Urban Design Comments
F/22/93160 – Land Adjoining 4 Brookfield, Providence Hill


From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira		Planning Officer: Claire Martin
Date: 26 August 2022
Proposal:	Mixed use development comprising veterinary surgery and 16no. dwellings with vehicular access off Providence Hill and associated car parking, cycle storage, sustainable drainage system, sub station, hard and soft landscaping, acoustic fencing and pedestrian/ cycle links to Providence Hill.

Summary: 
· Existing views of landmarks must be preserved and enhanced
· Site access dominated and constrained by overly-engineered highways and parking layouts based on outdated design guidance that prioritise vehicles over pedestrians, contrary to current urban design approaches
· More thoughtful consideration in terms of quality of the public realm needs to be given to the site entrance
· Plot 1 & 2 appear dislocated from the remainder of the residential development 
· The topography of the site in particular is complex, a series of sectional drawings through the site would allow the relationship between the development and levels to be better understood
· Large expanses of hard landscaped areas detract from the appearance of the scheme and dominate views into and through the development
· Layout will fail to encourage street play and general sociability due to vehicular priority throughout

These comments are made in relation to the plans and supporting information dated 31 May 2022 and should be read in conjunction with comments from the Heritage, Landscape, Tree and Ecology Officers.
Note: Previous schemes on this site, in line with emerging Local Plan Policy BU1, have been for purely residential schemes. The introduction of business use is therefore considered contrary to the Council’s emerging policy position for this site, i.e., residential development of approximately 19 dwellings. 
The following comments are therefore made on the assumption a case can be made for a mixed-use scheme.
1. Site Context
Landscape
The site lies in open countryside within a Local Gap. The northern boundary is well treed and covered by a blanket Tree Preservation Order that forms an important backdrop to the site and which is prominent in the important view from Providence Hill. To the north east of the site is a SINC. The southern boundary abuts Providence Hill and is marked by well established tree and shrub planting that provide good screening to the site.
A footpath runs from the north west corner of the site along the site’s northern boundary to Goslings Turning creating a useful link. In addition, Providence Hill is a bus route and there are bus stops within easy walking distance of the site.
Built Heritage
The site lies outside, but on the southern boundary of, the Bursledon Windmill Conservation Area (CA). Bursledon Windmill itself is Listed Grade II* and the adjacent Granary is Listed Grade II. An important view of the Windmill exists from Providence Hill adjacent to 4 Brookfield, as shown in the Bursledon Windmill Conservation Area Appraisal and Management Proposals SPD (BWCAAMP). This view needs to be preserved and enhanced.
Planning Policy
The Site is covered by Policy BU1 in the emerging Local Plan. This Policy states that the site is allocated for “… approximately 19 dwellings…” provided that, amongst other things, “the development provides a high quality landscaped setting which preserves or enhances the special interest, character and appearance of the adjoining Bursledon Windmill Conservation Area and safeguards the setting of the listed windmill.”
Existing Built Form
Directly to the north of the site is a recent residential development at Goslings Turning that has significantly affected the setting of the Conservation Area and Listed Buildings. This development has however had regard to the important view identified in the BWCAAMP and a well overlooked area of Public Open Space has been created to accommodate this.
To the southeast are detached dwellings forming ribbon development along Providence Hill, and beyond these another contemporary residential development called Oakeley Vale.
On the southern side of Providence Hill is the well-established built of up area of Lowford, which has now merged with Bursledon following the significant expansion of the village over the past 50+ years. Development is generally of modest two-storey domestic scale.
2. Streets, Spaces and External Layout
In General
Whilst the proposal is for 16 dwellings and therefore less than the 19 cited in Policy BU1, the land-take of the veterinary surgery means that the dwellings are confined to the eastern part of the site in a cramped formation. Whilst the street layout broadly follows that of the approved scheme, the dispersal of dwellings on the site is completely different and as a result, while fewer dwellings are proposed than the emerging Policy permits, the cramped nature of the housing development suggests a congested form of development.
Site Access
Access will be created from Providence Hill, resulting in the loss of boundary landscape. 
The new junction has overly generous geometry. Current good practice is clear that to support pedestrian and cycle movement junctions should not exceed 6m radius. Sweeping curves as currently shown enable vehicles to take corners at speed to the disadvantage of cyclists and pedestrians.
Furthermore, it is considered that the proposed layout does not take in great consideration views from the main entrance of the site and results in a poor approach into the development dominated by car parking, hard landscape treatment and the roofs of Plot 1&2. I endorse Design Review Panel’s comments regarding the need to improve the ‘relationship between the two halves of the site, particularly around the site entrance where the quality of the public realm will need thoughtful consideration’. Also, ‘this new vantage point will be equally important both in passing views from Providence Hill but more so when entering the site, either as a resident or as a customer of the vets’.
Parking and Servicing
Veterinary Surgery
As it stands, the parking area dominates the space between the main site entrance and the building itself creating a poor approach to the site. It would be encouraged to explore an alternative layout such as locating the car park to the rear of the building and bringing the building forward to a more prominent and legible position within the site.
The car parking should be enhanced with tree planting every six spaces, in accordance with the Quality Places SPD.
