PLANNING  APPLICATIONS  SUBMITTED  TO  BOURNEMOUTH  PLANNING  DEPARTMENT  DURING  NOVEMBER 2011.  A  CRITIQUE  BY  JOHN  SOANE,  BUILT  ENVIRONMENT  CONSULTANT,  BOURNEMOUTH  CIVIC  SOCIETY
34  Norwich  Avenue  West                                                 Ref.  No 7-2011-14871-G
This is an application to construct a four/five story block of about a dozen flats on the site of a demolished Victorian hall.  The site  was formerly part of a larger area that extended to Poole Road and which has recently been redeveloped as retirement apartments for the Churchill Group.
The new structure would be built in a contemporary modern style and would consist of a generally rectangular block with the main entrance on the long west elevations at right angles to Norwich Avenue West.   The Civic Society considers  that even if the general form and mass of what is proposed is reasonably satisfactory,  both the west and east long facade are somewhat bland and are not especially well integrated pieces of architectural design.  We think that the west facade which is characterised by more regularly arranged elements of vertical fenestration is the better of the two.  However  we are not impressed by the rather abrupt flat roof design above the central penthouse.
The Society  thinks that the worst part of the whole design is the narrow north elevation which gives onto Norwich Avenue West.  The balanced  facade of  vertically arranged  of windows and balconies  is,  we suggest,  unnecessarily disturbed by the imposition  of a prominent, asymmetrically placed concrete projection at second floor level and similar, vertical concrete elements appear on and at the edges of the facade.   In addition the Society feels that the connection between the penthouse section and the flat roof is handled in a very inelegant manner.
We have therefore concluded that if this extremely incompetent elevation were to be built along Norwich Road West, not only would  the visual appearance of the property be totally inappropriate in respect to the existing quite distinguished, late nineteenth century residential terrace that exists on the south side of Norwich Avenue West;  it would also seriously negate the considerable aesthetic improvements that have been made to this road by means  of the large blocks of studio and residential  flats that have recently been built on the north side of Norwich Avenue West and between Norwich Avenue West and Cambridge Road.
We therefore believe that in this case, a policy of  stylistic/planning policy consistency would be properly appropriate  and in addition we feel we should also point out  that a few years ago, permission was given  to the developer of this site to built a block of flats in a totally inappropriate style on the corner of  Lorne Park and Trinity Roads.
The Society has therefore decided that because this planning application does not fulfil properly the conditions of the Conservations Policies of the Bournemouth Local Area Plan, it should be rejected. (4.4 i,ii and iii)



Leyton Mount, corner of Maderia/Old Christchurch Roads                 Ref. No.  7-2011-14871-G
This is an extensive mixed development  on five floors consisting of 62 apartments and extensive cafe/restaurant areas on the ground floor.
Generally speaking the Society  welcomes this first initiative from the new agreement for the future urban enhancement of  Central Bournemouth which has recently been finalised between Bournemouth Council and a private development group.  The project would be sited in a very strategic position in the town centre where it could both enhance the night time economy in Old Christchurch Road and also improve hospitality facilities for visitors to the adjacent Horseshoe Common area.
We especially like the gradual curve of the principal facade which imitates the fine facades of the late nineteenth century retail terrace directly opposite.   We are also quite content with the positioning, form and mass of the proposed building as seen from Old Christchurch Road,
However the Society takes strong exception to the proposed architectural appearance of the principal facade.  For a start, the four sections of wall between the three major projections from the facade (starting at First Floor level)  are asymmetrically unbalanced in relation to the vertical window openings they enclose.   This, we think, is the result of a current neo-modernist design fad and does nothing to improve the appearance of the principal facade.
With regard to the large facade projections at first floor level, the Society  is generally in favour of this architectural feature  which effectively breaks up the visual monotony of the long facade.   However we ask if it is really necessary for the appearance of these extrusions to be bordered by the invariable, charmless, concrete collars of neo-Modernism and to be filled with lines of boring, horizontal lines of windows and balconies at total variance with the total rhythm of the more vertical fenestration either side?  Surely  alternative, contrasting architectural shapes could be employed which even if different in design to the main facade, also compliment the latter in a positive way?
The Society also takes exception to the massive corner wall sections at ground floor level and the resulting, rather abrupt visual contrast between these walls and the proposed corner French windows and balconies above,    at either end of the principal facade.  Finally we think the proposal to  paint the main elevation in different  colours is an excessive idea and will reduce the aesthetic unity of the new structure.
Consequently, the Society has come to the conclusion that because this planning application does not properly fulfil the townscape policies of the Bournemouth Local Plan, it should be deferred for further consideration.   (4.19, i )
Punshon Memorial Church                                                 Ref. No.    7-2011-643-Q
This is an application to create up to 90 holiday and studio apartments within the structure of the existing church over four upper floors and hospitality uses  at ground level.   
The Society is generally in favour of this application by which a serious attempt would be made to reduce the massive and austere bulk of the original modernist church design of the 1960’s to a more human and aesthetically acceptable level. 
We note that this would be done,   principally by breaking up the large, monotonous roof  into four elegant barrel vaults – roofed in copper – and by replacing the blank facades by large windows within a precise structure of overall fenestration.   Furthermore, although the Society normally dislikes the concrete collars so beloved by neo-modernist architects,  in  this application – in conjunction  with the proposed  ground and upper floor projections on the main facade – we think these architectural are necessary in giving some  architectural variation to the new, extensive glass facade.
In addition we are in favour of the retention of the existing church spire as a focal point and we generally approve of the moderate treatment of the existing two short elevations and the long rear facade.   With a series of rectangular and vertical fenestrations,  the resulting designs  are a reasonable attempt to reduce the inert mass of what is now there.
Finally the Society is pleased that the height of the proposed building has been lowered to enable it to be more harmoniously related to the neighbouring Royal Exeter Hotel, the new Punshon House Hotel and the BIC.
Under these circumstances, we feel that this new application now meets the majority of the conditions  to fulfil the townscape policies of the Bournemouth Local  Plan and it should be allowed.
(4.19, i,ii and iii )
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