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Design and Access Statement

This Design and Access Statement has been prepared by Urban 

Initiatives Studio Ltd on behalf of Taylor Wimpey Strategic 

Land in support of an outline planning application for the 

development of up to 875 homes at Roeshot Hill, Christchurch 

(the full description is provided in Section 1.3 of this document). 

The document has been prepared in line with Central 

Government guidance in order to provide an analysis of the 

design and accessibility benefits associated with the proposal.
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Staple Cross viewing towards the north-east
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1.1 Purpose of the document

1.1.1 This Design and Access Statement has been prepared 

by Urban Initiatives Studio Ltd on behalf of Taylor Wimpey 

Strategic Land in support of an outline planning application 

for the development of up to 875 homes at Roeshot Hill, 

Christchurch (the full description is provided in Section 1.3 of 

this document). 

1.1.2 The document has been prepared in line with Central 

Government guidance in order to provide an analysis of the 

design and accessibility benefits associated with the proposal.

1.2 Background and structure of 
document

1.2.1 The Design and Access Statement provides an analysis 

of the application site and sets out the principles that have been 

established and that have guided and informed the design. 

The structure follows the best practice guidance ‘Design and 

Access Statements: How to write, read and use them’ (CABE, 

2006). Five main sections follow this introduction:

1 Introduction

The majority of the Roeshot Hill is open arable fields with limited 
ecological value

Chapter 2 Process and site 

assessment

This chapter explains the stages undertaken in preparing the proposals, including a 

description of the site context and key implications this has for the proposals, a planning 

policy review, and the consultation process.

Chapter 3 Vision, Principles 

and Evolution

Based on the analysis in Chapter 2, this section sets out a vision for the development, and 

describes the design principles to be followed. It provides a description of the evolution of 

the design, as well as how the design has developed in response to consultation.

Chapter 4 Design This chapter describes the principal elements of the proposals and includes an illustration 

of how land use, amount of development, layout, scale, landscaping, and appearance can 

be accommodated satisfactorily within the site.

Chapter 5 Access This chapter describes why the access points and routes have been chosen and how the 

site responds to the existing road network. It establishes pedestrian, cycle, and public 

transport connections and assesses inclusive access, describing how everyone can get to 

and move through the place on equal terms, regardless of age and physical ability.

Chapter 6 Sustainability This chapter describes how the scheme has been designed in a manner that respects 

the environment, encourages sustainable lifestyles and minimises use of resources both 

now and in the future. A scheme that will provide a positive long-term contribution to 

Christchurch.

Chapter 7 Conclusion The final chapter summarises the key points made with regard to the design and access 

elements of the proposals.
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1.3 Scope and content of the 
application

1.3.1 This Design and Access Statement supports an Outline 

Planning Application. The application is described as:

‘Outline application with details of the means of access only to 

be considered, for a new and integrated neighbourhood to the 

north of Christchurch pursuant to Policy CN1 of the adopted 

Christchurch and East Dorset Core Strategy 2014 to provide for 

up to 875 dwellings (with up to 35% affordable housing). The 

access proposals comprise a new vehicular access to Lyndhurst 

Road, a new eastbound access on slip to A35 Christchurch 

Bypass, a new vehicular access (inbound only with emergency 

access) to Hawthorn Road  together with earthworks and 

ancillary works.  

Reserved matters to include: a new bus/community building 

access only from the existing retail store (Sainsbury) access; 

a central area of Public Open Space including two floodlit all-

weather 5 a side sports pitches; a community building with 

changing facilities (up to 350m2); 1 no. Local Equipped Area of 

Play (LEAP), a road bridge over the River Mude including junction 

proposals to Watery Lane;  additional Public Open Space; 

ecological mitigation; sustainable drainage system; earthworks 

including new landscaped bund alongside A35 Christchurch 

Bypass.’

Roeshot Hill site viewing westwards from the River Mude
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1.3.2 The application is in outline with only the principle 

of developing the site for the proposed new and integrated 

neighbourhood and the means of access directly to/from the 

A35 to be determined as part of the application.  Appearance, 

landscaping, layout, additional access proposals and scale are 

reserved for subsequent determination.

1.4 Design codes

1.4.1 This application also includes a suite of Design Codes 

for the proposed development which will make clear the 

intended design parameters, and establish a reference for 

design quality for the development. These Design Codes set 

out requirements for:

• Development character and building arrangement, layout and 

form and including principles of building interface, boundary 

treatment and roofscape;

• Street design for a hierarchy of residential and mews streets 

including carriageways, footways, shared space, on-street 

parking, and street trees; 

• Landscape principles for the public open spaces, swale 

corridors and streets and including consideration of street 

furniture; and

• Appropriate materials and details that will reinforce distinctive 

character areas.

1.4.2 The Design Codes are provided under separate cover.

1.5 Supporting documents

1.5.1 The Design and Access Statement includes a series of 

diagrams including access, land use, building heights, and open 

space strategy. These diagrams are illustrative and serve to 

demonstrate how the aims and principles in this application can 

be delivered. 

1.5.2 In addition to the Design and Access Statement and 

Design Codes the outline application consists of a number of 

documents that need to be considered as a whole, including: 

• The supporting application drawings;

• Planning Statement;

• Transport Assessment; 

• Environmental Statement (in several volumes);

• Landscape Strategy and Outline Specification;

• Retail Impact Statement;

• Viability Assessment; and

• Statement of Community Involvement.
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Figure 2.1: Site location and context
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2 Process and site assessment

2.1 Background to the proposals

2.1.1 The Roeshot Hill site is identified for a strategic housing 

allocation under Policy CN1 of Christchurch Borough Council’s 

Core Strategy (adopted April 2014). This allocation establishes 

the principle of residential development on the land.

2.1.2 The Core Strategy identifies the land as the Christchurch 

Urban Extension, which is on the northern edge of the existing 

Christchurch settlement area, bordered by Lyndhurst Road 

and the Christchurch By-pass to the south and by railway line 

and open countryside to the north. Part of the Christchurch 

Urban Extension area includes the existing Council-owned 

Roeshot Hill allotments, but these are excluded from our current 

proposals and planning application. However, the proposed 

scheme allows for the future integration of the allotments site, if 

it is brought forward for development in the future.

2.2 Site location

2.2.1 The application site covers an area of 39.71 Ha on 

the northern edge of Christchurch. It forms part of the wider 

Christchurch Urban Extension (allocated under Policy CN1 

of Christchurch Borough Council’s Core Strategy) and which 

extends to 45.5Ha.

2.2.2 The site is linear in form and extends in an east-

west orientation to approximately two kilometres alongside 

the Waterloo to Weymouth railway line. This railway line is 

on an embankment and defines the sites northern edge; 

the Christchurch By-pass and Lyndhurst Road define the 

southern boundary with Stewarts Garden Centre and a 

Sainsbury’s foodstore abutting the site. Somerford and 

Highcliffe neighbourhoods are located to the south whilst 

open countryside extends to the north of the railway line. The 

Roeshot Hill site is currently composed of a number of large 

arable fields.

2.2.3 The site is level and is bisected by the River Mude which 

flows southwards to Christchurch Harbour.

Figure 2.2: Site location plan

Figure 2.3: Topography
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2.3  Site history

2.3.3 The town’s railway station opened in 1862 but served as a branchline from Ringwood (this 

line was closed in 1935). The mainline, which now defines the northern edge of the Roeshot site, 

was opened in 1883. At that time the Roeshot site was largely agricultural land. The existing network 

of lanes including Ambury Lane, Watery Lane and Hawthorn Road are already evident in early maps 

of the area (refer to Figure 2.4 which shows a plan dating from 1867), with the principal routes being 

the east-west Lyndhurst Road and the north-south Salisbury Road. Burton is identifiable as a linear 

settlement strung along this route.

Figure 2.4: Historic Plan (1867) 

Early history
2.3.1 The town of Christchurch was originally a Saxon settlement that grew up between the 

rivers Avon and Stour. In 1094 the construction of the town’s most significant landmark, the 

Christchurch Priory, began and it was this that ultimately gave the town its name. 

2.3.2 Initially the town grew slowly in a linear form (along the High Street). By the latter half of 

the 19th century, this linear pattern had continued with development extending out east along the 

roads now known as Purewell and Stanpit and towards the coastal fishing village of Mudeford. 

The other notable village at that time was Burton. 

Figure 2.5: Historic Plan (1907) 
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Staple Cross
2.3.4 The meeting point of Salisbury Road, Hawthorn Road 

and Ambury Lane is identified in these historic plans as Staple 

Cross. This refers to what the Burton Conservation Area 

Appraisal identifies as ‘the remains of a preaching or market 

cross’. Historians have differing views on the history and origin 

of the cross and it may not be in its original location. 

2.3.5 Burton Conservation Area Appraisal states:  

‘It is suggested that the cross has been re-located here 

from elsewhere, possibly from Christchurch, and that it was 

originally larger. The name ‘Staple’ is usually associated with 

wool markets but it is unlikely that the name in this case refers 

to such a market. It is probable that the cross was erected 

as a boundary marker between the tithings of Burton and 

Christchurch.’

2.3.6 Other historians have stated that ‘staple’ in Old English 

meant simply a column or post. Historic images indicate 

the cross sitting on top of a barrow and according to some 

historians ‘monument re-use’ was widespread in Saxon times 

and that the cross may originate from this period. Others have 

dated it as 14th Century. 

2.3.7 The monument no longer sits on a barrow and 

appears much less grand than in the historic images. Some 

commentators suggest that Staple Cross was knocked down 

by an American army unit in WWII and hence its changed 

appearance. Staple Cross has been designated as a Scheduled 

Ancient Monument and its setting must be carefully considered. 

ABOVE: Staple Cross Scheduled 
Ancient Monument is 
compromised by existing road 
infrastructure; RIGHT and FAR 
RIGHT: Historic images of Staple 
Cross
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20th Century
2.3.8 Through the early part of the 20th Century Christchurch expanded northwards and 

westwards and along the coast eastwards towards Mudeford. Linear development also appears 

on Somerford Road to the east of the town. 

