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than is sufficient to understand the potential impact of 

the proposal on their significance.’

i)

This statement combines a standard Planning 

Statement with a Design and Access Statement and 

Heritage Statement, and is prepared in accordance 

with Circular 01/2006 (Guidance on changes to the 

Development Control System) and CABE Guidance 

‘Design and Access Statements, how to write, read 

and use them’. 

ii)

A Heritage Statement in included as required by 

para. 128 of the National Planning Policy Framework 

(NPPF), which states:

 “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 

Background



1. Site and Surroundings

1.1

The site at the rear of 1 McWilliam Road forms the 

extended curtilage to the listed cottage at no. 1 and 

is located at the rear of the dwellings on the southern 

side of McWilliam Road.

1.2

McWilliam Road is an unmade road which provides 

the main access to and ends at 1 McWilliam Road. 

The site forms the area of land to the south east of the 

curtilage, which sits between the rear of properties 

in King Edward Avenue to the south, Endfield Road 

to the south east, Malvern Road to the east and 

McWilliam Road to the north. 

1.3

The site has been left to overgrow and is 

underutilised. There are a number of fruit trees dotted 

within the site and a group of four trees that mark the 

southern boundary including an oak tree in the south 

east corner which are protected.

1.4

The site slopes gradually south eastwards and it set 

down from the dwellings backing onto it in Endfield 

Road beyond the southern boundary, and from the 

dwellings on the southern side of McWilliam Road.

1.5

The Listed Cottage ‘Moorside Cottage’ is Grade II 

listed and positioned within the far north western 

corner of the site. The heritage list states in respect of 

the special interest of the cottage:

 “Probably C17. 2 storeys, roughcast with 

sham timber framing. Cottage windows of various 

kinds. Thatched roof.” 

MAP: Site location plan

PHOTO: proposed entrance off McWilliam Road



1.6

It is proposed to sever the plot almost in half 

creating a substantial plot to the listed cottage and 

the proposed development site. There is a covenant 

on the land that prevents any development within 

an area surrounding the cottage. Part of the area 

falls within the resulting development site. This has 

been set aside as amenity space for the proposed 

dwellings.

1.7

McWilliam Road has a mixed, sporadic character 

and differs from the more uniform streets that 

surround it, such as King Edward Avenue and 

Malvern Road. Dwellings have mostly been 

developed in an ad-hoc, sporadic form with evidence 

of plot severances with number 2 and 2a and 8 and 

8a apparent within the street scene. The majority of 

dwellings are detached, with the exception of a pair 

of semi-detached dwellings with traditional design form 

originating from the 1990s on the northern side of the 

road.

1.8

The general character of the immediate area is 

traditional in design and form with dwellings of a 

variety of ages and styles set in irregular, landscaped 

plots with a frontage to McWilliam Road.

1.9

King Edward Avenue to the south of the site is 

characterised by dwellings set in regular plots, of 

similar design and form with pitched roofs and bay 

windows appearing to date from the 1930s.

PHOTO: Listed cottage facade

PHOTO:  McWilliam Road looking east



screen between the garden to 1 McWilliam Road and 

the Site. 

protected to provide amenity within the site. The new 

proposed boundary between the development site and 

1 McWilliam road will be landscaped to provide a 

2. Proposed Development

2.1

The proposal involves severing part of the curtilage of 1 

McWilliam Road and the development of: Three, three 

bedroom detached dwellings with access, parking and 

turning facilities and associated amenity space.

2.2

The dwellings will be arranged in a mews form to 

create an attractive development around a central 

courtyard.

2.3

The dwellings have been designed as traditional, Essex 

barn buildings appropriate to the semi-rural setting of 

the site.

2.4

Four trees are proposed to be removed to allow the 

development. All remaining trees will be retained and 



2.5

One parking space per dwelling has been provided 

with an additional two spaces to support the 

development. The level of parking provision was 

considered acceptable by planning officers at the pre-

application stage.  



3.1

Pre-application advice was requested on letter dated 

5th February 2015. The pre-application submission 

included:

• Proposed site layout and floor plans

• Sketch elevations

• Pre-application forms

• Cover letter setting out description of site and 

surroundings, policy considerations and planning 

merits of the proposal.

3.2

A pre-application meeting was held on site on 17th 

March with the planning officer and a pre-application 

letter was received on 9th April 2015 following 

further information being provided in respect of trees 

on the site.

