Urban Design Comments
F/22/93194 – The Ageas Bowl


From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira			Planning Officer: Liz Harrison
Date: 13 October 2022
Proposal:	Full planning application for the erection of 185 dwellings, a 71-bedroom care home (Use Class C2), a 142-bedroom hotel (Use Class C1), a well-being centre (Use Class E / F2), a new pavilion building and improvements to existing stadium, new vehicular access, car parking, pedestrian circulation, and processional ramp, together with associated tree planting, landscaping, SuDS and biodiversity enhancements.

Summary: 
· The quantum of residential development is excessive for the available site, leaving inadequate space for soft landscaping or tree planting.
· The height proposed for the apartment blocks is a concern as it might potentially have visual impact from distant views.
· The proposal remains heavily reliant on the existing access via Marshall Drive failing to provide an appropriate design for a direct route to the settlement of West End.
· Further details of existing and proposed levels are required to understand the significant use of retaining walls. 
· The proposed location for the Care Home is contrary to Policy WE4.
· A CGI is required from the Southern Gateway/ Thorneydown Car Park towards the Care Home building to properly assess the impact of the proposed height.  
· Further information is required to help understand how the proposed Budget Hotel interacts and impacts into the existing surrounding area (buildings and open space).
· More clarification is required regarding the New Pavilion to show how its architecture language is informed and appropriate for its setting and surroundings.

These comments are made in relation to the plans dated 06 September 2022 and should be read in conjunction with comments from the Landscape, Ecology and Planning Policy Officers.
1. Site Context
The application site lies within the urban edge next to a Settlement Gap.  It is an allocated site under Policy WE4 - Land at Ageas Bowl and Tennis Centre, Botley Road, West End. 
To the south of the site beyond the red line, Telegraph Woods and part of Boundary Lakes Golf Course is designated as a SINC. To the west, land at and to the south of Telegraph Heights is covered by a Blanket TPO. 
Within Telegraph Woods are two SAMs – Hickley Wood Hillfort – and to the southwest of this is Telegraph Woods Beacon.
The proposal has positively evolved to address some concerns raised throughout the pre-application process and now it is more consistent in terms of site plan as the layout of each element (i.e., apartment blocks, overflow car park) take more reference from the existing stadium’s form to ensure that the different elements work as a whole.
However, there is further work to be done to arrive at a proposal that fully responds to the opportunity on offer here. A number of key issues, including quantum of residential development, limited connectivity and land uses choices, require further investigation before the plan can be fixed.
The current proposal remains heavily reliant on the existing access via Marshall Drive failing to provide an appropriate design for a direct route to the settlement of West End. Policy WE4, states that: ‘Any residential development should not compromise the existing function of the Ageas Bowl.’
A key concern is the cul-the-sac arrangement, with vehicular access from Botley Road. This will reduce the opportunity to create a high quality and thriving new place, well-connected to the adjacent neighbourhood and West End settlement providing a sense of belonging and place.
As it stands, the proposal potentially creates conflicts between movements from future residents, hotel and retail users, drop in/ drop off from coach/ bus/ taxis and anyone arriving on foot. 
Policy WE4 states that: ‘A direct vehicular access is required unless demonstrated otherwise’, therefore further information regarding the consideration of this would be required. 
Character Area 1: Northern Gateway
Overflow Car Park
It is welcomed that the car parking’s layout is inspired by the geometrical shape of the stadium; however, there are a few concerns regarding this area:
· The parking design should be landscape-led, responding to the character of the place; it should be well integrated, with good landscape treatment and avoid a public realm dominated by cars and hard standing.
· Large car parks need to maximise opportunities to conserve and enhance local green infrastructure.
· Furthermore, the car park only has one route in and out for vehicles which would result in a high intensification of use at this point, likely resulting in traffic queuing onto the main road – Botley Road, with implications on the local highway network at busy times and consequently into the wider area. Traffic modelling is required to demonstrate how the car park can work and not lead to traffic congestion.
Arrival space/ Spiral Ramp Area
There is no objection in principle to the design of the spiral ramp nor to the arrival space which surrounds it. It is acknowledged that the space is quite constrained and therefore needs to be carefully designed to reduce the impact on existing trees to the minimum while still appropriate for its intensive use.  