2.3.9 More significant change took place in the post-war years when the fields immediately to 

the south of the Roeshot site were developed for housing; initially in Somerford in the 1950’s 

and later in West Highcliffe from the 1970’s onwards. Development of new housing at Somerford 

coincided with the construction of the A35 Christchurch By-pass which formed the northern edge 

Figure 2.6: Historic Plan (1947) Figure 2.7: Historic Plan (1960’s) 

of the settlement. Through the same period Burton has grown significantly from a linear settlement 

along Salisbury Road to a broader developed area extending to Salisbury Lane to the west.

2.3.10 In the latter part of the 20th Century further housing was developed at Highcliffe to 

the south of Lyndhurst Road. Christchurch has now virtually reached its limits in terms of 

administrative and environmental boundaries / constraints. The Roeshot Hill site remains the last 

area left within the town that is relatively unconstrained for development. In that context it was 

identified as the Christchurch Urban Extension in Christchurch Borough Council’s Core Strategy 

(adopted April 2014).
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Figure 2.8: Plan indicating Conservation Areas and Listed Buildings

2.3.11 Two Conservation Areas that are relevant to the Roeshot 

Hill site have been designated. 

2.3.12 The Burton Conservation Area includes Staple Cross and 

land at the western end of the Roeshot Hill site and extends 

northwards to include the historic Burton Village. There are two 

listed buildings on Salibury Lane that view westwards towards 

the Roeshot Hill site; Staple Cross Farmhouse, an 18th Century 

red brick building with a slate roof, and 1, Salisbury Road which 

is a 16th-17th century timber framed house with later alterations 

and additions.

2.3.13 Verno Lane Conservation Area is located to the south of 

Lyndhurst Road at the eastern end of the site. It includes a Grade 

II listed thatched cottage that fronts onto Lyndhurst Road.

2.3.14 Careful consideration has been given to the setting of the 

Conservation Areas in developing the proposals for Roeshot Hill.

Staple Cross farmhouse on Salisbury Lane
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2.4 Planning policy context

Core Strategy – Site Allocation
2.4.1 The Christchurch and East Dorset Local Plan Core 

Strategy (adopted April 2014) identifies land at Roeshot Hill 

as Christchurch Urban Extension. The Council undertook a 

masterplanning exercise in 2010 to inform the site allocation. 

This included consultation on options for the site and resulted in 

the allocation of land for 950 homes as set out in Core Strategy 

Policy CN1 below:

Policy CN1
Christchurch Urban Extension
Land south of the railway line to the east of Salisbury Road to 

the borough boundary at Roeshot Hill is identified for a strategic 

housing allocation and will be released from the Green Belt.

The Urban Extension will act as an attractive gateway to the north 

of the borough connecting to the existing historic settlement of 

Christchurch. Development within the site will achieve a high 

standard of design which reflects high quality examples of local 

vernacular, respects local densities, historic and environmental 

features. The development will comprise two walkable 

neighbourhoods and be well connected to the existing urban 

area and the wider rural countryside through enhanced bus 

connections, footpaths and cycle ways.

A local centre at the heart of the development will form the focal 

point for the development where local services will be enhanced. A 

central green space within the development will create an attractive 

and usable environment within a network of open spaces that link 

to a green infrastructure network to the countryside in the north 

and southwards along the Mude Valley to the coast. The River 

Mude will become a key green spine through the heart of the site 

that will create an area of biodiversity and recreational value.

The Roeshot Hill Allotments will be relocated to a suitable site 

and the overhead power cables will be moved underground in 

order to maximise the potential of the site for housing, and to 

create a high quality development.

Housing Strategy

About 950 dwellings will be delivered on the allocated site 

and located in accordance with the Council’s Strategic Flood 

Risk Assessment.

The mix of housing delivered in the Urban Extension will be 

informed by the Council’s Strategic Housing Market Assessment 

and the master plan which provides the basis for an appropriate 

housing mix and proportion of housing type.

Affordable Housing

Up to 35% of all housing on the site will be affordable. The 

Council will seek to maximise affordable housing provision in 

accordance with Policy LN3.

Densities

The Urban Extension Masterplan sets out residential plots of 

varying densities across the site which will inform development 

proposals and provide the basis for acceptable densities. 

Acceptable densities will be in the region of 26 - 46dph.

Design

The Urban Extension will achieve a high quality of design consistent 

with the principles set out in the master plan. The buildings within 

the site will pick up on the town’s high quality examples of local 

vernacular, whilst also appreciating local densities and typologies 

and the need to provide sustainable, marketable and flexible units. 

New development will also avoid adverse impacts on the adjoining 

Burton and Verno Lane conservation areas and the setting of the 

Staple Cross Scheduled Ancient Monument will be enhanced.

• A pedestrian / cycle link through the urban extension site from the bridleway at Roeshot Hill
(north section of Verno Lane) to Hawthorn Road and from Ambury Lane to Old Lyndhurst Road.

The development will be required to mitigate its impact on the transport network with the provision
of improvements to the following:

A35 Lyndhurst Road
A35 Staple Cross Junction

Contributions towards the following junctions may also be required including:

A35 Somerford Roundabout
A35 Stony Lane Roundabout
A35 Fountains Roundabout

Map 6.1 Christchurch Urban Extension

Christchurch and East Dorset Local Plan Part 1 - Core Strategy66

Christchurch New Neighbourhoods6

Core Strategy site allocation (Policy CN1)
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Local Centre and Central Park Area

The western and eastern neighbourhoods will be anchored by 

a local neighbourhood centre adjacent to a central greenspace. 

The local centre will provide a community hub and cater to local 

day to day needs with small scale retail provision and local health 

services. The existing Sainsbury’s, retail units and Stewarts 

Garden Centre will form part of the centre.

The Sainsbury’s store within the Urban Extension and food 

stores nearby on Somerford Road provide a good range of 

convenience goods provision to meet local need over the 

plan period. Proposals for additional provision of convenience 

and comparison floorspace within the Urban Extension must 

demonstrate no adverse impact on the vitality and viability of 

Christchurch and Highcliffe Centres.

The central greenspace adjacent to the local centre will provide 

the focus for recreational facilities including new playing pitches, 

formal open space provision, areas of informal recreation and 

natural green space.

On Site Ecology

A river buffer will be established within the Urban Extension along 

the River Mude to conserve natural habitats and protected species. 

Biodiversity enhancements will be provided within this buffer zone.

Open Space and Recreation

The quality of provision must also reflect the relationship of the 

Urban Extension to provision in the adjoining ‘Local Needs Areas’ 

of Christchurch North, Central and East as defined in the PPG17 

study. The provision of on site sports, recreation and open space 

will be consistent with the recreational strategy set out in the 

master plan. The railway buffer area will contribute to the green 

infrastructure of the Urban Extension with adequate access, 

lighting and natural surveillance from properties.

Allotment Provision

The Roeshot Hill Allotments will be relocated to a suitable site 

in accordance with statutory requirements. This site will serve 

as a ‘hub’ site for the borough in delivering a level of allotment 

provision contributing towards projected borough wide allotment 

requirements to 2028. The specification for replacement allotments 

should be consistent with the Council’s Allotments Strategy (2012).

Protection of International, European and Nationally 

Designated Habitats

Suitable Alternative Natural Greenspace will be provided north of 

the railway line in an area extending eastward from Salisbury Road 

to Burton Common SSSI to avoid and mitigate any impact of the 

development on the South East Dorset Heathlands, the New Forest 

and the SSSI. This SANG will link to a wider green infrastructure 

network, including a provision of links in the Urban Extension and 

a southern link through the Mude Valley to the coast. Part of the 

SANG provision may fall outside the borough boundary.

SANG provision must be in accordance with the criteria set 

out in Policy ME2 and Appendix 5 of the Core Strategy. The 

Christchurch Urban Extension SANG Strategy (2012), agreed 

with Natural England demonstrates an acceptable approach to 

mitigating the impact of the Urban Extension.

Overhead Power Cables

The overhead high voltage power cables will be realigned and 

undergrounded within the railway noise buffer zone.

Sustainable Construction and Renewable Energy

The Urban Extension will be required to comply with climate 

change policies in Chapter 13 (Managing the Natural 

Environment). Future energy requirements for the site will include 

dwelling based sources, e.g. heat pumps, solar photo voltaic and 

solar thermal.

The provision of technologies, such as site wide combined heat 

and power will also be encouraged, subject to feasibility and 

viability. Any planning application should consider a site-wide 

energy and/or heating solution unless it can be demonstrated 

that a better alternative for reducing carbon emissions for the 

development can be achieved.

Flood / Water Attenuation

Sufficient land will be identified for the provision of surface 

water storage. The level and location of flood storage required 

to support this option will be agreed in consultation with the 

Environment Agency.
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Transport and Accessibility

Access will be established to the site consistent with the 

master plan with access points envisaged at Staple Cross, the 

Sainsbury’s access road (bus only) and two further points along 

the Lyndhurst Road. These routes will be connected through 

an internal road network to enable buses to be routed through 

the development to the Sainsbury’s bus interchange, and to 

allow the interconnection of the eastern and western sections 

of the development.

As part of the pedestrian and cycle network to promote 

sustainable travel patterns from the outset and support SANG 

function, the transport strategy for the site must include:

• A pedestrian / cycle link through the urban extension site 

from the bridleway at Roeshot Hill (north section of Verno 

Lane) to Hawthorn Road and from Ambury Lane to Old 

Lyndhurst Road.

The development will be required to mitigate its impact on the 

transport network with the provision of improvements to the 

following:

• A35 Lyndhurst Road 

• A35 Staple Cross Junction

Contributions towards the following junctions may also be 

required including:

• A35 Somerford Roundabout 

• A35 Stony Lane Roundabout 

• A35 Fountains Roundabout

Statutory designations
2.4.2 Development proposals for the Christchurch Urban 

Extension must be responsive to a number of other statutory 

designations:

• Part of the site allocation is located within the Burton 

Conservation Area and Verno Lane Conservation area is 

located immediately to the south east;

• Staple Cross is a Scheduled Ancient Monument; 

• There are a number of listed buildings close to the site; and

• The site is located close to sites of local, national and 

international importance to nature conservation (refer to 

Section 2.6 of this document).