3. Pre-application advice



spacious with reasonable size of living space and 

external amenity areas. 

• The removal of protected trees would not be 

acceptable and no justification has been provided 

for this.

• The proposed dwellings are two storeys in 

scale and will potentially have some impact 

on neighbouring properties. Careful window 

placement will be required to ensure that there is 

no overlooking.

• House 3 will be affected by the close proximity 

and dominance of the Oak tree and the existing 

dwelling to the south at a higher level which would 

affect shading to the garden and other nuisance 

from tree debris.

3.3

The pre-application advice is summarised as follows:

• The principle of development on this part of the 

site is acceptable. 

• The subdivided area of the site for the Listed 

Building is the same as previously approved. 

• The two additional houses are sufficiently 

removed from the Listed Building and would not 

create an over intensive development or harmful 

density that would detract from the cottage at 1 

McWilliam Road.

• The scale and design of the dwellings is broadly 

acceptable.

• The proposed access and parking arrangements 

are considered acceptable. 

• The proposed development is reasonably 



• The effect of the proposed development on the setting 

of the existing cottage on the site which is listed Grade 

II and on the character and appearance of the area

• The effect on protected trees

• The effect on the living conditions of occupiers of nos 

3 and 8 McWilliam Road in terms of pedestrian and 

driver safety, and noise disturbance.

4.3

In allowing the appeal for a single dwelling the 

Inspector concluded the following:

• ‘I consider that it would have no adverse impact 

therefore on the setting of the listed building or on 

the character and appearance of the area.’

• ‘Although some 60 metres long it is straight with 

good visibility along its length...I do not consider 

therefore that the development would give rise to 

4. Relevant Planning history

4.1

The site is subject to extensive planning history dating 

back to 1992. The following sets out the relevant 

material considerations to the consideration of the 

proposed development:

• An outline application for 3 dwelling houses was 

refused in 2010 – an appeal against this decision was 

dismissed in 2011

• An application for the erection of a single dwelling 

house was refused in 2010 – an appeal against this 

decision was allowed in 2011.

4.2

The above application and subsequent appeals were 

submitted and dealt with in tandem and as a joined 

appeal. The Inspector identified the following as the 

main issues in the consideration of the two proposals:

an increased risk to users of the track.



 “There will be a presumption in favour of 

the redevelopment of sites for small family dwelling 

houses as opposed to other forms of residential 

accommodation where: 

• The site is capable and suitable for 

accommodating small family houses; and 

• The resulting development will not be out of 

character with the local area.”

For the purpose of this policy a small family dwelling 

house is a house or bungalow with a gross external 

floorspace of less than 140 sq m”;

5.4

Policy CS 21 relates to housing distribution and states 

that ‘urban intensification will take place in areas that 

are well served by sustainable modes of travel.’;

5. Current Planning Policy

5.1

The National Planning Policy Framework (NPPF) 

states under para. 49 that ‘Housing applications 

should be considered in the context of the 

presumption in favour of sustainable development.’  

The NPPF sets out the need to ‘boost significantly’ 

the supply of housing.

5.2

The Bournemouth Core Strategy (2012) sets out 

a number of key priorities for the area including 

regeneration of the town centre and the delivery of 

housing. The main policy considerations specific to 

the proposals are set out below:

5.3

Policy CS 20 refers to Encouraging Small Family 

Dwelling houses and states:

5.5

Policy CS 39 refers to Designated Heritage Assets and 

states that “the Local Planning Authority will seek to 

protect designated heritage assets from demolition, 

inappropriate alterations, extensions or other proposals 

that would adversely affect their significance”;

5.6

Policy CS 41 refers to Design and states:

 “Development should, through its scale, density, 

layout, siting, character and appearance be designed 

to respect the site and its surroundings, provide a high 

standard of amenity to meet the day to day requirements 

of future occupants, and contribute positively to the 

appearance and safety of the public realm.”

5.7

Pre-application advice set out other relevant policies for 

the consideration of the proposals as:



 Policy CS 4  - Surface water flooding

 Policy CS 16 - Parking standards

 Policy CS 33 etc - Heathland / Designated  

   sites

5.8

The following saved policies from the Bournemouth 

District Wide Local Plan (2002) are also relevant:

- Policy 4.25 - Trees and landscaping

- Policy 6.8 - Infill Residential Development  

5.9

Policy 4.25 requires that applicants submit an 

accurate Tree Survey including all topographical 

to be retained, their status and details of future 

management.

