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Planning Committee   

Application Address Savoy Hotel, West Hill Road, Bournemouth, BH2 5EJ  
 
 

Proposal Partial demolition of existing hotel buildings, alterations and 
erection of extensions to northern hotel elevation to provide 
hotel bedrooms, spa and fitness facilities, restaurant and 
associated terrace, erection of garden restaurant, installation 
of new outdoor swimming pool, formation of car parking 
spaces and associated works 
 

Application Number 7-2021-4988-AT 
 

Applicant NJG International Developments Limited 
 

Agent Savills 
 

Ward and Ward 
Member(s) 

Westbourne & West Cliff  
Councillor John Beesley & Councillor Nicola Greene 
 

Meeting Date 
 

21 July 2022 

Recommendation Grant in accordance with the details set out below  
 

Reason for Referral to 
Planning Committee 

20+ objections received, contrary to recommendation 
 
 
 

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  

29 objections were received. A summary of the objections has been provided within the 
consultation section of the report. There were also 3 letters of support and 2 other 

comments. The main issues raised in the objections relate to noise and disturbance and 
visual impact/loss of light.   
 
Principle of Development 

The site is within a mixed area of hotel and residential uses. The hotel use is established on 

the site. It is a large site and suitable for intensification, subject to other material 
considerations. There is strong tourism support for the proposals as it would enhance the 
offer in this part of the town centre. 
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Impact on the character and appearance of the area 

The site is located in the Poole Hill and West Cliff Conservation Area. There are a number 

of different elements proposed including a large extension to the northern side of the hotel, 
which combined with the roof restaurant and terrace will not be subservient and create a 
minor degree of harm to the original building and conservation area. A new garden pool and 

restaurant will not have a detrimental impact.  
 

Trees, Landscaping and Ecology 

The proposal would result in the loss of some existing trees on the site. There is no 
objection from the tree officer to the proposals and there is scope for replacement planting 

and landscaping.  
 

Impact on Residential Amenity 

There are blocks of flats directly to the west of the site. The proposed extensions will be 
more imposing, but separation is on balance acceptable. There is some concern around 

noise, particularly from the roof terrace and restaurant but conditions are imposed in order 
to control these uses.  

 
Transport Considerations 

There is a shortfall of up to 11 parking spaces (4 from the hotel use plus 7 from the 

additional clinic use which the Highway Officer considers to be a separate consideration), 
resulting in a slight policy conflict with CS16 and the parking standards. The parking layout 

and cycle storage are otherwise acceptable and the shortfall is weighed up with other 
mitigating factors including a parking management plan which is to include the provision of 
parking permits in public car parks, and allowances for the existing situation and hotel 

customer use of the clinic.  
 
Summary  

The proposal would have some minor impacts in terms of the design and scale of the 
extensions, and the slight parking shortfall. However, it there are significant benefits to the 

scheme in terms of enhancing an existing hotel offer, improving the activity, vitality, and 
viability of the area, and the tourism offer and economy of the town. It may serve as a 

catalyst for further improvement of the West Cliff area and is supported by the tourism 
team.  Having recognised the collective benefits of the proposed scheme and having regard 
to the 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.   Planning consent is sought for the partial demolition of existing hotel buildings, alterations 
and erection of extensions to northern hotel elevation to provide hotel bedrooms, spa and 
fitness facilities, restaurant and associated terraces to the roof and the southern elevation, 

erection of garden restaurant, installation of new outdoor swimming pool, formation of car 
parking spaces and associated works. 

 
Description of Site and Surroundings  
 

2. The site is a large corner plot containing a hotel dating from the late Victorian era. It is 
located in the West Cliff and Poole Hill Conservation Area. The main building is a four storey 

hotel with lower ground and ground floor extensions on the southern side. It has a large rear 
garden area surrounded by trees and containing a swimming pool to the south east corner. 
To the northern side is a car park area and former stable buildings fronting West Cliff Road. 

The surrounding area is mixed in character containing original villas and terraces as well as 
newer purpose built blocks of flats, with a mix of residential, hotel and commercial uses. To 

the south is an area of public open space leading onto the cliff top with the beach/coast 
beyond.  

 
Relevant Planning History: 

 

3. 7-2021-4988-AS – Construction of outdoor swimming pool, associated terrace, basement 
plant room and associated works – Granted under delegated powers 

 

4.  7-2021-4988-AR – Alterations to part of hotel roof and associated works – Withdrawn 
 

5. 7-2021-4988-AQ – Installation of a replacement extraction flue with associated ducting 
(Existing unauthorised) – concurrent application, undetermined 

 

6. 7-2021-4988-AP – Alterations and extension to lower ground floor bedrooms, upper ground 
floor restaurant, function room and terrace, replacement glazed balustrading (part 

retrospective) and associated works – Granted December 2021 
  

7. 7-2001-4988-AC – Outline application for erection of a 4-5 storey 65 bedroom hotel and an 8 

storey block of 52 flats with 151 underground parking spaces – Refused 
 
Constraints 

 
8. There are site specific constraints in the form of: 

 

 Tree Preservation Order on the site (Area order 227/1984) 

 West Cliff and Poole Hill Conservation Area 

 Cliff Stabilisation zone (200m from the cliff edge) 

 Buffer zone of cliff top SNCI 
 

9. With respect to any buildings or other land in a Conservation Area, special attention shall be 
paid to the desirability of preserving or enhancing the character or appearance of that area – 
section 72 - Planning (Listed Buildings and Conservation Areas) Act 1990. 
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Public Sector Equalities Duty   

 
10. 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. 
 
Other relevant duties 

 
11.    None relevant. 

 
Consultations 

 

14. Regulation (contaminated land) - The report comprises a generally appropriate desk-based 
risk assessment of the Site history, environmental setting, and potential contaminative land 

uses. It is noted that the report does not include consultations with BCP regarding 
environmental information for the Site. A drawing indicates the potential presence of disused 
fuel tanks in the north of the Site, which should be considered in the Phase I and also to 

inform future Site investigation works. Further information required by condition.  
 

15. Regulation (Environmental Health) – Concerns about late night use of outdoor areas on the 
site, particularly the rooftop restaurant. There have been some recent complaints about noise 
from the site. Hours of use should be limited to 23:00. In terms of pool plant and other 

extraction equipment associated with this application a noise assessment is required along 
with any mitigation to ensure that any noise would not exceed background sound levels by 

more than 5dB(A) during daytime hours, and not exceed background sound levels at night. 
This can be provided by condition.   

 

16. Highways – Objection due to parking space shortfall  
 

17. Trees – No objection subject to conditions 
 
18. Tourism – Support the proposals. The proposals are in line with our gap analysis of what the 

resort needs and could sustain and will have a positive impact for the West Cliff area. Subject 
to acceptable parking provision, the proposal, along with the improved spa and fitness 

facilities and the increase in function and meeting place to support conferences and related 
events in the area will help create a 5* hotel offering that will positively contribute to the West 
Cliff Area. 

 
19. Heritage – Concerns raised in terms of the scale of the proposed extensions, and the roof 

alterations to the main building:  
 

“There are significant concerns in relation to the proposed extension to the north elevation 

which would result in harm to the appearance of the existing hotel building. Although it would 
replace several unattractive two storey additions it would be less harmful to retain these 

relatively subservient elements rather than replace them with the proposed extension. 
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The extension would wrap across the north façade and would appear as a separate entity 
attached to the host building – rather than being a subservient addition. Its deep roof which is 

higher and more dominant than the shallow roof of the Savoy would dominate - rather than 
being subservient in scale or design. The bulky and top heavy appearance of the roofscape 

is further exacerbated by the position and size of dormers and louvres. The awkward 
relationship between the Savoy and the extension would be clearly visible from West Hill 
Road and West Cliff Road. 

 
The height of the extension and its overly dominant roofscape is driven by the need to 

provide a rooftop terrace – rather than relating to the principal building. If the principle of a 
roof top terrace is acceptable then further consideration should be given to how this can be 
provided in a manner which does not detract from or result in harm to the character or 

appearance of the Savoy”. 
 

No objection raised in principle to garden restaurant, pool and landscaping works, and the 
retention of the existing stable block to the northern end of the site is welcomed. 
Amendments during the process including the reduction in size of some dormer windows and 

partially restoring the height of the main roof will have overcome some of these concerns, but 
the overall conclusion remains an objection:   

 
“Whilst there is no objection to the principle of sympathetic changes it is considered that the 
scheme as proposed would have a harmful impact upon the appearance of the Savoy and in 

turn the character and appearance of the conservation area. This harm would be less than 
substantial and considerable in nature”. 

