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Public consultation guidance notes

The High Quality Places supplementary planning document
constitutes a design guide for the Winchester district, and is
currently published in draft form and your comments will be
welcomed. Please send them in writing to:

Head of Strategic Planning
Winchester City Council
City Offices

Colebrook Street
Winchester

SO239L)

email: designspd@winchester.gov.uk

All consultation responses must be received no
later than 5pm on 5 December 2014.

All comments received will be considered and the design
guide may be amended before it is adopted by the City
Council as a supplementary planning document. The guide
will supplement the policies of the Winchester District Local
Plan Part 1: Joint Core Strategy (particularly policy CP13) and
the Winchester District Local Plan Review 2006 (particularly
policies DP2-DP5). The policies in the 2006 Local Plan will be
superseded in due course by the Local Plan Part 2:
Development Management and Allocations. Local Plan Part 2
will take account of and refer to the guide so as to incorporate
its key requirements into statutory planning policy.
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Foreword How to get the best out of this document

"Urban design is the collaborative and multi-disciplinary process of . Read Part 2, as understanding the context will improve
shaping the physical setting for life in cities, towns and villages; the your design. This section explains that before undertaking
art of making places; design in an urban context. Urban design any detailed design work it is crucial to appraise and map
involves the design of buildings, groups of buildings, spaces and out the context. Most proposals, other than minor
landscapes, and the establishment of frameworks and processes that developments, will need to include this analysis work in
facilitate successful development.” (Urban Design Group) the design and access statement.
Parts 3, 4, 5, 6, 7 and 8 provides comprehensive urban

1.1 The goal of this guide is to set out the principles of good design guidance, covering a broad range of issues, which

urban design, whilst also encapsulating the design is aimed at ensuring new design solutions are high quality,

philosophy which has long been at the heart of achieving contextual and holistic.
successful urban design in the Winchester district.

1.2 The aim of this guide is not to stifle innovation and creativity
by setting out overly prescriptive requirements. Rather, the
objective is to provide a framework which allows designers
to confidently develop creative, high quality, contextual
solutions.

1.3  Good urban design is indivisible from sustainable
development. Accordingly, the guide recognises the vital
importance of more sustainable approaches to the design of
buildings and the townscape in general.

1.4 The successful application of urban design principles is also
vitally important from an economic standpoint, as it makes
the district even more attractive to businesses, visitors,
shoppers and residents.

1.5 Good urban design also allows for the successful
incorporation of modern buildings into the urban
environment, which supports economic development and
demonstrates Winchester’'s commitment to progress and
dynamism, but in a manner which is sympathetic to the high
quality environment which pervades the district.

Modern building successfully integrated in Winchester, using high
quality materials and a strong sense of rhythm.



1.6

1.7

1.8

1.9

One of the core planning principles of the NPPF is to
always seek to secure high quality design and a good
standard of amenity for all existing and future occupants
of land and buildings (paragraph 17).

Chapter 7 of the NPPF sets out in more detail the
government’s requirements in terms of design. The
NPPF states that the government attaches great
importance to the design of the built environment.
Good design is also identified as a key aspect of
sustainable development, is indivisible from good
planning, and should contribute positively to making
places better for people.

This High Quality Places SPD is a positive response to
the NPPF and the government’s commitment to good
design and establishes a positive framework for ensuring
good design.

The SPD also facilitates new development by providing
clarity concerning the council’s design requirements,
which allows developers to make more informed
investment decisions, as well as supporting a more
efficient application process, all of which supports the
government’s goal of boosting the supply of high quality
homes and furthering economic development, as set out
in the NPPF.

This SPD does not attempt to impose architectural styles
or particular tastes, nor does it seek to stifle innovation,
originality or initiative. Rather it seeks to provide a clear
framework to support both traditional and
contemporary design solutions which are high quality
and respond positively to local distinctiveness (
paragraph 60 of the NPPF).

1.11

1.12

1.13

1.14

Whilst the NPPF stresses that the visual appearance and
architecture of individual buildings are very important
factors, securing high quality and inclusive design goes
beyond aesthetic considerations. Therefore, this design
guide also seeks to ensure connections between people
and places and the successful integration of new
development into the natural, built and historic
environment, in particular through the emphasis on
contextual design solutions. (paragraph 61 of the NPPF).

The council supports the NPPF requirement that great
weight should be given to outstanding or innovative
designs which help raise the standard of design more
generally in the area. This SPD seeks to provide a
framework for successfully achieving such outcomes.
(paragraph 63 of the NPPF)

The council also supports the NPPF requirement for
having local design review arrangements in place in
order to facilitate high standards of design. Accordingly,
this guide will help to inform the considerations of the
Winchester and Eastleigh Design Review Panel in
providing design advice to Winchester City Council.
(paragraph 62 of the NPFF).

This SPD also seeks to support the delivery of
sustainable development, by supporting the use of
sustainable design solutions and technologies, in a
manner which respects the local context. In addition,
the SPD supports more sustainable patterns of
development.
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A7

The NPPG sections on design replace By Design. The key
principles of the NPPG are that the physical environment
should support the following objectives:

local character (including landscape setting)

safe, connected and efficient streets

crime prevention

security measures

access and inclusion

efficient use of natural resources

a network of greenspaces (including parks) and public places
cohesive & vibrant neighbourhoods.

The NPPG goes on to set out the basic principles for what
constitutes a well designed place, namely it should be:
functional

support mixed uses and tenures

include successful public spaces

be adaptable and resilient

have a distinctive character

be attractive, and

encourage ease of movement.

The NPPG also states that where appropriate the following
should be considered:

layout — the way in which buildings and spaces relate to each
other

form — the shape of buildings

scale — the size of buildings

detailing — the important smaller elements of building and
spaces

materials — what a building is made from.

1.18 The NPPG also sets out various factors to consider in
relation to sustainable design, which are an important
aspect of the sustainability dimension of urban design,

namely:

g Reducing the need to travel and providing for
sustainable transport

. Providing opportunities for renewable and low energy
technologies

g Providing opportunities for decentralised energy and
heating

. Promoting low carbon design approaches to reduce
energy consumption in buildings, such as passive solar
design.

1.19 Overall the NPPG essentially restates the key principles
of urban design which underpinned its precursor, By
Design, as well as other urban design guides such as the
Urban Design Compendium and Building for Life.

1.20 The High Quality Places SPD addresses the principles
set out in the NPPG in a locally distinctive manner. The
goal of the guidance is to provide additional detail in a
practical manner.

1.21 In addition, unlike By Design, the NPPG does not
provide examples of the design principles described.
Therefore, this SPD, with its emphasis on photographic
representations of good design provides an important
addition to the national level design guidance.



Local level policies

1.22 The most relevant local level policies at present are
CP13 and CP20 as set out in Winchester Local Plan Part
1 - Joint Core Strategy policy:

CP13 - High Quality Design
New development will be expected to meet the highest
standards of design. In order to achieve this all
proposals for new development (excluding small
domestic applications and changes of use) should
demonstrate that:
an analysis of the constraints and opportunities of the
site and its surroundings have informed the principles
of design and how the detailed design responds
positively to its neighbours and the local context;
the proposal makes a positive contribution to the local
environment and creates an individual place with a
distinctive character;
the public realm has been designed to ensure that it is
attractive, safe, accessible and well connected to its
surroundings, including walking and cycling routes to
and within the development, to encourage their use;
the accompanying landscape framework has been
developed to enhance both the natural and built
environment and maximise the potential to improve
local biodiversity;
measures to minimise carbon emissions and promote
renewable energy and reduce impact on climate
change form an integral part of the design solutions.

CP20 - Heritage and Landscape character

The Local Planning Authority will continue to conserve and
enhance the historic environment through the preparation of
Conservation Area Appraisals and Management Plans and/or
other strategies, and will support new development which
recognises, protects and enhances the District’s distinctive
landscape and heritage assets and their settings. These may be
designated or undesignated and include natural and man
made assets associated with existing landscape and
townscape character, conservation areas, scheduled ancient
monuments, historic parks and gardens, listed buildings,
historic battlefields and archaeology.

Particular emphasis should be given to conserving:

* recognised built form and designed or natural landscapes
that include features and elements of natural beauty,
cultural or historic importance;

local distinctiveness, especially in terms of characteristic
materials, trees, built form and layout, tranquillity, sense of
place and setting.

1.23 The High Quality Places SPD provides guidance in terms
of how to apply these policies within the Winchester
district.

1.24 The policies in the 2006 Local Plan will be superseded in
due course by the Local Plan Part 2: Development
Management and Allocations. Local Plan Part 2 will take
account of and refer to the guide so as to incorporate its
key requirements into statutory planning policy.



The council’s commitment

1.25

1.26

1.27

1.28

In 2009 Winchester City Council, along with 10 other local
authorities within the Partnership for South Hampshire area
(PUSH), signed a charter which gave a commitment to
strive for high urban design standards for all development.

Part of this commitment was to produce detailed design
guidance which would assist developers, their agents and
local authorities in the design, assessment and
implementation process from pre-application stage
through to completion.

In response to this and to further its commitment to
promoting and achieving excellence in urban design,
Winchester City Council has produced this High Quality
Places SPD which should be used for development
proposals throughout the whole of the Winchester City
Council district.

The PUSH Quality Places Charter is attached as Appendix 1

Other relevant guidance

1.29

1.30

This document can also be augmented by other urban
design guidance including the Urban Design Compendium,
and Building for Life. There is also other useful guidance
available in relation to more specific issues e.g. Manual for
Streets, HCC's Landscape and Development Checklist and
the HCC's Companion Guide to Streets.

Other local level guidance such as village and
neighbourhood design statements, local area design
statements (LADs) and conservation area character
appraisals are material and should also be given proper
consideration where relevant.

Relationship with specialist advice

1.31 This SPD is intended to achieve high quality, contextual,

holistic design solutions. It is not intended to override
specific advice from expert consultees in relation to
technical disciplines such as highways, trees, historic
environment or landscape.

Example of high quality design in Winchester
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2.1

2.2

2.3

24

2.5

2.6

2.7

t the heart of the council's approach to achieving high
quality urban design is the need for proposals to be
suitably informed by and respond positively to the
context.

The goal is to ensure that a sense of place is created,
which is memorable for its architecture, townscape and
the high quality of the public realm.

Design solutions need to be informed by a contextual
survey and analysis, comprising an assessment of the
constraints and opportunities of the site and how its
surroundings have informed the principles of design.

The goal is to ensure that the approach is process-
orientated (a creative approach based on the context),
as opposed to being product-driven (standard solutions
imposed regardless of context).

The design and access statement should include the
contextual survey and analysis, as well as an explanation
of the principles of design, setting out how the proposal
makes a positive contribution to the local environment
and creates a contextually designed place with a
distinctive character.

A proper understanding of the context should facilitate
an original, creative solution, and simply copying
surrounding buildings or relying on standard templates
does not constitute good design.

There are nearly always various possible design
solutions, based on either traditional or contemporary
design principles. However, whatever design solution is
proposed, this needs to be contextual in its approach
and high quality.
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Good example of a site analysis diagram produced by T2 Architects,
drawing together various contextual factors.
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The design process starts with a contextual survey and
analysis. This is an important task and should be undertaken
in a methodical and thorough manner.