5.10

Policy 6.8 states that “infill residential development 

will be permitted in appropriate locations subject to 

detailed considerations including density, height, site 

coverage, means of access, landscaping, physical 

considerations, open space and parking provision..”

5.11

Response to Policy Considerations:

 i) The proposed total floorspace of the 

dwellings will be approx. 90 sq m and will therefore 

contribute towards the Borough’s stock of small family 

homes in the area.

 ii) The site is located approx. 340 m 

level walking distance from Wimborne Road, a main 

public transport route and the main route of the district 

centre of Winton. The site is therefore in a highly 

sustainable location well served by alternative means of 

transport.

 ii) The proposal incorporates 

sustainable drainage systems where appropriate.

 iv) The planning application includes 

an accurate and up to date Tree Survey and 

Arboricultural Method Statement.

 v) The applicant is willing to make the 

necessary financial contributions towards Heathland 

mitigation and The South East Dorset Transport Plan 

as may be required by the development.



 “The subdivided area of the site for the 

Listed Building is the same as previously approved 

and the two additional houses are sufficiently 

removed from the Listed Building and would not 

create an over intensive development or harmful 

density that would detract from the cottage at 1 

McWilliam Road.”

listed building as:

 ‘“.a modest thatched probably 17th century 

cottage. The building pre-dates most of the surrounding 

suburban development and has historic significance as 

an example of a rural vernacular dwelling. The informal 

gardens and trees that now in part surround it provide 

the house with an appropriately verdant and semi-rural 

setting.” 

6.4

The special interest of the dwelling is therefore defined 

by the timber frame, cottage windows and thatched 

roof, as well as the grounds around it which provide an 

appropriate rural setting for the cottage.

6.5

Pre-application advice confirmed that the proposals will 

have no adverse effect upon the listed building or its 

setting, which states:

6. Heritage Statement 

6.1

Para. 128 of the NPPF requires that applicants 

‘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.’

6.2

No. 1 McWilliam Road - ‘Moorside Cottage’ is 

a Grade II listed building. The significance of this 

heritage asset is described as:

 “Probably C17. 2 storeys, roughcast with 

sham timber framing. Cottage windows of various 

kinds. Thatched roof.”

6.3

The Inspector in the previous appeal described the 



7. Landuse

7.1

The proposal involves the development of an 

additional three dwellings within the Site. The 

Site currently forms the extended curtilage of 1 

McWilliam Road and is not considered to be part of 

the ‘residential’ cutilage of the dwelling. 

7.2

The proposal for additional residential dwellings is 

considered an appropriate use of the land, within the 

existing built up area.

7.3

The previous planning application ref. 7-2010-13118-

O for a single dwelling house, which was refused, 

but allowed on appeal, established the following 

precedents:

• Severance of the plot in the position proposed 

‘outside that part of the site which has historically 

formed the curtilage of the listed building.’

• The principle of increasing the density at the site

• There would be no adverse impact on the setting 

of the listed building or on the character and 

appearance of the area 

• The development of the site would not give rise 

to an increased risk to users of the track

7.4

Pre-application advice confirmed the following in 

respect of the principle of developing the site:

 “In my view the principle of development 

on this part of the site is acceptable. The subdivided 

area of the site for the Listed Building is the same 

as previously approved and the additional houses 

are sufficiently removed from the Listed Building and 

would not create an over intensive development or 

harmful density that would detract from the cottage at 

1 McWilliam Road.”

 





space stretching west towards 1 McWilliam Road, 

and will therefore not be affected by the position of 

proposed dwelling ‘House 1’.  

8.6

A car port is proposed on the eastern side of the 

dwelling allowing ease of access and turning space.

8.7

Proposed dwellings ‘House 2’ and ‘3’ are positioned 

along the southern section of the site. Dwelling 

‘House 3’ is positioned opposite 1 and is orientated 

east to west with an amenity area stretching west 

of the dwelling. Again, this creates a favourable 

relationship with dwellings backing onto the site in 

King Edward Avenue and maximises the opportunity 

for enjoyment of the morning and evening sun.  

courtyard area, facing one another. This creates a 

neighbourly form of development with habitable rooms 

mainly orientated to maximise outlook from dwellings.

