Urban Design Comment Form: 
O/24/98619 – Land South of Mortimers Lane, Fair Oak


From: Urban & Landscape Design Team to Development Management 
Urban Design Officer: Marta Oliveira			Planning Officer: Clare Martin
Date: 22 January 2025
Proposal:	Outline application with all matters reserved (apart from access) for the construction of up to 245 dwellings (Use Class C3) and up to 350sqm multi-functional building (Use Class E - commercial, business or service or Use Class F2 - Community), with associated open space and play area, landscaping, SuDS, infrastructure, mobility hub and vehicular access off Mortimers Lane.

Summary: There is an in-principle objection to this scheme: 
· The site is located outside the urban edge within open countryside.
· Given the distance to key local services, it is likely that the development would result in an overreliance of the private car.
· More information on the commercial use should be agreed at an early stage.
· To produce detailed design comments, more information needs to be submitted in terms of architectural style, appearance and materials.

From the information supplied, I would like to comment as follows:
1. Site Context & Constraints
The site is located outside the urban edge. Given the location of the site within the countryside, there is an in-principle objection to this form of development. The following comments are made on the assumption that suitable justification can be made for a departure from planning policy.
Given the sensitivity of the site context, the building layout needs to respond to the landscape while preserving and enhancing important views. The layout therefore needs to be evolved as part of an iterative and multidisciplinary design process, which is fundamental to high quality placemaking. Also, the proposal needs to be demonstrated how new built form can sit subserviently within the landscape and avoid detrimental impact on the skyline.
The site is located over 20 minutes within the walking distance to local schools or shops. I endorse highways comments regarding the fact that it is ‘likely to result in an overreliance on the private car, particularly given the distance to key local services.’ Also, there is lack of cycle routes in the area. Therefore, careful consideration should be given to pedestrian and cycle connections to the wider area.
Furthermore, it would be encouraged to submit more justifications regarding the proposed uses for the site. The mobility hub is an important facility but it’s too specific in terms of use and might not be utilised by all future occupants while, for example, a convenient shop would have a stronger effect on avoiding the constant use of a car.
2. Siting & External Layout
An illustrative masterplan was submitted in which is established principles for the disposition of housing, open space, access points and linkages for the whole site.
In terms of layout, the proposal indicates an approach based on a series of discrete perimeter blocks with potential housing facing outwards and enclosed private garden spaces within each block. This design principle works well and creates a great sense of place where the buildings frontage creates a clear, direct and positive relationship with the public realm, such as the open space or the ecologic area.  
Notwithstanding the comment above, it is advised that the following is considered at the next stage: 
•	Provided further information and studies to examine the context to appropriately guide the proposal’s articulation and elevational treatment. These studies should specifically assist in refining the architecture style proposed; the solid to void ratio and pattern; the roof form and ridges’ heights to respond appropriately to the local character. Consider as well providing a wider site plan showing the surrounding buildings and open spaces.
•	Elevation drawings to show the relationship between the proposal and the adjacent buildings and how the external treatment relates and enhances the character of the place by using appropriate features and materials.
•	Plans to include the external spaces and clarifying how they will be treated and used.
•	Also, submitting visualisations will help to clarify how the scheme relates to its setting, namely through distant and close views. A careful consideration from specific viewpoints towards the building could ensure that the development integrates well within its setting.
3. Height, Form, Scale & Mass
In terms of height, on page 38 of the DAS, it is mentioned that most of the development will be 2 storeys with some 2.5 and 3 storey development utilised in key locations.
There is a concern regarding height on a site outside the settlement boundary visually exposed to the countryside. It is recommended that buildings should not exceed two storeys in height falling to 1-1.5 storeys in height on the southern periphery to create a softer edge to the development into the countryside. Buildings should be of modest domestic scale.
In terms of form of development, there is limited information to assess if the quantum of development proposed - up to 245 dwellings - will sit comfortably within this site.
A countryside edge site usually requires a soft and sensible response with a looser grain, whilst avoiding terracing, to create a more appropriate form of development. A significant reduction in dwellings could be expected on the next stage to increase the degree of space retained between buildings and to intensify the green space area.
It is suggested that the primary vehicle route is designed as a tree-lined avenue to further enhance the rural character of the development.
The multi-function space facility is sited close to the site entrance. There are no objections to this. Further details of the building and its setting are required to provide full comment on this aspect of the scheme.
The four-character areas proposed seem to be appropriate and, most probably, we will end up with a fifth one, along the western side of the site, which would provide a sympathetic response to the adjacent neighbourhood area.
4. External Appearance & Materials
Limited information submitted. The sketch views suggest a style of building that would not be incongruous in a rural setting, but this will require further clarification at the detailed planning application stage. 
Whilst it is not essential that design mimics or tries to replicate existing traditional buildings, as this often results in poor quality replicas, it is important that new buildings reinforce the character of the area. Good architecture is less to do with a particular style and more to do with the successful co-ordination of proportions, materials, colour and details. Particular care should be given to corners, roof lines and how the building meets the ground.
Bin and cycle stores should be designed as an integral part of the building, providing convenient access to the street. Placing stores in rear garden locations makes cycling inconvenient, encourages car use and runs the risk of bins being left in the public realm creating visual clutter.
5. Sustainability
[bookmark: _Hlk49848433]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 
· [bookmark: _Hlk87009696][bookmark: _Hlk50531560][bookmark: _Hlk31274877]Provide minimum parking provision and a range of parking solutions 
· Provide charging points for electric vehicles, Ebikes and other forms of micro-mobility within garages and/or locations that support the streetscene and do not hinder pedestrian movement 
· Consider introducing green and blue roofs and walls to reduce hard surfaces and control water at source 
· Include additional trees and soft landscape within streetscenes to reduce hard surfaces, slow surface water run-off, provide shade and create habitats / corridors for biodiversity
· Include additional trees within rear gardens and demarcate plot boundaries with hedgerows to slow surface water run-off, provide shade and create habitats / corridors for biodiversity 
· Incorporate permeable surfaces and multi-functional SuDS in accordance with advice from Landscape and Ecology Officers 
· Consider installation of photovoltaics 
· Introduce Passivhaus and/or Lifetime Homes approaches to building design and construction 
· Reduce levels of CO2 emissions via energy efficiency and choice of materials
· Incorporate efficient mains water consumption measures
· Orient buildings to maximise solar gain and provide natural surveillance of surrounding streets and spaces to encourage active travel 
· Include measures to provide outdoor shade and minimise indoor heating
· Ensure habitable rooms enjoy dual aspect to maximise solar gain, improve ventilation and maximise overlooking of surrounding streets and spaces 
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