 
20. Drainage/flooding – No objection subject to condition. A drainage strategy report with 

supporting drawings and calculations has been submitted to support the planning application. 

The documentation provided is satisfactory as it addresses the previous LLFA comments. 
 

21. Cliff Stability – Initial response: Generally the conclusions of the slope stability report are 
reasonable at this stage. However, there are no recommendations on how to manage any 
potential risks associated with the swimming pool (filling/emptying/monitoring/managing 

leaks). As there is a substantial amount of water associated with this development proposal, 
potential leaks in the longer term could have a detrimental impact to the cliff stability in this 

area. 
 
 The applicants have recently submitted additional information in an effort to avoid a further 

condition submission, but a further response has not been received from the cliff stability 
engineer at the time of writing. An update will be provided prior to or at the committee 

meeting in this respect.  
 
22. Waste and Recycling – No objection subject to commercial refuse management plan 

 
23. Historic England – Do not wish to provide comment 

 
24. Wessex Water – General comments. Developer will need to agree connections and foul 

flows 

 
25. Dorset Police Architectural Liaison Officer – Site security important in terms of unwelcome 

visitors gaining access to the site, pool etc, need good standard for doors and windows.  
 
26. Dorset Wildlife Trust – Unlikely to impact adversely on the SNCI, no objection subject to 

appropriate ecological enhancement measures 
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Representations 

 

27. Site notices were posted in the vicinity of the site on 10/01/2022 with an expiry date for 

consultation of 11/02/2022. Neighbour letters were also sent to adjacent properties.  
 
28. A total of 34 public representations have been received, 29 raising objection; 3 in support 

and 2 with other comments. The issues raised comprise the following:- 
 

 Objections: 
 Excessive scale and bulk of additions/not subservient 
 Harmful to the conservation area 

 Noise and disturbance from plant equipment 
 Noise and disturbance from people/terraces/intensity of use 

 Overshadowing/loss of light 
 Inadequate separation distances 

Overlooking/loss of privacy 

Hours of use too late 
Garden restaurant would detract from the west cliff area 

Odours  
Pool pollution 

 

In support: 
Would enhance West Cliff Road and the area 

Would regenerate a tired area 
Look forward to development if there is public access for residents 

 

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

 
Design is acceptable in principle, though “the Society would suggest a slight reduction in the 
general proportions of the proposed northern extension and the protruding hipped roof 

lowered to no higher than the adjacent forms”. 
 

Key Issue(s) 
 

30. The key issue(s) involved with this proposal are: 

 

 Principle of the proposed development/tourism benefits 

 Impact on the character and appearance of the area/heritage impact 

 Impact on neighbouring residents 

 Impact on trees/landscaping 

 Parking/traffic/highway safety issues 

 Sustainability 

 Drainage/flooding 

 Cliff Stability 

 Contamination 
  

31. These issues will be considered along with other matters relevant to this proposal below. 
 

 
 
 



P a g e   7 
 

Policy context 
 

32.    Local documents: 
 

Core Strategy (2012) 
 

Policy CS2 – Sustainable Homes and Premises 

Policy CS4 – Surface Water Flooding 
Policy CS7 – Bournemouth Town Centre 

Policy CS16 – Parking Standards 
Policy CS18 – Increasing Opportunities for Walking and Cycling 
Policy CS21 – Housing Distribution Across Bournemouth 

Policy CS28 – Tourist Accommodation 
Policy CS33 – Dorset Heathlands 

Policy CS38 – Minimising Pollution 
Policy CS39 – Designated Heritage Assets 
Policy CS41 – Quality Design 

 
 District Wide Local Plan (2002) 

  
 Policy 3.25 – Cliff Stability 
 Policy 4.4 – Development in Conservation Areas 

 Policy 4.25 – Landscaping 
 
 Town Centre Area Action Plan (2013) 

 
 Policy D4 – Design Quality 

 Policy D7 – Public Realm 
 Policy U7 – Cafes and Restaurants  

 Policy U8 – Leisure, Culture and Entertainment 
 Policy U9 – Evening and Night Time Uses 
 
 Supplementary Planning Documents: 

 

 BCP Parking Standards SPD (2021) 

 Bournemouth Town Centre Development Design Guide SPD 2015 

 Sustainable Urban Drainage Systems (SUDS) – PGN 

 Dorset Heathlands Planning Framework SPD 2020 

 Waste and Recycling planning guidance note  

 Tourism Accommodation SPD 

 West Cliff and Poole Hill Conservation Area Appraisal (draft) 

 
33. National policy: 

 
 National Planning Policy Framework (“NPPF” / “Framework”) (2021) 
  

 Section 2 – Achieving Sustainable Development 
 

 Paragraph 11 –  
“Plans and decisions should apply a presumption in favour of sustainable development. 
….. 
For decision-taking this means: 
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(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: 
 

 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. 

 
 

Paragraph 200 states that “any harm to, or loss of, the significance of a designated heritage 
asset (from its alteration or destruction, or from development within its setting), should 
require clear and convincing justification”. 

 
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”. 
 

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

 Chapter 2 – Achieving sustainable development 

 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  
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Planning Assessment  

 

Principle of the proposed development/tourism provision  
 

35. The site is an existing hotel, the Savoy, which has existed on Bournemouth’s West Cliff for 
many years. It is a large hotel which has been extended and altered over the years. It has a 
large rear garden area with outdoor pool, and parking to the northern side. The area contains 

many other hotels and tourism uses, although it has seen some decline over the years. The 
proposals seek to reinvigorate the hotel use of the site with a high-quality offer in terms of 

both the standard of accommodation and the facilities on offer to guests. The Tourism Officer 
states that the proposals are in line with the Council’s gap analysis of what the Bournemouth 
resort needs. Bedroom numbers are similar, but upgraded and in many cases larger. Two 

additional restaurants are provided and an indoor pool, spa and clinic. The scale of the 
proposals could help as part of a catalyst to regenerate the West Cliff area. This is a positive 

aspect weighing in favour of the proposals, subject to other detailed considerations below.  
The proposal is supported in this respect by Policy CS7 which considers it an appropriate 
use for the town centre, as well as Policy CS28 which encourages new hotel developments. 

 
Impact on the character and appearance of the area 

 
36. There are a number of different elements proposed, which will be assessed individually: 
 

Contribution of the existing buildings 
37. The site is located within the Bournemouth town centre area, and the West Cliff and Poole 

Hill Conservation Area. A Draft Conservation Area Appraisal has been produced for this 
area. It has been through a period of public consultation but has not yet been adopted. The 
emerging appraisal divides the conservation area into sub character areas. The Savoy Hotel 

is within the ‘West Cliff Character Areas’. It notes, “the Savoy Hotel occupies a large plot on 
the west cliff distinguished from other hotels on the cliff edge by the landscaped gardens to 

the south which respect the historic plot of the former Victorian villa and provide an attractive 
landscaped frontage to the cliff top walk”. The buildings on the site are noted to make a 
positive contribution towards the character and appearance of the conservation area. There 

are no listed buildings in close proximity to the site or other locally listed buildings.  
 

38. The Savoy Hotel comprises a large and prominent site, which essentially contains three 
component elements: the open, mature garden to the rear, the main building, and the smaller 
ancillary buildings to the front/northern end of the site with a large car park between. It is 

considered that all are important in their own right, helping to demonstrate how the character 
of the area changes in a series of changes from the seafront back to West Cliff Road. 

Historic maps show the hotel and coach house to be some of the oldest/earliest buildings in 
the area.  

 

39. The main hotel building is an original Victorian building with characteristic features: large 
overhanging soffits to eaves; windows with a vertical emphasis – many timber sash; circular 

bays; buff brick with continuous masonry strings forming window cills and continuous 
masonry bands forming the window heads. The entrance is emphasised by applied stucco 
classical features: rustication to first floor; and giant pilasters above spanning second and 

third floors. The south elevation has decorative iron railings to balconies formed between the 
projecting bays. Some window and door openings to this elevation facing the sea have been 

replaced with modern windows, but others are retained to the main entrance area and West 
Hill Road elevation. The building has been extended in the past to the sides, but in a 
sympathetic manner and it makes a strong positive contribution to the character and 

appearance of the conservation area. 
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40. The coach house terrace runs along the nearly the full extent of the West Cliff Road 

boundary to the northern end of the site and continues around the corner into West Hill 
Road, thus forming a courtyard area with the main building of the Savoy Hotel. This terrace 

also has merit, dating from the Victorian period, built in buff stock bricks of Flemish bond with 
a slate roof. The window openings have a vertical emphasis with white painted timber sash 
windows. It is considered that the modest coach house terrace that occupies a large extent of 

the boundary of the site in a prominent position, is a strong example of architecture of the 
period, with typical features of the early/mid Victorian period.  