8.4

‘House 1’ is proposed to be located in a similar position 

to the dwelling previously approved. This dwelling will 

be primarily orientated east to west with an amenity 

area stretching to the west of the site. This will maximise 

the light that future occupants will enjoy in the morning 

and evening.

8.5

This orientation also prevents overlooking towards 

the rear of number 3 McWilliam Road. There is an 

established landscaped boundary on the northern side 

which affords both existing and proposed dwellings 

adequate protection in terms of amenity. The dwelling 

at no. 3 is positioned on higher ground with amenity 

8. Layout

8.1

Pre-application advice on the scheme confirmed that:

 “The site is in a back-land location and 

although overlooked by neighbouring property is 

largely unseen from public areas.” 

8.2

The site is positioned on land lying between the rear 

of dwellings within the roads surrounding McWilliam 

Road. The topography of the surrounding area is 

such that the land slopes away towards the site, 

which means the site is sunken. This will afford the 

proposed dwellings a level of seclusion in relation to 

surrounding development.

8.3

The proposed development has been laid out in a 

mews form with dwellings clustered around a central 



 

  

8.8

Dwelling ‘House 2’ has an amenity area to the east. 

this area will not be overlooked by surrounding 

neighbours. There is an oak tree in this corner whose 

crown will overhand this garden area. This may 

produce dappled shade to the garden but will enable 

some sunlight to this area.

8.9

The ground floor living accommodation will open out 

onto the proposed amenity areas. 



9.1

The internal layout of the dwellings has been 

considered in order to create a high quality living 

environment that will maximise privacy, sunlight / 

daylight and provide future occupiers with an outlook 

without causing harm to existing neighbouring 

occupiers. Windows have been carefully proportioned 

and positioned in order to minimise the perception of 

overlooking between the proposed new dwellings and 

neighbouring dwellings.

9.2

In terms of the living accommodation, main windows 

to the proposed dwellings have been placed on the 

eastern and western elevations as opposed to northern 

and southern elevations to reduce overlooking towards 

other dwellings.

9. Amenity 

9.3

The proposed development will enable good sized 

garden areas to each dwelling and will result in proposed 

dwellings being positioned far enough away from 1 

McWilliam Road. This is due to the covenant on the land 

which prevents development within the area shown west 

of the dashed line on the site plan ref. 140_PL_003. The 

resulting garden area for 1 McWilliam Road will be 

substantial and therefore large enough for the enjoyment 

of occupiers without harm arising between the existing 

dwelling and proposed. t is proposed to landscape the 

boundary with high hedging to create a screen between 

the existing plot and proposed.

9.4

Proposed House 3 will be positioned on the boundary 

with the rear of dwellings in King Edward Avenue. These 

dwellings have long rear gardens and therefore more 

than adequate separation distance exists between these 

dwellings and the site.

9.5

Proposed House 2 is positioned close to the boundary 

with no. 23 Endfield Road. This dwelling is set on 

higher ground and will therefore look down onto the 

site. House 2 has been designed with amenity space 

stretching eastwards away from the rear garden of the 

no. 23 Endfield Road. Main windows to the proposed 

dwellings have been positioned on the east and west 

elevations to avoid any perception or opportunity 

for overlooking between the proposed and existing 

dwellings. 

9.6

The proposed turning head has been positioned 

centrally within the site and the front of dwellings to 

minimise any adverse disturbance from vehicles. The 

Inspector concluded in respect of the proposed access 

and turning facilities in the previous appeal that:



 “Vehicles passing nos. 8 and 3 would be 

confined to the existing track and parking and turning 

would take place deep within the plot away from the 

boundary with no. 3...I consider occupiers of these 

existing dwellings would not be likely therefore to 

experience unreasonable disturbance from vehicle 

movements..”

10.1

The proposal will involve felling four trees within 

the southern section of the site. These trees are not 

considered of high amenity value or of good quality. 

A Tree Survey and Arboricultural method statement 

is submitted separately to support the planning 

application. A summary is set out as follows:

• Four trees identified for removal are the lowest 

quality trees on the site and are identified as 

having short longevity

• The loss of these trees can be mitigated by the 

replanting of large advanced nursery stock

• Careful species selection for replanting can 

improve the long term amenity of the area and 

enhance biodiversity

10. Arboriculture and Landscaping  



11.1

The proposed dwellings have been designed as 

two-storey, modest family houses of a domestic scale. 

