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Reserved Matters- Application 14/01841/REM- Reserved Matters to Outline Application 05/01337/OUT- Proposed commercial units for B1 use adjacent to the Oxford Road, including 65 associated parking spaces.
1. Introduction/Background
Outline permission 05/01337/OUT was granted in 2009 for mixed-use, residential-led development at College Fields, now Longford Park. A Strategic Concept Masterplan for the proposal was prepared by John Thompson and Partners and an Urban Design Framework was submitted setting out the design principles for the development, and provide a framework for the production of Urban Design Codes. The Longford Park Masterplan and Design Code (11.07.2012) was subsequently produced and agreed pursuant to Condition 13 and 14 of the outline permission. 
The application has not been subject to any pre-application advice, nor is the application accompanied by a Design and Access Statement or Statement of Compliance.
2. Site/Context
The application covers the area identified in the code for employment use. It falls within the Plateau character area of the design code and is defined as Oxford Road Frontage; the primary frontage across the entire development site. Consequently the site occupies a highly visible location along the Oxford Road and will form the main gateway, along with adjacent residential, to the Plateau character area of the development. As such the design of this site is critical, and must be considered in relation to surrounding development and also its significance as a gateway development. 
3. Policy/Guidance
The application is accompanied by a Design Code (11.07.12) as required by Condition 13 to Outline Permission 05/01337/OUT. In accordance with Condition 13 all subsequent development shall be carried out in accordance with the approved Design Codes.

4. Design Assessment

The application is not accompanied by a Design & Access Statement or Statement of Compliance document. I have therefore undertaken a design assessment of the application having regard to the Masterplan and Design Code (11.07.12) under the headings as follows:

Movement/Connections
· It is unclear how units 1 and 2 make connection to the public footpath adjacent to Oxford Road. The codes indicate a section of hedgerow along this boundary that is not shown on the plan. Details of Oxford Road and pavements should be plotted on the plan. 

Scale/Mix of Uses
· The code requires a domestic scale to the proposed units. Street elevations that include the residential development to the north of the site will be required to assess this relationship.

· From the plan the footprint of the units seems overbearing and dwarfs the neighbouring residential units. I am particularly concerned by the relationship at unit 10 with plots 177 and 178 in relation to overlooking and overshadowing as well as the impact on the street scene.

· Further consideration is required of the configuration of units, and providing an appropriate transition to the residential units. 
Layout

· Is there market evidence that supports a proposal for 10 identical units across the site? It is considered that as there is no end-user currently identified it may be beneficial to provide a variation of units to maximise the opportunity for flexibility and appeal to a broader range of potential users. 

· Variation of units and configuration could also provide a more appropriate design response.

· How has the orientation of units been considered in relation to achieving appropriate levels of natural light across the units?

· The layout is dominated by the provision of parking to the rear of units. While the codes specify parking must be provided to the rear of the parcel, it is considered that a better approach to integrating this into the scheme should be taken.

· The codes identify two key buildings within the site, which are not reflected in the plan.

· The substation currently occupies one of the key building locations, on a prominent corner location. As such it represents a major constraint, which goes against the requirements of the design code. This must be relocated within the site to achieve an appropriate design response.   
Built Form 
· The lack of variation within the scheme presents a monotonous frontage to Oxford Road, and does not relate to the domestic scale of surrounding residential development. 

· Similarly, the lack of variation fails to articulate the required key/ landmark buildings.

Elevations

· The codes require the principal entrance to be from the Oxford Road Frontage. While an entrance is indicated, there is little variation between the front and rear elevations. Further consideration should be given to presenting a subservient access from the parking court.

· The main entrance from the Oxford Road frontage should be emphasised.
· How does the fenestration relate to the internal layout? Extensive gable windows are subject to potential overshadowing and overlooking between units. Is there potential to provide more extensive/ large scale fenestration to the front and rear elevations? This should be explored with regard to orientation and layout configuration.

· Parapet detailing is restricted to landmark/ key buildings.
Materials
· The codes identify 2 key buildings on the site; one to be Hornton Stone, and one to be either through colour render or Hornton Stone. 

· Roofing material should be 55% terracotta tile and 45% grey concrete slate. However on such a small site, with few units it may be more appropriate to only use slate on the key buildings.
Landscaping
· The codes require the hedgerow to be reinstated along the southern boundary to Oxford Road behind junction vision splays.

· The landscape parameter plan also identifies a cluster of trees along the western boundary to the new access road. Set-backs to units should be utilised to allow tree planting in this location.

· Who will maintain the planting in the car parking area? While landscaping is encouraged in this area to soften the expanse of hard standing, sufficient space must be allocated to ensure viability. 

Access and Parking
· The amount of parking spaces seems extensive for 10 units. What standards have been applied here?

· Reconfiguration of the access between plot 177 and unit 10 may serve to reduce the issue of overshadowing and overlooking, subject to consideration of noise impact.

5. Conclusion 
The application provides limited information to justify the proposal. It is considered greater variation is required to provide an appropriate design response and flexibility for potential users. 

6. Recommendations/Conditions

That the application has significant design issues, is not compliant with the approved design codes and provides limited information to demonstrate a considered and appropriate design response. As such I would be unable to support a recommendation for approval for the scheme as currently presented.
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	Other Information
	It must be stressed that these comments cannot constitute a formal determination under the ‘Town and Country Planning Act 1990’, or the ‘Planning (Listed Buildings and Conservation Areas) Act 1990’ and that it contains only informal, officer advice, which cannot prejudice any subsequent decision of the Local Planning Authority.  


