthetic disruption in respect to the relatively 
adjacent historic areas along Norwich Road West, Suffolk Road and Crescent Road.” 

 
Key Issues 
 

25. The key issues involved with this proposal are: 
 

 Principle of the proposed development 

 Impact on the character and appearance of the area 

 Heritage impacts 

 Impact on trees 

 Impact on neighbouring residents 

 Living conditions for future occupants 

 Parking/traffic/highway safety issues 

 Ecology/biodiversity issues 

 Drainage/flooding 

  
26. These issues will be considered along with other matters relevant to this proposal below. 
 
Policy context 
 

27.    Bournemouth Core Strategy (2012): 
 

 Policy CS1 – Sustainable Development 
 Policy CS2 – Sustainable Homes and Premises 
 Policy CS4 – Surface Water Drainage 
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 Policy CS6 – Delivering Sustainable Communities  
 Policy CS7 – Bournemouth Town Centre 

Policy CS16 – Parking Standards 
Policy CS17 – Encouraging Greener Vehicle Technologies 

Policy CS18 – Encouraging Walking and Cycling 
Policy CS21 – Housing Distribution across Bournemouth 
Policy CS33, CS34 and CS35 Heathland and designated sites 

Policy CS39 – Designated Heritage Assets 
 Policy CS41 – Quality Design 

 
28. Bournemouth District Wide Local Plan (2002): 
 

Policy 4.25 – Landscaping 
 Policy 6.10 – Flats Development 

 
29. Bournemouth Town Centre Area Action Plan (2013): 
 

Policy D4 – Design Quality 
Policy D5 – Tall Buildings 

Policy D7 – Public Realm 
Policy T2 – Walking and Cycling 
Policy U2 - Housing 

  
30. Supplementary planning guidance/documents:  

 
  The Dorset Heathland Planning Framework (2020) 
  Residential Development: A Design Guide (adopted September 2008)  

  BCP Parking Standards SPD (2021) 
Sustainable Urban Drainage Systems (SUDS) - PGN  

Waste and Recycling planning guidance note  
Bournemouth Town Centre Development Design Guide SPD (2015) 

 

31.  National Planning Policy Framework (“NPPF” / “Framework”) 
  

 Section 2 – Achieving Sustainable Development 
 

Paragraph 11 sets out the presumption in favour of sustainable development. Plans and 

policies should apply a presumption in favour of sustainable development.  
 
“For decision-taking this means: 

 
(c)   approving development proposals that accord with an up-to-date development plan 

without delay; or  
(d)   where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date, granting permission unless: 
(i)    the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 

proposed; or  
(ii)   any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies of this Framework taken as a 
whole.”   

 

 The following sections are also particularly relevant: 
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 Section 16 – Conserving and enhancing the historic environment 

 
 Paragraph 194 – “In determining applications, local planning authorities should require an 

applicant to describe the significance of any heritage assets affected, including any 
contribution made by their setting. The level of detail should be proportionate to the assets’ 
importance and no more than is sufficient to understand the potential impact of the proposal 

on their significance. As a minimum the relevant historic environment record should have 
been consulted and the heritage assets assessed using appropriate expertise where 

necessary”. 
 
 Paragraph 199 – “When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight should be given to the asset’s 
conservation (and the more important the asset, the greater the weight should be).  This is 

irrespective of whether any potential harm amounts to substantial harm, total loss or less 
than substantial harm to its significance. 

 

Paragraphs 201 and 202 relate to the level of harm. Paragraph 202 states that “Where a 
development proposal will lead to less than substantial harm to the significance of a 

designated heritage asset, this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use”. 
 

Paragraph 203 relates to ‘non-designated heritage assets’ and states that “the effect of an 
application on the significance of a non-designated heritage asset should be taken into 

account in determining the application. In weighing applications that directly or indirectly 
affect non-designated heritage assets, a balanced judgement will be required having regard 
to the scale of any harm or loss and the significance of the heritage asset”. 

 
32. The following chapters of the NPPF are also relevant to this proposal: 

 

 Chapter 2 – Achieving sustainable development 

 Chapter 5 – Delivering a sufficient supply of homes 

 Chapter 8 – Promoting healthy and safe communities  

 Chapter 9 – Promoting sustainable transport  

 Chapter 11 – Making effective use of land 

 Chapter 12 – Achieving well-designed places  

 
Planning Assessment  

 
Principle of the proposed development  
 

33. At the heart of the NPPF is the presumption in favour of sustainable development, 
reiterated in Bournemouth Core Strategy Policy CS1. NPPF paragraph 11 applies this 

presumption to decision making where the local plan classed as out of date. Footnote 8 of 
paragraph 11 classifies a local plan as out of date if the local planning authority is (i) unable 
to demonstrate a five-year supply of deliverable housing sites or (ii) where the Housing 

Delivery Test (HDT) result is less than 75% of the housing requirement over the previous 
three years.   

 
34. The 5-year housing supply and HDT results continue to be applied to each local plan area 

separately until replaced by a BCP Local Plan. In the Bournemouth area there is a 2.3 year 

housing land supply with a 20% buffer (a shortfall of 4,862 homes) and a 2021 HDT result 
of 67%. The local plan is thus considered as out of date as the Local Planning Authority is 
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unable to demonstrate a five-year supply of homes and under the HDT test threshold of 
75%. The presumption in favour of sustainable development applies.   

 
35. NPPF Paragraph 11 states that where policies which are most important for determining the 

application are out of date, planning permission must be granted unless policies in the 
Framework that protect areas or assets of particular importance provide a clear reason for 
refusing the development proposals or any adverse impacts of granting permission would 

significantly and demonstrably outweigh the benefits when assessed against the policies in 
the Framework taken as a whole.   

 
36. For this planning application the benefits provided from the supply of new homes will have 

significant weight and a ‘tilted balance’ in favour of the grant of planning permission. For the 

local planning authority to refuse this development, the benefits of the provision of new 
homes must be significantly and demonstrably outweighed by the adverse impacts or 

where specific policies in the NPPF provide a clear reason for refusal. 
 
37. In this particular case the site is considered acceptable in principle for residential 

intensification, as acknowledged by Policy CS21 of the Core Strategy because it is within 
the Bournemouth town centre area. The development would make a notable contribution 

towards local housing supply in a sustainable location on a vacant and under-used site. 
Paragraph 124 of the NPPF states “planning policies and decisions should support 
development that makes efficient use of land”. Policy U2 of the TCAAP permits residential 

accommodation in the town centre. Development should contribute towards a mix of unit 
sizes, provide some external amenity space and should provide acceptable living conditions 

particularly in terms of noise and disturbance.  
 
38. The site is not an allocated site in the development plan, but residential is considered an 

acceptable use for the location. An informal (unadopted) Design Brief for the site was 
produced by the Council’s Urban Design team to inform any development proposals on the 

site. The site is subject to a number of constraints, including the location of the busy A338 
(Wessex Way), trees and other adjacent development. The development would make a 
significant contribution towards local housing supply, in a sustainable location on an under-

used site. The impact in terms of the relevant other material considerations is dealt with in 
the relevant sections of the report below.  

 
Impact on the character and appearance of the area 
 

Height and scale 
39. The site is outside of the areas identified in the Bournemouth Town Centre Area Action 

Plan (AAP) as suitable for the development of tall buildings (defined as those over 6 storeys 
or substantially taller than their neighbours). The Council’s unadopted design guidance for 
the site (October 2018) states that “as the site is outside of the Town Centre Tall Buildings 

zones, heights over six commercial storeys would have to be well justified. There may be 
potential, subject to a very high quality design, for a small element in the north-western part 

of the site to extend to 8 storeys above the Wessex Way, however this would need to be 
fully justified by the applicant. The additional height would need to be a small element set 
back from the footprint of the lower floors”. 

 
40. The applicants sought pre-application advice prior to the submission of this planning 

application, including seeking the advice of the local Design Review Panel in December 
2019 for a scheme of a similar quantum and height of development, but a blockier and 
bulkier scheme. The Panel felt there was actually scope for a taller building in this location, 

providing that it is a slender landmark of outstanding design, in line with guidance set out in 
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the Town Centre Development Design Guide. They did however warn that “there was a risk 
that a taller landmark building would end up slab like rather than memorable and beautiful ”. 

The panel report stated: 
 

“The cranked building form was awkward and uncomfortable with too many hard edges, 
failing to respond to the organic geometry of the site. The early curved concept sketch 
showed great promise, but this had not been followed through to any of the options. The 

building form could be more organic and follow the context of the site, boundaries or indeed 
the urban grain and pattern of the landscape surrounding the site… More consideration 

needs to be paid to the building shape in respect of how it responds and relates to the 
shape of the site, especially at the end facing the service road to the council own land. Both 
should work harmoniously rather than compete with each other. If the design remains boxy 

it should be much lower, relating to the scale and layout of buildings on Cambridge Road 
and sitting amongst the trees at four or five storeys”.  

 
41. The application under consideration here is for a residential development of 100 flats, 

comprised of two main towers with a linked block between and a further small linked block 

to the northern side. The main tower is 13 storeys in height. The second tower is 8 storeys 
in height. The link sections are 4-5 storeys in height. The pre-application scheme that was 

considered by the Design Review Panel was a flat, boxy and angled scheme, which was 
criticised given the curved form of the site. The initial concepts referred to above did show a 
more curved form. The application here retains a little of the cranked form with the central 

pivot in the linked section. However, the main blocks have now been more isolated from the 
linked sections and now have a more curved form. Following the receipt of amendments 

during the application process they have an elliptical form, principally formed by the 
protruding balcony structure around the central core, which is more akin to the earlier 
concepts that the Design Review Panel encouraged.   

 
42. The height of the buildings is a key consideration because the location is outside of the 

defined ‘tall building’ areas of Bournemouth town centre. Any proposals for development 
taller than 6 storeys must be fully justified in line with Town Centre AAP Policy D5: Tall 
Buildings. If a tall building is to be accepted on this side, then there needs to be very clear 

justification for why an exception should be made. 
 

43. The Bournemouth Town Centre Development Design Guide (adopted SPD, 2015) identifies 
the site as having ‘potential for new landmark of outstanding design and appropriate scale ’ 
due to its gateway location, which may provide some justification. The site is located 

adjacent to the Wessex Way and one of the main roundabout gateways to the town centre. 
Although there are no buildings of the height proposed in the immediate area, there has 

been taller development along the Wessex Way corridor, for example tall buildings at the 
Lansdowne and Richmond Hill areas are visible heading along the A338, and 10 storey 
development has also been recently approved at Princess Road in Westbourne adjacent to 

the A338. There are also existing 10 storey buildings at the County Gates roundabout. This 
development would therefore form a continuation of that trend for taller development along 

the Wessex Way corridor.  
 
