PLANNING  APPLICATIONS  RECEIVED  BY  BOURNEMOUTH  PLANNING  DEPARTMENT – MAY 2011
A  CRITIQUE  BY  JOHN  SOANE – BUILT ENVIRONMENT  CONSULTANT  TO  BOURNEMOUTH  CIVIC  SOCIETY

Land at St. Joseph’s Steps (West Cliff Zig-Zag)                                     Ref. No. 7-2011-5162-C
West Undercliff  Promenarde  
This is an application to erect a three story building to support coastal sports related activities including a new boat house and related facilities for the Westover Rowing Club.   It would be constructed at the bottom of the West Cliff Zig-Zag.
The proposed complex would consist of  two  large rectangular shapes – the lower  one containing the ground and first floors and the upper one with a flat roof, commencing half way along the first floor and projecting  over the western end of the lower two floors.
The structure is designed in the restrained  Style International  Moderne of the 1930’s – the same design influence that may be observed in the Palace Court Hotel.    The horizontally orientated front elevation consists entirely of sliding French windows that would make up a continuous glass wall.  There would be one prominent concrete pillar on the west elevation.
The ground floor would consist of a central main entrance and two wide doors that would give access to the small and large boatsheds.  On the first floor would be recreational facilities for the Westover Rowing Club and also probably for other water sports.  The third floor would contain a health club and a cafe/restaurant.  The elevation to the cliff would be almost completely blank   and there would be another entrance here reached by a bridge from the West Cliff Zig Zag.

The Society  is of the opinion that although the building would be set well back into the cliff; from the seaward side, it would  occupy a very prominent position on the West Cliff.  Therefore the appearance of the front elevation is of particular importance.  In this respect we note that  since the late 1930’s the central Bournemouth seafront ( from Westover Road to the Undercliff) has been colonized by several  distinctive structures in Style Moderne. Consequently the Society after some consideration has come to the conclusion that bearing in mind the general architectural evolution of the area, the proposed structure, with some amendments would not be out of place on the Bournemouth West Cliff.  We do suggest however that to give the front elevation more shape, there should be several, more prominent, vertical  fenestration bars on the first and second floors. 
Therefore the Society feels that since this application does not fully comply with the townscape policies of the Bournemouth local plan, it should be deferred for further consideration. (4.19  i, ii and iii)

34 Norwich Avenue West                                                            Ref.  No  7-2011-14871-F
This is an application to build a 4/5 story block of 12 flats in a road that was developed in the form of high density terraces in the Arts and Crafts Style in the late Nineteenth Century.
The principal elevation towards Norwich Avenue consists of four stories and a narrower, flat roofed penthouse above.   
The Society note that the principal design element of the front facade appears to be four lines of  vertically placed windows/French windows with prominent balconies.  We also observe that apart from conventionally designed side elevations, the back facade which gives onto the new Churchill retirement block is a scaled down version of the front.  However we feel  that in spite of the generally high density of the adjacent buildings, the built foot print of this application is much too large – there would be practically no garden space on the site.

In addition the Society is of the opinion that bearing in mind  the almost completely integrated nineteenth century appearance of the surrounding architecture, if built the proposed building would be a totally inappropriate addition to the well modulated, existing townscape of Norwich West.  We also feel  that the windows/French windows are crudely designed and rather squat ; they  are poorly integrated into a boring flat facade and the total effect is made even worse by the deliberately erratic/irregular design of the excessively  prominent balconies.  In addition it is our contention that the differing  forms of architectural decoration around some of the windows are badly thought out and applied with little imagination
In effect the Society  thinks  the principal facade is a dogs dinner of a design and contrasts badly with the elegant block of flats opposite ( between the  Cambridge-Poole Roundabouts link) which was approved by the Planning Board a few years ago.
We suggest that in this case a more traditional design with a pitched roof would be more appropriate – and since this is not a full application we would further suggest that the developer concerned, who has built many,  well thought out residential blocks in other parts of Bournemouth, be approached for an alternative scheme.  At all costs  the Society would hope that another series of mutual misunderstandings between Bournemouth Planning and this same developer that  eventually resulted , in our opinion, in a completely inappropriate  structure on the corner of  Trinity and Lorne Park Roads, will be avoided.
In sum the Society believes that since this application in no way fulfilled the conditions of the Townscape Policy included in the Bournemouth Local Plan, it should be rejected.  (4.19  i, ii, iii)

7-11 Poole Hill/39/41 West Hill Road                                            Ref. No.7-2011-13166-M
This is an application for the construction of 14 self contained flats and two retail units within and on the edge of a central courtyard ( recently used as a garage ) which is enclosed by late nineteenth century service structures that  were once associated with the Pembroke Hotel. This whole district is an important Conservation Area.
The Society observes that the new structure will rise three stories in the centre of an important and elegant grouping of middle to late nineteenth century buildings in vernacular and neo-Italianate styles.  We also note that the two series of former service structures consisting of two story ( cottage orne ) style ranges with prominent dormer/gabled roofs would be restored to various sundry uses.

The Society fully appreciates that  this project in no way  degrades any existing historical facade and especially on the West Hill Street Elevation, the new addition allows a more harmonious level in building heights to be achieved.
However we are not  at all happy with the detailed design of the upper facades of the new central extensions.  The fenestration of the new parts along West Hill Road  gives the appearance of  a factory built in the International Modernist Style of the 1930’s. We also think that the other facade of the new central section that faces on to Poole Hill is somewhat shapeless and could be better modulated.    The Society suggests that about 8 to 10 narrower and longer windows  placed on the upper facade of the West Hill Road elevation would be a better alternative.
Overall, we would be very pleased if this development, with amendments, goes ahead.   It would be a major step in the ultimate, complete renovation of a very important piece of nineteenth century townscape in Central Bournemouth which could eventually include the old Pembroke Hotel.  
 
 Therefore since this application falls somewhat short of the conditions for conservation policies in the Bournemouth Local  Plan, the Society recommends it should be deferred for further consideration.  (4.4, i,ii  iii)

48 Wellington Road                                                                     Ref. No.7-2011-2441-A
This an application to build a 3 story block of 10 flats in a residential neighbourhood, originally developed in the late Nineteenth Century and now considerably altered.
The Society thinks that the basic mass and form of most of the built footprint are about right; that is to say larger than the original Victorian villa on one side and certainly small than the modern block of flats on the other.  
However we feel that the projection into the back garden is somewhat excessive  and we are also not impressed by the attempt to give the building a basic traditional shape while at the same time subjecting the  principal elevation to some rather crude modernist treatment.
Thus the Society considers that the principal gable facades are rather chunky and stiff -  a situation that is not improved by the un-imaginative design of the fenestration.  Further, we think this appearance is not improved by the central, vertical, glazed stairwell and the un-inspiring front door/porch arrangement below.  We note that the rear elevation consists of a series of vertically orientated windows   with poorly integrated balconies.                                                                                                                                                             
Under these circumstances the Society suggests a fundament  reworking of the basic design to achieve – not necessarily an Arts and Crafts replica structure but a modern block with a reasonable respect for the traditional villa architecture that used to be more common in Wellington Road.
We therefore suggest that because this application does not fully comply with the townscape policies of the Bournemouth Local Plan, it should be deferred for further consideration.
(4.19 i,  II,  III)                                    
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