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1.0

Previous Relevant Planning Applications and Appeals:

1.1

2010 – Planning consent and Listed Building Consent for alterations to rear
elevation to create new entrance to flat and formation of internal staircase Refused

2.0

Summary of Proposal:

2.1

Planning Consent is sought for a change of use of the A1 shop unit to a mixed
use shop and cafe (A1 and A3).

3.0

Relevant Policies:

3.1

The following Policies of the Core Strategy are considered relevant:
Policy CS9 – Enhancing District Centres
Policy CS38 – Minimising Pollution
Policy CS39 – Designated Heritage Assets

Policy CS41 – Quality Design
District Wide Local Plan:
Policy 4.4 – Development in Conservation Areas
Policy 5.19 – Core Shopping Areas
National Planning Policy Framework (2012)
4.0

Issues:

4.1

The issues to consider in my opinion are whether the proposal complies with
the relevant policies and other material planning considerations including:

4.2

Impact on the vitality and viability of the shopping area: The site lies
within a designated core shopping area. The area has a number of specialist
retailers as well as a good mix of services including a post office, banks,
building societies, cafes and restaurants. The area was laid out in the 1860s
and forms a compact shopping area of the late Victorian to Edwardian
period. It is part of a designated Conservation Area.

4.3

The site comprises a ground floor retail unit with residential accommodation
above sited in the Grade II Listed Westbourne Arcade. The shop unit is
currently vacant, although it is not known for how long this has been the
case. It was last used as an A1 retail unit.

4.4

A change of use is proposed to a mixed use of A1 (retail) and A3
(cafe/restaurant), for a retail art shop also serving some cafe drinks and light
foods. The applicant states that the specific use is intended to be primarily
an art gallery with initially a cafe use that is almost ancillary, with just one
table and one sofa for customers. The need for the change of use is to give
flexibility over the ability to offer a greater proportion of A3 cafe use if
required.

4.5

A recent (2012) retail survey of the whole of the Westbourne retail area
found approximately 65% of units were A1 uses, 12% A2 and 12% A3. The
number of A1 units is up 1% on a 2010 survey, the number of A3 units up by
0.5%, and there are fewer vacant units in 2012 compared to 2010 (7 vs. 10).
This indicates the shopping core is in relatively good health. There are more
A3 uses on the edges of the retail area, with a greater concentration of A1
uses in the heart of the retail area on Poole Road and in the Arcade itself.

4.6

Local Plan Policy 5.19 indicates that the loss of A1 retail uses to A2 or A3
uses maybe acceptable in core shopping areas providing the use will make a
positive contribution to the retail character of the area. The policy states
that such uses may be permitted provided it can be demonstrated that the
use will make a positive contribution to the diversification of the core and to
its retail character, vitality and viability. Core Strategy Policy CS8 echoes
Policy 5.19 in stating that it is important to enhance the vitality and viability
of shopping areas, and that proposals should contribute positively to the
range of services on offer. As noted above there is a strong A1 retail
element in the Westbourne area. Retail areas everywhere are under

pressure at the moment due to the economic situation and changing shopping
habits, but it appears that with a high number of retail units and a generally
low level of vacancies that Westbourne appears to have a relatively healthy
shopping core. The flexibility to offer a further range of different uses and
services is not considered to be detrimental to the retail character of this
area.
4.7

The proposed use retains a significant A1 retail element in the form of an art
gallery and shop in this case, and adds an A3 element by providing hot and
cold drinks and light foods to eat on the premises. The retention of a
significant A1 element together with a predominantly daytime use (8am6pm) indicates that this proposed use would contribute towards the vitality
and viability of this shopping area and would not be harmful to the shopping
centre offer.

4.8

Impact on the character and appearance of the area: The change of use
itself would retain an active ground floor commercial use with a shop window
and would not be harmful to the character and appearance of the area.
There are no external alterations proposed.