44. In the immediate context there is a large 7 storey block of flats to the West in Suffolk Road, 

which is visible from the Wessex Way. There is also a 6-7 storey office block on the corner 
of Cambridge Road and Poole Road to the south. In Cambridge Road in the vicinity of the 

application site itself the blocks of flats on the eastern side are 3-4 storeys in height, 
although a six storey block has recently been approved on the corner of Cambridge Road 
and Suffolk Road (10 Suffolk Road, 7-2021-6638-K). There will clearly however be a 

significant difference in scale between the existing and proposed development in 
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Cambridge Road. The proposed main towers have an elliptical form so the closest points 
are around 24-27 from the front of buildings on the opposite side of Cambridge Road, but 

development steps back into the site and the linked sections are set further back still. The 
narrower sections of the towers will face Cambridge Road, while the flank sections are 

longer and will not be as visible.  
 
45. At the rear, the site will have a substantial landscape buffer as the mature trees around the 

northern and western sides of the site will be retained, which will help to soften the 
development. There are also trees on areas of highway verge to the south of the site which 

will also help to soften the development. At the front on Cambridge Road the existing poor-
quality trees will be removed and there is less scope for replacement planting. However, the 
landscaping proposals have been improved during the application process in order to 

soften the visual impact to Cambridge Road, including the planting of a number of trees 
around the site edge.  

 
Key views 

46. A number of wire frame key views have been provided by the applicant in order to assist in 

assessment of the impact of the tall buildings. These indicate that views from the central 
and upper gardens will be limited due to tree screening and other intervening buildings. The 

development will have some visibility from town centre areas to the east including Suffolk 
Road and Norwich Avenue where due to distance it is not likely to appear imposing.  

 

47. The main views will therefore be from the more open areas along the main roads to the 
south, west and north of the site.  One of the key views of the site is from the A338, heading 

eastbound down the hill towards the roundabout from Poole. At the present time there is 
nothing but trees in the foreground and taller town centre development and church spires 
visible in more distant views. The development would alter the townscape here, but would 

appear relatively distant when coming down the hill and then would become more obscured 
on closer approach from this direction due to the existing boundary trees and mature trees 

on the adjacent roundabout. These views would again be seen in the wider context of the 
conurbation and Wessex Way corridor when travelling along this arterial route, with this as 
justification as well as the site being a key gateway location.   

 
48. The views indicate that the proposed development would also be prominently visible on the 

A338 when heading westbound. Equally, heading north towards the A338 on the 
B3066/Cambridge Road dual carriageway element to the south/west of the site there is little 
in the way of tall buildings visible, and mainly a green verdant context. From this view it will 

appear as a more isolated development, heading away from the town centre location.  
 

49. The tower elements, and particularly the 13 storey tower would appear tall and very 
prominent in this context. With the exception of one or two blocks of flats on the coast, 13 
storey buildings are only seen one part of the town centre, where taller buildings are part of 

the character and acceptable under policy D5 (Lansdowne).  The lower elements of the 
proposed building would not be so tall and would not appear out of scale with adjacent 

development on Cambridge Road.  
 

Footprint and Massing 

50. As well as the overall height, the footprint of the building is also significant, covering a 
relatively large proportion of the site (approximately 26% of this 0.534ha site). The 

development would have the feel of a high-density city centre development, while the site is 
on a more peripheral town centre location where smaller blocks of flats in more spacious 
plots are the immediate character. 
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51. The massing has been improved since the pre-app stage, with a greater distinction 
between the main tower elements and the linked elements between, both in terms of height 

and design. This helps to reduce the perceived mass of the development. The Design 
Review Panel considered that there was scope for a high-quality landmark development on 

this site, including a tall building, providing that it was sufficiently slender and of high-quality 
design. As originally submitted the towers were square shaped with rounded edges. This 
appeared bulky so the shape of the towers has been redesigned to be more elliptical in 

shape. This will give a more organic and high-quality appearance. The applicant was 
requested to reduce the width of the towers a little further in order to make them a slimmer 

and more elegant, but has declined to do so on the grounds of viability as it would require 
re-designing the layout and the loss of a number of flats. Nevertheless, the proposal 
demonstrates a number of elements with different heights and articulation. 

 
52. The re-designed tower shape elongates the form a little and brings it closer to Cambridge 

Road on the eastern side. However, it is considered that there would be sufficient gap to 
the boundary and breathing space for the development here.  

 

53. The overall density of the scheme is approximately 190 dwellings per hectare (dph). This 
compares to around 100-160dph for the existing flat developments on the eastern side of 

Cambridge Road, although the recently approved development of 38 flats on the corner of 
Cambridge Road and Suffolk Road has a much higher density of approximately 410dph. 

 

Access, Layout and Design 
54. The development is divided into four linked blocks as previously stated, including the two 

towers. Cambridge Road is situated on a slope and is higher at the southern end. Beneath 
the development will be two underground/podium level car parks. The change in levels 
means that the site will be split into two levels roughly centrally through the linked block. 

The southern end of the site will have a higher podium level, with access into the car park 
from an existing access in the centre of the site. The northern half of the site will have a 

lower podium level and vehicular access from the northern end of the site. The residential 
accommodation and pedestrian entrances would front Cambridge Road, but much of this 
frontage would be set above the podium car parking. 

 
55. The main pedestrian entrances to the development appear to be in the most logical place, 

on the corner near the pedestrian entrances to the site where they would be easy to find. 
The entrance lobby/lounge areas would create safe, welcoming entrances and are a 
particularly positive aspect of the scheme. There are cycle stores on the ground floor of the 

two towers which will create some blank areas, but overall it is considered that there is 
sufficient openings and natural surveillance here. 

 
56. There were originally concerns about the walls from the podium car parks creating a blank 

and inactive frontage to Cambridge Road. This has since been revised to reduce the height 

of these walls and remove small sections of the car parks and set them back further into the 
site to reduce the size and impact of the boundary treatment. There is now more space for 

landscaping to the front of the site. Although the changes will not fully activate the frontage 
at ground floor level on Cambridge Road, there will be more natural surveillance with the 
lower wall and replacement of parts of the wall with glass sections and it will feel more 

open. The proposal will also provide a new section of pedestrian footway along the western 
side of Cambridge Road. The car park entrances will essentially be hidden from view from 

the south, although they would be more visible from the north. The north access is tucked 
further away and could be effectively screened with landscaping adjacent. The central 
access is more visible but a suitable gated access could be conditioned to ensure this has a 

satisfactory appearance.  
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57. To the southern end, an access into the site is to be retained for a potential future cross 

town tram link, as well as access for maintenance to the adjacent road network and 
retaining walls at the rear of the site. Despite this there will also be space retained for a soft 

landscape buffer to the south of the 8 storey block. It is considered that there is sufficient 
breathing space around the site to accommodate this large development. From the south 
the southern block will act as a landmark corner building, albeit with the taller block behind.  

 
58. As previously stated, in terms of design the revisions to create a more curved elliptical 

shape to the blocks would create a more organic shape that would reflect the geometry of 
the site. It would address the concerns of the Design Review Panel in that respect. The 
shape of the blocks is principally the result of the shape of the external balconies to each 

end. Behind those is a central core of similar shape but with squared edges.  
 

59. The outer balcony panels to the towers will be rendered, which will provide a good quality 
and seamless appearance, providing that the render is high quality and durable, for 
example a through-coloured render with additives to inhibit staining and greening of the 

render would be more durable and would help to reduce maintenance requirements. The 
addition of glass to the balconies also improves the quality of the appearance and gives a 

lighter weight appearance to the main towers compared to the originally submitted plans, 
which showed thicker concrete panels. 

 

60. The main core of the blocks and the link sections will be constructed of buff brick, which will 
provide a strong link to the original character of the town in this location. At street level the 

originally proposed gabion walls have also been replaced with lower height rendered and 
glazed boundary treatments. 

 

Overall impact on the character and appearance of the area 
61. The above sections of the report have explored the impact of the height, massing and 

design of the development. It is clear that the proposals are bold and would represent a 
significant change to the character of this part of the town centre, though change alone is 
not necessarily negative. The views of the development indicate that it would not have a 

widespread impact on views from the town centre itself in areas such as the central 
gardens and Suffolk Road. It would be very prominently visible from the main arterial routes 

including the A338 Wessex Way and Cambridge Road dual carriageway spur, where it 
would appear as a prominent standalone development of much greater scale than 
neighbouring development. However, this is mitigated by several factors including that it will 

be seen in the context of other development along this arterial route, where there has been 
a tendency for increased scale. It is a gateway site to the town centre which is identified in 

the Bournemouth Town Centre Development Design Guide as suitable for a landmark 
development, and will contribute towards the Council’s aims and objectives in the ‘Big Plan’  
for example. The development is softened at the base by a significant landscape buffer of 

trees which is being retained. It will be of greater scale than existing development in 
Cambridge Road, but it sits alone on the eastern side and does not have to respond to an 

existing street scene in that respect. There is sufficient space around the development that 
it would not appear cramped and congested. The design is considered to be of sufficient 
quality to justify the scale. These reasons form the justification to the exception to the tall 

buildings areas in Policy D5.  
 

62. On balance, the proposal would therefore accord with the relevant provisions of the NPPF 
and local policies including Policy 6.10 of the Bournemouth District Wide Local Plan, 
Policies CS21 and CS41 of the Bournemouth Local Plan: Core Strategy and D4 and D5 of 

the Bournemouth Town Centre Area Action Plan.  
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Heritage impact 

 
63. The site does not have any direct heritage constraints, but in the area are the Grade II* 

listed church of St Michael on Poole Road, the West Cliff and Poole Hill Conservation Area, 
and the Grade II listed central and upper gardens to the north and east.  

 

Impact on the setting of the conservation area and listed gardens 
64. As previously stated, the key views indicate that the visibility of the buildings from the 

central and upper gardens will be relatively limited due to tree screening and other 
buildings. It is also some distance from the edge of the conservation area (around 140m at 
the closest point) and the gardens (around 120m). Historic England have stated: “The 

proposed development is of considerable scale and massing, rising to 13 storeys and its 
highest point. However, by virtue of local toparchy and the position of the elevated Wessex 

Way, Historic England agrees with the applicant's heritage assessment that the proposals 
are unlikely to have any negative impact on the setting of the conservation areas or the 
registered landscape”. 