Character Area 2: Budget Hotel
There are no objections in principle to moving the hotel to this location.
Whilst I differ to separate comments from the Ecology and Landscape Officers regarding the impact of the building on the lake, the new siting of the building, particularly the rotation away from the existing woodland seems to improve the visitor arrival experience for those approaching the site from the pedestrian boulevard across the overflow car park.
Nevertheless, new development needs to be sensitively related to the scale and massing of neighbouring development and spaces and more information would need to be submitted to properly assess it. A site-wide cross section to clarify how the proposed height and massing relate to the surrounding context and to ensure that the proposed building integrates well with existing buildings (Hilton Hotel and Stadium) and open areas. 
Furthermore, it would be encouraged to produce a CGI from the spiral ramp area to show the visual impact of the proposed Hotel from the main pedestrian access.
Ground floor plan shows rooms facing directly to the car park. It is not possible to understand from the information submitted how the building connects with the ground and the levels of the immediate surrounding area. It is essential that fully detailed information of the lighting, materiality and general design of this covered area is provided.
Character Area 3: Pavilion & Maintenance 
There are no objections in principle to the location of the new pavilion and maintenance area. 
However, it would be interesting to understand how the architectural language of proposed building was informed by the design elements of the existing stadium. This does not necessarily mean that the surrounding building should be mimicked - although that would be another possible approach - but the design response should relate to its material texture. For example, the stadium is a unique building with a steel structure that might suggest a design response in terms of material language.
Character Area 4: Southern Gateway & Independent Living 
The proposed building is for elderly independent living and whilst there is scope for development in this part of the site, as it is within the urban edge, the residential use proposed does not comply with Policy WE4 which states that residential development should be solely located on the north west corner of the site, so that it does not affect the setting of the wider site and connects directly to the existing settlement to avoid car use dependency.
The following comments are made on the assumption that suitable justification can be made for a departure from planning policy. 
Residents in older people’s accommodation, as well as others in some sheltered accommodation, are also generally much less mobile than the general population and many may rarely, if ever, leave the premises. For these reasons the amount and quality of the available usable external space for those residents is at a premium. The design should celebrate its location with a landscape led approach.
The level changes across this part of the site are challenging and careful consideration will be needed to integrate the building successfully in its wider context whilst providing high quality and accessible private amenity space for future occupants.
View 05 – to the Southern Gateway shows a building satisfactorily softened and screened, however, as the site slopes down towards the golf course its visual impact from other viewpoints such as the southern pedestrian access/ Fan Zone should be demonstrated. This corner end of building sits on a higher level supported by a retaining wall and is four storeys high making no concession to reducing its potential visual prominence. 
Also, the requested CGI above would help to better understand the design of the public realm proposed along the Southern Gateway, in terms of landscape, materials and wayfinding. 
The use of green roofs is welcomed to help control water at source.
Given the form and shape of the proposed building, it is also acknowledged that some of the rooms are exclusively facing north with views towards the stadium which is not considered to be the most pleasant of the outlooks. 
Character Area 5: Residential & Well-being
The design reflects the progression of the site from the stadium edge to the boundaries of Telegraph Woods, with apartment buildings being located near the stadium and houses located behind it.
The residential development appears to be excessively dense and as a result there is relatively little amenity space with the proposed one dominated by car parking. The proposal has been located at the outer edges of the site leaving no room for soft landscaping.
The proposed residential layout lacks scope for landscaping and has several practical and amenity issues to overcome. The frontage outlook for most of the dwellings is dominated by parking with no scope for worthwhile soft landscaping or tree planting. Also, some rear gardens are very constrained by the steep topography resulting in little usable amenity space for future occupants.
It is acknowledged from the illustrative sections that there are significant level changes across the site. On several occasions, it is noted that a substantial amount of retaining walls have been proposed to overcome them, particularly between the proposal and the adjacent sites such as the Telegraph Woods or the Pitters site to the north (as per section CC and DD). Also, the proposed site plan shows significant level changes between the block of apartments and the adjacent car parks in relation to the open space. More clarification is required to understand the amount of engineering works and retaining structures that will need to be undertaken to deliver this scheme.
The green open space proposed between the residential development and the stadium works as a buffer for these very different functions as well as contributing to the transition in scale. This area forms an important part of the concept and, if successfully design and delivered, would add value to the sequence of public open spaces and pedestrian movement within the scheme. As it stands, it is considered that the space is dominated by car park designated for the apartment blocks. 
Furthermore, there will be different demands on site, which could create a constant conflict between vehicles, pedestrians and activities. It is easily predicted that on match days the open space allocated for residents will be ‘flooded’ by spectators. 
It is considered that the open space is too fractured and consequently less flexible to use. More adequate open space should be provided in a cohesive way. The overall aim is to create a residential area where buildings and spaces form an attractive and high-quality public realm. A significant amount of public space should be provided within this area to serve future residents whilst ensuring that the space is not unduly affected by users of the stadium. 
Also, the proposed layout shows an informal open space with seating areas enclosed by rear gardens facing the woodland. This is not acceptable due to lack of surveillance, and it is a missed opportunity to consider orientating dwellings directly onto the public space creating a greater sense of place providing a clear distinction between private and public space.
The lack of a clear and attractive cycle and pedestrian route direct from the development to the surrounding area is also a concerning omission. It would be encouraged to produce a CGI to show how these links would look like. 
The height of the apartment blocks is a concern and is likely to have an unacceptable and detrimental visual impact from distant views. The large block sizes are bulky and are currently located on a higher ground level to the stadium which exaggerates their prominence. The roof access shown on the elevations has a detrimental impact on the overall height of the buildings, therefore being considered that its location on the rooftop should be avoided or, as a last resort, sensitively integrated within the roof profile.
In addition, as the site slopes down towards the stadium, it would be more appropriate to propose a cascade roofline effect between buildings. The level changes on site should be reflected on the proposed heights of the buildings.
Every opportunity to reduce height should be explored. 
All residential car parking should be well integrated, with good landscape treatment, overlooked and accessible for all.
Wide crossing points are needed from this area to the Stadium, ideally on raised tables to provide level walking routes on pedestrian desire lines.
Ensure that pavements take priority across all junctions.
Additional trees are required in parking courts in accordance with the Quality Places SPD.
EVCP are required and should be designed into the scheme now.
There are no objections in principle to the Well-being building location and its design seems to be acceptable.
An alternative location should be explored for the play area with a greater natural surveillance and well-integrated within the residential area and its designated open space.
I would recommend taking the proposal to the Design Review Panel where their design advice helps to promote good design and is an essential part of the planning process.
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