Urban Design Comments
O/26/101177 – Land at Holly Tree Farm, Boorley Green

From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira			Planning Officer: Clare Martin
Date: 06 May 2026
Proposal:	Outline application with all matters reserved (apart from access) for the construction of up to 280 dwellings (Use Class C3) and associated provision of public open space, play area, landscaping, earth works, surface water drainage, infrastructure works and vehicle access off Maddoxford Lane following removal of existing buildings and structures.
Summary: 
· The majority of the site is located outside the urban edge within the countryside.
· Countryside location where there is a presumption against new residential development.


These comments are made in relation to the plans and supporting information dated 30 March 2026 and should be read in conjunction with comments from the Landscape, Tree and Ecology Officers and Highways Specialist.
[bookmark: _Hlk74560772]
1. Site Context & Local Character
The site is predominantly located outside the defined settlement boundary, within the countryside, where there is a clear presumption against residential development. As such, any outline proposal must provide robust justification for development in this location and clearly demonstrate how it responds to the established character of Botley and its rural edge.
The following comments are made on the assumption that suitable justification can be made for a departure from planning policy.
The application site has a number of significant constraints which would influence the nature, form, scale and appearance of any potential development. These include physical constraints such as trees, flood zone, topography and others such as gas main and its respective easements zone. In addition to this usual set of constraints is the fact that a part of the site is within the countryside. It seems that the majority of these constraints have been noted, as they are mentioned within the supporting vision document submitted with the application. It does appear as if an in-depth analysis of the site has been undertaken in order to fully establish the importance of these constraints or how they could influence any proposed development. 
Considering the complexity of the site is of a major importance.
2. Access, Movement & Connectivity
The proposed vehicular access from Maddoxford Lane raises concerns, as this route currently exhibits a strong verdant and rural character, and any intervention has the potential to erode this quality. In this regard, there is agreement with the Landscape Officer that both the location and design of the access should be revisited to ensure that impacts on existing trees, hedgerows, and the overall character of the lane are minimised as far as possible. This is a fundamental matter that should be addressed at outline stage, as it will play a key role in shaping how the development is perceived and how successfully it integrates with its surroundings.

3. Layout & Urban Structure
The perimeter block approach indicated within the Design and Access Statement is supported in principle, as it has the potential to create a clear and legible urban structure, with active frontages and well-defined public and private realms. However, at outline stage, the proposals should provide greater certainty in how this structure will be delivered.
In particular, the parameter plans should more clearly define the street hierarchy, the arrangement of blocks, and the relationship between built form and the public realm. The layout should demonstrate a coherent and permeable structure, where streets and spaces are well-connected and clearly framed by development. It is important that the scheme reads as a cohesive neighbourhood rather than a collection of separate parcels, and that key routes and spaces are positively addressed by buildings.

4. Density, Height & Scale
The Design and Access Statement sets out a density strategy based on a graduated approach, with lower densities at the edges of the site and higher densities towards the centre. This is supported in principle, as it reflects the need to respond sensitively to the countryside edge. However, further clarity is required at outline stage to ensure that density is used not only as a response to site boundaries, but also as a tool to reinforce character, structure, and key movement routes within the development.
It is also noted that the number of dwellings has increased from 260 at pre-application stage to 280 units. While it is accepted that detailed disposition is not required at this stage, and the overall density strategy does not in itself raise significant concerns, it remains unclear how and where this increase will be accommodated within the site. This creates some uncertainty as to whether the uplift can be achieved without compromising the quality of the layout, the character of the development, or the relationship with key constraints. Greater clarity should therefore be provided to demonstrate how this increase aligns with the established density parameters and how it will be integrated in a manner that maintains a coherent and well-considered design approach.
In terms of height, the predominantly two-storey approach, with limited use of 2.5-storey elements, is considered appropriate in principle. However, the outline submission should more clearly define the distribution and maximum parameters of building heights. Taller elements should be carefully located and justified, contributing to legibility and townscape interest without appearing overly prominent in the wider landscape. Particular care should be taken at the site edges to ensure a sensitive transition to the countryside, and to ensure that height, scale and massing respond appropriately to the site’s topography and surrounding context. At present, these aspects are not sufficiently controlled at outline stage.



5. Relationship to Landscape
While landscape is not the primary focus of these comments, it is acknowledged that the Design and Access Statement proposes a comprehensive green infrastructure strategy. It is important that this framework supports the urban structure and that built form positively addresses green spaces and sustainable drainage features.
In addition, the integration of street trees will be an important component of the overall design approach. In particular, the primary street should incorporate a strong avenue of street trees, which will help to reinforce hierarchy, enhance visual quality, and contribute to the character and legibility of the development. Street trees will also play a role in providing shade, supporting climate resilience, and creating a more attractive and cohesive streetscape.
As noted previously, there is agreement with the Landscape Officer that the proposed access arrangement should be reconsidered to minimise its impact on the character of Maddoxford Lane.

6. Sustainability & Movement Integration
Sustainability principles should be embedded within the overall layout and movement strategy, rather than considered as an add-on. In particular, the scheme should prioritise walking and cycling, ensuring that streets are designed to support active travel, natural surveillance, and a high-quality public realm.
The provision of infrastructure for cycling and other forms of micro-mobility should be clearly incorporated from the outset, alongside measures to reduce reliance on private vehicles. These principles should be evident within the outline framework and reflected in the spatial organisation of the development.
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