 
65. The Council’s Heritage Officer has raised more concern in this respect, stating “the 

development is deemed to present harm to the setting of the Park & Garden and the 
domestic scaled conservation areas, most noticeably on the West Cliff & Poole Hill, by 
completely changing the character at this point and introducing such a tall block out of scale 

and at odds with everything else in the vicinity”. 
 

66. Given that the conservation area is a relatively tight knit built up area in and around the 
Poole Hill area, and generally situated on the top of a hill at a higher level than the 
application site it is not considered that the proposed development would have a noticeable 

impact on the setting of the conservation area. It forms a natural gateway point to the town 
centre, but would not generally be seen in the same historic context. Similarly, having 

assessed the views provided and undertaken a site visit it is considered that, as above in 
the key views section, views from the central and upper gardens will be limited due to tree 
screening and other intervening buildings so there would not be a harmful impact on the 

setting of these areas.   
  

Impact on St Michael’s Church 
67. St Michael’s Church is located on Poole Road, around 170m from the application site and 

on higher land. It is a Grade II* listed church. In reference to Paragraph 194 of the NPPF in 

terms of the significance of any heritage assets potentially affected, the listing for the 
church states: 

 
 “1873-76, R. Norman Shaw, tower 1900-1, John Oldrid Scott. Shaw's church conventional 

externally: high clerestory with coupled lancets, wider spaced lancets to aisles, gabled 

south porch, triple-chamfered arch. Lean-to western narthex, 1930 by W.D Caröe. 
 

Chancel windows are groups of traceried lancets under relieving arches, five-light at east, 
three-light at sides. South east War Memorial Chapel, Y-tracery windows, 1920 by Sir T.G 
Jackson. North east gabled organ chamber and flat-roofed vestry (high chimney) attached 

by single-storey link (traceried, canted bay on west side) to Church Hall. Splendid high and 
massive tower at south east corner of nave: very tall couple two-light belfry windows with 

two transoms and Y-tracery, big polygonal pinnacles on clasping buttresses with many set-
offs, gabled doorway to south, gabled stair-turret to north east”. 
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68. The church’s significance lies in the elaborate detailing including interior furnishings, 
stained glass windows and ornate design. It also lies in the importance of the tower which is 

a local landmark and the tallest building in the area, emphasised by the siting at the top of 
Poole Hill.  

 
69. The applicant’s heritage statement states that the development is some distance from St 

Michael’s church and will not be visible within the close setting. There is therefore no 

potential for the juxtaposition of the development and the church, or disruption of its 
landmark function. However, it also states that “significant visual change will be 

experienced from two locations on the main roads close to the site; from Cambridge Road 
looking north, and on the eastbound approach to the roundabout on the A338”. From here, 
“the change to the views briefly available from the main roads, that will include both the 

development and the church, will be a very minor change to the contribution of the setting 
of the church to the appreciation of its visual qualities and to the landmark function of the 

tower”. The report concludes that there will be some harm, but at the lower end of the 
spectrum of less than substantial harm.  

 

70. The Historic England response states: “there will be a modest adverse impact upon the 
setting of the Grade II* listed church of St Michaels, the tower of which can be seen in 

dynamic views from the elevated Wessex Way. Towers in the landscape are an important 
part of Bournemouth's character, and the influence of the Victorian picturesque movement 
over the original 19th century laying out of the town can still be appreciated today. 

However, the Wessex Way is a recent addition (built in 1967) and views from its elevated 
flyovers are not of great significance. Historic England are therefore content for your 

authority to weigh the minor harm to the setting of the Grade II* listed church against any 
wider public benefit offered by the proposals, in accordance with NPPF paragraph 196”. 

 

71. The Council’s Heritage Officer has some concerns that the heritage assessment does not 
go far enough to illustrate the impact in this regard, and that the 13-storey tower would be 

both a prominent and distracting feature which would permanently change the character at 
this point. Further investigation reveals that there are few views where the proposed 
development and the church spire would be viewed in direct context. When approaching on 

the A338 from the west the road curves away a little to the north, with St Michael’s Church 
not in direct view until going around the roundabout on the northern side, when driver’s 

attention would be straight on to the east rather than the south.  
 
72. From the east, the top of the church spire is glimpsed above the tree line at certain points 

on the A338, particularly when on the flyover crossing the central gardens, where it is a little 
more open. It appears as on a ridge above the gardens. It then disappears from view 

behind the tree line as the roundabout is approached. Where glimpsed from the east the 
proposed development will be visible to the right of the church and this is the area where 
there would be a degree of harm, where at the moment the church is the tallest 

development in the area, so there would be some incursion into the outer setting of the 
church, but no loss of view would result and it would not be in such close proximity as to be 

significantly harmful. 
 

Other 

73. Although not mentioned by the applicant, there are glimpses of the St Andrew’s Church 
spire on St Stephen’s Road in Bournemouth town centre, at a distance of around 800m 

when heading eastbound on the A338 before the roundabout, as well as even further 
glimpses of St Peter’s church spire. These are fleeting glimpses above the tree line in 
dynamic views when travelling along this road. Although these are positive views for 

wayfinding and appreciation of the town centre layout, as recognised by the Heritage 
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England response, views from the Wessex Way’s elevated flyovers “are not of great 
significance”.   

 
Overall 

74. Overall, it is recognised that there is some heritage impact, as acknowledged by the 
applicant’s Heritage Statement. Paragraph 199 of the NPPF states “when considering the 
impact of a proposed development on the significance of a designated heritage asset, great 

weight should be given to the asset’s conservation (and the more important the asset, the 
greater the weight should be). This is irrespective of whether any potential harm amounts to 

substantial harm, total loss or less than substantial harm to its significance”. This is 
important particularly given St Michael’s Church’s Grade II* listing status. Paragraph 200 of 
the 2021 NPPF states that any harm to, or loss of, the significance of a designated heritage 

asset (including development within its setting) should require clear and convincing 
justification.  This is reflected by CS39 which seeks to protect designated assets from 

proposals that would adversely affect their significance.   Paragraph 202 of the NPPF states 
that where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use. In 
this case there is a level of harm identified, which is at the lower end of ‘less than 

substantial harm’ because there will be an impact on the setting of the listed church, but not 
to an extent that would considerably affect its significance.  

 

75. The proposal would therefore result in a mild conflict with Policy CS39 as it would not fully 
“protect designated heritage assets from… proposals that would adversely affect their 

significance”. Public benefits include the viable development of a brownfield town centre 
site which currently makes a poor contribution to the townscape and security of the area, as 
well as the provision of a significant amount of housing in a sustainable location, 

contributing towards local housing need, and a sizeable contribution towards affordable 
housing. The identified harm is weighed up in the overall planning balance with the public 

benefits of the proposed development in the relevant section of the report below.  
 
Impact on trees 

 
76. The site currently benefits from a number of large trees on its southern and eastern 

boundaries which provide a high level of visual amenity to the locality. The non-adopted 
design brief refers to these trees and identifies that although they are high amenity, they are 
mainly poor quality apart from one mature beech tree to the northern end of the site. The 

trees are not TPO protected.  
 

77. The large beech tree has since been inspected by a Tree Officer and it has been found that 
it has a number of defects including included bark unions and evidence of decay taking 
place within major limbs/stems. The other trees within the site have also been inspected 

and it is considered that the trees are poor quality and should not represent a constraint on 
development. 

 
78. There are trees that are adjacent to the site that also provide a good level of amenity as 

they are highly visible from the adjacent Wessex Way. These trees are outside of the 

development area on the western and northern sides, but they will need to be protected 
during the development process. 

 
79. To replace those lost, a total of 42 new trees are included and a new Tree Plan has been 

submitted (173-3-R1), with the split as follows: 
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- 18 mature 
- 11 heavy standard 

- 8 standard 
- 5 specimens 

 
80. Following some initial concerns, the landscaping scheme has been developed further to 

provide a sufficient number and size of trees that will provide satisfactory replacement to 

those lost, and soften the development proposals. While the proposed development will 
cover a large proportion of the site particularly with the podium parking levels, suitable tree 

planting has been proposed as shown on plan 173-1-R8, including significant planting on 
the southern side of the site and along the Cambridge Road frontage. Sufficient root space 
has been demonstrated and the Tree Officer no longer has objections to the proposals. The 

proposed development would therefore meet the aims of the relevant policies in this 
respect, including 4.25 and CS41.  

 
Impact on neighbouring residents 
 

81. The site sits alone on the western side of Cambridge Road, with other roads to the rear, so 
there are no directly adjoining neighbouring properties. There are however residential 

blocks of flats on the eastern side of Cambridge Road which could potentially be affected 
by the development. The neighbouring blocks of flats at 11, 13 and 15 Cambridge Road, 
and 10 Suffolk Road opposite, are 3-4 storeys in height and set back between 8 – 11 

metres from the road. The proposed development would result in a significant townscape 
change in Cambridge Road. There are mature trees along the site boundary at present 

which overhang the road. The site will be opened up with a more formal landscape scheme 
and a tall and high-density development. The proposals are however stepped back from the 
eastern boundary of the site as far as possible to minimise the impact.  

 
Sunlight/daylight 

82. A daylight and sunlight report has been submitted which assesses the impact to each 
individual block of flats. It concludes that the scheme demonstrates high levels of 
compliance with the BRE guidelines with the vast majority of windows/rooms achieving 

daylight and sunlight levels in line with the BRE criteria. There are a small number of cases 
where levels deviate from the targets for the ‘Vertical Sky Component’ (VSC), which 

measures the amount of visible sky from the centre point of a window or the ‘No Sky Line’ 
(NSL) which looks at the effect on the skyline from within rooms. The target is to retain at 
least 0.8 times the original level to prevent noticeable impact. The cases identified are 

generally minor effects to windows below deep overhangs from the mansard roofs, or 
isolated changes to the existing hostel at 10 Suffolk Road (which has consent to be 

redeveloped), where the levels fall to around 0.7 times their original level.  
 
