





PLANNING APPLICATIONS RECEIVED  BY  THE  BOURNEMOUTH  PLANNING  DEPARTMENT  DURING  OCTOBER  2010.   A  DIGEST  FROM  JOHN SOANE,  BUILT ENVIRONMENT  CONSULTANT TO  THE  BOURNEMOUTH  CIVIC  SOCIETY


37  Sandbourne  Road                        Ref.  No.      7-2010-13126-E

This is an application for a new private house to be built on the site of an existing house that was built during the interwar period in the Cape Dutch Revival Style.  Although not listed by English Heritage, the building contains some fine Art Deco features and the Society thinks it should be preserved if possible.
The proposed new house would be of two stories with further living space under the roof.  However although the built footprint might be considered appropriate, we think that the basic massing and architectural form are not satisfactory.
The Society is of the opinion that the sloping roof (at right angles to the road) over part of the property gives a superficial impression of harmony amongst the adjacent houses, while in reality it is merely a rather inept sop to what would be  a modernist structure. We note that the front elevation consists of a box like structure framed by a concrete collar which extends from the road to the rear garden and also the traditionally roofed section that contains over large windows to the road.   The rear of the property is more or less a repetition in reverse of the front elevation with even larger areas of fenestration. 
The Society does not, therefore, accept the contention of the planning justification section that the new building would be of a superior design and an harmonious addition to the existing townscape.     On the contrary, we believe that the proposed design most certainly does not reflect the generally existing form, setting and character of the area.  Thus it is our contention that the principal elevation which is fractured into several, uncoordinated architectural elements, in no way recognises the careful balance between verticality and horizontality which is achieved by the houses either side by means of carefully controlled fenestration patterns and prominent hipped roofs.

   The Society also feel that the developer does not seem to be fully aware of the considerable changes in planning practices that have occurred since the General Election in May.   Local Councils have now been given repatriated planning powers – and therefore we think that, contrary to what is stated in the planning justification, the brownfield loophole which gave developers considerable justification to redevelop the sites of perfectly viable houses and their grounds, is no longer applicable in 
 this case.   Nor does the Society think that the former policy directive that exhorted Councils  to make maximum use of particular sites+, irrespective of aesthetic considerations applies any longer to this application.  Indeed since the site in question is for a single private house, density considerations are a total misnomer
In sum, we have concluded that whatever may be said about the visual qualities of new developments that are taking place at nos. 12-14,19 and 41 Sandbourne Road, the application for 37 Sandbourne Road, by its eclectic form and shape, does not come near to achieving a relative balance that is found between the horizontal and vertical elements  of the principal elevations of these other projects.
We therefore feel that the initiator of this application should look carefully at these approved developments before submitting a new design;  or think again about the advantages to be gained in restoring and living in the existing house on the site.
Consequently, the Society has concluded that because this application has failed to fulfil the townscape policies of the Bournemouth Local Plan, it should be rejected.    (4.19.   i, ii, and iii) 

57 Southbourne Overcliff Drive                                                 Ref. No.     7-2010-5707-Z

· This is an application to erect a two to four storey structure, consisting of 44 sheltered apartments – including a guest suite, communal facilities and  managers office.
· A  well known hotel, the Grange, but not especially architecturally distinguished, previously occupied the site which is long and fairly narrow – being situated at the junction of Grange Road and Southbourne Overcliff Drive.
The Society note that the basic element  of the new structure would be an enclosed courtyard - surrounded by mainly two story, low rise buildings in quasi-suburban voyseyesque style along Grange Road and then rising in steps to a four story centrepiece in contemporary modernist style at the convergence of Grange Road and the Southbourne Overcliff Drive.  The end elevation of the structure in the Overcliff Drive is reduced to three stories.  We also note that the principal architectural elements of the central section consists of three prominent clusters of large, vertical windows complete with intrusive glass balconies and therefore we think this arrangement does not create a particularly well integrated elevation of the most dominant part of the proposed development.  In addition the Society feels that the general appearance of the central section is further impaired by the uninspiring flat roof and recessed, box like, one story extension above it and also by the totally unnecessary, curved roofs on both stepped down, end elevations.  Finally we are of the opinion that the proposal to use a two story glass screen to separate the so-called vernacular and modern parts of the structure would be a most divisive piece of architectural planning and betrays a woeful lack of perspectual imagination.
Quite frankly this is probably the first planning application that the Society has come across in which some obscure form of aesthetic justification seems to compel the developers to build in two entirely different styles. We strongly feel that the whole point of new building development – especially in such a precisely planned entity such as Bournemouth -  is that is should seek to unify and harmonise adjacent existing pieces of townscape; for if this project were allowed, the result would be further unnecessary aesthetic confusion along the Southbourne and Boscombe Overcliffs, an area where there is still very little evidence of consistant integrative design.
Indeed the Society thinks that there is no particular reason why a successsful design for this site  must invariably mimic other modernist blocks built further west along the Boscombe Overcliff  or for that matter, that interwar architectural styles should be excessively imitated.  What really matters, we think, is that the overall design is right for the site.   
Thus the Society feels that new modernist developments are perhaps more in tune with parts of the Boscombe Overcliff further west, where there has been more building activity in this genre in recent years.  Whereas nearer to the site in question, the much greater number of smaller sites which are still mainly occupied by the original properties suggest a more cautious approach to redevelopment. We therefore commend the new flats that are now just built on the corner of Southbourne Overcliff and Pinecliff Avenue which exhibit a proper balance between traditional and modern architectural forms that would also be appropriate on the Grange Hotel site.
Consequently, the Society has concluded that a good compromise design would be  something akin to the early massing sketches which  appear on page 19 in the design assessment section of the planning application. We feel that this entire design shape, not only creates a desirable built footprint for the site but also integrates basic architectural shapes, which while being neither excessively modernist or tradition, appear to link successfully together the existing townscape of the Overcliff and Grange Road.   In addition we think that the changing story heights are more precisely and artistically linked to each other and the overall, more regular, fenestration and uniform pitched roofs are a further reinforcement of a well integrated urban composition.                          
 The Society after much consideration, therefore recommends that because this planning application does not adequately fulfil the townscape policies of the local Bournemouth Plan, it should be deferred for further consideration.  (4.19, i, ii and iii) 

8 Scotter Road                                                                         Ref. No.   7-2010-18772-C

This is an application to erect a small, two story block of four flats on the site of an existing garage/workshop.

The new building in the form of a somewhat longer, late nineteenth century, artisan semi-detached/terrace house, would be very similar in style to adjacent properties.   The Society feels that since the new development would considerably enhance the architectural integrity of the existing road, it would make a generally positive contribution to the townscape of the area.
Consequently, we have concluded that since the planning application fulfils the conditions for townscape policies of the Bournemouth Local Plan, it should be granted.  (4.19,  i, ii and iii)
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