 
Coach house/stable buildings 

41. Early concepts for the site included the removal of these positive contributing buildings and 

redevelopment of this part of the site. The plans now put forward under this application retain 
and refurbish this building without physical alteration, which is a positive aspect of the 

proposals. They are to be used as six larger apartments/suites which will add to the tourism 
offer of the site.  

 

Extension to rear of main hotel building 
42. The main entrance of the hotel is on the eastern side fronting West Hill Road. The northern 

side is weaker in the street scene and generally appears as the back of the hotel, despite 
also being prominently visible from West Cliff Road. It is obscured to a degree by the coach 
house buildings, which are to be retained, but the expanse of car park and later additions on 

this side detract a little from the appearance of the building compared to the more positive 
east and south elevations. 

 
43. There is a large expanse of later additions to this side, including single storey flat roof 

extensions and two storey pitched roof additions. These are rendered and lack articulation. 

There is no concern about the removal of these later extensions and in principle there is 
scope for replacement extensions on this side, so long as it complements the existing 

building and matches in terms of materials and architectural detailing.  
  
44. The proposed extension is four storeys in height with an eaves height that matches the main 

hotel, but with a taller hipped roof containing two floors and dormer windows on the upper 
floor, so it will in effect be five storeys in height. Floor to ceiling heights and materials will 

generally match so it will appear as a traditional addition on the main lower floors, though it is 
important to ensure that high quality materials and detailing are used. The extension will infill 
the rear section of building up to the side of the original eastern wing. It will extend out from 

the rear of the original building at full height, replacing the existing extensions here to a 
similar depth, but slightly less on the western side. 

 
45. It is evident that it would not be a subservient addition to the hotel. For example, the ridge 

height would be higher, with a bulkier roof and large dormer windows. It would not completely 

integrate with the original building so would appear as a separate entity to a degree, albeit 
with an integrated roof and matching materials. However, from the northern side it would also 

provide an improved appearance in the street scene with more of a focal entrance point than 
the rear of the building and cluster of later extensions. The size of the dormer windows has 
been reduced during the application process.  

 
46. The height of the roof is primarily driven by the desire to add a roof top restaurant and terrace 

to the top. This would be an uncharacteristic addition with a flat roof and cut out section with 
glass doors, which would appear a little disjointed in context of the traditional building. 
However, at the height and location proposed it is considered that it would have limited 

visibility. It would not be visible from the north, and from the east due to intervening buildings. 
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The main potential visibility is from the south. However, the boundaries around the site are 
currently well vegetated, screening the site. The roof is likely to be partially visible. The ridge 

height of the main original roof to the hotel is proposed to be lowered, although this has been 
amended during the application process to restore some additional height in order to screen 

the roof terrace and provide better balance to the original roof. The terrace could potentially 
sit in the well of the roof with the ridge height retained as existing, although a compromise 
has been reached to partially restore the height while retaining the coastal views from the 

restaurant area.  
 

47. A plant louvre is proposed in the roof on the western side, but this will be integrated into the 
roof slope and of matching colour so it would not be a prominently visible addition. Windows 
are proposed to be sliding sash additions, and brick will be mainly buff to match the existing 

hotel. A side screen is proposed to the roof terrace on the south-western side to protect 
neighbouring residents. Originally proposed as an acoustic fence it is considered that a 

lightweight glazed screen would be a more appropriate option to reduce its prominence and 
visibility, while still having the effect of channelling some noise away from the neighbouring 
properties directly to the west. On the ground floor level there are also louvres on the western 

side. This is the same part of the site as the proposed plant equipment and new fence under 
application 7-2021-4988-AQ, but there is no conflict between these proposals and the other 

fence proposal will in any case screen the ground floor at the side here.  
 
48. Overall, it is considered that although there are some positive design elements, there are 

also detrimental aspects primarily in terms of overall size, height and the roof design. This 
will be a large and prominent addition to the original building, which will create some harm to 

the appearance of the building and character of the conservation area. This is summarised in 
the conclusion to this section of the report.  

 

Extensions to rear of main hotel building and Spa development   
49. A modest extension to the existing lower ground floor accommodation and ground floor 

terrace on the southern side is shown on the plans, which has already been granted under 
application 7-2021-4988-AP.  

 

Garden work – swimming pool and landscaping 
50. A new outdoor swimming pool is proposed, this is also subject of a separate planning 

application 7-2021-4988-AS, which has not received the same level of planning objections as 
this application. The site already has an outdoor pool in the south west corner of the site. 
This is moved more centrally within the site with a raised walkway from the ground floor 

terrace to access within the centre of the site. The pool will be surrounded by a patio area. 
Ground levels will be raised around the pool a little, but not significantly. The site as existing 

dips in the centre according to current section drawings and the raised levels would not be 
greater than the boundaries of the site so it would not appear as a significant change to 
current levels. There are some basement spa facilities at the southern end of the pool but 

these would not be readily visible.   
 

51. The open feel and garden setting of the building are part of the character of the area and 
contribute positively towards the building’s character. It is considered that the pool proposals 
would not harm this openness. Landscaping is enhanced around the edges of the site and 

other areas are retained as lawn, preserving the character of the site.  
 

New restaurant to south east corner of the site 
52. There is an existing outdoor pool and associated single storey pool building to this part of the 

site. It is set down within the site such that the single storey flat roof building is not readily 

visible from West Hill Road with the existing fencing and vegetation. It is proposed to remove 
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the pool and outbuilding and replace with a new garden restaurant building, with terrace and 
basement spa facilities associated with the pool.  

 
53. The proposed restaurant building would be taller and more prominent feature than the 

existing pool building, and would have a larger footprint. The garden restaurant would remain 
a single storey building with a flat roof. However, it would not be set down at the same level 
as the pool building, and would be raised up to match the general garden levels within the 

site. The existing boundary treatment to West Hill Road in this part of the site is a standard 
timber fence. The restaurant building would present a back brick wall to West Hill Road, but 

set away from the boundary with space for landscaping shown on the plan, including trees, 
which will improve this part of the street scene and soften the side wall of the restaurant. 

 

54. The restaurant building is orientated to face into the site, with glass elevations presenting a 
pavilion style building within the site. It is considered that, although relatively large in terms of 

footprint, the scale would remain small enough to be considered acceptable as an ancillary 
outbuilding in the context of the large plot and main hotel building, and would not detract from 
the open setting of the site or create a separate plot. There are new or enhanced accesses 

to the site on the southern and eastern sides into the garden and restaurant area, but this 
would not have a detrimental impact on the character and appearance of the site.   

 
Conclusion 

55. The existing Victorian era hotel makes a positive contribution to the character and 

appearance of the West Cliff and Poole Hill Conservation Area. There are a substantial 
number of alterations proposed, so care will need to be taken that the important 

characteristics of the buildings and their setting are not eroded.  
 
56. The alterations to the garden area including the new restaurant building and pool area are 

generally acceptable and would not create harm, subject to acceptable materials and 
landscape screening. The main extension to the hotel is a large addition with a higher ridge 

than, and lack of subservience to, the main hotel. It also contains an uncharacteristic roof 
terrace element. There are concerns from the heritage officer, as outlined in the consultations 
section of the report above (paragraph 19), although their assessment does not go as far as 

to weigh the harm in terms of the tests in the NPPF.  
 

57. It is therefore considered that there is some harm to the heritage asset, in this case the West 
Cliff and Poole Hill Conservation Area. The duties of paragraphs 199 and 200 of the NPPF 
have been considered in this assessment. The harm in this case is considered to be “less 

than substantial harm”. 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”. It is clear that in this case there are 
substantial public benefits arising in the form of a significant investment to Bournemouth town 

centre and enhancing its tourism offer, which is an important element of the local economy. 
The West Cliff area of Bournemouth has seen a decline in hotels and prosperity in recent 

years so this investment may form a stimulus for further investment and improvement. The 
application would also provide additional facilities to the area such as the restaurant and 
clinic/spa facilities. While viability information has not been provided in detail, without the 

additional facilities there is a greater risk that the hotel use would not succeed in the long 
term. It is therefore considered that in this case the benefits on balance outweigh the harm 

arising.  
 