83. The BRE recognise that existing design features should not fetter neighbouring 

development as these can exacerbate the effects to neighbours. The guidance says: 
 

“Existing windows with balconies above them typically receive less daylight. Because the 
balcony cuts out light from the top part of the sky, even a modest obstruction opposite may 
result in a large relative impact on the VSC, and on the area receiving direct skylight. One 

way to demonstrate this would be to carry out an additional calculation of the VSC and area 
receiving direct skylight, for both the existing and proposed situations, without the balcony 

in place”, to test if it is the presence of the existing overhang or the proposed development 
which is the main factor in the loss of light.  
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84. When considering these properties with the overhangs removed in line with the BRE 
recommendations, the results show these properties would fully meet the guidelines without 

these in place. The only residual deviation would be sunlight reduction to a single room/flat 
at the hostel (10 Suffolk Road) and given its transient use, this impact is considered fully 

acceptable particularly where retained daylight levels are in line with that expected of an 
urban location.  

 

85. The assessment also did not appear to take account of existing boundary treatments and 
vegetation, particularly to 10 Suffolk Road. The existing trees on the application site, 

although providing some amenity value, also have an effect in terms of daylight and 
sunlight to existing flats. The proposed development would be taller, but also set further 
back than these trees.  

 
86. The report does not consider overshadowing. However, the tallest of the blocks is sited to 

the north or north-west of most of the adjacent blocks of flats and will have a limited 
overshadowing impact except at certain times of the year at the very end of the day when 
the sun is in the west of the sky and casting longer shadows. The 8 storey block is located 

further to the west or south west of the neighbouring blocks of flats, but again the 
orientation and distance to these blocks mean that shading is not a particularly strong 

factor.  
 

Wind microclimate 

87. A desk study wind/microclimate report has been submitted. It concludes that the proposed 
development is not expected to result in significant detriment to the local wind microclimate. 

The proposed development is located on a pronounced hill, with a number of tall buildings 
located uphill to the south and west. These provide cover by disrupting oncoming wind from 
the south-west, which is the most frequent and highest speed wind direction. The disrupted, 

or turbulent, wind patterns will lead to less clean air flow impinging on the building, which is 
expected lessen the severity of any adverse wind conditions. Balconies, which surround 

both the north and south towers on all storeys, along with the intended oval-shaped floor 
plans help to mitigate any downdraughts that do form by providing a ‘rough’ surface for air 
flowing over, reducing the momentum of the downward flow and allowing for higher portion 

of the oncoming wind to go around the proposed building. A number of trees are also 
located on site and can be found frequently located around the local area. These provide 

cover for pedestrians by dampening wind speeds at ground level.  
 
88. The curved form of the building may result in some acceleration of wind around the 

southern building façade, which would be mainly felt in the application site itself, but not to a 
harmful degree. It is not considered that it would result in a detrimental impact to other flat 

occupants in Cambridge Road.  
 

Overlooking 

89. Situated alone on the western side of Cambridge Road the proposed development would 
not result in the direct overlooking of any currently private areas. There will be an increase 

of perceived overlooking to the front of properties on the eastern side of Cambridge Road 
due to the number of facing windows and balconies as well as the height of the proposed 
development. However, it is considered that the separation distances are acceptable for a 

town centre scheme with road separation between. The 13 storey block will be a minimum 
of approximately 27 metres at the closest point from the front of 11 Cambridge Road. The 

lower northern block is a minimum of 29 metres from the opposite property, and the central 
link flats between 40-42 metres. The closest point is between the southernmost 8 storey 
block and 10 Suffolk Road on the opposite corner. This would be a minimum of 23.5 metres 
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at the closest point of the front balconies, which again remains acceptable for a town centre 
scheme.  

 
Intensity of use 

90. The proposed development would result in a notable increase in activity to Cambridge 
Road due to the provision of 100 flats. However, this is a town centre location adjacent to 
busy main roads. It is not considered that the level of activity would have a detrimental 

impact on neighbouring residents. In terms of noise, residential uses are not generally 
considered to be noise generating uses that would be a bad neighbour. The development of 

the site would also have some positive benefits to residents in terms of natural surveillance 
from the level of activity and windows facing the street which would help to improve safety 
and security in the area.  

 
Overall – residential amenity 

91. Overall, it is recognised that there would be a significant change in the area for the 
occupants of the blocks of flats in the immediate vicinity of the site in terms of the scale and 
intensity of development. However, there would not be any concerns in relation to noise, 

overlooking or overshadowing. There are some minor impacts identified in terms of light 
and sky view to some isolated windows, but in the context of this town centre scheme 

overall this is not considered to cause a sufficient level of harm to raise concern. There are 
also additional benefits in terms of natural surveillance, safety and security to Cambridge 
Road, which is currently quiet, shady, overgrown and uninviting as a street scape.  

 
92. It is therefore considered that the proposed development accords with the aims of the 

relevant policies in this respect, including Policy 6.10 of the Bournemouth District Wide 
Local Plan, Policies CS21 and CS41 of the Bournemouth Local Plan: Core Strategy and D4 
of the Bournemouth Town Centre Area Action Plan. 

  
Living conditions for future occupants 

 
93. The proposed development provides 100 flats, in the following numbers: 
 

21 x 1 bed units (50-55.4sqm) 
72 x 2 bed units (70.8-76.5sqm) 

7 x 3 bed units (86sqm) 
 
94. Policy U2 of the TCAAP seeks a mixture of unit sizes in residential developments. It would 

have been beneficial to see more of a balance of sizes with more three bed homes to 
support the aims of this policy, but overall it is considered that there are a good number of 

two bedroom units. As originally submitted, there were no 3 bedroom units so this 
represents an improvement. The applicant has stated that they have not determined yet 
whether the flats will be offered for sale or rent.  

 
95. The proposed flats are designed to meet the minimum space standards of the 

Government’s ‘Technical Housing Standards – Nationally Described Space Standard’ 
(March 2015). The Council does not have locally adopted space standards, but to fall some 
way below these standards would indicate that there is an insufficient level of space and 

poor living standards but that is not considered to be the case here. 
 

96. The flats generally have more than one aspect. Some of the one bed flats are single 
aspect, but these do not form a large proportion of the units. Outlook and privacy would be 
acceptable. A ground floor unit in the central link section would be adjacent to the car park 
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retaining wall to the south which will impact the living area a little, but i t is a dual aspect flat 
with an open rear view.  

 
97. All flats would have access to at least one private balcony or terrace and they are a good 

size. There is also communal space around the building. The level of amenity space is 
considered acceptable for this town centre scheme.   

 

Noise 
98. The main potential impact to future occupants is that the site lies in close proximity to busy 

dual carriageway roads (the A338 ‘Wessex Way’, elevated Cambridge Road section and 
the Bournemouth West roundabout). A Noise Impact Assessment has been submitted 
giving details of existing daytime and night time noise levels, and the required reduction in 

sound levels to provide acceptable living conditions to future occupants. The report 
concludes that the road does present a noise constraint but acceptable noise levels in line 

with the British Standard 8233:2014 can be achieved through specified acoustic glazing 
configurations which would provide the required sound reduction. Acoustic trickle vents are 
also required.  These various glazing configurations are outlined within Appendix 7 and 

Appendix 8 of the Professional Consult Future Environments Noise Impact Assessment, 
Reference: 19.069.1.R2.  

 
99. The development does include the provision of balconies, which would be affected by noise 

from the road. BS8233:2014 contains guidance on balconies, and states: 

 
“Other locations, such as balconies, roof gardens and terraces, are also important in 

residential buildings where normal external amenity space might be limited or not available, 
i.e. in flats, apartment blocks, etc. In these locations, specification of noise limits is not 
necessarily appropriate. Small balconies may be included for uses such as drying washing 

or growing pot plants, and noise limits should not be necessary for these uses.” 
 

100. The document recognises that the guideline noise levels are not always achievable, and 
that consideration should be given to “a compromise between elevated noise levels and 
other factors, such as the convenience of living in these locations or making efficient use of 

land resources to ensure development needs can be met….” In this scheme it is considered 
that the provision of some external amenity space with some noise disturbance would be 

preferable to providing no external amenity space.  
 

Wind 

101. As stated in paragraph 87, the curved form of the building may result in some acceleration 
of wind around the southern building façade of the 8 storey block, but not to a harmful 

degree. Due to the height of the buildings there will be some wind to balcony areas, but not 
so exposed that it would cause safety issues.   

 

Air Quality 
102. An Air Quality Assessment report has been provided to assess the impact of traffic on 

future residents, and also to assess the construction stage in relation to dust. The report 
has been independently assessed. This concludes that the assessment appropriately 
identifies the likely effects during the demolition and construction phases of the 

development and puts forward best-practice mitigation measures to be included in a Dust 
Management Plan. With these in place it is not considered that there would be a significant 

effect during the construction or demolition phase.  In addition, the results of the 
assessment have shown that potential exposure to poor air quality on future residents is 
likely to be insignificant. The assessment also concludes that the effects of additional traffic 

from the development will be ‘negligible’ at surrounding receptors. 
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Overall 

103. Overall, it is considered that the proposed development provides a high standard of living 
conditions for future occupants overall given the size of the units, outlook and provision of 

outdoor amenity space. Road traffic noise is the main constraint and it has been 
demonstrated that this can be adequately mitigated through the glazing and ventilation 
specifications. The proposed development therefore accords with the aims of the relevant 

policies in this respect, including Policy 6.10 of the Bournemouth District Wide Local Plan, 
Policies CS21 and CS41 of the Bournemouth Local Plan: Core Strategy and D4 of the 

Bournemouth Town Centre Area Action Plan.  
 
Parking/traffic/highway safety considerations 

 
104. The application site is located south of the A338 Wessex Way and east of the B3066. 

Cambridge Road borders the eastern boundary of the site, and Suffolk Road borders the 
southern boundary. Vehicular access to the existing site is achieved from Suffolk Road, 
which provides access to the application site only. 

 
105. Access to the application site has historically been achieved from Cambridge Road at two 

locations, one located approximately halfway along the site frontage and the other towards 
the north-eastern corner of the site. These accesses are currently closed, albeit the 
proposal will utilise these existing accesses to serve the site. 

 
106. Cambridge Road is approximately 6.5m wide along the site frontage and is subject to a 

speed limit of 30mph. On-street parking is provided on both sides of Cambridge Road, 
albeit this is pay and display during the hours of 09:00 to 17:00. Outside of this period, 
parking is unrestricted. A footway is located along the eastern side of Cambridge Road 

only. The most recent three-year period has been reviewed (2017-2019), and this revealed 
that one accident was recorded on the local highway network in the vicinity of the site 

access, occurring in 2017. 
 