Open space strategy
2.4.3 Over and above the need to provide SANG to mitigate 

any impact of the development on the South East Dorset 

Heathlands, the New Forest and the SSSI, the Christchurch and 

East Dorset Local Plan Core Strategy adopted in April 2014 sets 

out requirements for open space. This is detailed in Policy HE4 

and identifies a requirement of 3.75 hectares of open space per 

1,000 people (ie 37.5 sq m per person). This figure is broken 

down as follows:

• Recreation grounds and public gardens including parks 0.5Ha 

per 1,000 population;

• Amenity green space 0.5Ha per 1,000 population;

• Natural and semi-natural green space 1.0Ha per 1,000 population;

• Active (outdoor) sports space 1.25Ha per 1,000 population;

• Children and young peoples space 0.25Ha per 1,000 

population; and

• Allotments 0.25Ha per 1,000 population.

2.4.4 Based on the development of 875 homes, with the 

average number of people per household at 2.42, this would 

give rise to an anticipated population of 2,117 people living 

on the Roeshot Hill site. Applying policy HE4 this generates a 

requirement for 7.94 hectares of open space, with the following 

anticipated quantums of each type, associated with the 

development proposals:

• Recreation grounds and public gardens including parks - 1.06 

hectares;

• Amenity green space - 1.06 hectares;

• Natural and semi-natural green space – 2.12 hectares;

• Active (outdoor) sports space – 2.65 hectares;

• Children and young peoples space – 0.53 hectares; and

• Allotments - 0.53 hectares.

2.4.5 These are recommendations only and we have been 

working with the Council officers to provide appropriate open 

space to meet both needs and respond to the particular 

conditions of the site. It was recognised that the site is 

challenging due to its elongated configuration, its definition 

by a busy road and railway line, and flood risk and ecological 

considerations. In this context a flexible approach to meeting 

the open space requirements of Policy HE4 would be taken.

2.4.6 A separate Landscape Strategy amd Specification 

document has been prepared and forms part of our planning 

submission.
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2.5 Physical context and appraisal:  
 Character

The character of a place reveals the unique qualities of a place 

and its people, and their sense of identity. It needs to be assessed 

in a number of ways, including consideration of character areas; 

the hierarchy quality and function of its spaces; its historic and 

cultural heritage; and description of its physical context, including 

topography.

The site
2.5.1 The Roeshot site is contained to the north by a rail 

embankment and to the south by the Christchurch By-pass and 

Lyndhurst Road and extends to two kilometres long in an east to 

west orientation. The site is 350m across at its widest point but 

tapers to 120m at the western end and 50m at the eastern end. 

The land is flat and open and there are few hedgerows or mature 

trees to break the long east-west views across the land. The 

River Mude flows north to south through the centre of the site 

and this small watercourse, no more than a brook through the 

site, provides a feature within the landscape. Native vegetation 

grows alongside the stream and water flows across Ambury Lane 

at the meeting point of this historic route with Watery Lane.

2.5.2 Ambury Lane extends westwards to Staple Cross and 

this end of the site is both richer in character and history. Whilst 

the lane is defined by hedgerows along its length there are very 

few trees along its eastern portion (and none of any stature or 

maturity). Towards Staple Cross however a row of mature pine 

trees alongside the Christchurch By-pass provide an attractive Corsican pine trees alongside Ambury Lane
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feature that adds to the character of the area. This part of the 

lane has a charming rural character, despite the noise from the 

adjacent by-pass.    

2.5.3 Ambury Lane meets Hawthorn Road and Salisbury Road 

at Staple Cross and this is both the setting of a Scheduled Ancient 

Monument and the location of Staple Cross Farm. A number of 

farm buildings are set back around a courtyard to the west of 

Salisbury Road and two cottages front directly onto Hawthorn 

Road. Whilst the character of the area is rural the proximity of the 

by-pass and noise emanating from it dominates the setting. 

2.5.4 A pedestrian bridge from Staple Cross provides access 

over the by-pass to Somerford to the south but for the remainder 

of its length the by-pass is a barrier to north-south movement.

2.5.5 High voltage overhead lines extend the length of the site 

with eight pylons supporting the cables. 

2.5.6 The railway embankment curtails views to the open 

countryside to the north. This embankment is between 5.5 

and 6.0 metres high and was constructed in the 19th Century. 

Salisbury Road, Hawthorn Road and Watery Lane pass under 

the rail line through impressive brick archways. At Watery Lane 

a separate narrower arch provides a route through which the 

River Mude flows.

2.5.7 Views of the fields to the north are possible through these 

archways but the embankment effectively contains the Roeshot 

site and separates it from the more open landscape to the north. 

2.5.8 The character of the embankment varies through the site. 

The length to the east of Watery Lane is well treed but trees on 

the western portion are more sparse. The land starts to rise at 

the eastern end of the Roeshot site and open land makes way 

for mature woodland on Roeshot Hill. 

2.5.9 The eastern part of the site is bound by Lyndhurst Road 

and by the Roeshot allotments. A native hedge of variable 

quality defines these edges. Stewarts Garden Centre and a 

large Sainsbury’s foodstore are located immediately to the west 

of the allotments. Access to these uses is via a roundabout 

on Lyndhurst Road and an extensive car park associated 

with the foodstore dominates the environment in this area. 

The Sainsbury’s foodstore and its service yard back onto the 

Roeshot Hill site.

Overhead HV cables are prominent viewing eastwards from Staple Cross 

Watery Lane passes under the elevated railway adjacent the River Mude 
in the centre of the site

Viewing eastwards from the layby at the eastern end of the site 
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Adjacent Areas

Burton Village
2.5.10 Burton Village is located to the north west of the Roeshot 

site. Older parts of the Village extend along Salisbury Road 

but the village expanded significantly in the 1970’s and 80’s to 

approximately 1,700 dwellings. Older village buildings provide a 

mix of types informally strung along Salisbury Road and include 

farmsteads and former farmhouses together with a number 

of cottages and individual houses. A triangular green space 

forms the heart of the village and a range of modest eighteenth 

century cottages and grander Victorian houses together with St 

Luke’s Church enclose the space. 

2.5.11 The older part of Burton Village has been designated as 

a Conservation Area and here the principal materials are red 

brick, welsh slate and clay tiles with some thatched buildings 

interspersed. Boundary walls in red brick are also typical. Other 

buildings are rendered. 

2.5.12 The 1970’s housing is set within a green framework with 

houses fronting onto green spaces and with many large mature 

trees. Houses are two storey and laid out in small terraces or 

in pairs. Parking is often provided within frontages but in many 

locations homes front directly onto public green areas. 

Terraced houses in Burton dating from the 1970’s front onto a green space Terraces of brick built properties fronting onto Burton Green 

Larger brick built home in Burton with garage to the side A mix of properties around Burton Green
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Sopley
2.5.13 To the north of Burton is the small rural village of Sopley. 

It is a historic settlement, recorded in the Domesday Book and 

located on the convergence of several small lanes in the Avon 

Valley. The settlement provides approximately 270 homes. 

Most of the buildings date back to the 19th Century and are 

loosely arranged along the lanes. In the heart of Sopley however 

buildings are clustered around courtyards and this provides an 

interesting and characteristic typology. 

Somerford
2.5.14 This residential area was developed in the post-war years 

by the council and provides a mix of two storey houses and 

three storey flatted blocks. Houses are either semi-detached or 

arranged as short terraces set to the rear of front gardens that 

accommodate car parking. The area is defined by Somerford 

Road to the south, the Christchurch By-pass to the north and 

east and by Purewell Common to the west. The by-pass creates 

a barrier to movement and properties in Somerford back onto 

it. There is only one point of access onto the by-pass, at Burton 

Road, to the south of Staple Cross and a street closure at the 

southern end of this route serves to prevent through movement. 

As a result streets in Somerford serve the local area only and 

are quiet. Homes are laid out on a connected network of streets 

and are of a standard form with brick facades and tiled pitched 

roofs. Properties often benefit from large rear gardens. 

2.5.15 Character is provided in places through the public 

realm. The layout includes numerous smaller open spaces 

and these help to provide identity and improve legibility. Many 

routes include planted margins adjacent the carriageway 

thereby separating pedestrians from vehicles. This also helps 

to reinforce street hierarchy and legibility. On Southey Road, 

the main access off Somerford Road, a green strip is planted 

central to the road.

Informal arrangement of buildings structured around lanes and courtyards Many of the properties in Somerford are laid out as short terraces 
overlooking and enclosing the street space

Planting enhances the street environment on Southey Road, Somerford



23

West Highcliffe
2.5.16 West Highcliffe is located to the south of Lyndhurst Road 

and south east of the Roeshot site. This area was developed 

as a residential area through the 1970’s onwards and provides 

mainly two storey family housing. The area is accessed off 

Highcliffe Road and Hoburne Lane but the road network is 

discontinuous with a series of culs de sac accessed from 

Saffron Drive. This arrangement prevents through movement 

but creates a confusing and illegible environment for visitors. 

2.5.17 The northern edge of the area interfaces with Lyndhurst 

Road however, with the exception of a public house and two 

apartment buildings, properties back onto the route and are 

accessed from the south.

Somerford Roundabout
2.5.18 Christchurch By-pass, Lyndhurst Road, Somerford Road 

and Highcliffe Road intersect at the Somerford Roundabout. 

Development is set back away from the roundabout and the 

River Mude corridor passes north to south immediately to the 

west. A Sainsbury’s foodstore and its associated car parking 

and the Stewarts Garden Centre are located to the north of the 

roundabout and accessed off a second smaller roundabout a 

short distance to the east. 