58. In conclusion and having regard to the general duty in Section 72 of the Planning (Listed 

Buildings and Conservation Areas) Act 1990, the proposed development would therefore 



P a g e   13 
 

present some conflict with Core Strategy Policies CS39, CS41, District Wide Local Plan 
Policy 4.4, and Town Centre AAP Policy D4, albeit that the NPPF paragraph 202 balancing 

exercise has identified public benefits that are sufficient to outweigh that harm and secure 
the future viable use of the site in this case. There are no additional issues in relation to the 

impact on the character and appearance of the area in general given that this is a town 
centre location where a hotel use is considered appropriate in principle.   

 

 
Impact on neighbouring residents 

 
59. The Savoy Hotel occupies a corner plot with road frontage on three sides. The main potential 

impact is therefore focused on the three adjoining residential blocks to the west of the site: 

Bayview Gardens, Tower Court and Bayview Mews 
 

Bayview Gardens 
60. This 6 storey block of 36 flats is located to the side of the existing hotel, the southernmost of 

these three neighbouring blocks. A number of objections have been received from occupants 

of this block. There are many windows and balconies facing the application site. Potential 
concern is therefore mainly in terms of noise and disturbance and overlooking in this location. 

The main rear extension will be visible to some flats, but the siting off to the north of this 
block means it would not be intrusive with the outlook of these neighbouring flats, which are 
mainly orientated towards the south. A degree of mutual overlooking already occurs with 

some limited side windows in the Savoy Hotel and an external fire escape adjacent to this 
block.  

 
61. The extension to the restaurant and terrace on the southern side has already been granted 

so the main potential area of concern is the roof enlargement with rooftop restaurant and 

terrace. The roof terrace would be approximately 22 metres from the closest windows in the 
side of Bayview Gardens. It has been necessary to carefully consider the use of this terrace 

and the impact on neighbouring residents. A glazed side screen is proposed in order to 
screen some noise to the side. This will have some benefit but would not completely limit 
noise. It is therefore also considered necessary to impose restrictions on the hours of use of 

this external terrace to prevent late night noise and disturbance (see condition 21, hours 
limited to 9pm unless it can be demonstrated not to be harmful). It is a town centre location 

with a mix of uses, and an existing/historic hotel with an otherwise unrestricted use of the 
garden area.  However, the elevated roof top terrace means that noise may travel further and 
there are residential properties in close proximity so it is considered that this restriction is 

necessary.   
 

Tower Court 
62. This 14 storey block of 51 flats is located to the west of the site, adjacent to the location of 

the new five storey main extension to the hotel. The separation distance will be 

approximately 23-25 metres, with the exception of one pinch point where this reduces to 19 
metres. This separation is considered generally acceptable for a side to side built 

relationship. There are some primary windows in Tower Court facing east towards the site, 
and there have been a number of objections from residents of this block in terms of light and 
outlook.   

 
63. A Daylight and Sunlight report has been submitted which concludes that the scheme 

demonstrates high levels of compliance with the BRE guidelines. The vast majority of 
windows/rooms would achieve daylight and sunlight levels in line with the BRE criteria. All 
windows serving habitable rooms would mee the targets for the ‘Vertical Sky Component’ 

(VSC), which measures the amount of visible sky from the centre point of a window. There 
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are a small number of cases where levels deviate from the target ‘No Sky Line’ 
(NSL)/Daylight Distribution (DD) test, which looks at the effect on the skyline and where 

daylight is received within rooms.  
 

64. The target is to retain at least 0.8 times the original level to prevent noticeable impact. The 
results confirm that 63 (91%) out of 69 rooms tested at this property will fully meet the 
Daylight Distribution requirements. The six rooms that fall short of their recommendations are 

two lower ground floor rooms, two ground floor rooms, one first floor room, and one second 
floor room.  Three of these six rooms achieve a result that is only marginally below their BRE 

recommendations. They maintain a ratio of min 0.74 against the target of 0.8. The report 
considered that this result is considered acceptable given the context of the site and fully 
compliant VSC, and this is agreed with.   

 
65. The remaining 3 rooms are an unknown use room on the lower ground floor, and first and 

second floor lounges. They achieve a ratio of min 0.63 against the target of 0.8. 
  
66. All of these rooms appear to be based on the same floor plan showing around 6m deep open 

plan room served by one window looking onto the development site. Adjacent to this room, 
there is a 'sun room'/enclosed balcony that has been modelled separately to the lounge to 

represent the worst-case scenario. However, the photos for numerous flats within Tower 
Court marketed online show that in the majority of cases a 'sun room’/enclosed balcony is a 
part of one open living space together with a lounge. In this case, the report considers they 

would fully comply with the DD method of assessment and have multiple windows serving 
the living areas. The BRE guide recognises in any case that for single aspect rooms deeper 

than 5m a greater movement of no-sky line (DD) may be unavoidable. Again the report 
conclusions are considered reasonable in this respect.  

 

67. In summary, there may be a change to the outlook for lower floor flats on the eastern side of 
Tower Court because the proposed extension is taller than the existing, but separation 

distance is considered adequate and only minor impacts on sunlight and daylight have been 
identified. Overall, it is considered that the proposals would not be materially harmful in this 
respect. 

 
68. The proposed extension contains an indoor pool and spa on the lower floors. There are 

some plant louvres on the western elevation on the ground floor and at roof level on the 
fourth floor where there is a kitchen associated with the restaurant. Insufficient information 
has been submitted at this stage to demonstrate the noise impact of this. It is therefore 

considered necessary to apply a condition for a noise assessment defining maximum noise 
levels as well as odour control measures to ensure that there is no impact to neighbouring 

properties in this regard (conditions 17 & 18). 
 
69. There are side facing windows proposed. Those on the first floor are treatment rooms and 

can be obscure glazed (condition 19). In addition, there are secondary bedroom windows in 
the northernmost bedrooms on the second and third floors where the separation distances 

are lowest which also would need to be obscure glazed, without detriment to hotel guests as 
the north facing main window would provide outlook.  

  

Tower Court 
70. These properties are located to the north west of the proposed extension. It is considered 

that there is sufficient separation between these developments (over 30 metres, and offset) 
that there would be no harm to the living conditions of occupants of this development. 

 

Overall 
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71. It is recognised that the significant extension would be visible to neighbouring properties, with 
a minor impact in terms of outlook, but overall it is considered that separation distances are 

acceptable and the level of visual intrusion and overlooking would not be material harmful. It 
is also recognised that the development would lead to an increase intensity of use of the site, 

with more activity, particularly in terms of the restaurants, terraces and spa facilities. The 
rooftop restaurant and terrace is an area of potential concern, but mitigated in this case with 
the additional side screen to the terrace and a condition relating to hours of use (conditions 

20 & 21). Noise from plant equipment is also covered by condition (condition 17). The garden 
restaurant will also be subject to similar hours of use conditions (condition 22). Subject to 

these appropriate conditions it is considered that the proposed development would not be 
materially harmful and would be in accordance with the aims of relevant policies including 
CS38, CS41, U7 and U9.   

 
Impact on trees/landscaping 

 
72. The site is located within a conservation area and is also covered by a Tree Preservation 

Order. A detailed tree survey and method statement has been provided. This site is well 

treed in character and particularly the southern aspect has some high quality and highly 
visual specimens present. They are considered to be of high importance. 

 
73. The proposed development will result in the loss of nine trees of category C or U (C being 

low quality, limited lifespan and U being trees that should be removed as dead, diseased, 

dying or dangerous, compared to higher grade A or B trees). Six of these nine trees to be 
removed are small and not of significant consequence (including one very small group of 

three crab apple trees). The main area of tree loss is to the south-east corner, with the 
provision of the new restaurant building. The loss is required in order to enable the 
development to go ahead.  

 
74. The Tree Officer has assessed the trees to be lost with these proposals. It is considered that 

there will be a limited and short-term impact from these limited losses and it is agreed that 
they can be replaced with a high quality new soft landscaping scheme for this site that 
includes significant new tree planting particularly for the street scene. New planting is shown 

on the illustrative landscaping plan to the eastern boundary adjacent to the new restaurant 
building.   