107. The Local Highway Authority (LHA) accepts with the statement in the Transport 

Assessment (TA) concerning the sites accessibility that It is evident that the application site 
is located in an accessible area, there are genuine opportunities for residents to travel 

to/from the application site using sustainable modes of transport. This is reflected in the 
SPD which takes a zonal approach to accessibility and the site lies within zone A, meaning 
sites within these zonal areas have a high degree of accessibility to public transport. 

 
108. The proposal will develop the site to provide 100 residential units, comprising the following 

mix of units: 
 

• 21 x 1-bedroom dwellings; and 

• 79 x 2-bedroom dwellings. 
 

109. The scheme proposes two vehicular accesses off Cambridge Road. Visibility splays of 2.4 x 
40m commensurate with the speed limit of 30mph as set out in Manual for Streets (MfS) 
have been shown on the submitted plans. 

 
110. The proposed accesses will each serve separate undercroft car parking areas, with the 

northern access serving 45 spaces and the central access serving 27 spaces and shown 
not to reduce the level of on-street parking along both sides of Cambridge Road.  
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Accessibility 
111. The TA should identify opportunities to maximise walking, cycling and public transport for 

trips to/from the site and ensure that facilities provided are convenient for the user. 
Assessment should include identification of desire lines for walk and cycle trips, plus 

quantum of movement (daily flows). 
 
112. Whilst the development will provide a new section of footway along the western side of 

Cambridge Road which will tie into the footpath link through to Crescent Road and Central 
Gardens (to be secured by legal agreement), the statement then states the local footway 

network is of a very good standard and will certainly not discourage walking to/from the site. 
In addition, a traffic free cycle path is accessible within approximately 200m of the 
application site to the north. 

 
113. However, as in paragraph 111, the TA should investigate all desired routes of the 

development’s pedestrians and cyclists to public buildings/transport links, and accordingly 
identify improvements to the pedestrian and cycle network, particular consideration should 
be given for safe routes to school and if mitigating measures to improve safety need to be 

applied. Also, how the development could be more permeable for pedestrians and cyclists. 
It does not do this, but some further assessment has been undertaken by the case officer 

and Highways Officer. In terms of safe routes to school this has been assessed for example 
and there is an acceptable route to St Michael’s school via the footway on Cambridge Road 
and crossing at the pedestrian crossing on Poole Road so no further action is required in 

relation to that element.   
 

Trip generation: 
114. In order to calculate the likely level of traffic generated by the proposed redevelopment of 

the site, the TRICS (7.7.3) database has been consulted. The trip rates and likely traffic 

generation from the 100 proposed flats will generate in the region of 25-27 two-way 
movements during the critical network peak hour periods. If spread evenly across these 

periods, this will equate to an additional vehicle movement every 2-3 minutes. There may 
be some peak traffic for example rush hours or school traffic, but given the nature of the 
flatted development and accessible town centre location this is not considered to create a 

harmful issue in this respect on the highway network.  
 

115. Whilst the consultant has referenced the site’s existing use as a council depot could 
generate larger work vehicles, the site has not been used in the last 5 years with previous 
temporary consents expiring and is not generating any traffic, so this is not considered to be 

a relevant consideration or fallback position, and all trips generated from the site are new to 
the network.  

 
116. Therefore, given the specific highway network arrangement adjacent with the site, and the 

level of trips likely to be generated during the networks traffic peak periods, it is not 

anticipated that the proposed development will result in any significant impact that would 
have a detrimental impact on highway safety or network operation. 

 
117. In addition, the proposed redevelopment could generate in the region of 13-16 two-way 

cycling movements, and 2-3 pedestrian movements during the network peak hour periods. 

Again, it is not anticipated that the proposed development will result in any significant 
impact that would have a detrimental impact on highway safety or network operation. 

 
Car parking provision 

118. The TA is dated Dec 2020 and refers to the parking standards for residential developments 

under the SPD adopted July 2014, consequently in the TA it states the scheme is required 
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to provide 100 allocated spaces, 10 unallocated spaces and 20 visitor spaces, i.e. 130 
spaces in total. 

 
119. However, the TA also acknowledged the draft new SPD in which no parking spaces are 

required for flats in zone A and anticipated its adoption and subsequently included an 
assessment based on the draft SPD, which has now been adopted. 

 

120. BCP Council adopted the new Parking Standards Supplementary Planning Document 
(SPD) on 5 January 2021, which came into immediate effect. The SPD takes a new zonal 

approach to parking standards under which the site falls within Zone A. For the proposal to 
satisfy Core Strategy Policy CS16, car parking provision including the layout and design 
should be in accordance with this Parking Supplementary Planning Document (SPD). 

 
121. For flats in zone A the benchmark parking standards are outlined in the SPD Table 9 C3: 

Flats, there is a zero-car parking requirement for flats. Although under the new adopted 
SPD no car parking is required to be provided, nevertheless the proposal will provide 72 
allocated parking spaces to serve the proposed units. 

 
122. The justification for the level of 72 car parking spaces within the development is based on 

census data of car ownership, revealing a predicted level of demand of car ownership of 59 
vehicles, thereby justifying the proposal has sufficient capacity and not increase parking 
stress on the local highway network. The Avenue Road car park is approximately 300m 

east of the application site and is therefore within easy walking distance. 
 

Car parking layout 
123. The proposed accesses will each serve separate undercroft car parking areas, with the 

northern access serving 45 spaces and the central access serving 27 spaces. 

 
124. In the TA it states the proposed parking bays will measure 2.6m x 5.0m and scaling from 

the plan there are 6m aisle widths, which meet the requirements of the Parking Standards 
SPD. 

 

125. No disabled parking bays have been provided/shown in the submitted car park layouts. At 
least 5% of spaces should be able to meet the requirements of the disabled user. Disabled 

Parking spaces should be 2.6m in width with a 1.2m wide marked access zone between 
spaces. A 1.2m wide safety zone for boot access is also required. 

 

126. Scaling off the plan the internal layouts of both car parks complies with the adopted SPD 
including the forward sight lines with the requirements in Manual for Streets 2 at both the 

proposed vehicle accesses. Two of the spaces in the lower car park level adjacent to the lift 
core 2 are not considered acceptable due to the length of reversing required prior to the 
turning area. Due to the lack of a requirement for any specific numbers of parking spaces a 

condition can be added to provide a revised parking requirement to cover the above two 
issues in terms of the two deficient spaces and the disabled parking bays (condition 14).  

 
Cycle parking 

127. In accordance with the standards, cycle parking based on 1 space per bed and public 

(visitor) at 0.1 space per unit is required to be provided. Given the revised accommodation 
schedule is now 7 x 3 bed, 72 x 2 bed and 21 x 1 bed flats, the minimum requirements are 

for a total of 21 + 144 + 21 = 186 secure and sheltered cycle spaces for residential, and at 
least 10 cycle spaces for visitors, which should be at least covered and located near the 
entrances. As with car parking a proportion of cycle parking (typically 5%) should be 

provided for non-standard cycles to accommodate people with mobility impairments. 
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128. Whilst cycle storage has been indicated/shown by the applicant on the plan in the form of 

two large and accessible ground floor cycle stores, no details on the number and design 
dimensions of the cycle parking and storage has been provided. It is indicated that this will 

accommodate around 100 cycles in a standard arrangement. For the proposal to satisfy 
Core Strategy Policy CS18, secure, covered cycle parking/storage should be provided. The 
final design should be supplied by condition. Sheffield stands should be the main 

arrangement, but a proportion of more intensive storage may be acceptable. The LHA has 
raised no objection to this in principle.  

 
129. In addition, the developer has liaised with the operator of ‘Beryl Bikes’ who has requested 

that a bike hub is provided within the scheme. The bikes can be used by future residents, 

visitors, and existing residents in the local area. 
 

Powered two-wheelers (PTW) 
130. Powered two-wheeler or motorcycles and scooters as they are more generally known 

should have parking provision on the basis of 1.5% of car spaces and is clearly signed and 

marked. Due to the zero parking requirements in this Zone A area there would be a 
corresponding zero parking requirement in this respect. However, as some car parking has 

been provided this issue can be clarified by condition (condition 14). 
 

Electric vehicle charging 

131. In the TA it states the proposal will accord with the requirements of the draft (now adopted) 
SPD, residential development with 10+ spaces 50% active and 50% passive, however 

active charge points should be equitably spread out in the car parks. This is to be secured 
by condition (condition 14). 

 

Servicing 
132. The proposed refuse store is located within the lower level 1 parking area and is accessible 

from Cambridge Road. Swept path analysis of a refuse vehicle has been undertaken, 
demonstrating that the vehicle is able to get within 25m of the refuse store, in accordance 
with Manual for Streets guidance. The refuse vehicle used is 10.3m long, which is the size 

of vehicle used in the area. This is acceptable from a highways perspective. 
 

133. In terms of Council collection, more detail in terms of bin presentation points is required. 
There are guidelines in terms of pull distances (10 metres) and gradients. A refuse 
management plan is therefore required (condition 18). The two bin stores shown in the 

plans can hold sufficient capacity to meet the Council’s alternate weekly collection 
schedules, though the Waste and Recycling Officer has recommended they also provide a 

dedicated bulky goods storage area in a development of this size. 
 

DARTS: 

134. Dorset Area Rapid Transit System (DARTS): There is a long term aspiration to provide a 
cross town rapid transport tram link. The proposed route is along the alignment of severed 

Suffolk Road, with no vehicular access from Suffolk Road. Land is appropriately reserved to 
the south of the low stone wall which runs alongside the alignment of the severed Suffolk 
Road for a double track light rail alignment, retaining walls and pedestrian/cycle facilities. 

 
135. Under the proposals there is no vehicular access from Suffolk Road and the building has 

been set back a distance from Suffolk Road thereby safeguarding the land as required by 
DARTS. 
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Conclusion: 
136. The proposed development is compliant with the SPD adopted Jan 2021, and whilst some 

detailed information has not been provided, nevertheless the LHA believes there is 
sufficient scope for the applicant to satisfactorily address the above comments and could be 

conditioned. 
 
