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1.0

Introduction

1.1

This statement accompanies a planning application for the removal of a pre-fabricated
hall and its replacement with a new two-storey building to provide an integrated
rehabilitation centre for AECC University College, together with links to the retained
older buildings on the site at 28 Parkwood Road (site known as the Garnet Campus).

1.2

AECC’s main campus is a substantial site located south of Christchurch Road and on
the western side of Parkwood Road in Bournemouth. The principal building on the
main campus is the former Convent of the Religious of the Cross, later a school until
1979 when the site was sold to the then Anglo-European College of Chiropractic.

Application
site

Main campus site

Fig.1 Site location plan

1.3

On the opposite side of the road is the former St Thomas Garnet’s Independent
School which closed in 2020 and was subsequently purchased by AECC University
College. It is this, the former school site, that is the subject of the current application.
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Former sports field

Prefabricated
building to be
demolished

Fig.2 Existing site plan

1.4

The report provides a description of the site’s heritage significance and an assessment
of the impact of the proposals, in accordance with the requirements of the National
Planning Policy Framework (the NPPF, February 2019) and to meet the council’s local
validation checklist for applications affecting heritage assets.

1.5

The report was commissioned by AECC University College and has been prepared by
Elaine Milton BSc (Hons) MSc DipArchCons MRTPI IHBC. A site survey was undertaken
on 7 December 2020.

1.6

The significance of the site was identified using the guidance contained within the
Historic England documents Conservation Principles, Policies and Guidance (2008),
4

Heritage Statement – AECC University College, Garnet Campus, Parkwood Road

Statements of Heritage Significance: Historic England Advice Note 12 (October 2019)
and Historic Environment Good Practice Advice in Planning Note 3: The Setting of
Heritage Assets (December 2017).
1.7

Information on the history of the site and surrounding area has been drawn from a
number of sources including historic map regression. The sources are presented on
p27.

1.8

A pre-application enquiry was made to the council in October 2020 under reference
PRE-1281 for the erection of a new rehabilitation centre on the main campus site.
That scheme involved the removal of the assembly/sports hall and its replacement
with a new building. Whilst a formal response from the Council is still awaited, the
Conservation Team commented on 12 November. In summary, the Conservation
Officer considered the hall to be of heritage value and as such raised concerns about
its proposed demolition, and indeed that the building should be treated as a ‘curtilage
listed building’. This is not a view that is shared and accordingly the applicant is
seeking to progress further dialogue with the Local Planning Authority on the matter
to help establish parameters for AECC University College’s estates strategy.

1.9

Due to the Integrated Rehabilitation Centre being part financed by time-limited grant
funding, in the absence of a definitive response to the University College’s preapplication enquiry it has been necessary to consider alternative options. The current
application offers an alternative scheme for the provision of a new rehabilitation
centre not involving the demolition of the hall and in a location suggested by the
council’s heritage team.
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2.0

Heritage Designations

2.1

The application site is not located within a designated conservation area.

2.2

None of the buildings on the site are designated heritage assets, i.e., none are listed
buildings.

2.3

None of the buildings on the site have been included on the Council’s list of locally
important buildings (the Local List).

2.4

On the main campus site, on the other side of the road, is The Convent of the
Handmaids of the Sacred Heart of Jesus (Boscombe Convent School, Senior
Department) which was added to the List of Buildings of Special Architectural or
Historic Interest at Grade II on 27 February 1976. It is therefore deemed by Historic
England to be a building of national importance and of special interest. The list entry
for the convent reads as follows:
‘Former Convent of the Cross. Big symmetrical Elizabethan-style E-plan front
in Purbeck rubble 1889, 4-storey shaped gables to centre and wings, 2 storeys
and attic between. Porch with sculptured angels adoring cross in spandrels,
canted oriel over. Windows stone-mullioned, mostly 3-light with transom or
2-light with transom. Asymmetrical rear: north wing (with 2 narrow transverse
gables) and far-projecting central wing both end in shaped gables, shorted
south wing (with transverse shaped gable and 1 transverse ordinary gable)
connects to chapel: Early English style, 5 bays, lancets with continuous arcade
of big blind relieving arches. Gabled bellcote with fleche on ridge’.