Carrying out a contextual survey is a process where the
designer spends time recording and mapping what the
environment is like in the wider area around the site. Though
obviously it is still important to have due regard to the
analysis of the site itself.

The process involves looking mainly at physical things but
can also include social and economical factors (depending
on the scale and nature of the development proposal).

Itis best to present the findings via a series of plans, S e = s J’:.‘»**?’.-‘%;f'-“‘;-_." """.‘-'“' ‘*"‘4‘ 4 }"f“-i'”'"-
drawings and photographs, as these are easily understood Contextual diagrams taken from the Laundry site design brief. The
and will need to be referred to frequently in the design diagram at the top shows designated heritage assets, whilst the
process. diagram below is a ‘figure ground’ diagram showing the urban

rain of the area.
The results from this study will be used to inform the next J

stage, which is to establish the design principles and produce -3 ﬂ

a design framework, which in turn then forms the basis for ]

the detailed design. .? ‘ =y
Good contextual analysis and design will identify key positive : oy
factors in an area which give the locality its identity and

character. At the same time it will also identify any negative

aspects, consider how to remedy those as much as possible By

and ensure they are not repeated in the new development ' b“
The analysis will also need to establish the site constraints. "C. h
These should not necessarily be seen as negative factors, as a2
constraints often have the benefit of shaping the design S \~
process, and should stimulate creative design solutions. r

The next segment looks in more detail at the issues to ‘. ’
analyse when conducting the contextual survey and analysis. - W -



2.16 The list below gives examples of relevant contextual

a)

b)

c)

d)

e)

factors, and provides some explanations as to how urban
design principles inform the consideration of such issues.
This list is not exhaustive, and the factors to consider will
depend on the characteristics of each site and context.

Pattern of existing development: including the plan form of

buildings, the spaces between buildings, and the urban
grain of the area. This can have a significant impact on the
location, layout and arrangement of new buildings.

Height, scale, forms and elevational treatments: this also
comprises issues such as roofscape, windows, external
finishing materials and detailing. These characteristics will
inform the design, regardless of whether a traditional or
contemporary approach is adopted.

Uses of buildings and land: this is an important issue in
urban design, as the goal is to ensure vitality through
mixing uses where appropriate (such as town or local
centres). Accordingly, opportunities should be explored to
mix uses, and provide a broad range of land uses to
maintain activity levels at different times.

Movement patterns: including roads, cycle and pedestrian
routes as well as public transport connections.
Opportunities should be taken to connect with existing
movement networks and maximise access to sustainable
modes of travel. There may also be opportunities to raise
densities in the most sustainable locations (i.e. the areas
with the best access to services and public transport).

Facilities and services: shops and other services either on
site or directly adjacent should also be well-connected
with the proposed development.

This new dwelling in Fulfood responds positively to the existing pattern
of development. It also shows of how new development can look
different to its surroundings, but still respond positively to the context.

Mixed-use high density development on City Road, which utilises the

highly sustainable nature of the location.

14



9)

h)

i)

k)

Landscape structures and features: large trees and
hedgerows provide a development with instant maturity
and help to integrate new proposals with the context.
Landscape features are a positive asset visually, providers of
habitats, allow for summer cooling, and reduce air
pollution. Retaining and fully utilising existing vegetation is
an important opportunity to utilise wherever possible.

Green/open space: whether retained or created on site or
directly adjacent, such spaces should be exploited for their
visual amenity, recreational value and social function.

Topography: Changes in level, if properly utilised often
make a development more interesting and attractive. A
pronounced topography can also create challenges in
relation to issues such as building construction, neighbour
impacts and highways layouts.

Orientation: this is a particularly significant issue in relation
to sustainability considerations. For example, paying proper
regard to orientation creates opportunities to maximise
passive solar gain and facilitate the use of certain renewable
energy technologies such as solar panels.

Views: into and out of the site from public places, including
roads, footpaths and open space, particularly any long views
and views from high land. This aspect also includes how new
vistas can be created, and existing ones enhanced. Utilising
views should improve the quality of the design for the
occupants, and enhance the pedestrian experience.

Neighbours: this includes issues such as respecting the
amenity of neighbouring occupants, in particular sensitive
land uses such as residential properties. In addition, it is
necessary to identify unneighbourly land uses which could
affect the amenity levels of new development.

The retention of the mature tree planting along the frontage in this
example on Chilbolton Avenue ensures that the development is
sympathetic to the context.

This example of high quality new development at Winchester

University illustrates the impact of topography, and also the need to
consider the impact of new buildings when seen in long views.

15



m)

n)

o)

p)

)

Protected features: examples include Conservations Areas, Listed
Buildings, Ancient Monuments (and non-designated heritage
assets such as other archaeological sites), ecological areas (e.g.
SSSIs and SINCs) and Tree Preservation Orders. Subjects of such
designations need to be respected, and enhanced wherever
possible in accordance with the relevant policies and legislation.

Boundary treatment: this is often an important issue from an
urban design perspective as the interface with the public realm
has a big impact on the quality of the character of the area and
the pedestrian experience, as well as creating the first
impressions of new development. It is important to analyse
existing boundary treatments in the area, as carefully relating
new boundary treatment to that in the area creates an
opportunity to ensure that new development respects local
distinctiveness.

Existing buildings worthy of retention: these may have
architectural and/or social value. A development which finds a
new use and/or enables the refurbishment of existing attractive
buildings provides the most sustainable solution and helps to
successfully integrate new development.

Water features: rivers, lakes and ponds are usually positive visual

elements which also have biodiversity and psychological benefits.

These can be utilised to create exciting design solutions.

Flood risk: whilst water features can create opportunities in a
design sense, it is important to consider the impact of flood
zones. These can be identified on the Environment Agency flood
maps.

Microclimate: often a function of orientation and might include
both areas of cool summer shade and areas of passive solar gain
in winter. Sun traps are also worth exploiting when locating
outdoor spaces (such as opportunities to create south facing
gardens).

:"'f'flff rm ﬁﬂli "!""u l
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The Peninsula Barracks development is a superb example of utilising

heritage assets to create a high quality, distinctive place.

This design in Exton utilises the river to create a very exciting design
solution.
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Principles of design & the design framework

2.33 Once the contextual survey has been conducted, before
undertaking a final detailed design, the principles of
design and a design framework for the site should be
prepared.

2.34 Ideally these should be agreed with the local planning
authority before submitting detailed proposals.
However, if this is not possible it should be clear that the
final design is based on this work and the preceding
contextual analysis.

2.35 This stage of the design process usually consists of a
series of notes, some photographs showing precedents,
sketch plans, axonometric drawings and some
perspective sketches.

2.36 Itisimportant that all drawings show the proposals in
context with the surrounding development.

Normally principles of design and a design framework will
show the following:

The position and alignment of the access

The alignment, positions and orientations of the new

buildings

How the car parking will be accommodated

The location of public open space

A broad hard and soft landscape strategy, including

existing and proposed trees.

Sections through the site and extending across
boundaries including adjacent buildings. These should
show how levels are to change

An indication of the architectural language of new
buildings

An indication of the materials.

This design framework produced by T2 Architects is the product
of the contextual survey and analysis on page 12.
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This design framework, produced by Architecture PLB, illustrates
how different issues have informed the principles of design.



Late 20th cul-de-sac estate  ILate 20th century industrial Late 20th century commercial

Example of figure ground drawings, and how they illustrate the characteristics of the
area.

Example of the way in which an understanding of the context informs design
decisions. 18
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Introduction

3.1

The key urban design principles set out in this section are
cross-cutting and lay the foundations for the more specific
sections to follow. These principles should be considered in
all development proposals, though the degree of relevance
will depend on the particular characteristics of each site and
type of development proposed.

Character

3.2

33

3.4

3.5

3.6

3.7

An essential ingredient in making attractive and successful
places is the retention and enhancement of character. Where
the existing character is undistinguished, opportunities
should be taken to help create a distinctive character.

In areas where there is already a well-established and
recognised settlement pattern, styles of architecture, and
landscape characteristics, new development should pay
special attention to them, but without slavishly trying to copy
existing buildings.

Opportunities nearly always exist to incorporate high quality
contemporary design. This helps to provide added visual
interest, vitality and legibility. However, the design of
contemporary buildings needs to be heavily informed by the
context.

The overuse of standard designs which are not informed by
the specific site context will not be acceptable, as it
inherently fails to create a distinctive character.

Respecting or creating character will not be achieved
successfully by the use of an excessive variety of architectural
styles or building types within new development, as this
results in a contrived approach.

Poor pastiche, or simply replicating mediocre design in the
locality is not an acceptable approach.

This development utilising a traditional form with a contemporary
language responds positively to the terraced typology of Hyde.

7

The design of this community building in Itchen Abbas utilises the
rural context to create a building which reinforces the local character.

20



Enclosure

3.8

3.9

3.10

3.1

The level of enclosure will have a significant impact on
how spaces feel for people using them.

Enclosure relates to the way in which buildings or
planting (e.g. tall trees) physically define spaces,
particularly through proportions between height and
width.

The ratio of height to width will depend on the type of
space being designed and the nature of the location.
For example, in a central location a higher level of
enclosure would be expected (i.e. taller buildings
relative to the size of the spaces), creating a more
stimulating environment for people utilising the spaces.

In more suburban areas a lower level of enclosure is
appropriate, which creates a more relaxing
environment, and allows more space for planting.

Example of
how trees can
enclose
spaces as
effectively as
buildings
(Gothenburg)

Compare these two examples of enclosure, with the more enclosed
and intimate space above (Market Square, Winchester), compared
with the less enclosed, more expansive space in Poundbury below.

Each space creates a very different atmosphere.

21



Grain
3.12

3.13

3.14

3.15

The grain is essentially the pattern and arrangement of
built form and the spaces in between. This is normally
an important feature of the character of the area.

This is best illustrated graphically by ‘figure ground’
plans (i.e. the buildings on a plan shown in black, and
spaces in white, see page 13).

Appraising the grain in the locality helps to understand
how to arrange buildings and spaces. However, it is not
necessary to slavishly follow the existing pattern of
development.

Small, tight, frequent blocks is considered to be a fine
grain, whilst larger, more infrequent blocks constitutes
a coarse grain. A fine grain is preferable, as it allows for
more efficient movement networks.

Permeability

3.16

3.17

3.18

3.19

Permeability describes how well connected a site is
with its surroundings.

New development needs to allow for good
connections within the site, with the surrounding area,
and facilitate connectivity with other development
sites which may come forward in the future.

However, permeability does also need to be balanced
with security and crime prevention considerations.

Vehicle permeability is important in order to prevent
cul-de-sacs style developments, which are inherently
inefficient, causing longer driving distances and the
need for wasteful turning areas for cars and service
vehicles.

3.20

Pedestrian and cycle permeability is even more important
and routes may need to be more direct than the vehicle
routes. Such routes also need to be clearly discernible,
easy to navigate and respond to natural desire lines.

Example of a permeable layout, well related to existing routes, and
allowing for routes through the blocks. The fine urban grain has also
been respected through the block structure indicated. 22



3.21

3.22

3.23

Where possible, people should be given the opportunity
to use direct and attractive routes on foot or by bicycle
as an alternative to using the car for journeys below 2
km.

