Urban Design Comment Form: 
RM/26/101639 OHH – Primary School, Horton Heath, Fair Oak


From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira		       Planning Officer: Gregg Chapman
Date: 10 July 2026
Proposal:	Submission of Reserved Matters relating to Layout, Scale, Appearance, and Landscaping pursuant to Condition 4 (Reserved Matters Requirements) of Outline Planning Permission O/20/89498 for the construction of a Three-Form Entry Primary School within Phase 8 (Primary School) including associated sports pitches and playing field, hard and soft landscaping, cycle and vehicular parking and a public square, and associated ancillary works, and for the provision of public open space including formal sports facilities comprising a 3G floodlit pitch for school and community use and pavilion, and informal play/meeting space, allotments and associated landscaping, cycle and vehicular parking and associated ancillary works within Phase 9A (Sports Pitch) and Phase 9B (Eastern Green Infrastructure including Allotments), along with temporary use of the school premises for early-years, pre-school and/or nursery provision, to include details relevant to the following conditions…

1. General comments
The Reserved Matters submission has evolved positively since the pre-application discussions and generally reflects the preferred design approach identified during the earlier design review. The overall composition of the school building, civic role within the Local Centre, and the revised orientation of the sports facilities continue to represent a positive urban design response.
The proposed school remains well positioned as an important civic building, helping to define the Local Centre and establish a clear hierarchy of public spaces. The School Square continues to provide a strong arrival space and contributes positively to the wider movement network. The proposed material palette, utilising buff brick with carefully articulated detailing, is supported in principle and remains, in my view, the strongest of the material options previously considered, offering an appropriate balance between civic presence, durability and contextual sensitivity.
Notwithstanding this, the application currently provides only broad descriptions of the proposed materials and relies largely on precedent imagery to illustrate the intended architectural quality. Given that this is a Reserved Matters application, a greater level of technical detail should now be provided to ensure that the quality of the development can be secured. This should include further information on the proposed brick type, bond patterns, mortar specification, window reveals, PPC aluminium finishes, copings and other key architectural details that contribute to the overall character of the building. The submission of sample panels and detailed material specifications would provide greater certainty that the civic quality and architectural expression illustrated within the Design and Access Statement will be successfully delivered.
The revised location of the sports pavilion and re-orientation of the sports pitch continue to represent an improvement over the earlier iterations. The pavilion now forms a logical focal point within the sports parcel and establishes a clearer relationship with both the playing facilities and surrounding public open space. Likewise, the proposed allotment access via the adjacent residential street remains a sensible arrangement in principle and avoids unnecessary conflict with the sports parking area.
Whilst the location and overall disposition of the sports pavilion are supported, its architectural treatment would benefit from further refinement. The proposed elevations appear relatively plain and utilitarian and do not demonstrate the same level of architectural articulation or civic quality evident within the school building. Given the pavilion's prominent position overlooking the recreation grounds and its intended role as a community facility, there is an opportunity to provide a more considered architectural response through greater modulation of the elevations, enhanced brick detailing, more carefully composed openings, stronger entrance definition and a more refined treatment of the colonnade and roofline. A richer architectural expression would reinforce the pavilion as an important community building and better reflect the design aspirations described within the Design and Access Statement.
Notwithstanding these positive aspects, concerns remain regarding the proposed community parking area and its intended function as the primary parent drop-off facility. The Design and Access Statement explains that the community parking area will serve both recreation ground users and school drop-off activity through a looped parking arrangement intended to facilitate efficient vehicle circulation. Whilst the principle of removing parent vehicles from the School Square and immediate school frontage continues to be supported from an urban design perspective, the submission still provides limited confidence that the arrangement will operate effectively during peak school periods.
In particular, the proposal remains reliant upon the shared use of parking between the school, sports facilities and wider community uses, yet little additional evidence has been provided demonstrating how competing demands will be managed during periods when school activities, community sports use and other events overlap. The Design and Access Statement largely describes the intended operation but does not clearly demonstrate how potential conflicts will be avoided through the physical design of the space rather than operational management alone.
The proposals also continue to lack sufficient information regarding the practical operation of parent drop-off and pick-up. Although the parking area is now illustrated as a loop arrangement, there remains uncertainty regarding vehicle circulation, pedestrian priority, waiting arrangements and the management of short-stay parking. It is unclear whether the available parking capacity has been robustly assessed against peak cumulative demand or whether overspill parking could occur elsewhere within the development.
Similarly, whilst pedestrian routes between the community parking area and the school are shown diagrammatically, further consideration should be given to how these routes are prioritised over vehicle movements and whether the public realm design provides sufficient visual cues to reinforce pedestrian priority during the busiest periods. Greater clarity would also be welcomed regarding any traffic management measures, access controls or operational arrangements intended to discourage informal stopping closer to the school entrance.
Lastly, the submission would benefit from a more explicit assessment of how the proposal responds to the key design principles established within the approved Design Code. Whilst the Design and Access Statement explains the design evolution and overarching design rationale, it does not clearly demonstrate how the proposal has been informed by, or complies with, the relevant coding requirements relating to matters such as built form, character, movement, public realm, landscape, architectural expression and civic identity. Given that the Design Code forms an important part of the approved framework for the wider development, it is considered that the applicant should provide a Design Code Compliance Statement, or a clear schedule demonstrating how the proposal responds to the relevant coding requirements. This information is also required to enable the Local Planning Authority to properly assess compliance with Condition 21, which requires Reserved Matters submissions to accord with the approved Design Code.
Overall, whilst the Reserved Matters submission has successfully carried forward the principal urban design improvements identified during the pre-application process, I remain concerned that the shared community parking/drop-off arrangement has not yet been sufficiently resolved through the design itself. Further information should therefore be provided demonstrating that the proposed parking strategy can operate safely, efficiently and without detriment to the quality of the public realm or the wider functioning of the Local Centre.
Page 2 of 3