2.5

To the west of the former convent, is the Roman Catholic Church of Corpus Christi,
which was added to the List at Grade II on the 27 February 1976. The list entry for the
church reads as follows:
‘1895-6, J W Lunn of Great Malvern for Baroness Pauline von Hugel. Tall tower
with octagonal belfry, 1932-5 by W C Mangan who also lengthened the nave.
Early English style, red brick with stone dressings, 6-bay nave with doublechamfered arches on octagonal columns, paired lancets to aisles with
hoodmould and stringcourse, lancet clerestory. Polygonal south-west
baptistry, 2 polygonal chapels off aisles. Chancel of 2 bays with polygonal apse,
detached stone colonnettes of inner arches of lancets carried down to
stringcourse just above altar. Apse also to south chapel, transseptal north
chapel. Brass to Baroness von Hugel (died 1901) by Hardman.’
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The application
site

Corpus Christi
Church (listed
Grade II)

The former convent
(listed Grade II)

Fig.3 Plan showing listed buildings in the vicinity of the site
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3.0

Description of Site

3.1

The former school covers a site on the eastern side of Parkwood Road at the
‘Christchurch Road end’ of Parkwood Road. The site is roughly triangular in shape,
sited between Parkwood Road (west) and Harvey Road (east). The former school
buildings are on the western and southern sides of the site, whilst the former sports
field is on the north-eastern side of the site.

Fig.4 Aerial view of site

3.2

The former school buildings are an assortment of different buildings of various scale,
design and age. The ‘original’ (and oldest) building on the site is a two-storey brick
and render building with a steeply pitched Welsh slate roof and a shallow projecting
gable element on the western elevation. To the north, attached to the former building
by a narrow link element, is a linear two-storey building with tri-partite windows and
a shallow-pitched slate roof with a hip on the northern end. To the north of this
building, but not attached, is a modern flat-roofed one-and-a-half storey prefabricated
building with a ramped access to the central front door.
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Fig.5 View from Parkwood Road to site

3.3

To the side (southern side) and rear (eastern side) of the ‘original’ building, and facing
towards Harvey Road, are a series of single-storey additions with pitched slate or flat
roofs that wrap around the ‘original’ building. In addition, there is an L-shaped brick
and render property which also forms part of the site. It has a flat roofed extension
against its northern elevation, beyond which is the former sports field.

Fig.6 View from Harvey Road to site

3.4

The site is surrounded on all three sides by a close boarded fence. There are a number
of trees of various species on the site, particularly bordering the perimeter of the site.

9
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Fig.7 View looking northwards along Parkwood Road towards the site

3.5

Opposite the site, on the western side of Parkwood Road, is the main AECC University
College campus. The main building of the campus occupies the former Convent of
the Handmaids of the Sacred Heart of Jesus, formerly a school vacated in 1979. The
building is an imposing Elizabethan-styled stone building dating to the late 19th
century. As well as the main building, there are a number of other structures on the
site, including a large, relatively recently constructed block to the rear and a large
carpark (formerly the sports pitches).

3.6

Surrounding the site is a high gault-brick wall with three access openings flanked by
brick piers along its Parkwood Road side. A number of mature trees line the edge of
the site (along Parkwood Road), including a majestic monkey-puzzle tree (Araucaria
Araucana).
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Fig.8 View looking southwards along Parkwood Road – note the tall monkey puzzle tree

3.7

To the north of the AEEC University College campus is a modern brick-built parish hall
set behind a low gault brick wall. To the north of the parish centre, but on the same
side of the road, is St James’ Square, bordered on the western and northern sides by
houses with a central green area containing trees and play equipment and bordered
by metal railings.