Permeability must take account of the need for quality
routes, which are overlooked. This requires buildings to
have as direct a relationship as possible with the routes
being created, ideally involving front elevations, with
active frontages, orientated towards the routes created.

Developments for new housing will need to demonstrate
what provision has been made for connecting with
surrounding development. These connections will need
to be clearly shown on the plans, and will be retained for
future use, which may be secured by a legal agreement.

The quality of this footpath in Hyde is enhanced by the height and
design of the buildings, which provide enclosure and surveillance

This footpath in New Alresford is well connected with West Street,
well overlooked, and well defined.
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Active frontages

3.24

3.25

3.26

3.27

3.28

3.29

3.30

3.31

3.32

Urban design principles emphasise the importance of
streets, and ensuring that streets foster human activity.
Therefore, streets and public spaces need to be
stimulating and engaging for people using them.

Active frontages are a significant means of achieving this
goal by enlivening the street wall.

Accordingly, uses at ground floor which encourage public
interaction should be provided wherever possible.

Active uses such as shops, restaurants and cafes are
particularly conducive to active frontages.

Other commercial uses can also be suitable, such as
offices.

Residential development at ground floor level can be
successful, but needs to be carefully designed in order to
retain sufficient privacy for the occupants whilst still
providing active frontages.

Design features which facilitate active frontages are:

i frequent doors and windows at ground floor level
ii. narrow frontages,

iii.  large amounts of glazing

iv.  features such as porches and bay windows.

Providing outside tables and chairs in connection with
suitable uses such as restaurants will also serve to
increase engagement between the buildings and spaces
as well as encouraging people to dwell in the public
realm.

The principles above do not just apply to the ground
floor. Features such as balconies and oriel windows can
also be employed to reach out to the street.

i~ Ll e s

In this example from Oslo, the buildings reach out to the public realm,
through balconies and outside seating, enriching the experience of the
space.

This example in Bishops Waltham shows how active frontages

encourage human interaction and a sense of community.
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Mixing uses

3.33

3.34

3.35

3.36

3.37

3.38

3.39

3.40

3.41

Another important urban design principle is that of
mixing uses, both within a given locality or development,
and in relation to individual buildings.

This principle is significant in terms of ensuring vitality
and activity at street level, and consequently encouraging
the creation of healthy communities.

Mixed use areas create centres of activity and facilitate a
sustainable pattern of development by providing
residential accommodation in close proximity to local
services, facilities and public transport connections.

By increasing the use of local facilities and services, their
viability is enhanced.

Mixing uses also creates a visually stimulating street
scene, which enriches the pedestrian experience.

Mixed-use buildings are also beneficial in terms of
making effective use of land by allowing multiple uses on
the same site.

Buildings encompassing multiple uses facilitate active
frontages, through allowing active uses at the ground
floor level, with residential development above.

An important general principle in relation to mixing uses
is ensuring the that the various uses are compatible, both
in the area and/or within the individual buildings.

Accordingly, when mixed uses are proposed, applicants
will need to be able to demonstrate that the various uses
can be satisfactorily reconciled, and that suitable
mitigation measures can be put in place concerning any
potential detrimental impacts. This is particularly
significant in relation to residential elements of buildings.

Example of a mixed use development in Winchester, with an active
frontage at ground floor level and flats which look down the street.
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Legibility
3.42 Legibility describes the ease with which people can

understand, appreciate, orientate themselves and
find their way around an area/development.

Legibility is promoted by:

i) A clear hierarchy of routes;

ii) A strong and logical building layout (such as the
perimeter blocks);

iii) Creating places with a distinctive character;

iv) Creating or protecting views of important buildings
and/or the landscape beyond

v) Only as a last resort should signage be employed to
help provide directions to specific destinations.

Stanmore has a strong sense of legibility owing to its distinctive and
generally consistent architecture, strong landscape framework,
pronounced topography and views out to the surrounding area.

Knowle benefits from considerable legibility, largely due to the
maximisation of the use of it's distinctive historic buildings.

Hyde is very legible owing to the regular layout, views down the
streets, framing unique views, as well as the generally consistent
nature of the architecture.
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Sustainable urban design

3.43 Urban design principles support a broad range of
sustainable design options, please see the box opposite,
which highlights a number of possible approaches.

3.44 It will be necessary to ensure that the design of
buildings and spaces successfully incorporates
sustainable design solutions in a manner which responds
positively to the context, and does not undermine the
integrity of the design.

3.45 The contextual survey and analysis has an important role
to play in identifying what measures can be
incorporated, for example by analysing issues such as
orientation.

Good example
of sustainable
design at
Winchester
University,
including
triple glazing,
louvers and a

green roof.

Sustainable urban design approaches include:

Layout:

* Maximise passive solar gain and the potential to use
renewable energy technologies through appropriate
orientation
Response to local climatic conditions
Provide permeable layouts, with high quality
footpaths and cycle routes.

Strategic principles
Create walkable neighbourhoods
Increase densities in sustainable locations
Provide a wide range of uses and encourage mixed-
use schemes
Prevent urban sprawl
Provide high quality public transport and facilitate
access to it.

Buildings:

* Incorporate renewable energy technologiesin a
contextually sensitive manner
Avoid the use of deep plan forms (as they prevent
natural light reaching fully into the building)
Use sustainable materials (i.e. low embodied energy)
from sustainable and/or local sources
Use sustainable construction techniques.

Landscape
Minimise loss of planting
Make generous provision for new planting, in
appropriate locations
Use sustainable drainage.
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Retaining existing buildings

3.46

3.47

3.48

Where existing buildings have a positive impact on the
character of the area, these should be retained wherever
possible in order to preserve local distinctiveness.

Any alterations which are required to retained buildings
should be high quality and sympathetic, whilst the design
of new buildings should be considerate to the retained
building itself and the positive contribution it makes to
the character of the area.

Such buildings could be listed or situated within
conservation areas, or may be considered to constitute
non-designated heritage assets. In such instances it is
advisable to consult with the council’s Historic
Environment team prior to any planning application
being submitted and the historic environment
implications will be of primary importance in relevant
planning applications.

Retaining existing buildings is also important in
sustainability terms by reducing the level of resource use
associated with constructing new buildings.

This historic
building in
Winchester has
been altered in
a sympathetic
u; manner.

These retained historic bu
preserve local distinctiveness and facilitate the successful
incorporation of new buildings behind.

The retention of the historic buildings at this development in

Twyford contributes significantly to the sense of place.

ildfngs on Alison Way in Winchester
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Guidelines

The list below summarises the key points from this
chapter:

GP1 - respond positively to the character of the area; or
where appropriate, help to create a distinctive character

GP2 - avoid the overuse of standard house types

GP7 — achieve an effective amount of enclosure, which is
appropriate for the local context

GP3 - respond positively to the urban grain of the locality

GP4 - wherever possible, ensure the layout is permeable
and well connected to existing pedestrian, cycle and
public transport networks. The routes created need to be
clear, direct, overlooked and respond to natural desire
lines

GP8 — wherever practical, utilise active frontages along
streets and public spaces

GP6 - take opportunities to mix uses where practical
GP5 — where possible, reinforce the legibility of the area

GP6 - in the case of large scale development (such as new
housing developments), ensure the layout and
architecture fosters legibility

GP9- utilise sustainable approaches to urban design

GP10 — wherever practical retain buildings which make a
positive contribution to local distinctiveness.

Example of a combination of key urban design principles in Winchester,
with good enclosure, active frontages and a well overlooked footpath.




.
MhtireeLrnaebid

!
£

sy

MP_art 4 - Layout: arrangement of

buildings and creation of spaces



Introduction

4.1

4.2

This part of the guide focuses on layout. An effective
layout requires a successful arrangement of the buildings
themselves, and the creation of attractive spaces
between the buildings.

Building on the general urban design principles set out in
Part 3, many of which contain vital issues pertaining to
achieving a successful layout, this section sets out some
more specific principles concerning layout, beginning
with the most fundamental, namely the shape of the
streets and spaces. The section also covers the need to:
achieve a successful block structure; create a positive
relationship between the buildings and the spaces/public
realm; make appropriate use of orientation; and sets out
the general principles in terms of how the layout can
respect the amenity of neighbouring properties.

Shape

4.3

4.4

4.5

The shape of streets and spaces has a significant impact
on the visual effects created by a layout as a whole, and
on the appearance of the buildings themselves, as well as
how the spaces feel for the people inhabiting them.

Therefore, it is important to think about the shapes of the
spaces being created, and how they relate to the findings
of the contextual survey and analysis. For example, in an
area with an irreqular layout and spacious character, a
proposal in such a location for a layout based on tight,
straight streets is likely to be inherently incongruous and
unsympathetic to the character of the area.

The next page looks in more detail at the two essential
options for the shape of streets and spaces, namely
whether they are based on straight lines or curves.

This development in Copenhagen (Tietgen Dormitories)
demonstrates the significant effect of shape on the quality of
spaces, creating enclosure, enriching the pedestrian experience,
providing an intimate and dramatic space.

~—rah. = 3 1'1 1 '\ C 7."-.‘ - L
This example from Poundbury utilises a wider sweep to the curve,
creating a grander space.
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Straight streets

4.6

4.7

4.8

4.9

Straight streets can have the benefit of creating a very clear
structure and ordered, sometimes impressive spaces.
However, they can be rigid and static in visual terms,
particularly if they have straight building lines. Therefore
articulating the street frontage can help.

In addition, straight streets tend to emphasise whatever is at
the end of the vista. Therefore, it is essential to terminate the
vista with an important and high quality visual feature such as
a distinctive, attractive building or well defined area of
significant planting.

Where there are attractive views beyond the development,
then straight streets can be a very effective means of framing
views, provided the street a aligned effectively.

Following on logically from above, it is important to ensure
that less attractive features such as garages and parking areas
are not at the end of a vista. Parking also needs to be kept
back from the frontage wherever possible.

Straight street in Winchester, where the vista is successfully
terminated by mature tree planting.

Curved streets

4.10 Artistic theory suggests that curves are more beautiful
than straight lines, and generally this option is more
interesting in visual terms, and gives more emphasis to
the design of the buildings along the street.

4.11 Whilst straight streets create a greater sense of order,
curved streets allow the townscape to unfold more
gently, providing interesting and intimate spaces,
which enriches the pedestrian experience.

4.12 Curved streets also provide a greater sense of
enclosure, as there are not so many long views.

4.13 Curves also encourage lower traffic speeds.

4.14 The choice between a straight and curved street will
obviously depend hugely on the contextual analysis.

This layout in Winchester utilises a gently curve, creating a
picturesque, intimate effect.
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Perimeter blocks

4.15

4.16

4.17

4.18

419

4.20

One of the most successful layouts/arrangements for
promoting good urban design is the perimeter block.

Residential perimeter blocks make a clear distinction
between private gardens behind the buildings (promoting
good security) with public streets in front.

The strong, clear building lines provide good passive
surveillance, continuity of frontage and encourage activity
on the street side.

Non-residential buildings in perimeter blocks should also
have a public side (with active frontages facing out onto the
street) with the main entrance(s) on the street side, with the
servicing to the rear.

In larger developments where multiple blocks are being
created, it will be important to offset the blocks in order to
prevent the creation of overly long meandering vistas and
complicated traffic intersections.