2.5.19 The environment within this area is dominated by the 

road infrastructure and is inhospitable for pedestrians. Two over 

bridges provide access over the by-pass and Lyndhurst Road 

and these facilitate connection to the Roeshot site ensuring a 

continuous link along the River Mude corridor. Mature pine trees 

on the roundabout provide a positive feature. 

Implications for development
2.5.20 The definition of the Roeshot site by the railway line 

and roads creates a contained site and a natural extension of 

Christchurch. The by-pass is a barrier to movement and knitting 

the pattern of new development with Somerford to the south 

through a connected network of streets and routes is not possible. 

There is however an opportunity to establish some physical 

connections towards Highcliffe at the eastern end of the site. 

2.5.21 There are a number of features within the site that can help to 

shape the character and identity of the development. These include: 

• The brick railway arches through the railway embankment; 

• The River Mude and its corridor;

• Ambury Lane and the hedges and mature pine trees at its 

western end; and

• Staple Cross and the assembly of farm buildings and 

cottages at the western end of the site. 

2.5.22 There are also a number of characteristic features of 

development within the surrounding area that can help to guide 

the form and layout of the new development. These include:

• The arrangement and layout of farmsteads and associated 

buildings around courtyards within the more rural parts of the 

area (notably in Burton and Sopley);

• The predominance of simple two storey brick buildings laid 

out in pairs or short terraces;

• The typical boundary treatment to plots – low brick walls; and

• The characteristic street arrangement that provides a low 

planted strip between the carriageway and footway.

Saffron Drive in West Highcliffe provides access but is not fronted by 
properties

Somerford roundabout is an inhospitable environment for pedestrians 
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2.6 Physical context and appraisal:  
 Landscape and open spaces

The quality and character of landscape and open spaces 

is essential to identifying opportunities for a healthy and 

active lifestyle, allowing the community to benefit from the 

environmental qualities promoted by green spaces.

Landscape and ecological setting
2.6.1 The Roeshot Hill site is located on flat land on the northern 

edge of Christchurch and within 2km of the south coast and close 

to sites of local, national and international importance to nature 

conservation.

International nature conservation designations
2.6.2 No statutorily designated wildlife sites are located within 

the site. Four sites of international importance occur within 

10km with the River Avon SAC and Avon Valley SPA/Ramsar 

situated c.580m away at the closest point. 

Figure 2.9: Plan indicating International Nature Conservation Designations
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National nature conservation designations
2.6.3 Eight Sites of Special Scientific Interest (SSSIs) and six 

Local Nature Reserves (LNRs) occur within 3km of the site, with 

Purewell Meadows SSSI and LNR being the closest. The River 

Mude passes through the site and flows directly into Christchurch 

Harbour SSSI to the south. Adequate measures to prevent 

pollution impacts or damage to the river and its adjacent habitats 

need to be put in place during the construction and development 

phase to avoid impacts to the SSSI.

2.6.4 The Urban Extension is located in proximity to the 

following habitats:

• Purewell Meadows SSSI (430m);

• Somerford SNCI (less than 30m south of the survey area);

• Burton Common SSSI (within 400m);

• Christchurch Harbour SSSI (2-3km);

• Avon Valley SPA, Ramsar (within 1.5km);

• River Avon SAC (Within 1.5km);

• New Forest SPA, SAC Ramsar (nearest parts of the National 

Park 4-5km); and

• Dorset Heaths SAC (within 3-4km).

2.6.5 There are no statutory ecological designations or local 

non- statutory designations within the site. The New Forest 

National Park is located a short distance to the east of the site.

Figure 2.10: Plan indicating National Nature Conservation Designations
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Local designations
2.6.6 There are six Local Nature Reserves within 3km of the 

site. Purewell Meadows Local Nature Reserve is to the south-

west and Mude Valley SNCI approximately 60m south of the 

site. Adequate measures to avoid water pollution are important 

both during and post-construction.

Figure 2.11: Plan indicating Local Nature Conservation Designations The River Mude corridor south of the Roeshot Hill site
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Figure 2.12: Plan indicating existing open space framework

Open space framework
2.6.7 Roeshot Hill site is located on the urban edge of 

Christchurch however a number of green corridors extend 

southwards into the urban fabric. The most significant follows 

the corridor of the River Mude and includes the River Mude 

SNCI. A pedestrian bridge across the Christchurch y-pass 

provides a connection to this corridor. Immediately to the south 

of the by-pass is Watermans Park which provides children’s 

play facilities and a sports pitch. 

Watermans Park in Somerford
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Landscape character of the site
2.6.8 The majority of the site is open arable and grazed fields 

of limited ecological value. Historically (prior to construction 

of the by-pass), the land was subdivided into nine fields west 

of the River Mude and five fields to the east. Many of the 

hedgerows have since been removed and the western portion 

of the site is now sub-divided into four fields and the eastern 

portion just one.

2.6.9 The trees and hedgerows on the site were surveyed by 

Ian Keen Ltd in March 2015 and they identified that ‘Generally 

throughout the site the tree stock is poor, there is a very limited 

number of trees of note the most striking arboricultural features 

of the survey are the linear groups of pines adjacent to the A35, 

on both sides of the road, and on the roundabout in the bottom 

corner of the site.’

2.6.10 The hedgerows are low quality and predominantly of 

hawthorn with blackthorn, ash and sycamore, however they have 

a value to wildlife and create green corridors through the site. 

Hedgerows run alongside Ambury Lane, Hawthorn Road and 

Salisbury Road and alongside parts of Watery Lane. A hedgerow 

also defines the site alongside Lyndhurst Road although there is 

a significant gap alongside the existing lay-by at the bottom of 

Roeshot Hill. Wherever possible hedgerows should be retained 

and gaps planted. 

2.6.11 Trees are located on field boundaries and along the 

River Mude corridor. The railway embankment east of Watery 

Lane is also well covered by trees. As indicated above the most 

significant trees are a row of Corsican pines at the western end of 

Ambury Lane adjacent to the by-pass. These are growing out of a 

slightly elevated embankment which partially screens the by-pass 

from the lane.

2.6.12 A mixed belt of planting to the east provides screening 

of the site from the by-pass. This belt is mixed broadleaf with 

hawthorn the main species.

Hedges along Ambury Lane

The majority of the Roeshot Hill is open arable fields with limited 
ecological value

Vegetation encroaches on Watery Lane as it passes south towards the 
Sainsbury’s store 
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Figure 2.13: Existing landscape assets
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Ecological value of the site
2.6.13 The open arable land is of limited ecological value 

however the hedgerows have some ecological value and as 

corridors they are valuable to bats. 

2.6.14 Ecological surveys of the site have been carried out by 

CSA Environmental and found the following:

• Low populations of slow worm, grass snake and adder are 

present on field margins particularly close to the railway 

embankment. A reptile mitigation strategy has been prepared 

and seeks to relocate these to an alternative site north of the 

railway line;

• A range of bat species, with the hedgerows, railway and river 

corridor being of most value for foraging and commuting 

bats. Two trees within the site have been identified as having 

the potential for bat roosting;

• No evidence of water voles or otters;

• A relatively low number of bird species given the size of the 

site. The hedgerows and trees, river corridor and northern site 

boundary with the scrubbed-up railway embankment were 

found to be of greatest value to birds; and

• Southern damselfly on the Mude corridor. This species is 

protected under Schedule 5 of the Wildlife and Countryside 

Act, 1981 (as amended).

Opportunities for ecological enhancement
2.6.15 The CSA report makes a number of recommendations to 

retain and enhance the ecological value of the site. These include:

• Retain hedgerows and trees wherever possible and plant new 

native planting to compensate for lost or damaged trees and 

hedgerows;

• Maintain corridors/ flight paths around the site for wildlife;

• Minimise external lighting along the River Mude, railway 

corridor and hedgerows;

• Maximise green infrastructure as part of the scheme;

• Include a significant proportion of native species within 

landscape proposals and other plant species that provide 

wildlife benefits;

• Retain grassland buffers alongside the railway embankment 

and hedgerows to reduce the impact of the development on 

shade/ hedgerow-associated specie;

• Incorporate a SuDs scheme that integrates surface water 

management and has wildlife benefits; and

• Provide nesting boxes for bats and birds.

The western end of Ambury Lane is defined by a hedge to one side and 
mature pine trees to the other

The River Mude passes through the centre of the site
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Suitable Alternative Natural Greenspace (SANG)
2.6.16 The proposed Roeshot Hill  development is to be 

supported by offsite SANG to be created to the north of the 

site and railway line in order to mitigate impact on the nearby 

protected sites. This linkage will be secured by an appropriate 

planning condition or obligation. 

2.6.17 The provision of the SANG is being progressed by means 

of a separate planning application that has been made within 

the three planning authorities over which the SANG extends.  

The largest part of the change of use application (22ha) is 

presently under consideration by Christchurch Borough Council. 

The central section (11ha) has been approved by New Forest 

District Council with planning conditions. The remaining eastern 

section (7ha) is currently under consideration by New Forest 

National Park Authority.

2.6.18 The area of the proposed SANG extends to 

approximately 40 Hectares (refer to Figure 2.14). It will include 

new paths and planting and connect to the Roeshot Hill site 

using the links under and over the railway line. The SANG is 

sufficient to mitigate impacts of up to 1,150 dwellings.

2.6.19 It is envisaged that the SANG will be delivered in phases 

to co-ordinate with delivery of the residential development at 

Roeshot Hill. A Delivery Strategy document has been prepared 

by Hinton Admiral Estates and was provided as a supporting 

document with their application.