Fig.9 Looking towards St James’ Square with Corpus Christi church in the background and the
edge of the parish rooms in the foreground (left-hand side)

3.8

To the south and east of the site is Harvey Road, a residential street with detached
two-storey houses dating from the early 20th century. Leading off Harvey Road are
11
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Pauncefote Road and Colville Road, both of which are residential streets containing
early 20th century housing.

Fig.10 Eastern side of Harvey Road

3.9

Immediately to the north of the site, at 24 Parkwood Road, is a detached, rendered
two-storey villa-style house which is divided into flats.

Fig.11 House north of the site (24 Parkwood Road)
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4.0

History

4.1

Bournemouth and Boscombe to its east were sparsely inhabited areas of heathland
prior to the development of Bournemouth from the mid-19th century as a Victorian
seaside holiday destination.

4.2

One of the earliest houses in Boscombe dates to 1801 and was originally known as
Boscombe Cottage (thereafter Boscombe Alcove, Boscombe Lodge and Boscombe
House until finally Shelley Park). It was originally owned by Mr Phillip Norris. It
increased in size as a result of the Enclosure Law of 1801 and was sold various times
during the first half of the 19th century until the house and estate were eventually
purchased by Sir Percy Florence Shelley in 1849 who extended the house considerably,
including the construction of a theatre. The house was originally approached from
the Christchurch Road by a drive which followed the line of the present-day Chessel
Avenue.

4.3

At the beginning of the 1860s Boscombe East was essentially formed of the Shelley
estate and some scattered cottages and lodges. From 1865 land was released for
development which happened rapidly until the end of the 19 th century, hastened by
the promotion of the spa waters at Boscombe and the opening of two stations,
Pokesdown and Boscombe.

4.4

Parkwood Road is on land formerly part of the Shelley estate and the majority of
houses therein appear to date from the late 19th/early 20th century. The 1899 OS map
illustrates that the road had been developed by that date. On the site itself, there
appears to a single house towards the northern side of the triangular plot of land, in
the position occupied by the current main building. On the main campus site
opposite, the convent is constructed but only half of the footprint of the present
building.

13

Heritage Statement – AECC University College, Garnet Campus, Parkwood Road

The site

Fig.12 1899 OS map

4.5

By the time of the 1909 map, the convent has been extended, reflecting its current
form.

Plot now part of site,
house demolished

The site

Fig.13 1909 OS map
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4.6

The historic maps would suggest that the Garnet site had been extended northwards
and that the former detached house that occupied this ‘incorporated’ plot was
subsequently demolished. Historic maps also evidence the fact that the linear twostorey extension was constructed sometime after 1963 but before 1969.

4.7

The site is annotated as a school on the OS map dating between 1954-70 and was
originally the junior department of the Convent school. The sited was gifted to the St
Thomas Garnet’s trustees in 1979 to provide an independent Roman Catholic school.

4.8

St Thomas Garnet’s Independent School occupied the site from 1979 to August 2020
when it closed. The site was subsequently purchased by AECC University College
which used the buildings as overspill accommodation.
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5.0

Assessment of Significance
Former St Thomas Garnet’s School Site (Garnet Campus)

5.1

The main brick and render building on the campus is of some interest for its reflection
of the general character and style of residential properties constructed along
Parkwood Road at the turn of the 20th century. The building has limited aesthetic
appeal, however: The barge boards are plain, not decorative like other houses in
Parkwood Road and the original windows have been replaced with top-hung PVCu. It
retains its original Welsh slate roof and brick chimney stacks and decorative window
and door lintels to some openings. The single-storey additions against the south and
east elevations detract from the appearance of the building and prevent an
appreciation of its original form.

5.2

The two-storey extension, abutting the northern gable wall of the main building, reads
very clearly as a mid-20th century classroom extension. The large tripartite windows
are PVCu, as is the single door on the west elevation. The Welsh slate roof (with cross
at the hipped end), render and painted brick enable the building to ‘blend’ with the
main building.