 
75. Additional works that are proposed within tree root protection areas have also been 

assessed. It is considered that these are not significant. The central pool is away from any 

trees for example and there are no trees of significance to the north of the hotel. The works in 
this case are therefore mainly around the edges of the site to the garden area, where the 

new restaurant is proposed and the infilling of the old pool and some other level changes. 
The findings of the arboricultural report are agreed with. It is considered that these proposals 
are achievable subject to compliance with the special measures detailed to prevent / limit 

tree root harm. No tree pruning is required to implement these proposals. 
 

76. Overall, no objections to this proposal are raised on tree grounds, subject to a condition 
requiring compliance with the submitted arboricultural method statement and more 
information for this consisting of a detailed construction method statement. The proposed 

development will not lead to a harmful impact on trees and would accord with the relevant 
policies including 4.25 and CS41.  

 
77. As well as the new tree planting to the eastern side, the illustrative landscaping plan shows 

the remaining garden area laid to lawn, and a sedum green roof to the restaurant area. 

Overall, the landscaping proposals appear positive and meet the requirements of saved 



P a g e   16 
 

policy 4.25. There are also modest opportunities for some planting to the northern side and 
car park area.   

 
Parking/traffic/highway safety considerations 

 
78. A Transport Statement (TS) has been provided to assess the impact of the proposed 

development on the local highway network. The proposed development includes various 

aspects, those being relevant to transport including the change in the number of bedrooms, 
restaurants, function rooms and the spa/gym/pool.  

 
79. Changes have been made to the parking layout during the application process. This has 

resolved issues with the parking layout, although concerns about overall parking provision 

still remain from the Highways Officer.  
 

Access  
80. The existing site has two entrances for vehicles. The West Cliff Road access to the north 

west corner is to be closed, and vehicles will only access the site from West Hill Road to the 

east. Whilst not mentioned in the technical note, the main vehicle access off West Hill Road 
is being moved north by approx. 3-4m, effectively a new vehicle access. For pedestrian 

safety reasons, at all new/widened vehicle accesses it is necessary to provide pedestrian 
visibility splays within the site areas measuring 2m by 2m, with no obstruction more than 
0.6m high, either side of where the vehicle accesses meet the back edge of the footway, 

within which unobstructed visibility is available for drivers to see and be seen by pedestrians 
on a footway to avoid a potential hazard in time. The splays must be wholly within the site’s 

curtilage and physically protected (dwarf wall, pedestrian gate, etc) to stop vehicles from 
being driven over the splays thereby undermining their necessary safety feature. These are 
shown on a plan within the highways note, so a condition has been added for these to be 

provided (condition 11). 
 

81. Also, under the revised car park layout, parking bays are shown tangent with the vehicle 
access and on both sides. Although a full five metre gap was requested, these have been 
moved back a little during the application process, to around 3 metres such that they are not 

directly adjacent to the access, reducing a highway safety concern. Redundant footway 
crossovers would need to be removed and the kerb height reinstated where not required for 

access.  
 
82. The applicant has stated in the technical note that service vehicles will be limited to 7.5t in 

size to enter the site, but has submitted swept path track drawing showing that a refuse 
vehicle 7.9m long can just about enter and leave the site in forward gear, consequently the 

largest vehicle to service the site should not be in excess of 7.9m in length and limited to 
7.5t. Consequently, should approval be granted it would be subject to the condition that no 
vehicles in excess of 7.9m long/7.5t would be allowed to service the development (condition 

15). 
 

Parking 
83. The existing hotel has 106 rooms, under the proposals the development will also contain 106 

rooms. The proposed development includes additional facilities, the spa, gym, pool, function 

facilities, rooftop restaurant & terrace and amenities for hotel guests would also be open to 
non-guests. Based on NJG’s considerable operational experience, the facilities are used 

75% by guests and 25% by non-guests. 
 
84. In accordance with the adopted Parking Standards SPD, the car parking standard for the 

proposed development has a benchmark requirement of 53 spaces (0.5 per bedroom in this 
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Zone A location). The actual number of car parking spaces shown on the submitted plan 
(drawing no. P102 Rev. F) is 48 spaces, a substandard provision by 4 spaces. 

 
85. The parking SPD sets outs a requirement for leisure developments to provide 3 disabled 

parking bays, which are shown on the layout, one adjacent to the building entrance and two 
in the main car parking area. The SPD also requires 30% of bays to be equipped with active 
electric vehicle charging, and the remaining 70% to have passive provision. This will be 

complied with. 
 

86. Many of the additional facilities that form part of this planning application, including 
restaurants, drinking establishments and function-conference rooms all have a nil parking 
requirement in zone A and considered part of the hotel’s facilities (which are open to all). 

However, the TS has identified a clinic use, and based on the parking standard which is 1 
space/treatment room there is a requirement of 7 spaces. The Highways Officer has stated in 

their response that they consider that clinics do not form part of a hotel services and 
therefore the level of parking required must be in accordance with the SPD, raising an 
objection based on the additional shortfall that this creates. 

 
87. The BCP Highway Authority consider that the substandard provision of 11 spaces (4 plus 7) 

is significant relative to the site’s parking demand requirement of 60 spaces, and given that 
the level of parking stress along West Hill Road and in the surrounding streets is known to be 
very high/extreme, the Highway Authority considers that the shortfall warrants an objection 

on highway safety grounds, in view of the potential for illegal or inconsiderate parking in the 
locality arising from the shortfall.  

 
88. However, it is considered that there are some mitigating factors. Firstly, the TS states “It 

should also be noted that prior to NJG’s involvement, 50 car parking spaces have historically 

been provided for the 112 room hotel”. Although the applicants have also stated that the 
original hotel had 106 bedrooms, under the current SPD parking standards this would 

amount to a substandard provision of 3 spaces, a very similar shortfall for the main hotel use 
than is currently proposed. Some regard therefore should be had to the historic situation. 
There is no evidence to suggest there have been any problems arising from the historic use. 

There have been other changes in the area, most notably the recent development of the 
Durley Road public car park, but it is not considered that this would have a significant impact 

in relation to the minor shortfall here.   
 
89. Secondly, the applicants have stated that the clinic use is likely to result in a 75-25 

percentage split between hotel guests and walk in visitors, so some allowance could be 
made for the overlap between hotel guests and clinic customers. The applicants suggest that 

this would mean only a 2 space shortfall instead of the full 7 space requirement if this were a 
standalone use. That would reduce the shortfall to 6 spaces.  

 

90. In addition, to mitigate the substandard provision, the applicant has stated that the site also 
benefits from 10 parking permits for local public car parks. The Highway Officer considers 

that the permits are not part of the development’s rights and cannot be used to justify or be 
relied upon to be included as being part of the site’s car parking provision so it has not 
overcome their objections. However, it is evident that this justification has been used 

elsewhere and secured by condition as part of a ‘Parking Management Plan’ (see Belvedere 
Hotel, 14 Bath Road 7-2016-5940-S). While there remains a highway objection as the 

proposals cannot strictly meet the requirements of the Parking SPD, it is considered that 
such a management plan would be a pragmatic solution to the issue.  
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91. It is therefore considered that the parking shortfall from the main hotel use is modest at 4 
spaces and similar to the existing situation. The clinic use potentially adds to the shortfall, but 

a number of the customers will be hotel guests with some overlap, meaning 2 spaces could 
be justified in that respect. Further mitigation for the 6 space shortfall is provided by the use 

of parking permits in a parking management plan to be secured but condition.  Any remaining 
parking shortfall can therefore be weighed in the overall planning balance. The site plan 
indicates 16 spaces that will have electric vehicle charging facilities meeting the requirements 

of the SPD for 30% active provision.   
 

Cycle parking 
92. The cycle parking standard suggests that 16 staff and 12 visitor cycle parking spaces are 

required for the hotel use. Cycle parking is provided in several locations across the site. This 

includes 4 visitor cycle parking spaces provided adjacent to the existing entrance from West 
Hill Road, 4 visitor cycle parking spaces are provided adjacent to the garden restaurant and 5 

covered cycle parking spaces are provided in the annexe, for use by both visitors and staff. 
11 secure staff spaces are provided on the ground floor of the main building, and a further 10 
spaces within the grounds/garden area.  

