Urban Design Comments: 
F/23/96586 – Moorlands Farm, Botley Road, West End

From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira	Planning Officer: Summer Sharpe
Date: 22 January 2024
Proposal:	Demolition of all existing buildings and detailed planning approval for light industrial floorspace [Use Class E(g)(ii) & E(g)(iii)] and estate office (Use Class E(g)(i).(Application Resubmission)

[bookmark: _Hlk117261553]Summary: 
· The site is located outside the urban edge within the countryside.
· The proposed layout shows the buildings predominantly within the area of the existing buildings, minimising the encroachment into the undeveloped part of the site.  
· The elevations also indicate a softer design for the buildings, with varied timber cladding that creates a more ‘rural’ appearance appropriate for the countryside setting.

These comments are made in relation to the plans dated 13 December 2023 and should be read in conjunction with comments from the Landscape and Ecology Officers.
1. Site Context
The site lies within the Countryside and adjacent an SSSI. A PRoW runs alongside the northern boundary.
The following comments are therefore made on the assumption that issues relating to development within the Countryside can be overcome.
2. External Layout
The existing buildings are currently in a state of disrepair, and they do not appear to have any architectural merit. In addition, where the character of an existing place has limited or few qualities, then a new and positive character should be proposed to enhance its identity. In this context, it is considered that the proposal helps to improve the overall appearance of the site and makes a positive contribution to the character of the area.
In terms of layout, it is acknowledged that the proposed arrangement will be located where the current development is, minimising the encroachment into the undeveloped area. It seems that the proposal won’t have a detrimental visual impact on the surrounding area, but I will defer to the Landscape comments on this matter.
Whilst Unit C is framing views from those approaching the site helping with legibility and improving the sense of arrival, there is a concern that the flat roof part of the building might be putting some pressure on existing trees. Any proposal to remove trees alongside the western boundary, which are currently providing a significant level of screening, would need to be carefully considered.
It is unclear from the information submitted for what will it be used each of the flat roof outbuildings adjacent to the main buildings. Is it for bin storage? Or cycle storage? More information is required on this matter.
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.
Also, 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.
Locating the entrances close to a pedestrian route and distinguishing it as a feature would improve safety and help create a more legible and pedestrian friendly environment. This could be reinforced by accentuating the entrances with a small but protruding and noticeable mass and using high quality materials.
It is also recommended that:
a)	Cycle parking should be covered and located in well overlooked locations close to building entrances.
b)	Disabled parking spaces require side and rear access zones that do not encroach into carriageway areas.
c)	Where parking areas are located adjacent to soft landscape, a buffer strip will be needed to prevent trampling of vegetation.
d)	A buffer strip or other intervention should also be considered to prevent vehicles overhanging adjacent footpaths if people park untidily.
e)	Additional tree and landscape planting is required within parking areas, in particular in front of Unit D, in accordance with the Quality Places SPD.
3. Height, Form, Scale & Mass
No objections in principle subject to Landscape comments. The site is currently well-screened, and it is anticipated that there won’t be many opportunities for the proposal to be seen from wider views.
4. External Appearance & Materials
No objections in principle to the proposed architectural language nor to the material palette shown on page 14 of the DAS. However, it is important to ensure that an excessive variation of detailing is not employed in a single scheme, as it often results in a discordant composition. It would be encouraged to keep it simple and use the same alignment and orientation for the companies sign/ logo.
The external finishing materials and detailing are very important from an urban design perspective. These should be durable and of high quality, reinforce the overall design concept, and take account of the context of the site. 
Further details/ samples of materials are needed.
5. Sustainability
To support the Council’s commitment to mitigate climate change:
· Significantly reduce vehicular dominance and prioritise pedestrian and cycle provision and links to public transport given the significant growth occurring in this area 
· Provide minimum parking provision
· Consider creating provision for shared car club vehicles
· [bookmark: _Hlk31274877]Provide electric vehicle charging points for cars, Ebikes and other forms of micro-mobility in locations that support the streetscene and do not hinder pedestrians and, consider the need to future proof / safeguard land for infrastructure to support autonomous and connected autonomous vehicles and MaaS (Mobility as a Service)
· Include additional tree and soft landscape planting to reduce hard surfaces, slow surface water run-off, provide shade, and create habitats / corridors for biodiversity 
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