5.3

The detached flat-roofed blue building on the northern side of the site is a modern
prefabricated building. It appears incongruous within the site and presents a poor
appearance to the street.

5.4

The L-shaped ‘originally detached’ building on the eastern flank of the site, and which
possibly dates to the 1930s/1950s (the brick is laid in stretcher bond and it has deep
overhanging eaves) is not of architectural merit but is of some albeit limited interest
for its religious references.

5.5

The site is surrounded by a combination of a low brick wall with a close boarded fence
atop (Parkwood Road), or a close boarded fence (Parkwood Road and Harvey Road).
The walls demarcate the plot and provide the site with a sense of enclosure from the
street.

5.6

The trees on the site give it a verdant character that complements the wider area,
particularly the trees along the boundary of the main campus site (across the road)
and the trees at St James’ Square, to the north of the site.
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Contribution of Garnet Campus to the Area
5.7

The site makes a modest contribution to the street scene by virtue of its remnant
residential character, reflecting the predominant character of Parkwood Road. The
original building on the site, being a former detached house, echoes the general form
of residential development in the area, in particular numbers 2 to 24 Parkwood Road.

5.8

The verdant character of the site, particularly in view of the shape of the site being
roughly triangular and at the confluence of two roads – Harvey Road and Parkwood
Road - and the relatively close proximity of the treed main campus site across the
road and St James’ Square slightly to the north, contributes positively to the leafy area.

5.9

The enclosure of the site via a combination of fence and low wall on Parkwood Road,
or fence on Harvey Road, reflects the traditional enclosure of plots and the
demarcation between public and private spaces.

Main Campus (west side of Parkwood Road)
5.10

The former Convent of the Handmaids of the Sacred Heart of Jesus opposite the site
is a Grade II listed building of significance primarily for its architectural and historic
interest as a late-19th century convent designed in an imposing Elizabethan revival
style with strong architectural elements.

5.11

The tall brick wall along Parkwood Road which encloses the campus, contributes to an
understanding and appreciation that this was formerly a convent and school site, in
contrast with the surrounding suburban environment.

5.12

The trees on the campus enhance the setting of the former convent and link it with
the wider area, particularly Woodland Walk which is just beyond the western
boundary of the site.

5.13

In view of the extensive character of the campus and its siting in an otherwise largely
residential area, together with the associated attributes of the site, the main building
is considered to make a strong positive contribution to the character of the area.

5.14

Given the two sites (Garnet and main campus) have only recently been linked in
function, they are of very different characters.
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Fig.14 View looking northwards along Parkwood Road (main campus on the left, Garnet
campus on the right)
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6.0

Proposals

6.1

The current proposal is for the demolition of the prefabricated building and its
replacement with a two-storey structure, providing an integrated rehabilitation centre
associated with the main campus site.

Fig.15 Proposed site plan

6.2

The new building would essentially be linear in form, orientated roughly east-west in
the plot. It would be two-storey with a pitched roof, although there would be singlestorey elements to the front to provide an entrance lobby and reception area, and a
larger single-storey element at the rear. The new building would be linked to the
existing building by an open-sided verandah structure set against the east elevation.
The new building would sit slightly proud of the existing buildings to clearly signpost
the entrance.

6.3

The walls of the building would mainly be render with some of the single-storey
elements having vertical timber cladding and a two-storey projection on the northwest elevation of facing brick. The main roof would be a standing seam metal roof
with PV panels on the south-facing slope. The roof over the curved entrance lobby
and reception area would be flat and a green roof, as would the roof over the rear
single-storey element.
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Fig.16 Proposed front (south-west) elevation

6.4

Internally, the ground floor would provide a: reception area; waiting area; three
private consultation rooms; a plant room and a large, zoned rehabilitation clinical
area. The first floor would accommodate a further six consulting rooms. A new opensided verandah, sited on the south-east side of the new building, would link all the
buildings (except Garnet House) on the site at ground floor level.