 
93. A total of 34 spaces are therefore provided, exceeding the standards as outlined above. An 

area for bike share bikes and e-scooters has also been identified to the northern side of the 
site. This is an acceptable provision, in line with relevant policy and secured by condition 
(Condition 14). 

 
Overall 

94. It is welcomed that under the revised layout the car parking spaces will meet the geometric 
requirements as set out in the SPD for all users, removal of the existing substandard access 
barrier, removal of the valet parking from the proposals, closing the egress onto West Cliff 

Road (the fewer vehicle accesses the fewer conflict points), reducing the size of the 
delivery/refuse vehicles required to turn on-site, and provision of cycle parking in excess of 

the SPD, including a potential beryl bike location, with cycle storage at appropriate locations. 
These are all in accordance with relevant policies including CS16 and CS18. A number of 
parking spaces will also offer EV charging facilities. The one area of outstanding highway 

objection relates to a shortage of car parking, at a level that the highways team consider to 
be 11 spaces including the clinic, but with reasonable mitigation this can be reduced as 

explored in the report above. The lower level of car parking shortage is not significantly 
different to the historic situation. However, it is strictly considered that there is a minor conflict 
with Policy CS16 in this respect, the impact of which is weighed in the overall balance of the 

scheme.  
 

Energy and Sustainable construction 
 
95. 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 which discounts most renewable energy sources, but identifies air 

source heat pumps as appropriate for the site, although there is no detail as to where these 
would be located on the site as they could have additional visual and/or noise impacts. The 
main strategy is otherwise for efficient building fabric and passive measures. The strategy is 

not considered sufficient at the present time and therefore a condition is required to outline 
the final design in this respect and meet the requirements of the relevant policies (condition 

16). 
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Ecology 
 

96. An ecology report has been provided. The site is close to a cliff top SNCI area, but the 
report concludes that there would not be a significant impact. However, no protected 

species, including bats, were observed as part of the survey.  
 
97. Some trees are being removed, but replacement planting is provided to the site boundaries. 

The overall level of hard surfacing on the site is not increasing to a significant degree, 
having regard to the green roof of the proposed garden restaurant. It is considered that 

there would be no net loss of biodiversity arising from the proposals. The report also 
outlines some positive enhancements including native planting, and bird boxes to be 
installed in the development, which can be conditioned (condition 10). 

 
Drainage/flooding 

 
98. 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.  
 

99. The Council’s SUDS policy is relevant to applications for residential development and sets 
out an approach to achieving sustainable drainage. This property is within the coastal 
soakaway restriction zone. This doesn’t rule out all ‘SuDS’, but does restrict the use of point 

infiltration systems inclusive of soakaways. The drainage statement proposes a surface 
water sewer connection with attenuation tank, with the final details to be agreed with 

Wessex Water prior to construction. Given the site’s location and the existing area of run off 
not increasing over the existing building and areas of hard surfacing, this approach is 
considered acceptable in principle.  

 
100. Permeable paving is proposed to the replacement parking area. Further information has 

been provided during the application process in terms of the drainage strategy and surface 
water flows. The proposal is therefore acceptable in this respect and no objection has been 
raised by the relevant drainage officer, subject to a further condition for the final design 

(condition 5).    
 

Cliff Stability 
 
101. Policy 3.25 of the District Wide Local Plan states that proposals for development within 200 

metres of the cliffs and chines will be required to demonstrate that the development will 
have no adverse effect on cliff stability. Supporting information in the form of a Slope 

Stability Report has been submitted and assessed by the Council’s consultant, particularly 
in relation to the new pool and garden restaurant with basement facilities. There are no 
concerns in principle at this stage, and the report has undertaken site investigation, with the 

conclusion that the proposed development is acceptable and no special measures will be 
required in relation to foundations and construction. The Council’s consultant cliff stability 

engineer agrees with this conclusion and raises no objection.  
 
Contamination 

 
102. A Phase I Contaminated Land Report has been submitted and independently assessed. It 

provides a desk study risk assessment. 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 (including the potential presence of 

disused fuel tanks in the north part of the site), final development levels, and site 
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investigation works. It is considered that this can be dealt with by condition (condition 6), 
including a requirement for any potential remedial works and verification.  

 
Heathland Mitigation 

 
103. 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 has potential 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 based on the fact that in this case there is not a material increase in the 

number of bedrooms, so no contribution is required.  
 
Community Infrastructure Levy 

 
105. The proposed development is not liable for a CIL charge. 

 
Planning Balance / Conclusion 
 

106. 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 has been 

identified that the extensions to the hotel are significant and in some respects 
uncharacteristic and harmful.  The issue of the identified ‘less than substantial harm’ to the 
significant of the heritage asset identified (the conservation area) is considered to be 

outweighed by the benefits of the proposal in relation to Paragraph 202 of the NPPF, but 
there remains some conflict with relevant local development plan policies in this respect. 

The development is also relatively close to some neighbouring blocks of flats, but overall 
with conditions in place to secure hours of use and mitigate noise impacts it is considered 
that the impact in this respect is acceptable, having regard to separation distances, the 

town centre location and operation of the existing hotel.  
 

107. There is an outstanding highway objection based on a parking shortfall leading to a minor 
conflict with Policy CS16, but it is considered there are several mitigating factors which 
mean that this will not lead to a harmful impact. Cycle provision is above the standard. 

There would not be a harmful impact on trees or biodiversity on the site, and cliff stability, 
drainage and energy strategies have been provided.  

 
108. There are however significant benefits to the scheme weighing in favour, in terms of 

enhancing an existing hotel offer, improving the activity, vitality, and viability of the area, 

and the tourism offer and economy of the town. It may serve as a catalyst for further 
improvement of the West Cliff area and is supported by the tourism team.  

 
109. Therefore, having considered the appropriate development plan policy and other material 

considerations, including the NPPF, it is considered that the proposed development should 

be approved. In considering the above issues it is considered that there are material 
benefits to the scheme, and these benefits outweigh the minor areas of policy conflict 

identified. The Development Plan Policies considered in reaching this decision are set out 
above. 
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Recommendation 

 
110. GRANT permission subject to: 

(a) the following conditions 

 
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:  
 
20078-P001 Rev. B 

20078-P002 
20078-P003 Rev. A 

20078-P004 
20078-P005 
20078-P006 

20078-P007 
20078-P008 

20078-P009 
20078-P010 
20078-P011 

20078-P012 
20078-P013 

20078-P014 
20078-P015 
20078-P016 

20078-P017 Rev. B 
20078-P100 Rev. F 

20078-P101 Rev. E 
20078-P102 Rev. F 
20078-P103 Rev. C 

20078-P104  
20078-P105  

20078-P106 Rev. B 
20078-P107 Rev. B 
20078-P108 Rev. B 

20078-P201 Rev. B 
20078-P202 Rev. B 

20078-P203 Rev. B 
20078-P204 Rev. C 
20078-P205 Rev. A 

20078-P206 Rev. C 
20078-P301 Rev. C 

20078-P302 Rev. D 
20078-P303 Rev. C 
20078-P304 Rev. C 

20078-P305 Rev. C 
20078-P500 Rev. C 

20078-P501 
A329 LA01 Rev. C 
 
Reason: For the avoidance of doubt and in the interests of proper planning. 
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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 Policy CS38 of the Bournemouth Local Plan: Core Strategy 
(October 2012). 

 
3. Construction management plan (general) 

No site clearance or development work shall commence until there has been submitted 

to and approved in writing by the Local Planning Authority a Method Statement that 
includes the following measures: 
a) parking arrangements for operatives and construction vehicles working on-site; 

b) noise reduction measures [including times of piling operations]; and the 
c) details and siting of equipment, machinery and surplus materials on the site. 

The parking arrangements for operatives and construction vehicles shall be 
implemented prior to development commencing and the development shall be carried 
out in accordance with the approved details. 