Ecology/biodiversity 

 
137. An ecology report and bat survey has been provided which did not find evidence of bats or 

other protected species on the site. The survey, which was in date at the time of the 
application submission is now considered to be out of date because it is greater than 18 
months old. The Ecology Officer raises no objection but recommends the report be 

updated, which can be done by pre-commencement condition. There are a number of 
recommendations in the report including the removal of invasive Rhododendron from the 

site, the provision of a lighting strategy for bats, strategy for minimising the impact on any 
nesting birds. Ecological enhancements are also proposed in the form of nest boxes, bat 
roosting tubes, bee towers and bug hotels. These can be conditioned as part of the 

biodiversity mitigation and landscaping plans. Together with the landscaping and tree 
planting these measures will ensure that there is no net loss of biodiversity on the site.  

 
138. Overall, it is considered that the proposed development would accord with the aims of the 

relevant policies including CS41 and the NPPF. 

 
Drainage/Flooding 

 
139. The site is not in an area that is known to be at risk from surface water flooding in extreme 

rainfall events and is not close to an existing water course, so no Flood Risk Assessment is 

required. The applicant has provided a drainage plan layout indicating that surface water 
will be discharged to sewer via an attenuation tank in the basement level. Roof water is 

proposed to discharge to a drainage system in the podium deck, indicated as ‘permavoid’ 
before discharging to the attenuation tank via downpipes. 

 

140. There are some outstanding issues in terms of the drainage design. The site coverage of 
the car park area means that soakaways have limited potential, though there are other 

sustainable drainage options which could be considered. The applicant has submitted 
correspondence from Wessex Water indicating that a surface water sewer connection 
would be possible, subject to a restricted discharge rate, which at the rate of 2l/s indicated 

is acceptable to Wessex Water. Some further information has been provided to address the 
queries of the Flooding and Drainage Officer, but with a response not received at time of 

publication it is considered that the final drainage design can be dealt with by condition as it 
is evident that an acceptable scheme is possible here.   

 

Contaminated Land 
 

141. A Phase II Contaminated Land Report has been submitted and independently assessed. It 
is considered that this is acceptable in principle, but further information and investigations 
are required including investigations related to the presence and likelihood of contamination 

at the site from identified sources (including the diesel tank, stockpiled materials, and Made 
Ground), final development levels, gas monitoring, groundwater monitoring and other 

information. It is considered that this can be dealt with by condition, including a requirement 
for remedial works and verification.  
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Fire safety 
 

142. The planning application was submitted before the introduction of the formal requirement 
for a fire safety statement in August 2021 and the applicant has not submitted detailed 

information in this respect. Nevertheless, the application will be required to meet the 
requirements of the Building Regulations in this respect.  

 

Energy and sustainable construction 
 

143. Policies CS2 and CS3 of the Core Strategy require developments to be sustainable and to 
embrace the use of renewable/low carbon energy generations. The Applicant has provided 
an energy statement stating that the development construction will exceed Building 

Regulation requirements, mainly through the use of air source heat pump driven domestic 
hot water generation (DHW) and the provision of solar PV panels to the flat roof areas. 

Building orientation, glazing and ventilation has also been carefully considered to ensure an 
efficient development. The proposed measures would meet the requirements of policy CS2. 
A condition has been added to ensure that the final design of the scheme is provided and 

that the requirements are met (condition 19). 
 

Heathland Mitigation 
 
144. The site is within 5km of a designated Dorset Heathlands SPA (Special Protection Area) 

and Ramsar Site, and part of the Dorset Heaths candidate SAC (Special Area of 
Conservation).  Working in collaboration with Dorset Council and with advice from Natural 

England, BCP Council has adopted the Dorset Heathlands Planning Framework 2020 – 
2025 Supplementary Planning Document, the purpose of which is to set out the approach 
to avoid or mitigate harm to these protected sites.  In this instance, it is considered that the 

proposal is likely to have a significant effect on the Dorset Heathlands; however, having 
undertaken an appropriate assessment it is believed that the integrity of these sites can be 

maintained provided appropriate mitigation is secured. In this case, a financial contribution 
of £27,100 plus an administration fee of £1,000 is considered necessary for the purposes of 
such mitigation (Strategic Access Management and Monitoring (SAMM)). This contribution 

is to be secured by way of an appropriate planning obligation. 
 

145. In order to mitigate the likely impacts of the additional residential units provided by major 
development schemes such as this one where there are greater than 50 units provided, a 
Suitable Alternative Natural Greenspace (SANG) will also be required. As such it is 

proposed that should the application be granted, suitably worded conditions are applied 
requiring the provision of a SANG be approved prior to commencement of the development, 

and provided prior to occupation of the residential units. It is stressed that such an 
approach is now required for all residential schemes of a certain scale and a strategic 
SANG will be required to accommodate the associated impacts. The Parks Section have 

confirmed that it is their intention to provide the required SANG at Hicks Farm in the Stour 
Valley which is a key area identified in the adopted Heathlands SPD and Local Plan to 

provide for improved access. A condition has been added to secure the required SANG 
mitigation (condition 22) either in the form of Hicks Farm or an alternative suitable site. 

 

Affordable Housing 
 

146. All applications proposing residential development in excess of 10 units net will be 
subject to the Council’s adopted affordable housing policy. The affordable housing 
DPD sets out an approach to achieving contributions towards the delivery of affordable 

housing in Bournemouth. Policy AH1 contained within DPD requires all residential 
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development to contribute towards meeting the target of 40% affordable housing. 
When considering residential development the Council will seek a 40% contribution 

except where it is proven to not be financially viable. The DPD was revised in 
November 2011 and sets out in greater detail how the DPD will be implemented as 

well as including an indicative contribution table which applicants can agree to rather 
than submit viability information. 

 

147. In this case the terms of the sale of the application site to the applicant includes a 
contribution of £2,000,000 towards the provision of affordable housing within the town. This 

is to be secured by way of an appropriate planning obligation. This is a viability limited sum 
so a greater amount cannot be provided. This has not been independently tested, but the 
amount is in the area of the indicative contribution tables which support the relevant policy. 

It represents a benefit of the proposed development. An overage clause is not considered 
appropriate in this case because there is no policy support for it in the Bournemouth 

affordable housing policies, and it also does not provide certainty for developers in terms of 
financing the development so could potentially affect delivery. While the policy states that 
the preference is to provide affordable housing on site, in reality where there would not be a 

significant provision it is considered better to pool contributions towards purpose built 
schemes for registered social housing providers, so a contribution is considered acceptable 

in this case. As stated it is also already built into the terms of the sale of the site.  
 
Self-build and Custom Housebuilding Act 2015 

 
148. The scheme is not considered to be suitable for self-build / custom housebuilding. It is a 

large scheme but solely involving a development of flats.  
 
Community Infrastructure Levy 

 
149. The proposed development is not liable for a CIL charge, based on the Bournemouth town 

centre area location 
 
Planning Balance / Conclusion 

 

150. In terms of the overall planning balance, it is recognised that there are some impacts of the 

proposals. In terms of the impact on the character and appearance of the area, it is 
recognised that this is a bold landmark scheme and there will be resultant change to the 
character of Cambridge Road and the immediate area from the scale and density of 

development. However, it has been demonstrated that the scale has justification in view of 
the gateway location and standalone nature of the site. The design of the buildings has 

been carefully considered, and it is concluded that the impact on the character and 
appearance of the area would not be materially harmful overall.  

 

151. There are some minor impacts identified to neighbouring properties in terms of light and 
outlook. A low level of harm to the setting of the Grade II* listed St Michael’s Church has 

also been identified, which generates a minor conflict with Policy CS39 of the Core 
Strategy. In the context of the NPPF, this harm is weighed against the public benefits of the 
scheme, which include the viable development of a vacant and poorly contributing site, the 

provision of a significant amount of housing in a sustainable location and a sizeable 
contribution towards affordable housing. As per paragraph 75 of the report above, it is 

considered that these benefits do outweigh the low level of harm in this case.  
 
152. Living conditions for future occupants are considered acceptable overall, with the provision 

of some private and communal amenity space for future occupants. There are also 
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significant benefits in terms of making use of a vacant and under-utilised town centre site, 
improving the activity, vitality, and viability of the area. Highway and parking matters have 

been assessed in detail in respect of the relevant policies including the recently adopted 
Parking Standards SPD, and are considered acceptable overall with some planning gain in 

terms of highway improvements in the immediate area of Cambridge Road. The £2 million 
affordable housing contribution would form a significant benefit.  
 

153. The proposal provides residential development in a sustainable town centre location, and 
the 100 flats will contribute significantly towards local housing supply. The Council is not 

currently in a position to demonstrate a 5-year housing supply in the Bournemouth area. 
Paragraph 11 of the NPPF applies. This confirms that permission should be granted unless 
applying the guidance in the Framework provides a clear reason for refusing the 

development proposed. In this regard, and in the context of the acknowledged shortfall in 
housing delivery and operation of the presumption in favour of sustainable development, 

there are no clear reasons for refusal in relation to areas specified in Footnote 7 (Paragraph 
11(d)(i). Therefore, in consideration of NPPF Paragraph 11(d) ii), any adverse effects of 
granting permission are not considered to ‘significantly and demonstrably’ outweigh the 

substantial benefits.  
 

154. Therefore, having considered the appropriate development plan policy and other material 
considerations, including the NPPF, it is considered that, with the exception of a minor 
conflict with Policy CS39 of the Core Strategy as previously described and justified, the 

proposed development would otherwise generally be in accordance with the Development 
Plan. Subject to compliance with the conditions attached to this permission, the proposed 

development would not materially harm the character or appearance of the area or the 
amenities of neighbouring and proposed occupiers and would be acceptable in terms of 
traffic safety and convenience. The Development Plan Policies considered in reaching this 

decision are set out above. 
 
Recommendation 

 
155. GRANT permission subject to: 

(a) the following conditions;  together with 
(b) a deed pursuant to section 106 Town and Country Planning Act 1990 (as 

amended) securing the following terms with power delegated to the Head of 
Planning (or any other officer nominated by them for such a purpose) to agree 
specific wording provided such wording in the opinion of the Head of Planning 

(or other relevant nominated officer) does not result in a reduction in the terms 
identified as required: 

 
S106 terms: 

Financial contribution of £27,100 plus an administration fee of £1000 towards 

heathland mitigation measures (SAMM) 
Financial contribution of £2,000,000 towards affordable housing, plus £200 

administration fee 
 Dedication of land for public footpath and the safeguarded land needed for the 
DARTS tram link.  
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Conditions 
 

1. Development to be carried out in accordance with plans as listed:  

The development hereby permitted shall be carried out in accordance with the following 

approved plans:  
 
18-181 099 Rev. P04 

18-181 100 Rev. P09 
18-181 101 Rev. P12 

18-181 102 Rev. P12 
18-181 103 Rev. P12 
18-181 104 Rev. P10 

18-181 105 Rev. P09 
18-181 106 Rev. P09 

18-181 107 Rev. P10 
18-181 108 Rev. P05 
18-181 109 Rev. P05 

18-181 110 Rev. P07 
18-181 111 Rev. P08 

18-181 112 Rev. P06 
18-181 113 Rev. P05 
18-181 120 Rev. P07 

173-1-R8 
173-3-R4 

GBU-GEN-CAMRO-3001 Rev. A 
 

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

 
2. On site working hours limited when implementing permission 

All on-site working, including demolition and deliveries to and from the site, associated 
with the implementation of this planning permission shall only be carried out between 
the hours of 0800 and 1800 Monday - Friday, 0800 and 1300 Saturday and not at all on 

Sunday, Public and Bank Holidays unless otherwise agreed in writing with the Local 
Planning Authority.  