New building

New porch to existing
building
Fig.17 Proposed ground floor plan

6.5

A new entrance porch would be located against the south elevation of the existing
building, adjacent to the parking area.
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6.6

In terms of the position of the new building within the site, it would be set well away
from the north-east and north-west boundaries

6.7

The existing site entrance would be retained on Parkwood Road and this would be
used for ingress only. A new access would be formed by removal of part of the closeboarded fence on Harvey Road for egress. Two disabled parking bays and a cycle
shelter would be provided adjacent to the front entrance and a further eight car
parking spaces (ten in total) would be created to the south of the buildings within the
triangle.

6.8

Five trees of mixed quality are to be removed, one of which is covered by a TPO but
additional trees will be planted along the northern and western boundaries.
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7.0

Policy Context

7.1

A statutory duty exists under section 66(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990 (‘the Act’) for the local planning authority in considering
whether to planning permission for development that affects a listed building or its
setting to have special regard to the desirability of preserving the building or its setting
or any features of special architectural or historic interest which it possesses.

7.2

The statutory duty is reflected in the following policy of the Bournemouth Local Plan:
Core Strategy (2012):
•

Policy CS39 – Designated Heritage Assets

7.3

Policy CS41 of the Local Plan requires that new development including spaces, will be
well-designed and of a high quality and that development should, through its ‘scale,
density, layout, siting, character and appearance’ be designed to respect the site and
its surroundings.

7.4

National planning policy relating to the historic environment is provided within section
16 of the NPPF. It advises that heritage assets are an irreplaceable resource that
should be conserved in a manner appropriate to their significance.

7.5

Paragraph 193 of the NPPF advises that 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. The more important the asset, the greater the
weight should be. Significance can be harmed or lost through alteration or destruction
of the heritage asset or development within its setting. Any harm or loss to a heritage
asset’s significance should require clear and convincing justification, and needs to be
weighed against identifiable public benefits. Substantial harm or loss of a Grade II
listed building should be exceptional.

7.6

Paragraph 195 of the NPPF advises where proposals would lead to substantial harm to
the significance of a designated heritage asset, the proposals should be refused unless
it can be demonstrated that the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh that harm or loss, or all of four listed criteria
therein apply.

7.7

Paragraph 196 advises where proposals would lead to less than substantial harm to
the significance of a designated heritage asset, the harm should be weighed against
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the public benefits of the proposals, including, where appropriate, securing its
optimum viable use.
7.8

Paragraph 200 advises that local planning authorities should look for opportunities for
new development within the setting of heritage assets to enhance or better reveal
their significance.

7.9

The site is within the area covered by the Boscombe and Pokesdown Neighbourhood
Plan which was adopted in November 2019. The ‘land use map’ within the document
notes that the two sites (the main campus and the Garnet campus) are ‘designated’
under the community use heading.

Garnet site

Main campus site
Fig.18 Land use map in neighbourhood plan

7.10

Within the neighbourhood plan, Parkwood Road comes under character area 2. The
description of the area is:
‘This area is a (sic.) predominantly residential in character with a sylvan quality.
There are also a number of institutional sites with education and health
buildings located at the Bournemouth Collegiate school, Chiropractic college
(sic), Thomas Garnet Primary School and the health centre at Shelley Manor’.

7.11

The proposed planning policy for the character area is of a general nature and relates
mainly to residential aspects of the area and preserving green infrastructure. There
are no specific policies being suggested for the site.
23
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8.0

Heritage Impact Assessment

8.1

The removal of the unsympathetic prefabricated building would improve the
appearance of the site and would provide an opportunity for an enhancement of the
street scene.

8.2

The proposed replacement building would occupy a similar position within the plot.
The two-storey element of the building would be roughly in line with the adjoining
buildings and as such would not dominate or detract from the retained buildings on
the site.

