Urban Design Comment Form: 
X/22/94322 Chalcroft Business Park, Burnetts Lane


From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira	Planning Officer: Rachael Morris
Date: 16 December 2022
Proposal:	Variation of conditions 1 (approved drawings) and 4 (Design & Access Statement and Site Plan) of planning permission F/18/83945 for hybrid Planning Application consisting of: 
1. Full Planning Application for the construction of a two-storey industrial building for a commercial butchery (2,064 m2 of Use Class B1(c)), development of 767m2 of B1b/B1c floorspace (including a first-floor extension to the existing security building), construction of a cafe and site maintenance store and the demolition of building 17 and a water tank; and 
2. Outline Planning Application for the demolition of Units 10 -15 (1,860m2 of Commercial floorspace), and store building and the development of 6,420m2 of B1b, B1c, B2 and B8 storage and distribution floorspace (All matters other than access reserved).
Summary: 
· Established employment site bounded by Ancient Woodland and SINC to the north and east, which need to be protected from development
· Vehicle-dominated form of development with further thought needed with regard to mitigating the impact of this approach on climate change
· Explore opportunities to link to active travel and public transport networks
· Further details to understand how the height may impact the skyline are needed
· More information on Design and Access Statement are needed

Comments made in response to submission of Amended Plans dated 2 December 2022. The following general comments relate to both applications:
General Site Context
The site is located on the northern side of this well established business park, a linear employment site located in the countryside to the north of the settlement of Hedge End and south east of Horton Heath. This area is due to witness significant growth in the future as these two settlements expand, and there is opportunity for enhanced pedestrian and cycle links, and public transport provision, to serve the site in the future. 
The site is private and there are no public routes through, and therefore no accessible public realm. Buildings and the access road are unsurprisingly utilitarian and functional, with vast areas of hardstanding to accommodate parking and turning areas. 
Nevertheless, the buildings are concealed from public vantage points by strong tree and hedge planting to the boundaries. To the north and east, this comprises an Ancient Woodland and SINC, to the west, the railway line creates an additional buffer. The business park is concealed in views from Burnetts Lane, from which vehicular access is available and the site currently is considered to have low visual impact on the openness of the area with trees remaining the dominant features in the skyline.
The site is currently occupied by a somewhat ad-hoc collection of buildings which will all be demolished. Plans to regularise the layout of units is welcomed, however, it is considered that this should be done holistically alongside improvements to soft landscape provision. 
Demolition
No objections.
Sustainability
· Consider how this site can link to existing and future pedestrian, cycle and public transport links given the significant growth occurring in this area
· Consider installation of photovoltaics to replace those lost from the solar farm
· Provide electric vehicle charging points
· Consider introducing green roofs and walls to reduce hard surfaces
· Include additional tree and soft landscape planting throughout to reduce hard surfaces, slow surface water run-off, provide shade, and create habitats / corridors for biodiversity
· Incorporate permeable surfaces and SUDS
Variation of condition 1 and 4
The proposal seeks amendments to Condition 1 and 4 of F/18/83945 planning permission to substitute a new drawing. Condition 1 requires that the development shall be implemented in accordance with an approved list of plans, which includes drawing 2003 PLRevF, now titled as ‘Site Plan – Outline Application’ (ref: CBP-BSL-ZZ- XX-DR- A-2006-PL). 
Additionally, Condition 4 states that: ‘The development of Phase 2 (the outline phase subject to further reserved matters approval) shall be in accordance with the use, layout, scale and design principles set out in the submitted Design and Access Statement Addendum (1.8.19) and Site Plan – Outline Application ref CBP-BSL-ZZ-XX-DR-A-2003-PL-F. 
The new drawing (Site Plan – Outline Application ref CBP-BSL-ZZ- XX-DR- A-2006-PL), identifies two development platforms and the key to the drawing provides plot parameters for each of them. 
The applicant states within the information submitted that the Design & Access Addendum simply refers to the introduction of that drawing; however, this document wasn’t submitted yet to properly assess the amendments. More information is needed in order to provide more detailed comments.
1. Siting, Building lines, Footprint & External Layout: 
The new arrangement of the proposed units is considered commensurate with other existing buildings within the business park and there are no objections to this aspect of the scheme. However, it is felt that the proposed location of units XXX is too close to the boundary, not provide sufficient buffer to the SINC and creating an undesirable pressure into the woodland.
It is acknowledged from the visualisations submitted that the proposed units are push far back into the boundary of the site to allow for car parking space up front, breaking up with the prevalent building line established between the existing buildings and the recently approved unit 1E.
There is no clear indication on the site plan where cycle parking will be located. It is recommended to provide cycle parking in prominent locations, close to building entrances to enable better overlooking and increase safety.
2. Height, Form, Scale & Mass
The Plot Parameters for the proposed development platforms establishes maximum building height. There is a concern that 14m to eaves might be too height for this location. Therefore, the visual impact of these buildings needs to be assessed to understand how the height may impact the skyline.
Visualisations from distant and close views would be useful to understand how the buildings will sit within the wider site context.
3. Parking and Servicing
The site is dominated by car parking and a landscape-led approach to the current proposals will be critical in creating an enhanced environment. The proposed Landscape Strategy needs to be revisited to include additional tree planning in accordance with the Quality Places SPD. The DAS on page 18 states that “… a minimum of one tree for every six parking spaces will be delivered as part of the landscaping scheme and these will be specified through detailed planting plans reserved by planning condition.” To ensure that it will be possible to accommodate the number of trees required within the replacement and new parking areas, it is contended that this information needs to be submitted now.
The areas of replacement parking in particular will struggle to accommodate this level of tree planting, the trees need to be sited to break up long runs of car parking. Additional new trees are therefore required. 
Opportunities to reduce the amount of hardstanding being generated by the scheme should also be further investigated. Identify how the external spaces will be used to design them as attractive and functional outdoor areas.
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