
Overview and Scrutiny 

 

Report subject  Bournemouth Development Company LLP Winter Gardens 
Scheme – Project update 

Meeting date  16 June 2022 

Status  Public Report  

Executive summary  Bournemouth Development Company LLP (“BDC”) is a joint 
venture between BCP Council and MUSE Developments Limited a 
subsidiary of Morgan Sindall Group plc. 

 
The purpose of this report is to provide an update on the current 
position of the Winter Gardens scheme. 

 

Recommendations That Overview and Scrutiny Place Committee review this update 
report and provide any advice or recommendations to Cabinet as 
they see fit. 

Reasons for 
recommendations 

Whilst no Cabinet decision is contemplated at this time, the 
committee has requested an update report on this project.  

Portfolio Holder(s):  Councillor Philip Broadhead, Portfolio Holder for Regeneration, 
Economy and Strategic Planning. 

Corporate Director  Graham Farrant, Chief Executive 

Report Authors Sarah Longthorpe, Director of Delivery Regeneration 

Martin Tiffin, Town Centre Vision Programme Leader 

Wards  Bournemouth Town Centre  

Classification  For Update  
Ti t l e:   

Winter Gardens Scheme content 
 

1. The consented scheme consists of 378 new homes, (a mixture of 1,2, and 3 bed 
apartments) 5,600 m2 of leisure/café/restaurant/retail/commercial space enhanced 
public realm and a 552 space car park, for public (225 spaces) and residential (327 
spaces) use. This was predicated on a Gross Development Value (GDV) of £150m. 
 



2. A site plan is detailed in appendix 1. 
 
Summary of previous Cabinet/Council Approvals  
 

3. In October 2015, Bournemouth Borough Council approved the Winter Gardens 
Site Development Plan (SDP). Following four years of detailed design, in March 
2019 BDC secured planning permission for a residential led, mixed-use scheme 
worth an estimated £150 million GDV on the site of the former Winter Gardens 
Concert Hall and the surrounding area.   

4. On 12 February 2020, Cabinet received an updated report on the scheme and 
approved the following: 

 the amendment of the existing £3.4m loan for the purchase of the Exeter 
Road site to an “Additional Council Finance loan note” 

 an increase in the term of the long-term lease from 150 years to 250 years 
(or whatever is market appropriate) 

 an increase to the “Advanced Sum” budgets 

 a change to the “Option Execution Date” to 3 years after the date of planning 
consent.  

5. A subsequent Cabinet Report, dated 27 May 2020, sought and received approval 
for the following decisions: 

 up to a further £7.6m Additional Council Finance, less the Site Lease Value.   

 the Medium-Term Financial Plan (MTFP) to be updated in 2021/22 to include 
£304k per annum (plus interest) for the Minimum Revenue Provision (MRP) 
associated with this Additional Council Finance. 

 the purchase of 123 Private Rented Sector (PRS) homes and the 225 space 
public car park elements of the Winter Gardens Scheme, from the 
Bournemouth Development Company LLP.  

 the Corporate Property Officer, in consultation with the Monitoring Officer, to 
agree the detailed [contract provisions]. 

 the grant of a 50-year lease of the PRS elements to Seascape Homes and 
Property Limited on terms to be agreed by the Corporate Property Officer, in 
consultation with the Monitoring Officer and; 

 the MTFP to be updated in 2021/22 to take account of the net loss of income 
attributable to the redevelopment of the Winter Gardens car park, totalling 
£743,200.  

 
Project timeline to date 

Date Key Milestone 

October 2015 BDC Site Development Plan approved by Bournemouth Borough 
Council Cabinet. 



August 2017 Exeter Road properties acquired to facilitate comprehensive 
redevelopment of the site.  

September 2017 Submission of planning application. 

March 2019 Planning permission granted (subject to SANG condition). 

May 2020 BCP Council Cabinet approval to acquire elements of proposed 

scheme. 123 Build to rent homes and 225 public car parking 
spaces. 

March 2020 COVID-19 Pandemic  

September 2020 Planning Minor Material Amendment approver to secure additional 
homes and construction cost efficiencies. 

November 2020 Homes England confirm central government grant funding is 
unavailable for this scheme 

August 2021 Hicks Farm SANG application approved. 

October 2021 Demolition works commenced on Exeter Road properties, 
planning permission implemented. 

December 2021 Planning Non-Material Amendment approved to enable £7m 
target on construction costs savings. 

July 2022 BCP Council Cabinet to consider opportunity/benefits of 

redeveloping site alongside adjacent BIC/Winterbourne Hotel 
sites to provide enhanced exhibition/conference/event facilities 
within a mixed-use development. 

 
Key impacts 
 

6. The global Covid-19 pandemic from March 2020 has impacted this project timeline 
significantly, the impact of this along with Brexit as highlighted in paragraph 18 below 
has disrupted the construction materials and labour supply chain and resulted in high 
levels of construction price inflation. 
 