Each dwelling is identical in terms of scale and form 

measuring a total of 90 sq m each.

11.2

The resulting footprint areas and plot sizes are 

comparable to dwellings backing onto the site in 

Endfield Road. Given the back-land position the 

proposed development has sought to retain as much 

open space as possible to appear sympathetic 

towards the character and appearance of the area 

and the outlook currently enjoyed by surrounding 

dwellings.

11.3

Pre-application advice stated in respect of the scale 

of the proposal that:

11. Scale / Appearance

 “The design is for two storey dwellings with 

gabled roofs and a first floor over an open car port 

area at ground level, with timber cladding to the 

elevations. I consider that the scale and design of the 

dwellings is broadly acceptable..”

11.4

This advice on the proposals further confirmed that 

the two additional houses proposed on the southern 

side of the site are ‘sufficiently removed from the 

Listed Building and would not create an over intensive 

development or harmful density.’

11.5

The scale and density of the proposed dwellings has 

been accepted by planning officers.

11.6

The proposed dwellings have been designed as 



Essex barn style properties. This is an appropriate  

approach given the backland, semi-rural character 

of the site. Pre-application advice stated that ‘any 

application should preserve the rural like setting of 

the cottage, with the mature landscaping and trees 

and space around it.’

11.7

The proposals have responded to pre-application 

advice, which confirms the acceptance in terms 

of scale, design and appearance of the proposed 

development. 



is the adopted highway. McWilliam Road serves a 

limited number of properties and therefore the number 

of vehicles in this location are considered to be limited 

and primarily of local origin, and hence aware of the 

existing access road which will be serving the proposed 

properties. There is therefore no highway objection to 

the intensification of the access here for the number of 

dwellings proposed.” 

12.3

Pre-application advice also confirmed that the level of 

parking provision is acceptable. The proposed access 

and parking arrangements to the site are therefore 

accepted.  

12.4

The site is located within a highly sustainable location 

within close proximity to main bus routes along 

Wimborne Road, Winton. Wimborne Road is located 

12.1

The principle of using the eastern access drive to 

support the development of this part of the site was 

established by the previous appeal at the site.

12.2

Pre-application advice confirmed the following in 

respect of the access arrangements:

 “On balance, it is considered that 3 

additional dwellings is acceptable to be accessed 

from a private drive, as is the case here, which is 

effectively 2 additional dwellings when taking the 

previous appeal into account. It is acknowledged 

that it is not adopted, and whilst the access is narrow 

and therefore not ideal, it will be adequate for 

the number of dwellings proposed in this instance. 

Vehicles will be travelling at a slow speed when they 

exit the private drive onto McWilliam Road which 

12. Access

within a 4 minute level walk from the site. Regular 

buses go to Bournemouth town centre and railway 

station and therefore there is good access to local 

shops and services by foot or bus from the site, which 

will promote alternative forms of transport to and 

from the site. 





out of character.

13.4

The proposed access and parking arrangements are 

considered acceptable. The development proposes 

one parking space per dwelling and an additional 

two spaces to support the development. The proposed 

access drive was established as being an acceptable 

access to serve the site on the previous appeal. Pre-

application advice has confirmed that there is no 

objection on highway grounds. 

13.5

The site is sunken and in a back-land location. It is 

therefore out of view from surrounding public areas. 

The design approach of Essex barn style dwellings 

is appropriate for the semi-rural character of the site 

and will appear sympathetic towards the neighbouring 

cottage and immediate area.

13. Conclusion

13.1

Pre-application advice confirmed that the principle of 

developing the site in the form proposed is acceptable. 

The subdivided area of the site for the Listed Building is 

the same as previously approved. 

13.2

The additional houses are sufficiently removed from 

the Listed Building and will not create an over intensive 

development or harmful density that would detract from 

the cottage at 1 McWilliam Road. Sufficient space exists  

within this curtilage to respect the special interest of the 

building and grounds.

13.3

The proposed development is reasonably spacious with 

reasonable size of living space and external amenity 

areas. The scale and design has been accepted by 

planning officers and the development will not appear 