 
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. Tree protection 

No site clearance or development work shall commence until there have been submitted 

to and approved in writing by the Local Planning Authority an updated arboricultural 
method statement and detailed drawings. This shall be based on the principles of the 
Arboricultural Assessment and Method Statement dated 21 December 2021 (ref 21003-

AA2-PB) prepared by Barrell Tree Consultancy and shall include: 
(a) the specification and position of fencing and other measures such as temporary 

surfacing, for the protection of the roots and crown spread of trees, groups of trees and 
other vegetation to be retained on and adjoining the site. Protective fencing should 
accord with the recommendations of BS 5837:2012.Trees in relation to design, 

demolition and construction - Recommendations.  
(b) the programme for the erection and maintenance of protective fencing and the 

installation of any other protective measures; such programme will include details of 
supervision by an arboriculturist; 
(c) a detailed construction method statement in relation to trees as per 5.5.6 of 

BS5837:2012 
(d) details of any proposed alterations in existing ground levels and of the position of 

any proposed excavation and constructional details of any drainage, hard surfacing, 
foundations, walls and similar works within the protected area; 
(e) construction and services details in proximity to trees;  

(f) details of contractors’ compounds and areas for storage; and 
(g) schedule of proposed tree works. 

The details contained in the approved arboricultural method statement shall be 
thereafter implemented on site prior to any site clearance works or the commencement 
of any other part of the development hereby permitted and the protective fencing and 
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other protective measures shall at all times be retained during the construction 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). 

 
5. SUDs 

No development shall take place until details of the finalised design of a surface water 

drainage scheme, in accordance with previously approved principles within the Outline 
Flood Risk and Drainage Statement (114204, Rev 2.0, Calcinotto, 23rd May 2022), has 
been submitted to, and approved in writing by the local planning authority. The design 

must satisfy the SuDS hierarchy and be compliant with the national Non Statutory 
Technical Standards for SuDS, NPPF and Ministerial Statement on SuDS. The surface 

water drainage scheme shall be implemented in accordance with the approved details 
prior to the first use of any part of the development hereby approved. Details should 
include the following; 

a) The results of site-specific contamination testing within soils local to, and at levels 
commensurate with, proposed infiltration SuDS features and any modifications to 

drainage strategy where appropriate and justified; 
b) The results of detailed site-specific infiltration testing completed in accordance with 
BRE Digest: 365 at levels commensurate with proposed infiltration SuDS features as 

well as confirmation of site specific groundwater levels. A plan indicating test locations 
and site-specific photographs should be provided to support infiltration testing results 

data. 
c) Drainage design drawings to include: a finalised drainage layout detailing the location 
of drainage elements, gullies and linear channels, pipe diameters, levels, and long and 

cross sections of each SuDS feature including details of any flow restrictions and 
maintenance / risk reducing features (silt traps, catchpits etc.); 

d) Drainage design calculations providing evidence that the proposed drainage system 
will effectively manage the 1 in 1, 1 in 30 and 1 in 100 (+ appropriate allowance for 
climate change) return period storm events. Design shall consider volumetric runoff 

coefficient (Cv) values of 1.0 for summer and winter storm events for drained catchment 
areas comprising impermeable surfaces; 

e) A drawing showing exceedance flows (i.e. during rainfall greater than design events 
or during blockage) and how property on and off site will be protected from these flows; 
f) Details of drainage management responsibilities and ongoing maintenance regimes 

for all drainage features forming the proposed drainage system, such as SuDS features; 
g) Details of how the drainage system will be protected during construction and how 

runoff (including any pollutants) from the development site will be managed before the 
drainage system is operational. 
 

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. To ensure the design meets the national Non-
Statutory Technical Standards for SuDS and the final drainage design does not increase 

flood risk on or off site. 
 

6. Contaminated Land 

Before the commencement of the development the following elements in 1-3 below shall 
be submitted to and approved in writing by the Local Planning Authority (LPA) as part of 
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a Land Contamination Appraisal. Such submission shall be made and such approval 
shall be obtained before the commencement of any works pursuant to this permission: 

 
1. a Preliminary Contamination Risk Assessment (Phase I) in accordance with the 

Environment Agency (EA) ‘Land Contamination Risk Management’ (published at 
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks ). A 
preliminary Conceptual Site Model (CSM) shall be developed to include a 

comprehensive assessment of the risks from contamination including an update to the 
initial Phase I report based on consultations with BCP Council to obtain environmental 

information for the site. If the risk assessment identifies any unacceptable risks, further 
assessment comprising intrusive investigations will be required. If Phase 1 identifies no 
unacceptable risks then the following elements 2 and 3 are not required. 

 
2. an intrusive site investigation report documenting the ground conditions of the site 

and incorporating a CSM of all potential pollutant linkages, detailing the identified 
sources, pathways and receptors and basis of risk assessment.  

 

3. a detailed scheme of remedial works and measures to be taken to avoid risk from 
contaminants or gases when the site is developed (the remediation scheme). This 

scheme shall include a phasing schedule showing when each particular set of remedial 
works will be undertaken in relation to the stage the development will have reached by 
that time, or prior to its commencement, where appropriate. Any variation of the 

remediation scheme must be agreed in writing by the LPA before the relevant 
remediation works are undertaken. 

 
The approved remediation scheme shall be fully implemented before the development 
hereby permitted is first occupied. Any variation of the scheme shall be agreed in writing 

by the LPA in advance of works being undertaken. On completion of remedial works the 
applicant or their successors in title shall provide written confirmation to the LPA that all 

works were completed in accordance with the agreed details. 
 

The presence of any previously unencountered contamination that becomes evident 

during the development of the Site shall be reported to BCP Council in writing within one 
(1) week, and work on the affected area shall cease with immediate effect. At this stage, 

if requested by BCP, an investigation and risk assessment shall be undertaken, and an 
amended remediation scheme shall be submitted to and approved by BCP Council and 
implemented in full prior to re-commencement works in the affected area.  

 
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). 

 
7. Samples of materials/detailing 

Prior to the commencement of any superstructure works on site, details and samples of 

the materials to be used in the development; including the brickwork, tiles, render, 
cladding, stonework, fenestration types, window reveal detail (including section 
drawings to show), 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 
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accordance with Policy CS41 of the Bournemouth Local Plan: Core Strategy (October 
2012). 

 
8. Scheme for external pipework 

Prior to the installation of any external pipe work and/or flues to the building(s) other 
than those already shown on the approved plans, a scheme for external pipe work and 
flues shall be submitted to and approved in writing by the Council. 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 building. 
 

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). 
 

9. 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 landscaping works shall be submitted to the Local Planning Authority for approval in 
writing. Landscaping details shall follow the design principles set out in the approved 

drawings and shall include:  
a) Planting plans (including green roofs);  
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 plants noting species, plant sizes and proposed numbers/densities;  
e) Programme of implementation;  
f) Maintenance plan for a minimum period of 5 years.  

g) Lighting;  
h) Bollards;  

i) Seating;  
j) proposed finished levels and/or contours;  
k) boundary treatments, including the retention of original walls where possible; and 

l) surfacing materials;  
 

The approved landscaping scheme shall be implemented in full, with all hard landscape 
elements installed prior to the first date of use of any part of the development hereby 
permitted commencing, and all tree and other planting to be undertaken within the first 

planting season after the first date of use of any part of the development hereby 
permitted commencing. Thereafter the landscaping shall be maintained and retained in 

accordance with the approved details. 
 
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 any superstructure works on site, full details of biodiversity 
enhancements to be built into the development to ensure there is no net loss of 

biodiversity on the site together with a timetable for their delivery shall be submitted to 
and approved in writing by the Local Planning Authority. The enhancements shall take 
into account the recommendations outlined in the Ecological Impact Assessment dated 

October 2021 by LC Ecological Services and subsequent update dated 16 December 
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2021. 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. Visibility Splays 

Before the development hereby permitted is brought into use and notwithstanding the 

provisions of the Town and Country (General Permitted Development) Order 2015 (or 
any order revoking and re-enacting that Order with or without modifications) the visibility 
splay(s) shown on the approved plan 028.0077.006 in the PBA Transport Note 

028.0077/TN/4 shall be cleared of all obstructions over 0.6m above the level of the 
adjoining highway, including the reduction in level of the land if necessary. Nothing over 

that height shall be permitted to remain, be placed, built, planted or grown on the land so 
designated. 

 

Reason: In the interests of highway safety and in accordance with Policy CS14 of the 
Bournemouth Local Plan: Core Strategy (October 2012). 

 
12. Parking layout and EV charging facilities 

The approved car parking layouts and EV charging points shall be constructed and laid 

out in accordance with the approved details, completed prior to first use of the 
development hereby approved, and thereafter shall at all times be retained, available for 

use by all the residents of the development hereby permitted and maintained in full 
working order.” 

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

Core Strategy (October 2012). 