Figure 2.14: Plan indicating extent of proposed SANG (subject of a separate planning application)



32

Open space provision
2.6.20 Through the preparation of the masterplan for the Roeshot 

Hill site we have worked closely with both the planning and open 

spaces team at Christchurch Borough Council to understand 

their expectations and requirements in respect of open space 

provision. An initial meeting was held with open space officers 

on 21 May with a follow up meeting 13 August 2015. The main 

priorities for the Council were identified and agreed as:

• Provision of a central space that functions both as a focus 

for recreation but also recognises the ecological value of the 

River Mude and its corridor;

• Provision of a number of smaller local spaces through the 

scheme that are integral to the design of the place and 

provide for local needs; 

• Avoid left over fragments of land that have little functional value;

• Provision of sports pitches within the main central space. There 

is currently a shortage of 9-aside pitches across the borough 

and provision of two 9-aside pitches was considered a priority;

• Potential for a community building providing changing rooms, 

a café and a main hall that could be used as a meeting room 

adjacent to the pitches. Car parking provision would be 

required with this facility. This community building should be 

accessible by new residents and also to the wider community;

• Provision of formal children’s play facilities within the main 

central space and playful landscape features in other ‘pocket 

park spaces’; and

• Provision of a coherent landscape strategy providing green 

space that can be easily managed – it was suggested that 

trees in paved areas should be avoided.

2.6.21 Updated Flood Risk data provided by the Environment 

Agency indicates that parts of the central space are within 

Floodzone 3a (high probability of flooding - 1 in 100 or greater 

annual probability of flooding) and parts are within Floodzone 2 

(medium probability of flooding - between 1 in a 1,000 and 1 in 

100 annual probability of flooding). 

2.6.22 There is potential to locate sports pitches within part of 

the central space but avoiding the flood risk areas will limit the 

potential size of sports pitches. The scheme now includes two 

five aside pitches (sized to conform with the FA Guide to pitch 

dimensions). These are arranged so that they can be combined 

as one larger pitch.

2.6.23 Given the reduced size of the sports pitches Christchurch 

Borough Council confirmed on 5 September 2016 that they 

would require the sports pitches to be all-weather, surfaced 

with Astroturf and floodlit (ie 4G provision). It was agreed that 

the masterplan should identify a suitable location for the pitches 

and commiunity building and that delivery will be dependent on 

identifying a long term user / occupier.

2.6.24 It was recognised that the site was challenging due to its 

elongated configuration its definition by a busy road and railway 

line, and flood risk and ecological considerations. In this context 

a flexible approach to meeting the open space requirements 

of Policy HE4 would be taken. For instance there was an 

acceptance that meeting the full requirement for sports pitch 

was not achievable but that there would be a surplus of natural 

and semi-natural green space. 

The Central space will provide space for sports pitches An equipped children’s play area is required within the central space with 
playful landscapes preferred elsewhere
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Implications for development
2.6.25 The landscape and open spaces strategy will be a 

critical part of the Roeshot Hill development. The quality of the 

landscape setting will be a defining feature of the development 

at Roeshot Hill helping to create a place with a unique identity 

and providing the link between the more urban environment to 

the south and the open countryside to the north. To achieve 

this the landscape strategy will need to respond to the following 

ecological and landscape constraints and opportunities:

• Retain hedgerows and trees wherever possible and plant new 

native planting to compensate for lost or damaged trees and 

hedgerows;

• Enhance biodiversity and maintain ecological corridors 

through the site;

• Create good links with the wider landscape and to the SANG 

to the north of the railway line;

• Provide new public open spaces that provide a focus for 

recreation but also recognise the ecological value of the River 

Mude and its corridor; and

• Avoid left over fragments of open space that are hard to 

manage.
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2.7 Physical context and appraisal:  
 Legibility

Legible places are connected, if not physically, at least visually. 

This makes a place feel safe and unthreatening, allowing it to work 

well and be a pleasant to visit or in which to live. Legibility of a 

place is often defined by its landmarks, gateways and focal points.

Existing features
2.7.1 The Roeshot Hill site is currently open fields contained by 

the elevated rail line to the north and roads to the south. There 

are however a number of features within the landscape that can 

contribute to the future legibility of the site. These include:

• The Corsican Pine trees on the south-western boundary;

• The impressive brick railway arches through the railway 

embankment at Salisbury Road, Hawthorn Road and 

Watery Lane;

• The wooded slopes to Roeshot Hill; 

• River Mude running north-south through the site; and

• The farm buildings and modest monument at Staple Cross.

2.7.2 Each of these features can help to strengthen the future 

legibility of the development.

Views and vistas
2.7.3 The rail embankment, Sainsbury’s store, garden centre 

and allotments restrict views into the site from the surrounding 

area however there are a number of significant views of the site 

that must be carefully considered in preparing development 

proposals. The most significant is the view across the site from 

the elevated Roeshot Hill to the east. This view is experienced 

by anybody approaching Christchurch from the east along 

Lyndhurst Road, and shapes the first impression of the town 

from the east. Currently it is an open view experienced through 

a wooded environment at the brow of the hill and looks across 

fields towards the Roeshot allotments. A lay-by at the bottom 

of the slope means that this view is sometimes interrupted by 

heavy goods vehicles, nevertheless it is currently a view across 

an open green landscape.

2.7.4 Passing further westwards the approach into the town is 

uninspiring with homes backing onto the road and a highway 

dominated environment around the Sainsbury’s and Somerford 

roundabouts. Development at the Roeshot Hill site offers 

the potential to redefine the approach into Christchurch, to 

define a new gateway to the town, mark the urban edge of the 

settlement and to create a positive arrival experience. 

2.7.5 Views over the site are also experienced at the western 

end of the site at Staple Cross. The landscaped margin to the 

by-pass is broken where Salisbury Road, Hawthorn Road and 

Ambury Lane meet and intersect at Staple Cross and open 

views across the fields are perceived here. The small-scale 

Staple Cross monument is over shadowed by a pylon and its 

FROM TOP:     
Staple Cross; Corsican pine trees on 
Ambury Lane; Listed farmhouse at 
Staple Cross; and bridge railway bridge 
over the River Mude and Watery Lane.
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Figure 2.15: Plan indicating most significant views into and out of the site

associated high voltage overhead cables and by other highway 

paraphernalia including a pedestrian footbridge, lighting columns 

and road signs. Whilst this portion of the site is within the Burton 

Conservation Area the setting of the monument is compromised 

by this infrastructure. Fields here are defined by hedgerows and 

these are important in creating a rural character to the setting. 

2.7.6 This location will form the western gateway to the 

Christchurch Urban Extension and buildings must be carefully 

orientated to respect the setting of the monument and also to 

provide a welcoming and positive face to the development.

2.7.7 The level topography and rail embankment means that 

the Roeshot Hill site is not visible from open land to the north 

of the rail line however the embankment is 5.5 – 6m high and 

this means that the rooftops of two storey properties and upper 

storeys of taller properties will appear above the embankment. 

The backdrop of trees and existing development means that the 

impact of this on the wider area will be low. Views onto the site 

for passengers on the train should also be considered.

View westwards to the site from Roeshot Hill
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2.8 Physical context and appraisal:  
 Land uses

2.8.1 The Urban Extension site will form the northern edge of 

Christchurch. Adjacent areas to the south are predominantly 

residential whilst land to the north is predominantly agricultural. 

2.8.2 The site abuts a large Sainsbury’s superstore, garden 

centre and the Roeshot allotments (which also form part of the 

residential allocation in the Core Strategy but not part of this 

application). 

Figure 2.16: Plan indicating existing land usesA Sainsbury’s store is located adjacent to the Roeshot Hill site
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Retail uses
2.8.3 The Sainsbury superstore’s primary function is food 

shopping but as a larger store it also sells household goods 

and clothes and includes a café, pharmacy and dentist surgery. 

A petrol filling station is located on the access route from the 

store to the strategic road network. The adjacent garden centre 

includes a café. 

2.8.4 The wider area is served by a Lidl store on Somerford 

Road, together with a number of fast food restaurants and two 

parades of local shops, one at the eastern end of Somerford 

Road opposite the junction with Wilverley Road and the 

second at the western end at its junction with Sandown Road. 

West Highcliffe, to the south of the Roeshot site, lacks any 

local shopping facilities although there is a Toby Carvery on 

Lyndhurst Road.

Employment
2.8.5 Significant employment sites are located to the south 

of Somerford Road and Highcliffe Road within a number 

of business parks and industrial estates on the former 

Christchurch airfield. These include Silver Business Park, 

Airfield Industrial Estate, Ambassador Industrial Estate, Beaver 

Industrial Estate, Sea Vixen Industrial Estate, Somerford 

Business Park and Hughes Business Centre. These sites 

provide large floorplate workspace, predominantly for office and 

light industrial and distribution and storage uses. 

Education
2.8.6 Two secondary schools are located within the wider area:  

• The Grange School in Somerford: and 

• Highcliffe School in Highcliffe.

2.8.7 There are also four primary schools.

• Somerford Primary School;

• Burton C of E Primary School;

• Highcliffe St Mark Primary School; and

• Saint Joseph’s Catholic Primary School.

2.8.8 The western part of the site is located within the 

catchment of Somerford Primary School and The Grange 

School and the eastern part the catchment of Highcliffe St Mark 

and Highcliffe School. 

2.8.9 The local education authority has indicated that the existing 

schools have some capacity and that there is an opportunity to 

expand provision within these schools to accommodate children 

living within new homes to be delivered as part of the urban 

extension. New school provision is not therefore required. However 

as part of the masterplan development consideration has been 

given to locating a primary school on the site. These options are 

indicated in Section 3.3 Scheme Development.

Healthcare
2.8.10 The closest doctors surgeries to the site are the Orchard 

Surgery on Purewell Cross Road and Burton Surgery on the 

green in Burton. Further surgeries are located in Christchurch 

town centre, Mudeford and on Highcliffe Road. 

2.8.11 The local NHS trust has indicated that there is no 

requirement for additional doctors surgeries to serve the site.

2.8.12 Dentist practices are located within the Sainsbury store 

on Lyndhurst Road, at Purewell Cross and on Saffron Drive 

within West Highcliffe.