4.9

Impact on neighbouring residents: The application property is within a
predominantly commercial area and is surrounded by a number of similar
uses. There are some residential properties at upper floors within the vicinity
of the site, and residential units also exist to the rear of the site.

4.10

It has been stated that the use is primarily as an A1 retail shop. The cafe use
is proposed to be relatively small in scale, and would involve hot drinks and
light foods and snacks that are prepared off the premises. This means that
commercial extraction facilities are not proposed or required, subject to a
condition to limit the cooking of foods on the premises. This means that the
use would not have an impact on neighbouring residents in terms of noise or
odour from commercial extraction facilities.

4.11

The hours of use proposed are 8am-6pm Monday to Saturday and 9am to 4pm
on Sundays and Bank Holidays. It is considered that these hours are in
keeping with the other uses in this commercial area. It would not be a late
night use that would be harmful in terms of levels of activity or noise and
disturbance in the evening. The mixed use is very similar in terms of hours
of use and levels of activity to a solely A1 use, and therefore it is not
considered that it would be harmful to the residential amenities of
neighbouring residents.

5.0

Representations:

5.1

77 letters of objection and petitions containing approximately 105 signatures
have been received, raising the following material planning issues:
Too many cafes in Westbourne/loss of retail shop/impact on the vitality and
viability of the shopping area

This issue is discussed in Section 4.2 of the report above. It is considered that
the use would retain a significant A1 retail element, and would contribute
positively to the range of services on offer in the shopping area.
Impact on the character of the arcade
The use would retain an active commercial use with a retail shop front and
therefore would be in keeping with the character of the arcade. There is no
indication of any proposed physical changes.
Obstruction on the walkway
There is no indication provided that any tables and chairs are to be placed
outside the shop unit in the arcade.
Noise and disturbance
This issue is discussed in Section 4.9 of the report above.
Evening use
The use is not proposed to be an evening use, and an hours of use condition
can confirm this.
5.2

44 letters of support have been received, raising the following material
planning issues:
Positive re-use of empty unit
The use would complement the retail uses
A unique use proposed that would benefit the area

6.0

Conclusion:

6.1

In summary it is considered that the proposed change of use to a mixed use
A1 and A3 unit would not be harmful to the vitality and viability of the
shopping area and would not be harmful to the residential amenities of
neighbouring residents. It retains a significant A1 element, and the proposed
A3 element would complement the other uses in the retail area.

6.2

Having regard to the pattern of existing development in the area and
relevant provisions of the Development Plan, including the NPPF, it is
considered that subject to compliance with the conditions attached to this
permission, the development would be in accordance with the Development
Plan, would not materially harm the character or appearance of the area or
the amenities of neighbouring and proposed occupiers and would be
acceptable in terms of traffic safety and convenience. The Development
Plan Policies considered in reaching this decision are outlined in Section 3.1
of the report above.

7.0

Recommendation:
Grant, with the following 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: Proposed Floor Plans stamp dated 25 October
2012.
Reason: For the avoidance of doubt and in the interests of proper planning.
2. Hours of use
The use hereby permitted shall not be open to customers outside the
following times: 08.00 hours and 18.00 hours.
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) and Policy 5.19 of the Bournemouth
District Wide Local Plan (February 2002).
3. Extraction/food types
The use shall be limited to that specified in the written statement stamp
dated 25 October 2012, which forms part of this planning permission, and the
items of food that shall be available for consumption on the premises shall
be limited to those foods and snacks that do not require cooking or heating
on the premises, unless the prior written agreement of the Local Planning
Authority is obtained to any variation.
Reason: The use as proposed would not require the need for a mechanical
vent, extraction system or external flue and therefore would not give rise to
a harmful impact upon residential amenities or the visual amenities of the
area and would therefore accord with the provisions of Policy 5.19 of the
Bournemouth District Wide Local Plan (February 2002) and Policy CS38 of the
Bournemouth Local Plan: Core Strategy (October 2012).