7. Whilst house prices have continued to rise across the UK at an unprecedented 
rate, this has not kept pace with construction inflation. The medium-term impact 
of COVID-19 on the residential build to rent market is unknown at this stage. The 
Royal Institute of Chartered Surveyors (RICS) have issued guidance to its 
valuers highlighting that less weight can be attached to previous market evidence 
for comparison purposes, to inform opinions of value. Consequently, less 
certainty and a higher degree of caution will be attached to valuations than would 
normally be the case. Given the unknown future impact that COVID-19 and the 



long-term supply-chain challenges might have on the real estate market, RICS 
has recommend that valuations are kept under frequent review. 

 
8. It took over 18 months to secure the necessary planning approvals to unlock delivery 

of the site.  The main Winter Gardens application was submitted in September 2017, 
and whilst planning for this project was granted in March 2019, it was conditional 
upon many items, including the approval of a suitable SANG provision.  This 
condition affected a number of other town centre residential applications.  A second 
application to deliver this SANG at Hicks Farm was approved in August 2021, 
however, there remain other SANG-related conditions that need to be satisfied.  
 

9. Throughout 2020 BDC was in discussions with Homes England (HE) as it was hoped 
they would secure a circa £5m grant from Central Government that was available to 
support the delivery of infrastructure to enable projects to progress. However, despite 
reasonable confidence and detailed discussions with Homes England during 2020, 
HE subsequently confirmed that the funding programme would end in March 2021.  
As the grant eligible works at the Winter Gardens would not be complete for the 
Local Authority to claim against until after March 2022, this funding programme 
eligibility was unable to be met and therefore was not appropriate.  
 

10. Homes England did suggest that alternative grant programmes might come on 
stream, however nothing has subsequently been formally launched to date. 
 

Current Status 
 

11. The Winter Gardens project costs, as with all project costs are projected to a point 
and only become fixed and certain at contractual certainty.  As the project proceeds 

through its development phases (Feasibility, Planning, Detailed Design etc) 
projections are used to inform decisions as to whether to proceed to the next phase.  

 

12. In December 2020 BDC completed the detailed design and procurement of an 
indicative cost plan from VINCI which was £12m over the £104m previous cost 

estimate. It was the intention for the contract with VINCI to be agreed on fixed price 
basis once full detailed design had concluded, and the contractor had procured its 

supply chain.  
 

13. In May 2021 BDC undertook a high-level review of the viability to ascertain the 

impact of the combination of the above issues and identify the movement against the 
reported May 2020 position. 

 
14. It identified several areas of pressure totalling a variance against initial project costs 

and values of c£18m including; 
 

 Reduced scheme revenue: the sale of additional car park spaces to the 
Council for public use and the benefit of house price inflation was offset by  

o a higher proportion of the apartments being offered as build to rent at 
a discount to market sale value;  

o the loss of the government grant; and  
o reduced commercial rental income and a higher yield to reflect the 

immediate impact of Covid-19 on the commercial leisure sector. 



 Increased construction costs due to inflation and providing additional public 
parking. 

 Increase in professional fees to cover NHBC warranty increases, BREEAM 
requirement for commercial units, legislative changes and increased focus on 

build quality, fire safety. 

 Increase sales and marketing costs to reflect change in mix, allowance for 

tenant incentives in the form of rent-free period and capital contributions to 

commercial units. 

 Increase finance costs due to protracted delivery programme and higher 

scheme costs. 
 

15. BDC has continued to work on the scheme deliverability and identified possible 
amendments to the design including reconfiguring the public car parking and £7m of 

construction value engineering. Due to the nature of these changes an amendment 

to the planning application was submitted to realise the benefit of this construction 
value engineering.   

 
16. BDC has recently given consideration to changing the residential mix of the scheme 

and alternative finance options including forward fund and regeneration leases. This 
option would require the Council to enter into a regeneration lease in return for 

receiving rental income, with a liability to pay a proportion of the base rent to an 
investor. The Council would then acquire the elements for a peppercorn at the expiry 

of the lease. These options would result in a requirement for the Council to 

acquire/forward fund elements or use its covenant to secure the development. Any 
changes would need further due diligence and scrutiny. To date, this due diligence 

and scrutiny has not commenced as it is proposed that the wider redevelopment of 
this area is considered. 

 
17. Following changes and restrictions to the lending terms for local authorities who wish 

to access Public Work Loan Board (PWLB) loans which came into force on 26 

November 2020 BCP FuturePlaces is in the process of obtaining external legal 
advice on the application of (PWLB) funding for regeneration schemes that contain a 

mix of uses via BCP FuturePlaces. This will include consideration of alternative 
funding mechanisms available in the marketplace. 

 
18. It was expected that post BREXIT and the lifting of COVID 19 restrictions, the 

manufacture and supply of materials and labour would return to more normal trading 
conditions, with more balanced supply and demand and less price volatility.    

However, much uncertainty remains, with the ongoing impact of the conflict in the 
Ukraine continuing to effect energy and materials markets across the globe, with 

continued material and labour prices and rising interest rates.  