 
13. Parking Management Plan 

Prior to the first occupation of the approved development, a detailed Parking 

Management Plan shall be prepared for the hotel and ancillary uses and submitted for 
written approval of the Local Planning Authority. The approved Parking Management 

Plan and obligations therein shall be implemented and complied with upon occupation of 
the development and the Parking Management Plan shall be fully implemented and 
accorded with at all times thereafter.  

 
Reason: In the interests of highway safety and in accordance with Policy CS16 and 

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

14. Cycle Store 

The areas for 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 visitors or staff of the 
development as indicated on plan P500 Rev. C 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). 
 

15.  Provision of a Servicing and Commercial Refuse Management Plan:  
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Prior to first occupation of any of the development hereby approved, a Servicing and 
Commercial Refuse Management Plan (SCRMP) shall be submitted to and approved in 

writing by the Local Planning Authority. The SCRMP shall include:  
a) details of how staff or banksmen will be employed to ensure public safety when 

servicing vehicles are reversing or accessing the site;  
b) details of the type and size of vehicles used;  
c) details of a commercial waste agreement to collect the types refuse generated by the 

business activity. 
d) that bins will not be stored in the open or at the collection point apart from on the day 

of collection or the night before collection. 
The SCRMP shall be carried out in accordance with the approved details prior to the 
occupation of the development and complied with at all times thereafter unless otherwise 

approved in writing by the Local Planning Authority. 
No vehicles in excess of 7.9m long/7.5t shall service the development 

 
Reason: To ensure that the business meets its duty under Environmental Protection Act 

1990 (section34) to have suitable commercial waste agreement in place, guidance 

relating to capacity is based on Waste management in buildings — Code of practice BS 
5906:2005, also the safe collection of refuse from the site so as not to impact the 

efficiency of the local highway network nor the safety of its users and in the interests of 
preserving visual amenities, meeting the needs of intended occupiers and highway safety 
and in accordance with Policy CS41 adopted October 2012 

 
16. Sustainable energy 

Prior to the construction of any part of the development hereby permitted above base 
course level details of measures relating to the development to provide a minimum of 
10% of the predicted future energy from renewable, decentralised or low carbon sources, 

shall have been submitted to and approved in writing by the local planning authority, 
such details shall include: 

(a) sufficient information to demonstrate that the required predicted future energy will be 
from on-site renewable sources; and 
(b) arrangements that will secure the long term maintenance of such measures during 

the lifetime of the development. 
The approved measures shall have been fully implemented prior to any part of the 

development hereby permitted being first brought into use and thereafter shall at all times 
be retained and maintained in accordance with the approved details. 
 

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). 
 

17. Noise specifications 

The rating level of sound emitted from any fixed plant and/or machinery associated with 
the development shall not exceed background sound levels by more than 5dB(A) 

between the hours of 0700-2300 (taken as a 15 minute LA90 at the nearest sound 
sensitive premises) and shall not exceed the background sound level between 2300-
0700 (taken as a 15 minute LA90 at the nearest/any sound sensitive premises). All 

measurements shall be made in accordance with the methodology of BS4142 (2014) 
(Methods for rating and assessing industrial and commercial sound) and/or its 

subsequent amendments. Where access to the nearest sound sensitive property is not 
possible, measurements shall be undertaken at an appropriate location and corrected to 
establish the noise levels at the nearest sound sensitive property. Any deviations from 
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the LA90 time interval stipulated above shall be agreed in writing with the local planning 
authority.  

 
Within three months of first use of any part of the development hereby approved, a 

verification report shall be submitted to and approved in writing by the Local Planning 
Authority to demonstrate that the above levels are being met. The report shall contain 
details of any additional mitigation required to meet the required level, and the use of the 

development hereby permitted shall not recommence until the report has been agreed by 
the local planning authority and all further mitigation measures identified in the agreed 

report fully implemented.  The agreed report shall thereafter be accorded with at all 
times. 

 
Reason: To protect the amenities of nearby residents in accordance with Policies CS38 

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

 
18. Odour control 

The use hereby permitted shall not be commenced unless and until an approved scheme 
for the control and extraction of fumes, gases, odours and other effluvia from the site has 
been submitted to and approved in writing by the Local Planning Authority. All elements 

of the scheme including noise attenuation of any extraction or ventilation system shall be 
installed prior to the use of the property commencing and shall thereafter be used, 

retained and properly maintained in line with the approved details. 
 

Reason: To protect the amenities of occupiers of adjoining properties and in accordance 

with Policies CS38 and CS41 of the Bournemouth Local Plan: Core Strategy (October 
2012). 

 
19. Obscure glazing to west side windows 

The proposed window(s) in the west side elevation of the building/extension serving the 

treatment rooms 1-5 on the first floor, and the three northernmost windows on the second 
and third floors on the west side serving secondary bedroom windows and bathrooms (as 
shown on plans 204 Rev.C, 102 Rev. F, 103 Rev. C, 104 and 105) shall be glazed with 

obscure glass to a level equivalent to Pilkington Level 3 or above (or the nearest 
equivalent standard) and shall be permanently retained as such unless otherwise agreed 

in writing by the Local Planning Authority. 
 

Reason: To prevent undue overlooking of the adjoining residential property and in 

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

 
20. Roof terrace screen to be provided 

Notwithstanding the material details shown on the approved plans, prior to first use of the 

rooftop restaurant and terrace, the western side of the terrace shall be provided with a 
glazed screen of the dimensions and location shown on the approved plan (204 Rev. C). 

The screen shall be retained in perpetuity thereafter. 
 

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

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

 
21. Hours of use roof terrace 

At no time shall: 
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(A) the fifth floor external roof terrace shown on approved plan P107 Rev. B (“the Roof 
Terrace”) be used by any customer for any purpose outside the hours of 08:00 hours to 

21:00 hours (“the Excluded Hours”) on any day; or 
(B) any of the windows of the fifth floor restaurant shown on approved plan P107 Rev. B 

(“the Terrace Restaurant”) or any of the doors of the Terrace Restaurant providing 
access to or from the Roof Terrace be kept in an open position, and all such windows 
and doors shall in any event be permanently closed outside the Excluded Hours  

 
unless there has been submitted to and approved in writing by the local planning 

authority a scheme that includes the following details: 
 
(a) noise monitoring that demonstrates the noise impact of the Roof Terrace and the 

Terrace Restaurant on noise sensitive properties within the locality (that have 
previously been agreed with the local planning authority) which might be adversely 

affected by noise from the Roof Terrace or the Terrace Restaurant and identifies an 
alternative period that would not give rise to an adverse impact; 

(b) a proposal for an alternative to the Excluded Hours in the event of any acceptable 

alternative period being identified (“the Revised Permitted Hours”) provided that the 
Revised Permitted Hours shall not exceed 08:00 to 23:00 (“the Maximum Hours); 

and 
(c) measures that secure the on-going monitoring and assessment of noise from the 

Roof Terrace and the Terrace Restaurant to ensure that the amenities of noise 

sensitive properties within the locality are not adversely affected by any changes to 
the Excluded Hours including any relevant plan showing locations for future noise 

assessments and maximum noise levels at those locations (“the Noise Locations”), 
(hereinafter called “Noise Scheme”). 

In the event of a Noise Scheme being approved by the local planning authority then 
at no time shall the Roof Terrace or the Terrace Restaurant be operated other than in 

accordance with the approved Noise Scheme and at no time shall any of the 
following be exceeded: 

(i) the Revised Permitted Hours;  

(ii) the Maximum Hours; and 
(iii) the maximum noise levels at the Noise Locations. 

Reason: In order to protect the environmental amenities of the immediate locality and in 

accordance with Policies CS38 and CS41 of the Bournemouth Local Plan: Core Strategy 
(October 2012). 

 
22. Hours of use: Garden Restaurant 

The garden restaurant hereby permitted shall not be open to customers outside the 

following times 08:00 and 00:00 hours. 
 

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

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

 
23. No amplified music – rooftop restaurant and garden restaurant 

Only background music (no live/amplified music or public address system) shall be 

played within the fifth floor restaurant and roof terrace, and the garden restaurant and 
associated terrace. 
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Reason: To safeguard the interests of occupiers of adjoining and nearby residential 

properties in accordance with Policies CS38 and CS41 of the Bournemouth Local Plan: 

Core Strategy (October 2012). 
 

 
Background Documents: 

 

 
Case File – ref 7-2021-4988-AT 

 
 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 

 
 
 

 
 