Planting is also important when arranging perimeter blocks.
For example, planting is beneficial in terms of softening the
edges and terminating vistas created by block structure.

in Winchester.
of the
the buildings

and the
prominent
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This is a good example of a perimeter block. It has continuous
frontages, which address the street. The parking is accommodated
within the block, in order to minimise its impact on the public realm.
The parking has also been broken up effective with planting.
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Rural housing layouts

4.21 All of the general principles outlined in this section apply to

4.22

4.23

4.24

rural layouts.

However, it is important to ensure that rural layouts do not
appear suburban. For example, avoid cul-de-sacs and
consider the use of more traditional rural building
arrangements such as straight rows arranged around
courtyards, as is typical of traditional rural farmyard layouts.

It is necessary to provide ample room for significant
planting, as well as space around the buildings.

In rural areas it will also be particularly important to
consider the potential impact of the development in terms
of facilitating and framing views, as well as how the building
will appear in longer views.

This layout in East Meon creates a very clear, direct and positive
relationship with the public realm, and sits very comfortably in
this rural context. The layout is outward looking, relates well to
the footpath and has good continuity of frontage.

-

This development in Easton provides a well defined frontage,
with excellent planting and boundary treatment, creating a
very effective relationship with the public realm.

This is an example of a high quality rural development in Old
Alresford, with a simple, clear layout, based on a courtyard
arrangement.
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Addressing the street frontage

4.25 Layouts need to be outward facing, with the development
addressing the street, and having as clear and direct a
relationship as possible with the public realm.

4.26 The buildings should not be divorced from the frontage by
large parking areas.

Continuity of frontage

4.27 The above goes hand in hand with the idea of continuity of
frontage, as continuous frontages are the best way to give
definition to spaces and routes, as well as ensuring that the
most attractive elements of the buildings are given maximum
visual effect.

4.28 Continuity of frontage requires outward facing development,
with active frontages and minimal gaps or blank walls.

This building in Winchester achieves a direct relationship with the
street, and extends the street enclosure provided by the Regency
terrace behind, and in so doing successfully turns the corner.

This example in Winchester is an excellent combination of
continuity of frontage, addressing the frontage, and effective
enclosure.

These connected dwellings at micheldever Station define and
enclose the public realm
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Orientation

4.29 Animportant aspect of the layout is the orientation of
the buildings and spaces.

4.30 From a sustainability perspective the orientation will be
important in order to facilitate passive solar gain and the
use of renewable energy technologies such as solar
panels (active solar gain).

4.31 However, it is still important to ensure that buildings are
properly orientated in relation to the public realm i.e.
that they address the frontage.

Passive solar gain

4.32 One constant asset or constraint is the trajectory of the
sun in the sky and its position relative to the
arrangement of the buildings.

4.33 To make best use of free heat energy from the sun,
buildings should maximise the entry of the low winter
sun (for passive solar heating) by orienting facades with
generous fenestration within 30 degrees of due south.
This works best when the building has a high thermal
mass (i.e. is well insulated).

4.34 The approach to maximising passive solar gain needs to
be balanced with measures to ensure that the building
does not overheat in the summer.

4.35 The orientation of outdoor spaces to maximise sun and
shelter must also be considered.

Active solar gain

4.36 Building facades and roofs will increasingly be used to
collect solar energy for conversion into electricity or to
heat water for the building’s occupants. An aspect within
30 degrees of due south is ideal.

Building has a high thermal mass (typi
: AR et
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Solar panels can be intrusive if they are placed
randomly on roof planes or if they significantly
project above the roof surface. They should be
considered at the outset as an integral part of the
overall architectural composition or hidden in
views from the public realm.

Care should also be taken
tos out unwanted
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Examples of technical factors to consider in respect of passive solar gain.
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Views and vistas

4.38

4.39

4.40

Vistas are framed views, and this requires the designer to
consider how the buildings and planting can be arranged
and located in order to create successful vistas. In so doing
it is necessary to have particular regard to views from key
vantage points, such as site entrances.

Itis important to ensure that vistas are not overly long or
meandering, and that they are suitably framed and
terminated. Vistas need to be terminated with high
quality, distinctive buildings, mature planting or frame an
attractive long view (such as out into the countryside).

In terms of views, where development adjoins a park, lake
or another public area, buildings should maximise that
relationship by effectively addressing the space in
question, for example by buildings fronting onto the
space, with active frontages and where appropriate taller
buildings to provide enclosure.

The orientation, balconies and glazing successfully maximise views of
this attractive open space in Corehampton.

In this example from Hambledon, the arrangement of the
buildings, topography and use of colour all combine to create a
successful vista.

This image from the same development illustrates how the views
out towards the countryside have also been carefully considered.
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Amenity considerations

4.41

4.42

4.43

4.44

4.45

4.46

Itis important to ensure that new development does not
have a detrimental impact on adjoining land, in particular
neighbouring residential properties. In order to ensure
that detrimental impacts are not caused it is necessary to
consider the following issues when designing layouts and
buildings.

Overbearing impacts: these are generally caused where
imposing structures are placed too close to important
areas which contribute to the amenity of neighbouring
properties. For example, a two storey building placed next
to the rear patio area of a neighbouring property could
feel overbearing to those using that space and is
consequently potentially unacceptable.

Overlooking: direct overlooking of important areas which
contribute to the amenity of neighbouring properties
(such as gardens or habitable rooms like lounges and
bedrooms) is also potentially unacceptable.

When assessing this issue it is important to consider the
angles involved, as more oblique views are less harmful.

The distances involved will also be important. The
acceptable overlooking distance will often depend on the
context. For example, shorter overlooking distances are
generally more acceptable in built up areas than they are
in more spacious rural areas.

The source of potential overlooking is also an important
consideration. For example, overlooking from a non-
habitable window such as a bathroom or hallway window
is generally considered to be less harmful.

4.47

4.48

4.49

4.50

4.51

4.52

There are also potentially means available of mitigating
overlooking such as privacy screens, which can be
effective in some situations.

Overshadowing/loss of light: significantly reducing the
light reaching an important area which contributes to the
amenity of a neighbouring property (such as gardens, a
lounge or bedroom) is also potentially unacceptable. For
example, where a two storey structure is placed
immediately to the south of a neighbouring patio area.

Boundaries: successful boundary treatments can have a
significant impact in mitigating potential impacts on
neighbour amenity. For example, significant planting
along boundaries can reduce impacts such as overbearing
effects or overlooking.

However, regard needs to be had to the degree of
permanence of the boundary, and the benefits it offers at
different times of the year, for example deciduous
planting will obviously be less effective in the winter.

Balconies: these can also have a significant impact on
residential amenity, as they increase the amount of
potential overlooking and can become a source of noise
and disturbance.

Accordingly, balconies need to be carefully related to the
neighbouring properties, and may require measures such
as privacy screens on the sides in order to reduce
potential overlooking to an acceptable amount. The
example overleaf include just such a privacy screen along

the side of the balcony area. 18



Balcony with privacy screen to the side in Winchester. Example of a well enclosed private amenity space in a

development in Twyford.

Private amenity space

4.53 Itis important to ensure that adequate provision has
been made in the layout for private amenity space.

4.54 The amount of amenity space which will be acceptable
depends on the context, for example the expectation
will be differentin a city centre location when
compared with a suburban area.

4.55 In addition to the context, other key considerations will
be the quality of the space being provided (for example,
an attractive, south facing space, with a good outlook
may compensate for less spaciousness) and the nature
of the accommodation being provided (for example, a
home aimed at downsizers would be likely to require
less garden space than is the case with family housing).
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4.56 It will also be necessary to have regard to the ' s
Example of an attractive private amenity space in Chilbolton

orientation of the amenity space, as north facing

gardens will deliver a lower quality of amenity. GrepuchuiMinchester
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Guidelines

The list below summarises the key points from this
chapter:

AB1 — carefully consider the shape of the streets and
spaces, ensuring that they respond positively to the
context

AB2 — utilise opportunities to make appropriate use
of perimeter blocks

AB3 - arrange buildings so that they front on to and
address the public realm, as well as ensuring that the
layout provides as much continuous, active frontage
as possible

AB4 - arrange the layout so that the orientation of
buildings facilitates sustainable design solutions such
as passive solar gain and the use of renewable energy
technologies

AB5 - ensure that the layout respects existing views
which make a positive contribution to the character
of the area; and utilises any opportunities available to
create attractive new vistas

AB6 — minimise the impact on the amenity of
neighbouring properties and provide an appropriate
amount of private amenity space.

This development in Twyford addresses the frontage very
successfully, and also provides good continuity frontage.

This development on Harestock Road is sympathetic to the

context and neighbours through the use of single storey flat
roofed units at the rear, and protects the trees along the frontage.
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Introduction

5.1

5.2

5.3

54

5.5

5.6

5.7

Spaces between and around buildings are an essential
component of achieving successful urban design, and must
form part of a holistic, cohesive and contextual approach to
the development.

The design of external spaces needs to be considered from
the outset. This is essential in order to ensure that sufficient
space is allowed for the required planting, in appropriate
locations.

Planting has a key role to play in the quality and public
enjoyment of spaces and the places created. Research
concerning what causes positive public responses in particular
‘liked’ environments, found that an emphasis on natural
features was one of the key contributory factors. Therefore, it
is important to ensure that planting is visually prominent.

Planting and the design of external spaces needs to work
cohesively with the architecture in order to form a successful
overall composition for the whole site.

The sustainability aspects associated with external spaces also
need to be considered from the outset, such as the potential
to use planting to regulate passive solar gain and the
opportunities to incorporate sustainable urban drainage.

The designer needs to consider what activities will take place
in the spaces being created between and around the
buildings and ensure the design responds positively to such
activities and the function of the spaces created.

The successful treatment of external spaces requires that the
existing natural features on the site are properly surveyed,
assessed, and considered as part of the site planning process
and these features should be retained whenever possible if it
is beneficial to the overall design.

Peninsula Barracks is an excellent example of the landscape design
responding to the context, architecture and history of the site, and
creating an exceptionally high quality public space.

This example in Poundbury shows the creation of a successful

recreational space, effectively framed and overlooked by buildings.
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Public open spaces

5.8

5.9

5.10

5.11

5.12

5.13

5.14

5.15

5.16

5.17

Public open spaces play a vital role in giving a
development a sense of spaciousness, tranquillity and
identity, as well as providing opportunities for people to
interact.

Accordingly, public open spaces need to be located in
prominent positions within the layout.

The open space should be overlooked by adjacent
buildings fronting onto it.

It can also be advantageous to raise the height of buildings
adjacent to open spaces in order to increase the sense of
overlooking and enclosure.

Whilst the adjacent buildings should be well related to the
open space, it is important to ensure there is no conflict
between the enjoyment of the open space and the
amenity of the adjacent dwellings.

It is important to consider at the outset where such spaces
will be located within a development and how they will be
designed.

It is vital to establish early on how such spaces will be used,
and ensure the design of the space fulfils that function.

In appropriate cases play equipment should be provided
to encourage the use of open space. This is also helpful in
terms of encouraging the creation of a sense of
community.

Utilities, e.g. sewage treatment plants, liquid petroleum
gas tanks, electricity substations or gas governors, should
avoid occupying areas identified as open space.

It is advisable to contact the council’s Public Open Space
Officer to clarify open space standards, design, delivery
and equipment requirements.
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This is a good example of well located open space, with good
surveillance of the play area from tall buildings adjacent to the
open space.