Implications for development
2.8.13 Core Strategy Policy CN1 indicates that the Christchurch 

Urban Extension will be anchored by a local neighbourhood 

centre, adjacent to a central greenspace. This would provide 

small-scale retail provision and local health services to serve local 

needs. However the modest catchment provided by the proposed 

development, coupled with the existing attractiveness of the 

Sainsbury’s store and lack of passing trade, makes retail provision in 

this location non-viable. A better solution would be a modest retail 

provision on Lyndhurst Road where shops and services can benefit 

from passing trade and serve, not only the new development, but 

also residents living within West Highcliffe. These facilities could 

be delivered at a later stage should the Roeshot Allotments site be 

developed and does not form part of this planning application.

2.8.14 Discussions with the Local NHS Trust have indicated that 

new healthcare facilities are not required within the area. However 

the central greenspace could feature a local community building 

associated with sports pitches and providing community space 

for wider use as well as changing rooms.
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2.9 Physical context and appraisal:  
 Movement

Existing road network
2.9.1 The southern edge of the Roeshot Hill site is defined by 

the Christchurch By-pass and Lyndhurst Road (A35). These 

roads form part of the strategic road network and are the main 

east-west route through Christchurch linking Lyndhurst and the 

New Forest National Park in the east with Bournemouth and 

Poole to the west. The two routes join with Somerford Road and 

Highcliffe Road at the Somerford Roundabout immediately to the 

south of the site. The by-pass extends westwards to the Stony 

Lane roundabout and then on to the Fountains roundabout in 

Christchurch town centre. 

2.9.2 Christchurch By-pass provides two lanes of traffic in 

either direction with traffic speeds up to the national speed limit. 

Left in, left out access is provided at Staple Cross giving access 

to Burton via Salisbury Road. Two smaller lanes, Hawthorn 

Road and Ambury Lane provide local access at this location. 

To the south, Burton Road provides a left in left out access to 

Somerford however traffic cannot cross the by-pass at this 

point. The main points of vehicular access to Somerford are 

from Somerford Road to the south.

Figure 2.17: Plan indicating existing road hierarchy
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2.9.3 Permitted traffic speeds on Lyndhurst Road are 

maintained at 40mph at its western end (from the Stewart 

Garden Centre through to Somerford roundabout) but increase 

to the national speed limit further east and over Roeshot Hill. A 

crawler lane is in place on Roeshot Hill and this stretch of road 

has a poor accident record with a number of fatalities in recent 

years. A layby is located towards the bottom of Roeshot Hill at 

the eastern end of the site. Following survey work to establish 

the use of this layby, and discussion with Dorset County 

Council, its removal has been agreed.

2.9.4 As with the by-pass, the number of vehicular junctions 

onto Lyndhurst Road is limited and they provide local access 

only. Vehicular access to West Highcliffe is off Highcliffe Road 

and Hoburne Lane to the west and south respectively.

Site access and internal routes
2.9.5 Vehicular access to the Roeshot Hill site is currently from 

Staple Cross via Ambury Lane. This is a narrow historic lane that 

also serves as a walking and cycling route and is designated 

as a public right of way. Ambury Lane is aligned east-west 

alongside the by-pass and meets Watery Lane in the heart of the 

site adjacent to the River Mude. Ambury Lane crosses the river 

by means of a ford. Watery Lane is aligned north to south and 

passes under the railway embankment to provide access to fields 

to the north.

2.9.6 Policy CN1 of the adopted core strategy indicates that 

future access points to the site are envisaged at Staple Cross, 

the Sainsbury's access road (bus only) and two further points 

along the Lyndhurst Road. 

2.9.7 Through discussion with Dorset County Council a 

preferred access on Lyndhurst Road has been agreed at the 

current location of the existing layby (this location provides 

good visibility and minimises any loss of hedgerow). A second 

access on Lyndhurst Road could be provided utilising the 

existing Roeshot Allotments access but is not part of this 

planning application. 

2.9.8 A western access to the site will be provided at 

Staple Cross via Hawthorn Road however egress here will 

not be permitted and will instead be provided onto the A35 

Christchurch By-pass approximately midway between Staple 

Cross and the Somerford Roundabout. This has been agreed 

with Dorset County Council.

Staple Cross and the Christchurch by-pass Sainsbury’s access road viewing northwards towards site Layby on Lyndhurst Road - the eastern access
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Public transport networks
Rail
2.9.9 The London to Weymouth rail line runs along the northern 

edge of the site and this serves Christchurch and Hinton 

Admiral Stations. Both are less than a mile from the site with 

Hinton Admiral Station the closest at approximately 1,000m 

from the sites eastern end. Christchurch station provides two 

services per hour to London Waterloo with trains taking a little 

over an hour. Less trains stop at Hinton Admiral (approx one 

direct train to London per hour).   

2.9.10 Whilst there is a footpath / cycleway alongside Lyndhurst 

Road providing access to Hinton Admiral Station this is 

overgrown and there is no signage to guide the way. 

Bus
2.9.11 There are a number of bus routes serving the sites 

immediate hinterland. Bus routes pass through Burton and 

Somerford and the southern edge of West Highcliffe. Many 

buses also serve the Sainsbury’s store and here there is a 

high bus frequency (approximately every 7 minutes). There 

are however parts of Highcliffe, including the northern edge 

alongside Lyndhurst Road, that are poorly served by bus.    

Figure 2.18: Plan indicating existing public transport network
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Walking network
2.9.12 A number of public rights of way cross the Roeshot Hill 

site. These follow the existing lanes, Ambury Lane, Watery Lane 

and Hawthorn Road and connect with a wider network of rights 

of way to both the north and south. These routes give access 

to the open countryside to the north of the railway and towards 

Christchurch town centre and the River Mude valley to the south. 

2.9.13 Pedestrian bridges provide access over the Christchurch 

By-pass at Staple Cross and at Somerford Roundabout and 

a signalised pedestrian crossing is located immediately to the 

east of the Sainsbury’s roundabout. Elsewhere the A35 provides 

a barrier to north-south pedestrian movement. 

Figure 2.19: Plan indicating existing network of public rights of way and walking routes

There is a network of walking routes to the north of the railway line - Hill 
Lane provides an attractive tree lined walk
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Cycle network
2.9.14 An extensive network of cycle routes serves the site and its 

immediate hinterland. These provide a mix of on and off road routes 

giving access both to Christchurch town centre, the coast and wider 

countryside. Some routes are however overgrown (including the off 

road route along the south side of Lyndhurst Road) and access to 

Hinton Admiral Station is neither signed nor legible.  

Implications for development
2.9.15 The Roeshot Hill site benefits from:

• Good access to the strategic road network;

• The potential to route and extend existing bus services through 

the site to serve both new homes and homes in Highcliffe 

currently lacking access to buses; and

• An extensive network of walking and cycling routes. 

2.9.16 However there are also a number of challenges:

• The A35 is a barrier to north-south movement with high traffic 

speeds and volumes making crossing hazardous and reducing 

the potential to integrate new development at Roeshot Hill with 

residential areas to the south;

• Roeshot Hill has a bad accident record; and 

• Access to Hinton Admiral Station is illegible.

2.9.17 Our proposals aim to address these issues through 

provision of new crossings on Lyndhurst Road, introduction of 

lower traffic speeds and provision of an improved and signed 

footway / cycleway connection to Hinton Admiral Station.

Figure 2.20: Plan indicating existing network of cycle routes



43

2.10 Development constraints

Flooding
2.10.1 The majority of the Roeshot Hill site is within Flood Zone 1 

(ie low probability of flooding). However alongside the River Mude 

there are parts of the site that are at risk of flooding and have 

been indentified by the Environment Agency as being within:

• Flood Zone 2 (medium probability - land assessed as having 

between a 1 in 100 and 1 in 1,000 annual probability of river 

flooding); and

• Flood Zone 3a (high probability - land assessed as having a 1 

in 100 or greater annual probability of river flooding).

2.10.2 Residential development will be excluded from land 

within Flood Zones 2 and 3a.

2.10.3 Parts of Ambury Lane are currently within Flood Zones 

2 and 3a and if this route is to carry traffic or act as a means 

of escape from properties it will need to be raised up so that it 

is in Flood Zone 1. Compensatory storage will then need to be 

provided.

2.10.4 The site is almost flat and the water table is only a couple 

of metres below the surface. This means that surface water 

drainage will need to be addressed through sustainable urban 

drainage – a series of swales that lead to attenuation ponds and 

with water slowly discharging from these into the River Mude in 

the heart of the site and a network of ditches to the west of the 

site. These features must be located on land within Flood Zone 1.

Figure 2.21: Plan indicating flood risk



44

HV Overhead Cables
2.10.5 High voltage overhead cables cross the site suspended 

on eight pylons. These are 132kV Southern Electric Power 

Distribution and provide the only feed into Christchurch. 

Homes can be built within 25 metres of the centre line 

of the HV cables but it is intended that the cables will be 

undergrounded. Hamer Associates have provided expert 

advice on the relocation of the cables.

2.10.6 A six metre wide corridor is maintained clear of 

development to the south side of the railway embankment within 

which the high voltage cables can be relocated underground. 

This extends along Hawthorn Road and westwards to a potential 

location for a new terminal tower. No trees or other obstructions 

are to be located within this zone. 

2.10.7 The final routing of these cables will remain within the 

control of Southern Electric however this strategy safeguards and 

facilitates their undergrounding within the site.

2.10.8 This corridor will also serve to provide Network Rail with 

access to the railway embankment. 

Figure 2.22: Plan indicating HV overhead cable locations

Figure 2.23: Plan indicating HV overhead cable safeguarded corridor
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Noise
2.10.9 The Roeshot Hill site is impacted by noise from three 

sources – from vehicles on the A35, trains on the elevated 

railway line and servicing vehicles and air conditioning units 

associated with the Sainsbury foodstore.

2.10.10 Noise consultants Acoustic Air Limited have 

provided guidance on how development proposals must 

respond to these noise sources:

• A35 road noise – Front development towards the road and 

use buildings to screen gardens. Generally set development 

back from the by-pass and where appropriate introduce 

bunding to reduce noise impacts. Appropriate window design 

will also provide sound reduction needs;

• Railway – Front development towards the railway line and use 

buildings to screen gardens. Appropriate window design will 

also provide sound reduction needs; and

• Foodstore – keep new homes away from the immediate 

vicinity of the service yard and consider either a building or 

acoustic fencing to screen noise from the site.

