Urban Design Comment Form: 
O/23/96467 Land adjoining Chalcroft Business Park, Burnetts Lane, West End


From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira		         Planning Officer: Rachael Morris
Date: 15 December 2023
Proposal:	Outline application for up to 4,130sqm of commercial floorspace (Use Classes E(g)(ii), (iii) and B8) to include farm shop (Use Class E(a)) of up to 327sqm, parking and yard areas (including accessible spaces), landscape buffers and acoustic mitigation. Formation of vehicular and pedestrian access to estate road. Access considered only. 

These comments are made in relation to the plans dated 22 November 2023 and should be read in conjunction with comments from the Landscape Officer.
1. General Site Context 
The site is located between the well-established Chalcroft Business Park and Burnetts Lane, to the southeast 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. 
It is an allocated site under Policy WE2 - Land adjoining the Chalcroft Business Park. 
The following comments are made on the assumption that any impact on the SINCs, existing mature trees and adjacent neighbours can be suitably mitigated to the satisfaction of the Ecology and Landscape Officers.
2. Siting, Building lines, Footprint & External Layout
[bookmark: _Hlk131675036]It is crucial that landscape principles are foundational to the final site layout, with priority given to creating connected Green Infrastructure.
Also, sections and street scenes should be submited to show how the proposal works. 
The scale of the proposed built form should refer contextually to the size of the buildings in the local area. It is recommended to analyse the scale of existing building in the immediate and wider surrounding area to ensure that new large footprint buildings, such as Block C and D, are in-keeping with and not larger in scale than neighbouring buildings which could, seems incongruous and would create an unattractive and undesirable clash of scales.
The proposed built form of Block C and D should be refined in order to break up the mass into at least two buildings to reflect the prevalent pattern of the surrounding area.
The public realm should provide the setting for all buildings and include all parts of the urban environment that the public can experience or access, such as public spaces and in some cases, semi-public spaces. A high-quality public realm space can provide many benefits to a development, including enhancing the building’s setting, encouraging active use of space to support personal safety within the built environment, and creating a space for socialising and enjoyment.
As it stands, most of the public realm is dominated by cars within parking courts without making any effort to soften their appearance with landscape treatment and trees.
Policy WE2, states that: ‘…the site is allocated...for employment development...provided that...the development would have no acceptable adverse impact… on existing matures trees within and bordering the site.’ 
A key concern is the removal of a few TPO mature trees located nearby the proposed access without a convincing justification. It would be more appropriate to include those trees as a key feature of an alternative arrangement and using them as a starting point when considering the design layout. Furthermore, it would be encouraged to extend this landscape-led approach to the whole development by proposing tree-lined streets on the main internal axes. Also, these trees need to be excluded from the net development area on the Parameters Plan.
In terms of public spaces, these could be communal areas for site workers and visitors to socialise and relax within a safe, relaxed environment. Sitting areas should be considered, as well as a tree-lined streets within the development.
Consideration needs to be given to how the space is activated across the day, how it is maintained and whether it delineates sufficiently areas for pedestrian and vehicles.
Segregation between vehicles and pedestrians is common on many large industrial/commercial sites which often brings with it the risk of conflict between users and is poorly thought out at the early layout design stage. To avoid inappropriate mixing of pedestrians and vehicles, accessibility and routes for all modes need to be carefully considered from the outset and certain elements will need to be introduced to help mitigate potential conflict. Examples of this include the provision of bus stops, cycle stores, smart car/electric car charging facilities and priority parking spaces in accessible locations, combined with easily accessible, direct pedestrian, cycle routes/access with extra provision for wheelchair users.
As previously mentioned, careful and creative combination of these elements within the layout of the scheme will help to create a more inclusive landscape for all users, enhancing the internal and external connectivity of the site, whilst also maintaining safe separation between potential conflicting modes.
The layout needs to be evolved as part of an iterative and multidisciplinary design process, which is fundamental to high quality placemaking. Landscape will be critical to help screening the development from the adjacent neighbours whilst providing suitable buffers to the adjoining SINC.
Appropriate lighting should also be considered to allow the signage, and building, to act as a feature during day and night.
Opportunities to reduce the amount of hardstanding being generated by the scheme should be further investigated. Identify how the external spaces will be used to design them as attractive and functional outdoor areas.
3. Height, Form, Scale & Mass
There are no objections in principle to the height of the scheme; however, more information would need to be submitted in order to properly assess the height of the proposal, i.e., site sections throughout the whole site to include adjacent neighbours.
4. Farm Shop
I endorse Landscape comments regarding the Farm Shop not being acceptable on this site for the same reasons:
· These activities need to be located within the new local centre to be provided as part of the Horton Heath development. Their presence here would threaten the viability of such facilities within the new centre.
· It is not suitable development because it model relies largely on private car-based custom.
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