Well integrated public open spaces have a huge impact on the
social dimension of urban design by encouraging public
interaction and the creation of sustainable communities.
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Trees* 5.23 Small tree varieties in street locations are of only limited
benefit, and consequently trees of a suitable scale need

5.18 Trees are a hugely significant part of the character of the to be provided in such locations

district, both in landscape and townscape terms. Therefore,
the first principle is that trees which make a positive
contribution should be retained wherever possible.

5.24 Native trees will usually have the greatest biodiversity
benefit. The larger the tree the greater the benefit.

_— 5.25 Suitable tree species should be agreed with the council.
5.19 Furthermore, where existing trees are lost,

replacement/additional tree planting will almost always be 5.26 The full range of benefits offered by trees are set out in
required, and accordingly sufficient space needs to afforded appendix 2.

for such planting both above and below ground (including
underground rooting space unencumbered by service cables
and pipes etc.).

5.20 The size of any trees planted will need to be appropriate for
the site and its context, and it will be necessary to set out an
appropriate planting methodology in order to ensure that
the trees are given an opportunity to flourish.

5.21 There needs to be adequate provision made for
maintenance, particularly during the tree’s establishment
(the first 3 years) and for long-term management.

5.22 It will be necessary to ensure that the locations and space
allowed for new tree planting does not create a conflict with
new development. Trees should not be located overly close
to the new buildings.

Trees also provide numerous sustainability benefits:
Improvements in air quality
Urban cooling

Solar shading
Biodiversity
Green infrastructure
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Storm water attenuation
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*Specialist arboricultural advice is likely to be required in relation to Trees can be just as effective in achieving urban design principles as
assessing existing trees in the vicinity of the site, arboricultural mitigation buildings, in this case enclosure, rhythm and creating an unfolding 44
measures and concerning appropriate new planting. vista (Avington Park).



Biodiversity

5.27

5.28

5.29

5.30

5.31

There are various ways of respecting biodiversity when
providing new development.

Site analysis: during the initial site analysis is it essential
to establish the biodiversity potential of the site, this is
usually best achieved through commissioning a phase 1
ecological survey.

Typical examples of the biodiversity present on site are
bats roosting in existing buildings (including ancillary
structure such as garages), and also foraging for food
within buildings and in the vicinity of existing
vegetation. In addition, slow worms are often in gardens,
and birds often nest in trees and hedgerows.

Construction: once the biodiversity potential of the site
has been established this needs to be protected during
the course of development. This will have an impact on
construction schedules, such as the time of year works
and site clearance can take place and the methodology
relating to demolition and construction activities.

Incorporating biodiversity enhancements into new
development: this can be achieved through a variety of
means, but typical examples include the inclusion of bat
boxes, and new planting areas specifically designed to
enhance biodiversity. Generally it is necessary to
emphasise the use of native species, and increase the
variety of native planting on the site.

Specific guidance from a qualified ecologists is essential, and
this should be provided at the earliest possible stage in the

development process in order to properly establish the
constraints and future requirements for the site.

This is an example of the incorporation of specific biodiversity

planting in Haga, Gothenburg. This planting not only enhances
biodiversity, but also creates a sense of place, enhances the

appearance of the building and public realm, and incorporates
educational material to improve public engagement with the space.

—
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Hard surfaces

5.32

5.33

5.34

5.35

5.36

5.37

5.38

5.39

5.40

The hard surfacing needs to be considered holistically in
relation to the overall design concept for the site, and
should be informed by the site context.

The quality of the hard surfaces will have a significant
impact on the character of the whole development.

Accordingly, the hard surface design and materials
needs to be high quality.

Where areas of hard surfacing are intended to be
adopted by the local highway authority, it is
recommended that the applicant contact Hampshire
County Council’s Highways Department in order to
agree the details of the required hard surfacing
materials.

The use of different hard surfacing materials in order to
distinguish the different functions of parts of the hard
surfaced areas is often beneficial in urban design terms,
for example, parking spaces might be in a different
finish to the access road itself.

However, it is important to ensure that any differences
between the finishes are subtle, and it is important to
avoid the use of an excessive variety of materials.

It will be necessary to consider the hard surface
materials in the light of sustainability considerations
such as how best to integrate the hard surface treatment
with a sustainable drainage strategy.

Examples of successful surface treatments within
developments are gravel and various types of high
quality pavoirs/paving.

More specific advice on acceptable materials is provided
in the materials and detailing section.

" RN e
This example from Dean Lane in Winchester illustrates how high
quality built form is enhanced by successful hard standing to create

arefined overall composition.

Hard surfacing materials designating different uses for the
hardstanding areas, using high quality materials in a manner which
accords with the overall design ethos for the scheme.

46



Parking

5.41

5.42

5.43

5.44

5.45

The way parking is provided in any new development has a
significant impact on the quality of the buildings and spaces
created, the appearance of development as a whole and the
way a place functions.

As such, the approach to providing appropriate parking
requires very careful consideration.

The basic principle is to ensure that vehicular parking has the
least impact possible on the aesthetics of the proposed
development, especially in relation to the public realm and
when the development is viewed from key vantage points.

However, this needs to be balanced with practicality
considerations in order to avoid excessive on-street parking.

The amount of parking required is set out in the council’s
adopted parking standards.

In-cultilage parking

5.46

Where in-curtilage parking is the best available option, the
parking should be to the side of the buildings, which reduces
the impact on the street scene and allows more space for
planting to the front.

In-curtilage garages

5.47

5.48

Where garages are provided, the design needs to be high
quality, and respond positively to the context and the design
of the other buildings within the development.

Garages should not be excessively large or overly prominent.
For example, they should not be in front of the dwellings and
should not dominate the entrance to a development or
become a focal point at the end of a vista.

In this example from Hambledon the parking has been provided to the
side of the buildings, which reduces its impact on the public realm.
The car port has also been designed in a high quality traditional
manner, to compliment the overall design ethos for the development.

This is an example of the successful incorporation of an integral garage
at this high quality development in Winchester. The garages are to the
side so as to minimise the overall impact on the design of the buildings. 47



Courtyard parking:

5.49 Communal courtyard parking can offer an alternative to in-
curtilage or frontage arrangements. This option allows for the
grouping of parking in a certain area, reducing the potential
impact of parking elsewhere.

5.50 The location of the courtyard needs to be carefully
considered, and should not be in an overly prominent
position. It should also be conveniently located and accessible
to the properties it serves.

5.51 The courtyard will need to be carefully designed to create a
meaningful space, and should be considered holistically with
the design for the overall development.

5.52 Hard and soft landscaping will be needed to define the space,
and it will be essential to ensure that the courtyard is suitably

This excellent development in Twyford utilises a high quality
softened by significant planting. courtyard. The design of the courtyard reinforces the sense of place.

5.53 Hard surfacing materials must be attractive, durable and high
quality.

5.54 Courtyards should be overlooked so that they feel safe and
secure.

Underground and undercroft parking:

5.55 Undercroft and underground parking is an efficient use of
space and has the advantage of reducing some of the visual
impact of vehicles in relation to the frontage.

5.56 However, the design of undercroft spaces and the access to
underground car parking must strive to reduce the potential
negative effects on street level elevations.

5.57 The example bottom right opposite illustrates a successful
approach, as the development still achieves an active frontage

through the use of oriel windows and fenestration at ground This is a good example of undercroft parking. The parking spaces
floor level. The space afforded for planting is also an have a minimal impact on the overall composition allowing for a
successful relationship with the street. 48

important factor in achieving a successful solution.



Forecourt parking

5.58

5.59

5.60

Generally this option is not advisable, as it prevents a
successful relationship between the new buildings and the
public realm/frontage.

However, there are some situations, where the
development needs to be set back considerably from the
road frontage (e.g. in order to retain trees at the front of
the site), and allows for strong boundary treatment along
the interface with the public realm. In such instances
forecourt parking can be a logical use of space and can be
successful.

Any garage structures included need to be well designed,
and should not be overly prominent. The hard surfaces
must be high quality and appropriate for the context.

On-plot frontage parking

5.61

5.62

5.63

5.64

In order to prevent the parking becoming visually
dominant, it is necessary to minimise the number of
spaces in a continuous row, by providing significant
planting (for example a tree suitable for a car parking
context) separating each segment of spaces (e.g. provided
after every 4 vehicle spaces).

Ideally, this option should not be used to serve more than
approximately 8 dwellings on any one side of the street.

It is important to ensure that sufficient space has been
provide to accommodate suitable planting to soften the
space.

The planting should be located so as to minimise car door
damage to plant stems, ensure the visual prominence of
the planting and prevent a conflict between the planting
and the buildings.

oo AL i
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The example on Chilbolton Avenue allows for successful
forecourt parking owing to the verdant front boundary and
mature planting adjacent to the pavement edge.

This example of on plot frontage parking illustrates the visual

impact it can have on the overall design, but how this impact can be 49
successfully mitigated with planting and good quality hardstanding.



Rear parking courts

5.65

5.66

5.67

5.68

5.69

Using rear parking courts has the advantage of keeping
parking away from the frontage, reducing the visual
impact of vehicles on the public realm.

Rear parking courts should be overlooked and should not
serve an excessive number of dwellings. For apartment
blocks this may be increased, but would need to be
sensitively designed.

Enclosure should be provided to define the access,
through the use of walls and/or openings between
buildings.

The parking court structures and space will need to be
well designed, in a manner which is consistent with the
design of the development as a whole and should include
considerable scope for planting.

A direct and convenient route to rear parking areas for
vehicular traffic should be provided and a direct
pedestrian access link should exist from each dwelling to
its car parking space.

Reducing the impact of parking:

5.70 Parking areas can cause neighbour amenity issues where

5.71

they are located in close proximity to residential
properties and gardens.

In particular access roads to rear parking courts can cause
noise problems for residents so they need to be
considered carefully

This is an example of a rear parking court in Poundbury, where a
high quality space has been created, which reinforces the
character of the development.

This rear access road has been softened with planting, whilst the
parking area also benefits from planting in the form of pleached
trees. The hardstanding is high quality and has been designed to
demarcate the parking spaces. The parking area is also well-
overlooked (see image on page.46 for a view from the rear parking
area itself)
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Boundary treatment

5.72

5.73

5.74

5.75

Boundary treatment is an important townscape feature, and
play a significant role in delineating space (i.e. whether it is
public or private), local distinctiveness and the quality of the
spaces in and around new development.

It is essential to ensure that new boundary treatment,
especially that which forms part of the street scene, is high
quality, contextual, durable and relates positively to the
overall design for the site/development, so that it forms an
attractive part of the overall composition of buildings and
external space.

Planting is a very sympathetic form of boundary treatment.
However, this needs to be sufficiently dense and robust, and
provided at a suitable size to fulfil its function from the
outset.

A more detailed section on boundary materials is provided in
part 8 of this document.

In this example in East Meon the boundary treatment has
been designed in such a manner as to compliment the
overall design concept for the site and the local context,

In this example from Hambledon the new development accords
with the locally distinctive form of defining the front boundary.