Utilities
2.10.11 With the exception of the HV overhead cables 

there are no major utilities crossing the site. There are however 

gas and water pipes and electricity cables within the highway at 

Staple Cross and Hawthorn Road. 

Figure 2.24: Plan indicating noise sources
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2.11 Working with stakeholders   
  and the public

A collaborative process
2.11.1 The masterplan has been developed collaboratively 

with Christchurch Borough Council and Dorset County Council 

through a Planning Performance Agreement (PPA). Regular 

meetings have been held with both Christchurch Borough 

Council and Dorset County Council from the summer 2015 

through to the date of this application to ensure that a high 

quality development, that meets the Councils objectives for 

the Christchurch Urban Extension will be delivered and to 

make sure that the proposals comply with the policies of both 

the planning and highway authorities.

2.11.2 In addition we have consulted Dorset Waste Partnership, 

The Environment Agency, Natural England, Hstoric England and 

local bus operators to ensure that the development responds to 

their requirements.

Public engagement
2.11.3 A public engagement event was held at the Somerford 

Alliance Resource Centre, Southey Road, Christchurch 

(approximately 0.7 miles from the application site), between 

4pm and 8pm on Wednesday 30th September 2015, with a 

preview session for local stakeholders taking place between 

3pm and 4pm. 

2.11.4 In order to publicise the consultation event, invitation 

newsletters were distributed to more than 5,350 addresses in 

the vicinity of the application site inviting local residents and 

businesses to attend. In addition, 66 elected representatives 

and local authority officials – including members of Christchurch 

Borough Council, Dorset County Council, Burton Parish Council 

and the New Forest National Park Authority; the Chief Executives 

of Hampshire County Council and New Forest District Council; 

and the MP for Christchurch – were invited to attend a preview 

consultation session taking place immediately prior to the 

beginning of the main public consultation. A further 35 key local 

stakeholders, including schools, healthcare providers, residents’ 

associations and community interest groups, received newsletter 

invitations to the main public exhibition.

2.11.5 To raise awareness of the main public exhibition across 

a wider area, a press release publicising the event was issued 

to a number of local media titles and this generated coverage 

in the Bournemouth Daily Echo on Tuesday 22nd September 

and in the New Milton Advertiser & Lymington Times on Friday 

25th September. Alongside the press release, a public notice 

advertising the public exhibition was placed in the Christchurch 

Advertiser newspaper.

2.11.6 A number of information boards setting out the 

background to the application and provided details of the 

proposed development were displayed at the event. Key 

members of the Taylor Wimpey project team were available to 

answer questions and respond to comments raised. 

Statement of Community Involvement 
Land at Roeshot Hill, Christchurch 

December 2015 
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The public engagement exercise at Somerford Alliance Resource Centre was well attended 
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2.11.7 A separate, parallel exhibition was held by the Hinton 

Admiral Estate at the same venue to detail proposals for a new 

area of Suitable Alternative Natural Greenspace (SANG) on land 

adjacent to the Roeshot Hill site. All the information on display 

at the public exhibition was also made available to view online. 

Those participating in the public consultation were invited 

to complete feedback forms enabling them to comment on 

specific aspects of the proposed scheme.

2.11.8 A total of 339 people attended the public exhibition 

and private preview session fand the Applicant subsequently 

received comments from 154 people, which represents 45% of 

the total number who attended the consultation event.

2.11.9 Two-thirds of consultees (66%) identify a need for 

new housing of some description in the local area while only 

a quarter (26%) believe there is no requirement for any new 

homes in Christchurch whatsoever. The issues of most concern 

to consultees related to traffic and transport and in particular 

the potential impacts of the development on Burton and 

the impact of the development on local infrastructure and in 

particular schools and health facilities.

2.11.10 Comments made at the event were carefully 

considered and have influenced the masterplan evolution – refer 

to Section 3.3 of this document. 

2.11.11 A fuller description of the event and the comments 

made is provided within the Statement of Community 

Involvement.

Architects Panel
2.11.12 A presentation of the emerging masterplan was 

made to the Borough’s Architects Panel on Friday 8th January 

2016. The Panel were generally supportive of the vision and 

design principles that had informed the layout and raised the 

following points which have been considered in developing the 

masterplan

• Articulation of heights across scheme would be positive and 

avoid uniform height particularly in the view across the site 

from Roeshot Hill;

• Some stepping of buildings along streets would add to the 

character of the development;

• Ensure that car parking does not dominate the streetscene; 

and 

• Ensure that the landscape is generous and a strong feature of 

the development.

Statement of Community Involvement 
Land at Roeshot Hill, Christchurch 

December 2015 
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3 Site Evaluation and scheme development

3.1 Vision

3.1.1 Roeshot Hill will provide a fantastic new residential 

neighbourhood on the northern edge of Christchurch. It will 

redefine the northern edge of the town and the arrival experience 

when approaching from the New Forest on Lyndhurst Road.  

More than just an urban extension, development at Roeshot Hill 

will be laid out to integrate with West Highcliffe and Somerford 

to the south and green corridors will extend through the new 

neighbourhood opening up improved access to the countryside 

for both new and existing residents.

3.1.2 New homes will be structured around a strong green 

framework with a network of routes creating an attractive 

environment for walking and cycling. This green framework 

will define the identity and character of Roeshot Hill and both 

celebrate the existing landscape assets, and in particular the 

River Mude, and provide new landscape features including a 

number of ponds fed by swales that capture rainwater as part of 

a sustainable urban drainage system. 

3.1.3 The River Mude will flow through a new park, Roeshot 

Park, in the heart of the area and this space will provide space for 

play, events and relaxation. The park could also provide sports 

pitches and a community building. 

3.1.4 Fundamentally Roeshot Hill will provide an attractive 

place to live with a mix of homes from small starters to large 

family houses fronting onto a connected network of streets, 

spaces and courtyards. Homes will be laid out to create 

distinctive settings, either clustered around intimate courtyards, 

fronting and overlooking the park or other smaller spaces 

or lining the main streets. Properties will also be laid out to 

create a welcoming gateway to the development on Lyndhurst 

Road and an appropriate setting for the Scheduled Ancient 

Monument at Staple Cross. 
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3.2 Design principles and objectives

3.2.1 The layout of development at Roeshot Hill aims to meet a 

number of clear masterplanning objectives:

• To create a place with a clear identity; 

• To integrate Roeshot with neighbourhoods to the south;

• To structure development around a strong green framework;

• To celebrate the River Mude as a focus for development;

• To create a gateway into Christchurch from the east; and

• To provide a mix of housing types that are arranged to create 
distinctive settings that respond to the local vernacular. 

Developing the layout
3.2.2 The masterplan for Roeshot Hill responds to both its 

context on the northern edge of Christchurch and to site 

constraints including road and rail infrastructure, the River 

Mude, flood risk, historic assets and the adjacent uses. 

3.2.3 The site is sandwiched between the elevated railway 

line and the A35, and has an elongated form that narrows to 

each end. This creates design challenges. There is also a need 

to ensure that if, in the fullness of time, the Roeshot Allotments 

are developed as a later phase of residential development this 

development can integrate with the proposed development at 

Roeshot Hill. 

3.2.4 Delivery of the development is also dependent on 

provision of SANG which is proposed to the north of the railway 

line and will mitigate any impact of the development on nearby 

protected sites. Provision of the SANG is being progressed by 

means of a separate planning application..

3.2.5 The overarching layout for the Roeshot Hill site follows 

the principles on the pages that follow.
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Principle one: A strong movement spine
3.2.6 The main points of vehicular access to the site will be at the eastern end of the site on 

Lyndhurst Road and the western end at Staple Cross. Egress at Staple Cross will not be permitted. 

A strong movement spine will extend through the site between these points and provide a 

legible element that will add to the identity of the development. This route will ‘stagger’ through 

the development site to both create suitable development parcels to either side and to slow 

traffic speeds. Access over the River Mude will be constrained and the spine road will follow the 

alignment of Ambury Lane for part of its route. A bus only connection will link the spine route to the 

Sainsbury’s access road.

Figure 3.1: Movement spine Figure 3.2: Landscape structure

Principle two: Landscape structure
3.2.7 The movement spine will also function as a green corridor that links spaces and alongside 

which swales will run. A large open space, Roeshot Park, is proposed in the heart of the area 

and a number of smaller pocket park spaces will provide local amenity for new residents. Green 

spaces will also provide a flood attenuation role and green corridors will provide a buffer from the 

road and railway lines. 
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Figure 3.3: Links to SANG Figure 3.4: Frontages and gateways

Principle three: Links to SANG
3.2.8 The site layout facilitates linkages to the proposed SANG to the north of the railway line 

with main routes integrating with the access points under and over the line.

Principle four: Frontages and gateways
3.2.9 Development is laid out in clear development zones that respond to site constraints including 

flood zones. Development frontages will define the main movement spine and entry points into the 

site providing welcoming gateways and strengthening the legibility of the development. Roeshot 

Park and the pocket parks will also be overlooked and fronted by new homes.
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Principle five: Development parcels
3.2.10 The development zones can be sub-divided into a number of development parcels 

accessed off the main movement network.

Principle six: Development parcels - longer term
3.2.11 The masterplan layout provides connections to enable integration of the Roeshot 

Allotments site should this come forward for development in the future. The allotments site 

forms part of the Core Strategy allocation (under policy CN1), but will only come forward for 

development if a suitable alternative allotment site is identified. The allotment site does not form 

part of this application. 

Figure 3.5: Development parcels Figure 3.6: Development blocks or sites
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Principle seven: Parcel sub-division
3.2.12 The development parcels can be articulated as a number of development blocks accessed 

off the main movement network. 

Principle eight: Addressing surface water drainage
3.2.13 The masterplan structure integrates a network of surface water drainage features – swales 

- that lead to attenuation ponds and ultimately discharge surface water into the River Mude and 

the wider ditch network. These features are integral to the masterplan layout and some of the 

ponds will be permanently wet. 