 

19. In order to assess the current impact and inform a Development Appraisal an 

updated cost plan and an independent review of income and costs would need to be 
undertaken. 

 
20. In light of the above, BDC recognises in the current environment the challenge of 

delivering the consented scheme.  



Current Planning Status 

21. In September 2021 Cabinet approved decisions to enable planning permission to be 

secured and work to proceed the preparation of the site for development. 
 

22. In October 2021 demolition commenced on the Exeter Road properties and the 
adjacent Council owned Valentino’s Restaurant. The properties were vacant and had 

become a magnet for anti-social behaviour and vandalism.  
 

23. As a result of this site preparation and demolition the planning consent has been 

deemed implemented. However, there remain a number of planning conditions that 
the developer will need to satisfy, including outstanding SANG conditions to be 
satisfied by the Council. 

Summary of BCP Council Financial position 

24. In February 2020, Cabinet approved a £3.4m loan to support the acquisition of land 
adjacent to the Winter Gardens, furthermore in September 2021 an Officer Decision 

Record approved a £340k loan to fund the completion of building decommissioning 
and demolition work on properties at Exeter Road. Both of these have been 

transacted in full. 
 

25. Additionally, the Council has approved other commitments. In May 2020 Cabinet 

agreed to provide an Additional Council Finance Loan of £7.6m to BDC and to invest 
£32.7m in the Private Rented Sector (PRS) and £11.8m in the Car Parking elements 

of the overall scheme. These decisions are subject to the ongoing due diligence 
regarding the overall scheme's viability and have not been transacted. 

 
26. As originally detailed in the “2021/22 Budget Monitoring at Quarter 3” report to 

Cabinet on 9 February 2022, the Council has included a provision of £5 million of 
potential losses in connection with the Winter Gardens Scheme. The Council is 
making the provision as a result of on-going viability demands relating to the Winter 
Gardens project due to the risk of the project not proceeding. MUSE Development 
Ltd its joint venture partner have also recognised their share in their financial 
statements. 
 

27. The May 2020 investment decisions form part of the already approved capital and 

borrowing strategies of the Council. However, as it stands the Council has no 
unallocated debt headroom against its £855m approved debt ceiling. The MTFP 

update report presented on the 22 June Cabinet agenda makes a request to the 
Audit & Governance Committee and then Council to extend the debt limit further. 

Treasury Management is within the Audit & Governance Committee’s terms of 
reference. 

 

28. It is also important to note that whilst BDC have held discussions with Homes 
England and other third-party funders at this point no third-party funding has been 
secured for the project. 

Summary of legal implications  

 



29. This is an update report and is for noting. As such there are no particular legal issues 
arising at this stage. Based on the information provided to the Committee however 
recommendations maybe made for further consideration by Cabinet or Full Council 
as appropriate.  

 
Consideration of Meanwhile/Temporary uses for Site 

30. In February 2022 the Council sought the appointment of agents to market the 

opportunity for temporary/meanwhile uses on the site. Sibbett Gregory were 

subsequently appointed as the marketing agent. 
 

31. This site is currently being marketed for potential leisure, hospitality and retail uses. 
A short to medium term lease will be offered subject to compliance with the BDC 

option agreement and all offers will be subject to the tenant seeking the necessary 
consents including planning. 

 

32. It is hoped that the market will come forward with engaging meanwhile uses to 
provide short term economic and regeneration benefits. 

Wider Development opportunity - BCP FuturePlaces 

33. When BCP FuturePlaces was formed in 2021 BDC had already secured a consented 

mixed use residential scheme for the Winter Gardens site, so it initially considered 
the scheme from a place making potential and how the street scene of the 

surrounding area could be improved.  
 

34. BCP FuturePlaces is currently considering the connectivity between the Winter 
Gardens site and the potential future uses of the Bournemouth International Centre 
(BIC) site and rather than develop out in isolation to see the benefit of having a 

master plan for a wider redevelopment area. A plan detailing the potential wider 
redevelopment area is shown in appendix 2. 

 
Key elements to be considered include; 

 Reprovisioning of Conference and exhibition (CONFEX) element of BIC within 

the Winter Gardens scheme to include seminar hall that can double as music 

venue with state of the art break out and streaming/production facilities;  

 Optimisation of waterfront BIC site for high quality hotel, apart-hotel and 

residential scheme with ground and upper floor elements to provide public 

spaces, related commercial, leisure and food & beverage.  

 Reprovision of large-scale events space – locational and opportunity analysis 

in process. Interaction with seafront & Bournemouth ARC. 

35. BCP FuturePlaces’ new business plan, which is due for consideration at the June 
2022 Cabinet, will outline the project scope in more detail, and an outline business 

case is expected at the end of 2022. 
 



36. Both BCP FuturePlaces and BDC are committed to supporting the Council’s Big Plan 
and delivering viable schemes for Bournemouth. 

Background papers 

Appendix 1 – Site plan 

Appendix 2 – Potential wider redevelopment area plan 

Appendix 1 - Site plan 



Appendix 2 – Potential wider redevelopment area plan

 