This example from Twyford utilises hedging and low fencing,

which is very reflective of the rural character of the
development and wider area.
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Cycle storage

5.76 Secure and convenient cycle storage should be available
for all residents.

5.77 The council’s Residential Parking SPD sets out the
minimum standards for residential cycle storage.

5.78 Cycle storage needs to be conveniently located, and the
design of storage structures should be high quality and
consistent with the overall design concept for the
site/development.

Bin storage

5.79 Bin storage needs to be carefully considered including
what arrangements will be put in place for bin collection.

This example from Peninsula Barracks shows an appropriate
solution, as the bin store is well designed, inconspicuously
located, and its impact softened with planting.

5.80 The design and materials of bin storage areas/structures
should be high quality and consistent with the design
concept for the site/development.

5.81 The bin storage should not be located in an overly
prominent position(s).

This is an
example of
some high
quality bin and
cycle storage
structures at
the former
Ambulance
Station site in
Winchester.




Guidelines

The list below summarises the key points from this
section, namely that new development should:

HQS 1 - be supported by a high quality landscape
scheme in relation to hard and soft landscaping

HQS2 - ensure that adequate space is afforded for
planting, and the space should be in appropriate
locations

HQS 3 — make use of high quality hard surfacing
materials, which should complement the overall design
concept for the site/development

HQS 4 — ensure that the design and location of the
provision made for parking responds positively to the
character of the area and complements the design of
the site/development

HQS 5 — ensure that ancillary structures provided for
parking (such as garages) are high quality, and respond
positively to the character of the area and compliment
the overall design of new development

HQS 6 — ensure that any new boundary treatment
responds positively to the surrounding context and is
consistent with the overall design concept for the
site/development

HQS 7 — ensure that new bin and cycle storage
areas/structures are high quality and the design is
consistent with the overall design concept for the
site/development

HQS8 — ensure that bin storage areas are not located
in overly prominent positions.

Informative

Details of hard and soft landscaping will be required before

development commences. It is often advantageous if these
details are provided with the applications as this speeds up
the details and compliance process.

New trees need to be planted in properly prepared tree pits
and should any of the new planting die within the first five
years, it will be a requirement that replacement trees are
planted.

.......

The Milesdown development on St Giles Hill is an example of a
successful relationship between the buildings and landscape design.
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6.1

6.2

6.3

6.4

6.5

6.6

6.7

nsuring successful urban design requires that the buildings
themselves be high quality, in terms of being successful
pieces of architecture, which is sensitively related to the
context, and accords with the principles of urban design set
out in this guide.

This section covers some of the key design considerations
related more specifically to individual buildings, and how
they relate to urban design considerations.

Massing has a significant impact on how successfully a
bUIIdm_g relates to other bu!ldlngs, the. stf‘eet scene am_:l to the scale and massing of the traditional architectural style
spaces in general. The massing of a building relates to its (with its double height bay windows) which characterises this

scale, size, Shape and height. area in San Francisco. The white rendered building to the left
shows exactly how not to approach scale and massing!

The new building in the centre of the image responds positively

The perception of massing is often derived from the
relationship the proposal has with neighbouring
development, and the approach to the site planning (i.e.
where the building is location within the site and how much
planting is provided etc.).

It is important for new development to be sensitively related
to the scale and massing of neighbouring development.

Orientation, topography, and the character of the
surrounding area will also need to be carefully considered as
they will affect the perception of the massing and scale.

The approach to the form of the building will have a
significant impact on the scale and massing. For example,
clustering different forms helps to break up the massing,
whereas very deep plan forms should be avoided, as they
often result in inelegant proportions and massing.

In this example in Winchester the massing is regulated by
clustering different forms to break up the mass of the building.
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6.8

6.9

6.10

6.11

6.12

6.13

6.14

6.15

6.16

The proportions of a building depend on the relationship
between different elements when viewed from outside.

The proportions will have an important impact on the
overall composition of the building, and how successfully
the building relates to its context. Therefore, it is important
to ensure that buildings are well proportioned.

When proportions are right, the various elements of the
building will appear harmonious and elegant.

Itis important to consider where the building will be viewed
from when considering the proportions.

Deep plans tend to create very inelegant proportions,
especially if the side elevations is clearly visible.

Corner buildings, because of their location, need to be
designed to address all aspects facing the street.

All street elevations should be well designed and contain
windows (to habitable rooms in the case of residential
buildings).

There are some situations where it can be appropriate to
accentuate corner buildings to give definition to the street
scene and aid legibility. However, the over-use of this
approach can appear forced and contrived, so this option
should only be used where justified, such as in order to draw
attention to an important building or provide definition to a
street scene which lacks that quality.

The use of a standard house type is very unlikely to be
successful in corner locations, as such buildings are unable
to properly address multiple aspects.

The proportions of front elevation are slender and elegant, whilst
the window proportions also reinforce that impression.

A

This example in Avington successfully addresses two frontages,

through the form of the building and the fenestration. This has

been individually designed to address the corner, as opposed to

using a standard plan form. 56



6.17

6.18

6.19

6.20

This example in Weeke in Winchester is a good example of a
justifiable situation in which to emphasise the corner in order
to draw attention to what is an important local centre.

Blank walls/elevations adjacent to the public realm should
be avoided as they are visually unappealing.

Streets enclosed by large areas of blanks walls discourage
pedestrian use, and can become the focus of antisocial
behaviour.

All elevations facing onto a public or semi public area (such
as a car parking area) should have windows from active
rooms (not bathrooms, halls, stairwells or storerooms).

In exceptional circumstances, where blank walls cannot be

avoided in the public realm, their impact must be mitigated.

This could be through the use of planting, e.g. non-
destructive climbers or green walls, or through interesting
materials and detailing such as weatherboarding, tile
hanging, brick detailing or through public art.

6.21

6.22

6.23

6.24

6.25

6.26

Windows are an important element of the design of
buildings and significant in urban design terms in relation to
enlivening the facade and providing a successful
relationship with the public realm by achieving active
frontages.

They also provide important surveillance of the public realm
and help to give rhythm and definition to the street scene.

The approach to the fenestration should be consistent with
the overall design ethos for the building. For example, an
arts and craft design may have asymmetrical fenestration
and varying window sizes, whereas a neo-classical design will
generally need symmetrical fenestration and consistent
window proportions (though this is not required for all neo-
classical styles as some later variants placed less emphasis on
symmetry).

Where a contemporary design is utilised the approach to the
fenestration needs to be consistent with the design concept,
in particular concerning window materials and detailing.

The window materials need to be high quality, and reflective
of the overall design. Please see part 7 for more specific
information on materials and detailing.

Windows are also important in sustainability terms, and
need to be appropriate to the orientation (i.e. larger
windows on the southern elevation, but with a means of
reqgulating passive solar gain, and smaller windows on the
northern elevation), provide the best possible insulation and
their production process will need to be considered in terms
of sustainability (for example, timber windows are
preferable to upvc in sustainability terms — BRE Green

Guide).
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This example employs a contemporary approach to the fenestration
in terms of shape, size, arrangement, materials and detailing

This building in Hambledon combines a neo-classical approach
with Victorian style additions in the form of bay windows.

6.27

6.28

6.29

6.30

6.31

6.32

Balconies can have a very positive impact from an urban
design perspective, as they facilitate the engagement of
buildings with the public realm.

Balconies also give the building a sense of modulation, which
adds to its visual interest and improves the quality of the
street scene.

They also provide a valuable outdoor amenity space for the
occupants.

However, the design of the balconies needs to be carefully
related to the overall composition. Accordingly, it is
important that the balconies are an integral part of the
design, and not an ‘add-on’ feature.

Balconies are often more successful if they are recessed into
the building or positioned at an inside corner as they will be
less exposed to the elements and probably more private.’

It is also important to ensure that the balconies do not
undermine the residential amenity of neighbours.

The balconies
on this building
in Kings
Worthy enliven
the frontage
and ensure the
building
engages with
the public
realm.
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6.33 Clearly defined entrances to buildings are an important
element of the legibility of an area and the successful
achievement of active frontages.

6.34 They also give the street scene definition and rhythm.

6.35 Front doors should be easy to find and be visible from
the public realm. The design of non-residential and
apartment entrances need to signify to visitors that this
is the main access to the building.

6.36 The form of entrance chosen also needs to be carefully
related to the context, as in some locations this is a
distinctive characteristic, such as recessed porches in
Victorian areas.

These porches in Easton clearly indicate the entrances to the In this example from the Burma Road student accommodation the
properties, and have a very positive impact on what is a simple entrance is clearly defined through the modulation of the building. The
terrace. The repetition provides a very pleasing sense of rhythm. bright colour of the entrance area, combined with steps leading directly

to the entrance. 59



6.37

6.38

6.39

6.40

6.41

Porches have an important role to play in the design of
buildings from an urban design perspective, as they signify the
entrance.

They also have a considerable impact on the success of the
design solution. They need to be high quality and designed in
a manner which is consistent with the character of the overall
design of the buildings. Porches are more visually appealing if
they are simple in design and devoid of intricate braces and
brackets.

Providing equipment for services, such as utility meter boxes,
as well as features such as flues, is necessary but when
incorporated badly can undermine the quality of the
architecture.

Services features should be hidden as much as possible, and
located sympathetically from a design perspective. The
example below illustrates how such features can be
successfully hidden without undermining the design.

The need for flues should be considered as early as practical,
and where possible they should be incorporated as an
architectural feature such as a chimney.

These high quality
contemporary porches give
the buildings a very pleasing
sense of rhythm and have a
positive impact on the
character of the area. These
porches also cleverly hide
the service features in

timber cupboards.

This simple porch is very effective on this
traditional design, and illustrates how
there is often no need to overcomplicate
the porch design.

Place development in Winchester is
expressed at part of the architecture,
making the entrance clearly visible, and
well overlooked.

This scheme in Corehampton utilises
porches as an integral part of the
architecture by continuing the eaves
line down over the entrance.

These simple contemporary porches on
Chilbolton Avenue are understated, but

provide some useful modelling to the
facade.
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Roofscape

6.42

6.43

6.44

6.45

This subsection sets out some general considerations in
relation to how the design of the roof relates to urban
design principles.

The design of roofs will have a significant impact on the
appearance and character of buildings, as well as how
they relate to the streetscene and context in general.

The combination of different roof forms can be a
significant part of the character of an area, which can be
particularly significant in longer views.

The roof design also has a significant impact in relation
to sustainable design considerations and so needs to be
carefully considered in terms of how it relates to issues
such as passive solar gain and the potential to
incorporate solar panels.

Roof shape

6.46

6.47

6.48

The roof shape will often have a significant impact on
the character and appearance of the overall design, as
well as the scale and massing.

Where roof shapes in an area are very consistent, then
reflecting those shapes in new design can often help to
ensure that new development is successfully integrated.

However, contemporary roof forms can often be
incorporated provided they are sensitively related to the
context. Moreover, a variety of roof shapes can make for
a more interesting streetscene, and help to create a
distinctive skyline.

;.'.o ,'
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This development off Orams Arbour reinforces the locally
distinctive roofscape, creating an ordered sykyline.

This building in Longstock in the Test Valley reinterprets the

traditional rural roof form in a contemporary manner, creating a
distinctive shape, reinforced by secret gutters. 61



Rooflines

6.49 Rooflines, including ridge and eaves heights, have a
significant impact on the appearance of buildings and
how they appear in context.