Figure 3.7: Development parcels sub-divided into development sites Figure 3.8: Surface water drainage
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3.3 Masterplan development and  
 evolution

3.3.1 The masterplan has been developed collaboratively 

with Christchurch Borough Council and Dorset County 

Council officers. Monthly meetings have been held starting 

in the summer 2015 and continuing up until submission of 

the application. Focused discussions have also been held to 

consider transport and movement, servicing and the open 

space strategy.  

3.3.2 Meetings have also been held with Dorset Waste 

Partnership, The Environment Agency, Natural England, 

Historic England and local bus operators to ensure that the 

development responds to their requirements.

Figure 3.9: Early masterplan concept
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Site access
3.3.3 Early consideration was given to access to the site and 

this initially followed the policy recommendation of an access 

point at Staple Cross, another on Lyndhurst Road and with bus 

routing from Sainsbury’s. 

Lyndhurst Road
3.3.4 A number of potential access locations were considered 

on Lyndhurst Road and the existing lay-by preferred as this 

minimised impact on existing hedgerows and utilises existing 

highway land. Consideration was given to a signaled T-junction 

and roundabout at this location and both were drawn up as 

concept sketches.  A roundabout was preferred as this was 

considered to have less visual impact, did not necessitate 

removal of existing hedges and would also serve as a traffic 

calming feature. 

3.3.5 A survey was commissioned to understand the current 

use of the lay-by and whether it served any strategic purpose. 

This survey indicated low use and primarily for short stays of 

less than ten minutes. Through discussion with Dorset County 

Council it was agreed that the lay-by could be removed and 

would not need replacing.  

Figure 3.10: Plan indicating site access locations 
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Staple Cross
3.3.6 At the western end of the site, access at Staple Cross 

is more constrained. The current junction with Salisbury Road 

and the by-pass is a left-in left-out junction and in highway 

terms the slip roads are substandard (too narrow). However 

further constraints are presented by the pedestrian bridge, (the 

supports are close to the carriageway), and by the location of 

the Staple Cross Scheduled Ancient Monument close to the 

junction. Hawthorn Road and Ambury Lane meet Salisbury 

Road close to the junction and this complicates matters further.

3.3.7 Improvements to the Salisbury Road / Christchurch 

by-pass junction must be sensitive to the Scheduled Ancient 

Monument but must also create a welcoming gateway to the 

site and a safe access point.

3.3.8 A number of options were considered including:

• Provision of an all movements junction (ie allowing right turns 

onto the by-pass from Salisbury Road and westward moving 

traffic to turn off the by-pass into Salisbury Road);

• Retaining, but upgrading, the left in left out junction (in this 

scenario vehicles wishing to travel west would initially have 

to join the by-pass and travel in an easterly direction to 

the Somerford Roundabout and then return in a westerly 

direction); or

• A variant that allows right turns out onto the by-pass but not 

into Salisbury Lane from the by-pass.

3.3.9 In each scenario Hawthorn Road would provide the 

westerly access into the Roeshot site but with Ambury Lane 

downgraded to pedestrian and cycle use only. In each option 

vehicles would be able to arrive and depart the site by means of 

Hawthorn Road. 

3.3.10 The subsequent public consultation helped to clarify our 

approach at this end of the site and resulted in a new option 

that prevents egress from the site at Hawthorn Road thereby 

reducing the pressure on Staple Cross.

Sainsbury’s access / bus access
3.3.11 The Core Strategy policy identifies a bus only access 

from the Sainsbury’s access road. We considered full access 

here but did not progress the thinking as we were concerned 

that this could cause rat running through the Roeshot Hill site. 

3.3.12 However frequent buses serve the Sainsbury’s store and 

there is potential to extend the routes of these buses to serve the 

development. Through discussion with Dorset County Council 

and bus operators a preference to route buses in a clockwise 

direction through the eastern portion of the site, and then 

back down Lyndhurst Road, was agreed. This could also offer 

improved public transport accessibility to residents in Highcliffe. 

Staple Cross and the Christchurch by-pass Sainsbury’s access road viewing northwards towards site
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Response to vernacular and site constraints
3.3.13 Our aim is to deliver a development that has a strong 

identity that responds to the local vernacular whilst responding 

to the significant site constraints. To deliver a coherent 

place with a clear hierarchy of routes and that offers a mix of 

different house types within a logical framework. Providing new 

neighbourhoods for Christchurch that maximise the benefits of 

a strong green framework of routes and spaces and encloses 

and overlooks them so that people feel safe to spend time 

outdoors and can enjoy the space. Creating a cycling and 

walking friendly neighbourhood.

Buildings structured around a courtyard, Sopley The ‘Homestead’ - a model of homes structured around courtyards
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3.3.14 The site is impacted by a number of constraints that 

shape the plan. Noise is a particular issue with vehicular traffic 

on the A35 and trains on the railway line the major sources. 

Guided by our noise consultants Acoustic Air Limited, we 

explored fronting development onto these noise sources and 

using the building fabric to screen gardens and other parts 

of the site from the noise. The masterplan therefore fronts 

development onto the railway line overlooking a green corridor 

that can accommodate undergrounding of HV cables. Similarly 

properties face towards the A35 (although set well away from 

the carriageway) and provide a positive face of development 

overlooking the public areas. At the western end of the site, for 

example, homes are set back to the rear of Ambury Lane which 

is retained as an attractive walking and cycling route. 

3.3.15 The arrangement of homes varies dependant on their 

location within the site. Along the main spine route a more 

formal arrangement is preferred in order to provide a defined 

frontage to public areas however the interface with the railway 

and the Ambury Lane corridor can be more informal with 

variations in the building frontage alignment creating widening 

and narrowing of the space onto which buildings front and 

therefore a more interesting juxtaposition.

3.3.16 Between these east-west corridors a mix of homes laid 

out around smaller courtyard spaces is proposed. Properties are 

arranged around shared surface routes that encourage slow traffic 

speeds. This ‘courtyard’ typology reflects a common feature in the 

locality including historic developments in Burton and Sopley. This 

varied arrangement helps to reinforce the structure and legibility of 

the development and to create a place that has a strong identity.

Early block plans for the western end of the site indicating the formal relationship of development to the spine road alongside the rail line, the 
informal relationship with Ambury Lane and courtyard housing environments inbetween

ROESHOT WEST MODELLED VIEW ROESHOT WEST MODELLED VIEW 

Early modelled images of the western end of the site
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Developing a strong green framework
3.3.17 Providing a strong green framework that connects 

neighbourhoods and provides links to the River Mude corridor, 

Purewell Meadows and the SANG land to the north of the 

railway line is a key principle of the plan. The landscape 

framework has developed iteratively as a greater understanding 

of noise and flooding constraints has emerged and results in 

green corridors that run the length of the site and will be central 

to the character and identity of the development.

3.3.18 The Core Strategy policy (CN1) promotes a central green 

space as a focus for recreation in the area. We support this 

principle and early masterplan options all proposed a space in 

this location, embracing the River Mude. Initially we explored 

different options for enclosing and overlooking the space 

including development to the rear of the Sainsbury’s store. 

This would have hidden the stores service yard and shielded 

the park from noise. This option was dropped following further 

consideration of flooding, noise and land take. 

3.3.19 A number of smaller pocket parks are also envisaged 

providing local amenity and identity. 

Response to flood risk
3.3.20 Early masterplan iterations were prepared before we 

gained a detailed understanding of flood risk and surface water 

drainage. Parts of the site close to the River Mude are liable 

to flooding and are not suitable for new homes, however a 

further significant constraint is the high water table and level 

gradient of the site. This means that a conventionally network 

of underground pipes cannot be utilised to deal with surface 

Swales will be an important element within the landscape strategy for the site

water. Instead a network of swales and attenuation ponds will 

be required. PFA Consulting have advised on the capacity and 

approximate routing of the swales and these have then been 

incorporated as a positive feature of the development. They 

inform the structure of the masterplan and contribute to the 

green framework around which the housing is structured. 
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Flood risk and sports pitch provision
3.3.21 More latterly the Environment Agency updated their 

floodrisk data and this has meant that the areas susceptible 

to flooding in Roeshot Park have also increased. This has 

impacted on the provision of sports pitches on the site.

3.3.22 Our initial plans indicated a full size grass football pitch that 

could be subdivided to provide two nine aside pitches (refer to to 

Figure 3.11). The latest flood risk data indicates that part of this 

pitch would be in Floodzone 3a  (land assessed as having a 1 in 

100 or greater annual probability of river flooding).

3.3.23 Following discussions with Christchurch Borough 

Council we have moved the pitches out of the floodrisk area but 

reduced their size. In order to increase usage however pitches 

will now be all weather, surfaced in Astroturf, fenced and floodlit 

(refer to to Figure 3.12).

Figure 3.11: Sports pitches as illustrated in early iterations of the 
masterplan

Figure 3.12: Proposed all weather sports facilities with flood impact 
indicated
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Response to public consultation
3.3.24 A public consultation event was held in September 

2015 (refer to Section 2.11 of this report and the separate 

Statement of Community Involvement for further details). The 

comments made at that consultation have helped to shape the 

plan. Particular concerns were raised in respect of transport 

impact and the risk of rat running through Burton, and with 

regard to education and healthcare provision. Many members 

of the public felt that a new school and healthcare facilities (GP 

practice) should be provided as part of the scheme. 

Education
3.3.25 Following the public consultation, meetings were held 

with the local education authority (Dorset County Council) who 

confirmed that they did not wish to see a new school provided  

on the site and that there is capacity and scope to expand 

existing schools. Whilst the application does not provide a 

new school we have considered where a one form entry and 

two form entry school could be located within the site should 

the education position change in the future. Figures 3.13 and 

3.14 indicate potential locations

Figure 3.13: Possible location for a one form entry school on the site

Figure 3.14: Possible location for a two form entry school on the site