8.3

The scale, design and materials of the new building and its degree of setback within
the plot would enable it to harmonise within the street scene. It would not stand out
or compete for attention with the former convent and therefore would not harm the
setting of the Grade II listed building across the road.

Fig.19 Proposed street scene elevation

8.4

The replacement building would be narrower in width than the existing such that it
would provide a greater space between it and the neighbouring property (24
Parkwood Road) and would sit comfortably within the site.

8.5

The new building would be longer and project further back into the site, occupying
part of the former sports field. Despite its increase in length it would not visually
dominate neighbouring properties, including 2 Harvey Road in view of the spatial
qualities of the site.

8.6

The form of the building would be broken down into various elements, minimising its
massing and creating articulation that would complement the evolved nature of the
site.

8.7

The design of the new building would be reminiscent of a sports hall/assembly hall
and would respect the prevailing educational character of the site.
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8.8

The new building would strike a balance between a contemporary building with
elements that tie it in to the existing buildings on site. For example, the projecting
entrance element has a flat roof that appear subservient to the existing buildings,
while the gable feature of the Parkwood Road facing elevation reflects the shallow
gable on the existing building.

8.9

The proposed materials for the new building would either reflect the materials of the
existing buildings, such as the use of brick and render, or introduce modern materials
that complement the contemporary tones of the building, such as the proposed metal
seamed roof, green roof or the vertical timber cladding.

8.10

The large areas of glazing (utilising aluminium glazing systems) would reflect the large
areas of glazing on the adjacent ‘linked’ building.

8.11

The proposed green roof on the flat roofed elements would contribute to the verdant
character of the site and the area’s biodiversity.

8.12

As such, the proposed new building would visually harmonise with the existing
retained buildings and enhance the appearance of the site.

8.13

The new porch, located against the south-east elevation of the existing building, would
be a glazed structure with a metal standing-seam pitched roof. The structure would
clearly sign-post the new entrance from the carpark. Its contemporary design would
complement the proposed new building on the site and as such would achieve a
harmonious form of development across the site.

Fig.20 Proposed south-east side elevation facing the new car park

8.14

Although five trees of mixed quality would be removed, including a TPO tree, the
majority of the trees would remain and additional planting would be provided thus
preserving the site’s amenity value and verdant qualities, important characteristics of
the area. The additional tree planting would provide greater screening and privacy for
neighbours and generally enhance the leafy nature of the environment.
25
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8.15

The retention of the existing low wall and the majority of the fencing would retain
traditional boundary and sense of enclosure. The new access on Harvey Road being to
the rear of the site would not affect the setting of the listed former convent.
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9.0

Conclusion

9.1

The former St Thomas Garnet’s School site contains no listed buildings or buildings
that appear on the Council’s local list but it is located across the road from the main
university college campus, which includes the Grade II listed Convent of the
Handmaids of the Sacred Heart of Jesus.

9.2

The removal of the existing prefabricated structure and its proposed replacement
would preserve and enhance the existing context of the school buildings. Although of
greater scale and massing than the existing structure, the proposed development
would sit comfortably within the plot and would not appear dominant within the
street scene.

9.3

The replacement building would be sympathetic in terms of scale, proportion, design
and materials. It would not compete for attention with the Grade II listed former
convent and the setting of the listed building would be preserved.

9.4

The proposals would satisfy the policy requirements of the current development plan
and the NPPF, which seek to protect the historic environment.

9.5

The proposed use of the site, as an overspill campus site for AECC University College,
would be an appropriate ongoing community use of the site, reflecting the aspirations
of the adopted neighbourhood plan and it would enhance the economic vitality of the
area.
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Date accessed: 4 January 2021
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England
Date accessed: 19 December 2020

Historic England - National Heritage List for England
Search the List - Map Search | Historic England

Date accessed: 20 December 2020
Google maps and streetview
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