6.50 Rooflines should respond positively to surrounding
development.

6.51 Rooflines should convey movement in order to prevent
monotony.

6.52 Incorporating chimneys provides for important vertical
features, enlivening the roof line.

6.53

6.54

6.55

6.56

An important issue in terms of roof form is the benefit of
a set back stop storey on large blocks.

This has the benefit of reducing the scale and massing of
the building, and leads to a more elegantly
proportioned building.

This option can be utilised via either a flat or pitched
roof-form.

The edge of the parapet roof/balcony which generally
accompanies such a roof design needs to be crisp and
high quality.

In this example in Littleton, the vertical chimney features

enliven what would otherwise be a un-dynamic roofline

The set back top storey in this example incorporates a pitched
roof form, which has been carefully designed to give the
building rhythm and an elegant meeting with the sky.
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6.57

6.58

6.59

6.60

6.61

6.62

6.63

6.64

The impact of dormers on the shape, form and character
of the roof need to be carefully considered.

In areas where there is a high degree of uniformity of
roof design, in which dormers are not present, then the
incorporation of dormers can be unacceptable where
they would be detrimental to the street scene.

Dormers should not dominate the roof, and should
complement the overall composition of the building(s)
in terms of proportion, size, position, detailing and
materials.

Dormer windows should generally be aligned with the
windows below, and be kept well away from the ridge
and edges of the roof.

Very large dormers which dominate the roof are unlikely
to be acceptable.

There are potential benefits to using roofligts as
opposed to dormers, as they have less of an impact on
the character and appearance of the roof. However,
they need to be well integrated (such as conservation
roof lights).

Rooflights should not protrude significantly from the
roof profile. They should also be kept as small as
possible so as not to dominate the roof.

The number should also be kept to a minimum in order
to minimise the impact on the visual appearance of the
roof.

These dormers on the Milesdown development in Winchester are
elegantly proportioned and well related to the rest of the
fenestration. The materials and detailing are also high quality.

These dormers positively reinforce the overall design ethos, with
their contemporary character, and crisp, high quality detailing and
materials.
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High quality build in Easton, utilising a traditional design, which
is well related to the context.

High quality neo-rationalist building incorporating a strong
sense of rhythm and a well expressed entrance.
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7.01

7.02

7.03

7.04

7.05

7.06

7.07

7.08

he external finishing materials and detailing are very
important from an urban design perspective. These should be
high quality, reinforce the overall design concept, and take
account of the context of the site.

The external finishing materials should generally respect and
complement the character, texture and colour of existing
materials used in the local area (provided the materials in the
locality are themselves of a good quality).

However, a subtle contrast with the local materials is also
potentially acceptable, provided the proposed materials are
high quality and sensitively related to the context.

It is important to ensure that an excessive number of materials
are not employed in a single scheme, as this often results in a
discordant composition, which will usually have a detrimental
impact in townscape terms.

However, particularly in large developments, different
materials can be employed in different sections of the scheme
in order to create distinctive identities, which aids the
legibility of the development and prevents monotony.

It is important to consider the weathering qualities of
different materials. The weathering is a particularly significant
feature with some materials, such as clay tiles, which darken,
natural slate, with its gradations of colour, and some forms of
timber cladding, which go silver if untreated.

The quality of the detailing also has a significant impact on
the success of the design, and hence the quality of the places
created. Therefore it is also important to ensure that a high
standard of detailing is utilised.

The following pages address various important materials and
detailing issues.

This building in Sutton Scotney uses a combination of traditional
materials and detailing, sensitively related to the context.

This development in New Alresford is characterised by very high
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7.17 Pre-fabrication can also be a way of improving the

7.09 The materials chosen should be as sustainable as sustainable construction credentials of the building,
practicable, and emphasis should be placed on local whilst also hugely expediting the construction
materials where possible. timescales.

7.10 The Greenspec (http://www.greenspec.co.uk/) and BRE
Green Materials Guide provide useful information
concerning the sustainability credentials of different
building materials.

7.18 The designer needs to consider how to ensure that
high quality detailing and materials are factored into
the procurement process. Often, where practical, this

7.11 Invery general terms, whilst bricks are not particularly can be best achieved by specifying materials and

sustainable, this can be mitigated by using locally detailing at the planning application stage.
sourced bricks. The potential to use reclaimed bricks

should also be considered.

7.12 Timber can be a positive solution from a sustainability
perspective, but needs to be sustainably sourced,
durable, and environmentally damaging treatments
should be avoided wherever possible.

7.13 Fibre cement cladding and re-constituted slate involve
damaging environmental effects and are hence not
preferable in sustainability terms.

7.14 The effects of weathering and durability should be
considered when choosing appropriate materials, as this
can impact on the sustainability credentials.

7.15 Construction materials and processes can also have a
significant bearing on the sustainability of buildings.

7.16 For example, timber framed buildings generally result in
a more sustainable construction system both in terms of
the materials, the time it takes to construct the building,
and the thermal efficiency of the building.

Huf houses are an example of sustainable design, e.g. through the

prefabricated construction process and high levels of insulation. 67
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7.19

7.20

7.21

7.22

The most locally distinctive types of bricks in the Winchester
district are generally orange/red, dark red, or a warm
brown.

Bricks should be ‘stock’ bricks, i.e. those which a slightly
irregular shape and soft finish. These more closely reflect
traditional brick making techniques and give a more
textured appearance to the elevations. Sharper brick shapes
can be appropriate on more contemporary designs,
although soft stock bricks are suitable as well.

Generally, ‘multi’ bricks are the most successful as they give
a gradation of colour which adds to the texture of the
brickwork.

It is important to consider the mortar as well as the bricks, in
terms of colour and technique, e.g. raked joints give greater
definition to the shape of the bricks and a more restrained
colour tone.

These orange/red multi stock bricks result in a very warm colour, which is very

successful when combined with the softness of the shape and gradation of colour
between the different shades of orange and red. A brick this bright needs to be
used with caution on a very large building, as it could appear overly bright, though
is successful on a building of this scale.

e - w—

These very traditional bricks used on a new building in Hambledon give a
beautifully textured appearance. Not only are the bricks themselves very
high quality, but they are also laid in Flemish bond, with the darker bricks
used for the headers, accentuating the pattern.

This red, multi stock brick is very high quality, with the subtle shade of
red, gradation of colour, and softness of shape very successful, even on
such a large building. The shape of the brick is also emphasised by the
raked joints.

7.23 Thereis a tendency for developers to add unnecessary
brick detailing and decoration which can sometimes
appear chaotic and discordant. Generally it is best not
to use contrasting brick detailing (i.e. quoins and string
courses, etc) unless it can be shown that the patterning
is important to the overall design concept. In short,
more emphasis should be given to the choice of quality
materials than introducing fussy detailing 68



7.23 Buff, yellow or London bricks have been used in
Winchester since the Regency period, such as on St Peters
Street.

7.24 More recently buff brick has been used as part of several
notable schemes in Winchester, such as the extension to
the Library on Jewry Street, and the Queens Road student
accommodation.

7.25 When using a buff brick, it is important to ensure that the
brick is not too yellow or bright in appearance, with a

sombre, more cream coloured tone being much more )
! 9 The buff brick used on this scheme on Chilbolton Avenue has a very

successful. mellow, almost stone-like colour. It is also has a rough finish, resulting in
a pronounce and interest texture.

This mellow stock brick (Leicester Multi Stock) used on the Queens Road
student accommodation is very subtle and successful, and works
harmoniously with grey materials such as Zinc.

This building on Staple Gardens utilises a buff brick with a very
mellow colour tone, allowing for successful integration into the 69

streetscene.



7.26 The use of dark bricks has been an important feature of
several high quality schemes recently constructed in
Winchester.

7.27 Dark bricks can be very effective in certain situations, in
particular in relation to more contemporary designs. As
an architectural device, they give the ground floor a
very solid appearance.

7.28 The colour tone also works very effectively with certain
materials, such as timber cladding, and buff brick.

7.29 Itisimportant to colour match the render when using
dark bricks.

Successful use of dark bricks and colour matched render in Winchester.

This example in Winchester illustrates the benefits of dark bricks, and how the
positive effects are accentuated by the use of colour matched mortar, and an
interesting brick bond, in this case stack bond.

In this example, the lack of colour matched mortar undermines the
appearance of the dark bricks, and the combination with red brick is also not
as successful.
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7.30

7.31

7.32

Render is a very versatile material, which is significant in
relation to various architectural styles, such as some
Regency architecture (e.g. on Eastgate Street in
Winchester) and also the modernist style, when it is
important to express form in a clear, sharp, and crisp
manner.

In urban design terms render needs to be used with care, as
light coloured render can appear very prominent when the
building is first constructed, and can then weather poorly
(especially in verdant sites or next to busy roads).
Accordingly, when using render it is necessary to have
regard to the impact the use of this material will have on
the locality, and how well it will weather in any given site.

Generally render can be either smooth or rough. It can also
be rusticated in some instances (made to imitate stone).
Rough render can look particularly effective on traditional
designs, especially in rural contexts.

The Francis Gardens site in Winchester utilises rough

render, giving an attractive traditional appearance

This image conveys the benefits of smooth render in expressing form

in respect of contemporary designs.
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7.33

7.34

7.35

7.36

7.37

7.38

7.39

7.40
The use of timber as both an external cladding, and a
structural system, is traditional in the Winchester district,

and has regained popularity more recently, for both 7.41
aesthetic and sustainability reasons.

As an external cladding system timber cladding can be left

to weather naturally, or stained via various methods (see 7.42

overleaf).

There is a notable distinction between soft and hardwoods,
with hardwoods being the more durable.

The most traditional external cladding in Winchester district
is green Oak. This is extremely durable, and if used in
appropriate locations will weather very gracefully to silver.
Accordingly, green Oak is preferable in design terms.
However there there have been instances with some Oak
cladding (and other timbers) to leach tannins during the
initial period after installation and therefore care in the
detailing and the choice of materials below will be
important.’

Cedar cladding (including red cedar) doesn’t need to be
stained and will silver fairly quickly. Historically it has not
been stained and is better left unstained. It has natural oils
which gives it very good preserving qualities and is
extremely durable.

Another hardwood option which can be very successful is
sweet chestnut, which will age in a similar way to green Oak.

The durability and weathering will depend to a large extent
on requlating the moisture content, so timber clad
elevations generally need direct sunlight so that they dry
effectively.

Sustainability is very important in relation to timber
cladding, and it is vital that it comes from a sustainable
source.

Combining timber with other materials needs to be
given careful consideration, as in some instances timber
can stain neighbouring materials if it is not treated.

Timber also needs to be considered in relation to
building regulations requirements, as it can be a fire
hazard if used in close proximity to boundaries, in
which case it will need to be treated in order to make it
fire retardant.

This timber cladding used on a building in Longstock in the

Test Valley has weathered gracefully to silver, resulting in
subtle gradations of colour. 72



Stained timber

7.43  Staining timber removes the potential for the material to
weather gracefully over time. However, there are certain
benefits in staining timber, in particular, it allows for a
much more consistent appearance, especially in relation to
weathering.

7.44 Itis important to have regard to how the staining fits with
the overall design concept. For example, staining timber
black can look particularly appropriate in a rural context, as
this is a traditional finish in Hampshire.