A pedestrian priority route should be introduced that is highlighted by a contrasting surface treatment and which extends to the site entrance.
Electric vehicle charging points are needed.
Cycle parking needs to be provided in close proximity to the entrance to the Surgery, preferably covered and with a charging point for E-bikes. Space for non-standard cycles should also be provided.
Details of the bin store are needed. 
Housing Development
[bookmark: _Hlk49847949]In general the shared surface street between Plot 3 and 6 fails to encourage street play and sociability due to vehicular priority and being dominated by car parking. The proposed tree alignment is dictated by the street layout failing to create a distinctive place. 
[bookmark: _Hlk49848046][bookmark: _Hlk49848077][bookmark: _Hlk31790831]Trees are required to enhance the appearance of the parking areas and break up runs of parking spaces as discussed above.
Charging points for electric vehicles must be provided. 
[bookmark: _Hlk109645947]Sheds in back gardens are noted, but these also need to be big enough to accommodate non-standard cycles and include a charging point for E-bikes and other forms of micromobility. Furthermore, the garages which include cycle storages will also need to be big enough to accommodate cycles.
Bin and cycle storage should be designed as an integral part of building frontages to enable easy access to the street. This makes cycling more convenient than driving and lessens the likelihood of bins being left in the street or on building frontages.
Building Layout
Given the sensitivity of the site context, the building layout needs to respond to the landscape, the setting of the adjacent listed buildings while preserving and enhancing the important views. The layout therefore needs to be evolved as part of an iterative and multidisciplinary design process, which is fundamental to high quality placemaking. In particular, given site topography and the importance of views, it needs to be demonstrated how new built form can sit subserviently within the landscape and avoid detrimental impact on the skyline. Insufficient information currently exists with which to assess this, and the Site Plan suggest that Plots 1 and 2 in particular will be highly prominent and dislocated from the remainder of the residential development. It would be encouraged to explore an alternative layout to relocate or remove these two plots. Details of the resulting view from Providence Hill towards the Windmill should be submitted.
The substation should be sensitively integrated into the streetscene and conveniently located. Also, the design should be high quality and consistent with the overall design concept for the development. As it stands, it is considered to be in an overly prominent location.
The Veterinary Surgery building should better address the main site entrance in order to create a sense of place for those approaching the site. As it stands, fails to support legibility and it also fails to form a pleasant and obvious transition between the different uses which would be appropriate close to the site entrance and where a more informal layout of development would enhance the proposal’s ability to blend more successfully with its landscape context.
3. External Appearance & Materials
It is considered that the house types are of standard architectural quality. 
Whilst it is not essential that design mimics or tries to replicate existing traditional buildings, as this often results in poor quality replicas, it is important that new buildings reinforce the character of the area and in this particular case, preserve and enhance the significance of the setting of the adjacent Heritage Assets. Good architecture is less to do with a particular style and more to do with the successful co-ordination of proportions, materials, colour and details. Particular care should be given to corners, roof lines and how the building meets the ground. Further thought should be given to the materials palette and solid-void ratios to create more interesting façades.
Veterinary Surgery 
I endorse the Design Review Panel’s concerns regarding the external appearance of the Veterinary’s building where ‘windows on the ground and first floor do not align, and the flat roof boxy form is not in keeping with the character of the locality. Although some attempt to improve its appearance has been made, the result is an awkward juxtaposition of materials and forms placed onto the ‘front’ of an otherwise dull brick box. Whilst this may work in a much more urban context where there is a clear front and rear, that is not the case in this instance. Here, the building will be visible from all sides, each of a differing character, meaning that it must try to address each in a manner which is appropriate to its setting and the wider context, particularly given the close proximity of the Grade II* listed windmill.’
An alternative design could be explored to create more opportunities to break up the building with a more articulated form which would sit more comfortable within the site. 
Careful consideration should be given to the colour and contrast of materials where buildings would be viewed against the tree backdrop.
4. Sustainability
[bookmark: _Hlk49848433]Further, to support the Council’s commitment to mitigate climate change:
· Significantly reduce vehicular dominance and prioritise pedestrian and cycle provision and links to public transport 
· Provide minimum parking provision
· Consider installation of photovoltaics 
· Introduce Passivhaus and Lifetime Homes approaches to building design and construction
· [bookmark: _Hlk50531560][bookmark: _Hlk31274877]Provide charging points for electric vehicles, Ebikes and other forms of micro-mobility 
· Consider introducing green and blue roofs and walls to reduce hard surfaces and control water at source
· Include additional trees and soft landscape within streetscenes to reduce hard surfaces, slow surface water run-off, provide shade and create habitats / corridors for biodiversity 
· Include additional trees within rear gardens and demarcate plot boundaries with hedgerows to slow surface water run-off, provide shade and create habitats / corridors for biodiversity 
· Incorporate permeable surfaces and SUDS in accordance with advice from Landscape and Ecology Officers
· Orient buildings to maximise solar gain and provide natural surveillance of surrounding streets and spaces to encourage active travel
· Ensure habitable rooms enjoy dual aspect to maximise solar gain, improve ventilation and maximise overlooking of surrounding streets and spaces
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