 
Reason: To safeguard the amenities of occupiers of adjoining and nearby properties 

and in accordance with Policies CS14 and CS38 of the Bournemouth Local Plan: Core 

Strategy (October 2012). 
 

3. Construction management plan 

No site clearance or development shall commence until a Construction Method 
Statement has been submitted to and approved in writing by the Local Planning 

Authority. The Construction Method Statement should include the following measures:  
a) a community consultation strategy which includes how and when local residents will 

be consulted during the development. 
b) Construction traffic management, including parking arrangements for operatives and 
construction vehicles working on-site;  

c) arrangements for safe access to the site for deliveries, loading and unloading of plant 
and materials and wheel cleansing of vehicles prior to egress from the site onto the 

public highway;  
d) noise and vibration reduction measures (including times of piling operations) based 
on British Standard 5228 – Part 1 and 2: 2009, and including an assessment of the 

existing background noise climate in and around the surrounding area, the resultant 
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noise levels from the proposed demolition and construction works, and any proposed 
mitigation measures to minimise the impact; 

e) details and siting of equipment, machinery and surplus materials on the site;  
f) development timetable including any road or car park closure times or necessary 

periods of longer working hours.  
The approved Construction Method Statement shall be implemented and adhered to 
throughout the construction phase of the development.  

 
Reason: To safeguard the amenities of occupiers of adjoining and nearby properties 

and in the interest of highway safety in accordance with Policies CS38, CS41 and CS14 
of the Bournemouth Local Plan: Core Strategy (October 2012). 

 
4. SUDs 

No development shall take place until a scheme for the whole site providing for the 

disposal of surface water run-off and incorporating sustainable urban drainage systems 
(SUDS), has been submitted to and approved in writing by the Local Planning Authority. 
The drainage works shall be completed in accordance with the approved details prior to 

occupation of the development in accordance with a phasing strategy to be agreed. The 
scheme shall include the following as appropriate:  

a) A scaled plan indicating the extent, position and type of all proposed hard surfacing 
(e.g. drives, parking areas, paths, patios) and roofed areas;  
b) Details of the method of disposal for all areas including means of treatment or 

interception for potentially polluted run off;  
c) Scaled drawings including cross sections, to illustrate the construction method and 

materials to be used for the hard surfacing (sample materials and literature 
demonstrating permeability may be required);  
d) Implementation of alternative sustainable drainage initiatives.  

 
Reason: To provide satisfactory drainage for the development in accordance with 

Policy CS4 of the Bournemouth Local Plan: Core Strategy (October 2012) and in order 
to achieve the objectives set out in the Local Planning Authority’s Planning Guidance 
Note on Sustainable Urban Drainage Systems. 

 
5. Contaminated Land 

No development shall take place until a contamination remediation scheme has been 
submitted to and approved in writing by the Local Planning Authority. The remediation 
scheme shall include:  

 
a) a ‘desk study’ report produced in accordance with guidance outlined by the 

Environment Agency “Land contamination: risk management” for a Preliminary Risk 
Assessment, published at https://www.gov.uk/guidance/land-contamination-how-to-
manage-the-risks 

 
b) a site investigation report documenting the ground conditions of the site, and 

incorporating a ‘conceptual model’ of all potential pollutant linkages, detailing the 
identified sources, pathways and receptors and basis of risk assessment. The report 
should meet the requirements of BS10175:2011+A2:2017 “Investigation of potentially 

contaminated sites” – Code of practice.  
 

The site investigation report should comprise a Detailed Investigation to characterise 
the Site in accordance with BS 10175:2011 + A2:2017 in the context of a flatted 
residential end-use. These investigations should include (but not be limited to): 

 

https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks
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 Investigate the presence and likelihood of contamination at the Site from 
identified sources (including the diesel tank, stockpiled materials, and Made 

Ground) based on an appropriate sample grid in accordance with 
BS10175:2011 + A2:2017 for a Detailed Investigation. Consideration should 

be given to finalised development levels; 

 Gas monitoring and risk assessment in accordance with CIRIA C665:2007 

and BS 8485:2015 + A1:2019 in order to appropriately characterise the gas 
condition including an assessment of the level of risk associated with 
hydrocarbon vapours; 

 An appropriate assessment of the risk to controlled waters comprising 
leachate analysis, groundwater elevation monitoring and groundwater analysis 

to provide information on the nature, extent and hydraulic gradient of 
groundwater beneath the Site. This assessment should comprise boreholes 
extending to an appropriate depth into the Branksome Sand Formation which 

is inferred to contain shallow groundwater beneath the Site; 

 An assessment to determine an appropriate concrete classification for below 

ground structures within the proposed development; 

 Consultations with the local water company to establish the most suitable 

materials for use as potable water supply pipes and the requirement for 
UKWIR testing; and 

 A risk assessment of the potential impact to sensitive ecology and soft-

landscaped areas including consideration of the presence of legislated and 
non-legislated species. 

 
c) a detailed scheme for remedial works and measures to be taken to avoid risk from 

contaminants/or gases when the site is developed including verification plan. 

Guidance on developing a remediation strategy and verification plan is outlined by 
the Environment Agency “Land contamination: risk management” under Stage 3: 

Remediation published at https://www.gov.uk/guidance/land-contamination-how-to-
manage-the-risks/stage-3-remediation  

d) a detailed phasing scheme for the development and remedial works.  

 
The development shall not be occupied until the approved remediation scheme has 

been carried out and a validation report confirming completion of these works for the 
relevant phase of development has been submitted to and approved in writing by the 
Local Planning Authority. Any variation of the scheme shall be agreed in writing by the 

Local Planning Authority in advance of works being undertaken. 
 
Reason: To ensure that the development is carried out safely in the public interest and 

in accordance with best practice and with Policy 3.20 of the Bournemouth District Wide 
Local Plan (February 2002). 

 
6. Samples of materials 

Prior to the commencement of any superstructure works on site, details and samples of 
the materials to be used in the development; including the render, cladding, brickwork, 
balcony finishes, glazing, window/doors, window reveal detail, and the detailed design of 

these components and any other materials or architectural detailing to be used in the 
development shall be submitted to and approved in writing by the Local Planning 

Authority. Development shall be carried out in accordance with the approved details.  
 

Reason: To maintain the character and appearance of the building and to ensure a 

satisfactory visual relationship between the existing and the new development in 

https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks/stage-3-remediation
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks/stage-3-remediation
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accordance with Policy CS41 of the Bournemouth Local Plan: Core Strategy (October 
2012). 

 
7. Scheme for external pipework 

Prior to the commencement of any superstructure works on site, a scheme for external 
pipe work and flues shall be submitted to and approved in writing by the Local Planning 
Authority. Works shall be carried out strictly in accordance with the approved scheme 

and unless shown on the approved elevation drawings any pipe work (with the 
exception of rainwater down-pipes) shall be internal to the buildings.  

 
Reason: In the interests of the visual amenities of the locality and in accordance with 

Policy CS41 of the Bournemouth Local Plan: Core Strategy (October 2012). 

 
8. Hard Landscaping 

Within six months of the date of commencement of the development, or such other time 
period as might otherwise be agreed in writing by the Local Planning Authority, full 
details of hard landscape works shall be submitted to and approved in writing by the 

Local Planning Authority. Hard landscape details shall follow the design principles set 
out in the approved drawings and shall include:  

a) Lighting;  
b) Bollards;  
c) Seating;  

d) Tree grills;  
e) Other street furniture;  

f) construction and services details in proximity to trees;  
g) proposed finished levels and contours;  
h) boundary treatments;  

i) surfacing materials; and  
j) a timetable for implementation.  

The approved hard landscape scheme shall be implemented in full prior to any 
occupation of the development commencing and retained thereafter. 

 
Reason: To ensure that the proposed development includes a properly designed 

scheme of landscaping in the interests of visual amenity and to accord with Policy 4.25 of 

the Bournemouth District Wide Local Plan (February 2002) and Policy CS41 of the 
Bournemouth Local Plan: Core Strategy (October 2012). 

 
9. Soft Landscaping 

Within six months of the date of commencement of the development, or such other time 

period as might otherwise be agreed in writing by the Local Planning Authority, full details 
of soft landscape works shall be submitted to and approved in writing by the Local 
Planning Authority. Soft landscaping details shall follow the design principles set out in 

the approved drawings and shall include:  
a) Planting plans;  

b) Existing trees, hedges and shrubs to be retained;  
c) Written specifications (including cultivation and other operations associated with 
plant and grass establishment);  

d) Schedules of trees and plants noting species, plant sizes and proposed 
numbers/densities;  

e) Programme of implementation;  
f) Tree Pit System plan GBU-GEN-CAMRO-3001 Rev A to be updated to include 
proposals for the Quercus which are proposed in the road/car parking spaces; and 

f) Maintenance plan for a minimum period of 5 years.  
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The approved soft landscape scheme shall be implemented in full, including all tree 

planting, within the first planting season after the first date of any occupation/use of the 
development commencing and retained thereafter.  

 
Reason: To ensure that the proposed development includes a properly designed 

scheme of landscaping in the interests of visual amenity and to accord with Policy 4.25 of 

the Bournemouth District Wide Local Plan (February 2002) and Policy CS41 of the 
Bournemouth Local Plan: Core Strategy (October 2012). 

 
10. Biodiversity enhancements  

Prior to the commencement of the development, a detailed Biodiversity Mitigation Plan 

(BMP) shall be submitted to and approved in writing by the Local Planning Authority. The 
BMP shall include an updated ecological survey and assessment, as well as the detailed 

methodology and timeline for mitigation of any identified protected species during the 
construction and development process. The BMP shall also outline details of biodiversity 
enhancements to be built into the development to ensure there is no net loss of 

biodiversity on the site. The development shall be carried out in accordance with the 
approved details and timetable, and retained thereafter.  

 
Reason: To mitigate for the impact on the loss of trees and biodiversity habitat on the 

site, in accordance with policies CS30, CS35 and CS41 of the Bournemouth Local Plan: 

Core Strategy (2012) and paragraph 174 of the NPPF. 
 

11. Car park ramp detailed specification 

Before the commencement of development, or such other time period as might otherwise 
be agreed in writing by the Local Planning Authority, details of the car ramp and 

accessway curvature, widths and clearance on structure and parking layout design 
conform with the appropriate car park design guidance’s shall be submitted to and 

approved in writing by the Local Planning Authority. The approved car ramp specification 
shall be constructed and laid out in accordance with the approved details, completed 
prior to occupation of the development hereby approved, and shall thereafter be retained, 

maintained, and kept available for the occupants of the development at all times. 
 

Reason: In the interests of highway safety and in accordance with Policies CS14 and 

CS16 of the Bournemouth Local Plan: Core Strategy (October 2012). 
 

13. Visibility Splays 

Before the commencement of development, or such other time period as might otherwise 

be agreed in writing by the Local Planning Authority, details of pedestrian visibility splays 
at the proposed vehicle accesses shall be submitted to and approved in writing by the 
Local Planning Authority. The approved visibility splays shall be constructed and laid out 

in accordance with the approved details, completed prior to occupation of the 
development hereby approved, and shall thereafter be retained thereafter.  

 
Reason: In the interests of highway safety and in accordance with Policies CS14 and 

CS16 of the Bournemouth Local Plan: Core Strategy (October 2012). 

 
14. Parking layout and EV charging facilities 

Within 6 months of the date of commencement of the development, or such other time 
period as might otherwise be agreed in writing by the Local Planning Authority, details of 
the final parking layout including disabled parking provision, active and passive electric 

charge points for all the car parking bays, and provision for powered two wheelers shall 
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be submitted to and approved in writing by the Local Planning Authority. Those details 
shall be in accordance with the BCP Council Parking Standards SPD (adopted 5th 

January 2021). The approved car parking layouts and EV charging points shall be 
constructed and laid out in accordance with the approved details, completed prior to 

occupation of the development hereby approved, and shall thereafter be retained, 
maintained, and kept available for the occupants of the development at all times. 

 
Reason: In accordance with Policies CS16 and CS17 of the Bournemouth Local Plan: 

Core Strategy (October 2012). 

 
16. Cycle Store 

Before the occupation of any part of the development hereby approved, the detailed 

layout of cycle parking/storage for the development shall be submitted to and approved 
in writing by the Local Planning Authority. The cycle parking shall be constructed and laid 

out in accordance with the agreed details and completed prior to occupation of the 
development hereby approved and shall thereafter be retained and kept available for the 
occupants of the development at all times. 

 
Reason: In the interests of highway safety, to promote alternative means of transport 

and in accordance with Policies CS18 and CS41 of the Bournemouth Local Plan: Core 
Strategy (October 2012). 
 

17. Security gate to car park 

A secure gate operated system shall be implemented at the access to the car parks, in 

accordance with design details to be first submitted to and approved in writing by the 
Local Planning Authority prior to the first occupation of the development hereby 
approved. The secure gate shall be implemented on site as approved prior to the first 

occupation of the development, and retained and maintained thereafter.  
 

Reason: In the interests of security and safety in accordance with Policy CS41 of the 

Bournemouth Local Plan: Core Strategy (October 2012). 
 

18.  Provision of a Servicing and Refuse Management Plan:  

Prior to first occupation of any of the residential units hereby approved, a Servicing and 

Refuse Management Plan (SRMP) shall be submitted to and approved in writing by the 
Local Planning Authority. The SRMP shall include:  
a) details of how banksmen will be employed to ensure public safety when servicing 

vehicles are reversing;  
b) details of the type and size of vehicles used;  

c) details of the management company to be set up;  
d) the employment of a private contractor to collect the refuse;  
e) measures to be taken if no private contractor is available at any time in the future 

(such as the employment of a person or persons to ensure bins are wheeled to the 
collection point); and  

f) that bins will not be stored in the open or at the collection point apart from on the day of 
collection.  
g) provision for bulky waste storage and collection.  

The SRMP shall be carried out in accordance with the approved details prior to the 
occupation of the development and complied with at all times thereafter. 

 
Reason: To ensure that the proposed development includes a long-term management 

plan for servicing and the collection of refuse in the interests of highway safety and 
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residential amenity, and to accord with Policy CS41 of the Bournemouth Local Plan: Core 
Strategy (October 2012). 

 
19. Sustainable energy 

Prior to occupation of any part of the development hereby approved an energy statement 
shall be submitted to and approved in writing by the Local Planning Authority. The energy 
statement shall outline the final energy reduction strategy including renewable sources 

and sustainability measures to meet the requirements of Policy CS2 in terms of a 
minimum of 10% of the energy to be used in the development to come from 

decentralised and renewable or low carbon sources. The approved energy strategy shall 
be implemented as approved prior to first occupation of the development and retained 
thereafter.  

 
Reason: In the interests of encouraging the provision of sustainable homes, premises 

and the provision of renewable and low carbon energy sources and infrastructure in 
accordance with the aims of Policy CS2 of the Core Strategy (2012). 

 
20. Noise specifications 

No building or use hereby permitted shall be occupied until the development has been 

completed in accordance with the recommendations of The Professional Consult Future 
Environments report, reference: 19.069.1.R2, including the glazing specifications outlined 
within Appendix 7 and Appendix 8 and ventilation recommendations. The development 

shall be implemented as approved and retained and maintained thereafter so as to 
continue to meet the required standards.  

 
For the avoidance of doubt, all residential units shall be designed so as not to exceed the 
noise criteria based on current figures by the World Health Authority Community Noise 

Guideline Values/BS8233 “good” conditions given below: 
 

• Dwellings indoors in daytime: 35 dB LAeq,16 hours 
• Inside bedrooms at night-time: 30 dB LAeq,8 hours (45 dB LAmax) 
• Outside bedrooms at night-time: 45 dB LAeq,8 hours (60 dB LAmax) 

 
Reason: The implementation of the development without meeting the above 

specifications is likely to result in an unacceptable scheme which would be detrimental to 
the amenities of residents occupying the proposed properties. 

 
21. Tree Protection 

The tree protection measures as detailed in the arboricultural method statement dated 24 

October 2019 prepared by Scott Tree Services Ltd and associated plan dated 04.03.202 
shall be implemented in full and in accordance with the approved timetable and 
maintained and supervised until completion of the development.  

 
Reason: To ensure that trees and other vegetation to be retained are not damaged 

during construction works and to accord with Policy 4.25 of the Bournemouth District 
Wide Local Plan (February 2002). 

 
22. Provision of a SANG 

No part of the development hereby approved shall be commenced until there has been 

submitted to and approved in writing by the local planning authority a Protected Habitats 
Mitigation Scheme. The Protected Habitats Mitigation Scheme shall only be acceptable if 
it in particular includes the following: 
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(i)    Details of all mitigation measures including a timetable for delivery proposed for the 
purposes of preventing the development hereby permitted from adversely affecting 

the integrity of any European Site alone or in combination; 
 

(ii)   Evidence sufficient to clearly demonstrate to a level where no reasonable scientific 
doubt remains as at the time of approval of the Protected Habitats Mitigation 
Scheme that as a result of the proposed mitigation measures the development 

hereby permitted will not adversely affect the integrity of any European Site; 
 

(iii) to such extent as the mitigation measures seek to rely in whole or part upon the 
proposed SANG at Hicks Farm (“the Hicks Farm SANG”), then provisions that no 
part of the development hereby permitted is first occupied until: 

 
a. that the public at large have been given general access to the Hicks Farm 

SANG; and 
b. arrangements are in place to secure that the Hicks Farm SANG (or any SANG 

that may at any time replace it) will be maintained and managed as a SANG for 

the lifetime of the development hereby permitted; 
 

(iv) in the event of any proposed mitigation measures including the provision of a SANG 
[other than the Hicks Farm SANG] then provisions that no part of the development 
hereby permitted is first occupied until: 

 
a. the SANG meets all the requirements of the most up-to-date version of the Site 

Quality Checklist currently set out in Appendix D of The Dorset Heathlands 
Planning Framework 2020-2025 and any associated guidance;  

b. the SANG is available and freely accessible for use by all the residents of the 

development hereby permitted; and 
c. arrangements are in place to secure the maintenance and management of the 

SANG as a SANG for the lifetime of the development hereby permitted; and 
 

(v) arrangements to ensure: 

a. consultation with Natural England on all aspects of the proposed mitigation 
measures prior to any approval of the Protected Habitats Mitigation Scheme; and  

b. in the event of any concerns being raised by Natural England regarding any part 
of the proposed mitigation measures that these are brought to the express 
attention of the Local Planning Authority prior to any approval of the Protected 

Habitats Mitigation Scheme. 
 

No part of the residential element of the development hereby permitted shall be occupied 
until the Protected Habitats Mitigation Scheme has been implemented in accordance with 
its requirements and the Protected Habitats Mitigation Scheme shall thereafter at all 

times be complied with in accordance within its requirements.  
               
Reason: In order to mitigate the impacts of the development on the Dorset Heathlands 

international designations in accordance with Policy CS33 of the Bournemouth Local 
Plan: Core Strategy (October 2012). 

 
23. INFORMATIVE NOTE: For the purposes of the condition relating to the Protected 

Habitats Mitigation Scheme, reference to “European Site” has the same meaning as the 
term as defined in the Conservation of Habitats and Species Regulations 2017 or any 
regulations replacing those regulations with or without modification, reference to a 

“SANG” means a Suitable Alternative Natural Greenspace further details on which are 
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set out in the Dorset Heathlands Planning Framework SPD and reference to Natural 
England includes any other government department or body that takes on the current 

responsibilities of Natural England in relation to the protection of habitats in England.” 
 

 
 
Background Documents: 

 
Case File – ref 7-2021-4330-L 

 
 NB For full details of all papers submitted with this application please refer to the 
 relevant Public Access pages on the council’s website. 

 Background Documents 
 
 

 