7.45 Itis also necessary to have regard to the sustainability
implications of staining the timber, as some of the products
used can be damaging to the environment.

TP | , -,
This development in Corehampton utilises stained cladding in order The use of this black stained timber in Micheldever Station is
to reflect the local rural vernacular, reinforcing the sense of place. successfully relates to the rural context. 73
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7.46

7.47

7.48

7.49

7.50

7.51

7.52

Knapped Flint (which is essentially flints split in half
with the cracked edge facing out) is a very traditional
material in chalk valleys, and so very typical of the
Winchester district.

However, whilst it is a very traditional material, it is
now very seldom laid using the traditional techniques,
or using traditional lime mortar. The result is that often
the appearance is very different to that which looks so
attractive on historic buildings in the area.

Therefore, knapped flint needs to be used very
carefully, and considerable regard needs to be had as
to how to achieve a traditional appearance.

The most important considerations tend to be ensuring
that the mortar is not overly yellow or grey, and that
the flint is tightly packed.

The brick quoining (corners) also need to utilise high
quality stock bricks for the overall effect to be
successful.

When flint and brick elevations are used, (including
boundary walls) other than a brick plinth, the flint
needs to be the main material with thin quoins and
string course detailing. Particular care needs to be
taken in the design of quoins around window and door
openings. Rarely will it be acceptable to insert flint
panels into predominantly brick elevations and
boundary walls

Where flint walling is proposed then producing a
sample panel on site is recommended.

ST RR ER S R

This flint walling in Cheriton is also successful, giving a textured,
traditional appearance. The brick quoins also play a significant role in the
success of the finish achieved.

. In this example in Twyford the
flints are tightly packed, and

! the colour of the mortar is also
4 successful. The brickwork, in
terms of quality, colour,
bonding and detailing are also
excellent.
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7.53

7.54

7.55

7.56

7.57

7.58

Modern materials can be very effective when used as
part of contemporary design solutions, utilising either
traditional or contemporary building forms.

The materials chosen still need to be high quality, and
carefully related to the context.

However, it is possible to relate contemporary
materials to the context without having to slavishly
copy the materials in the locality. For example, a
material such as zinc can relate sensitively to an area
typified by slate, as the colour tone of grey zinc accords
with that of slate. A similar example would be
red/brown brick and unpatinated copper (i.e. copper
which stays brown as opposed to going green), where
again the tones of the materials complement each
other.

It is also important to have regard to the weathering
qualities, both in terms of the aesthetic aspects, as well
as the durability of the material.

The sustainability credentials of the materials also
needs to be carefully considered, as resource intensive
materials, or those which involve considerable
pollution in their production, should be avoided where
possible.

The detailing of contemporary materials is an
important consideration, for example materials such as
zinc can be undermined by poor fitting and detailing.
Techniques such as secret fixing systems are also
required for some materials (such as aluminium
cladding) in order to ensure crispness of finish.

Fibre cement cladding can offer a crisp, interesting appearance (left). The white
cladding on the right is a porcelain cladding, with a precise, crisp finish.

These examples of grey and black zinc give a good idea of the versatility of the

material. The colour tone can also work effectively with more traditional
materials.
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7.59 The quality of the roofing materials will have a
significant impact on the appearance of the building,
and how successfully it relates to the context.
Accordingly, the council will require the use of high
quality roofing materials.

7.60 Examples of high quality roofing materials include plain
clay tiles or natural slate, whilst more contemporary
materials such as zinc or green roofs can be acceptable
where these are justified by the overall design
approach and are sensitively related to the surrounding
context.

Clay tiles

7.61 As with bricks, clay tiles need to be appropriate in
terms of colour tone, texture and shape.

Examples of good quality clay tiles, note the colour tones, shape and texture
of the tiles. (image from Barton Farm Design Code)

7.62 Generally, orange/red or a warm brown is the most
effective colour and best reflects the local vernacular.
7.63 The roof tiles should ordinarily be slightly darker than
any bricks or tile cladding used for the elevations
below. Though they shouldn’t be too dark initially, as
the weathering process will mean they darken naturally.
7.64 The tiles should be double cambered, with a rough

surface, in order to give the roof texture.

Examples of clay tiles, with colour tones ranging from warm orange to dark
brown. In both cases the tiles have a traditional, textured appearance.

76



Slate
7.65

7.66

7.67

7.68

7.69

7.70

7.71

Slate has been used in the district since the Regency
period, becoming widely available during the Victorian
era, and is consequently particularly characteristic of
areas and buildings built during Victorian and
Edwardian periods such as Hyde in Winchester.

Slate is also used in rural areas, on both houses and
other rural buildings.

Aesthetically, slate is very effective when used as part of
either traditional or contemporary designs. It can also

be used successfully in combination with a wide range of
external cladding materials, including brick, render and
timber (whether untreated, or stained). Occasionally
slate is also used as an external cladding on elevations.

When slate is the chosen roofing material, the council
will generally only support the use of natural slate, as
artificial slate is generally less successful aesthetically, as
it lacks the subtle texture and gradation of colour which
gives natural slate its charm.

Natural slate needs to be carefully chosen. Welsh slate
is ideal aesthetically, however, its use can be impractical
(for reasons of cost and/or availability). American slate is
generally high quality and Spanish slate is often
acceptable, whereas Brazilian and Chinese slate can be
inconsistent and needs to be carefully researched and
sourced. It is also necessary to have regard to
sustainability, as transporting materials long distances
has considerable resource implications.

Special considerations will apply in the case of listed
buildings and conservation areas, where it will be
necessary to ensure that the slate chosen accords with
the character of the building and locality.

The buildings opposite provide good examples of the
use of slate in the district.
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These examples illustrate the flexibility of natural slate, in terms
of the different building styles and external materials
combinations where is can be successful..
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7.72

7.73

7.74

The detailing of roofs has an important bearing on the quality
of the overall design, and accordingly this facet of the
building will need to be high quality, with the treatment of
eaves lines, roof verges, and ridges being of particular
importance.

The importance of chimneys has been stressed earlier in this
document in Part 6, as they provide added visual interest,
which can reinforce the character of a traditional design, and
also provide an interesting vertical feature, enlivening the
composition.

However, it is important to ensure that they are not just an
add on feature with no functional role.

7.75

7.76

7.77

Examples of open eaves

An important feature of eaves detailing is the use of
open eaves, particularly on traditional designs.

This approach differs from the common option of
boxing in the eaves, which is often inelegant and
detracts from the overall composition.

On traditional buildings eaves details are often dark
and thin. Accordingly, large white boxed eaves should
be avoided and dark open eaves will be more
successful, particularly on traditional designs.

7.78 On traditionally designed development, plain clay tiled hipped
roofs should use bonnet hip tiles rather than rolled or angled
hip tiles. Bonnet hip tiles are a defining characteristic of the
Hampshire vernacular.

Crisp, high quality contemporary roof detailing,
particularly stemming from the fine glazing detail.

Successful traditional eaves detailing, note the benefits of the
dark, open eaves. 78



Window materials and detailing

7.79 As has been referred to in the previous section (Part 6), the
fenestration has a significant impact on the appearance of
buildings and the relationship the buildings have with the
public realm.

7.80 The materials and detailing of the windows need to be high
quality and accord with the overall design concept. For
example, on traditional designs timber windows should be
used, recessed from the front elevation.

7.81 The images set out on this page illustrate some of the key
principles which need to be followed in order to ensure that
the materials and detailing enhance the quality of the
overall design.
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This scheme on Chilbolton Avenue utilises high quality, durable
window materials and detailing by using powder coated
aluminium in a colour that contrasts with the buff brick.

A4g

Traditional windows and detailing: timber is the most appropriate
material for windows when a traditional design is proposed. It is
necessary to have particular regard to the window arches, arch formers
(i.e. the element above the window giving the arch its curve), cills, and
ensure that the windows are recessed, ideally by one brick. UPVc
window frames are often thicker and clumsy in appearance and can
destroy the proportions of traditional detailing.

Contemporary windows and detailing: with contemporary designs it is
important to ensure that the materials and style of windows are high

quality and consistent with the overall design. The detailing also needs
to be crisp and precise. Aluminium is often used for contemporary
designs, though timber is also encouraged.
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7.82 Where boundary structures are visible in the public
realm, and particularly where they form the interface
with the public realm, such as the boundary with the
pavement/highway, then the boundary materials need
to be high quality and sensitively related to the design of
the overall scheme.

7.83 The choice of the most appropriate material will depend
on the context and the overall design. However,
examples of potentially acceptable options are:

. metal railings, sometimes with brick piers and/or
planting behind. SRty Y
. . . . . . . This example of simple low timber
* brick walling, using high quality bricks which are well railings, combined with brickwork. This fencing reflects the rural context and
related to rest of the development. accords very successfully with the design the architectural language of the
. timber, though it is important not to use utilitarian close AT, buildings.

boarded fencing

. native hedging, such as Beech or Hazel, which can be
used in conjunction with timber fencing or metal

railings.

7.84 Timber fences which are adjacent to the public realm
should be used sparingly as they will deteriorate over
time and may subsequently be replaced with
inappropriate alternatives. It is generally much better to
use a masonry boundary in this instance. Where fences
are used adjacent to the public realm then it is

important not to use interwoven fencing but a robust The use of hedging in this scheme in This example in Winchester uses high
option ek m e A s @leee hesrded] e, Twyford responds positively to the rural quality brick walling, laid with an
character of the area, and complements interesting brick bond to create
the design of the overall scheme. visual interest and defused views in

to and out from the gardens. 80



7.85 The hard surfacing materials need to relate successfully to the
context and the design of the overall scheme. Examples of
successful materials for hard surfacing are paving and gravel.

7.86 Paviors need to be soft in appearance, with a rough texture
and irregular edges.

7.87  Paviors which are overly smooth, sharp and shiny in their
appearance should be avoided unless they are an integral part
of the architecture.

7.88 Gravel can be successful, either loose, or bonded with resin. It
can also be used in conjunction with tarmac, and is a good
means of giving a softer, textured finish to a tarmac road.

7.89 Itisimportant to ensure that a solid (not loose) hard surface The use of gravel at this site in Kings Worthy relates

material is used at the interface with the public highway. successfully to the overall design of the site, as it offers a

. - L . subtle contrast to the blockwork finish of the house.
7.90 From a sustainability perspective it is important to consider - :

how the hard surface materials can accommodate drainage to
avoid surface water run-off.

This example on
Chilbolton
Avenue utilises
high quality
paviors and
subtle
differences
between the
paving materials
creating a
textured finish
and a successful

overall This example in Winchester in uses gravel combined with

composition. tarmac, creating an attractive setting for the buildings.



High quality traditional materials and detailing in Micheldever

Station, with open eaves, recessed windows and textured clay tiles.

This development in Winchester utilises high quality stock bricks,
well detailed balconies and a subtle blend of traditional and
contemporary materials.
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Introduction

8.1

8.2

8.3

Extensions to buildings can have a significant impact on
the design of the host building, and the character of the
area.

Extensions are often designed to reflect the character of
the existing building, and the following pages provide
advice in terms of how best to successfully utilise that
approach.

However, there are some instances where a contrasting
approach is adopted. This can add an extra dimension to
the building and street scene, and in so doing provide
added visual interest. It is vital though to ensure that
such designs are high quality and informed by careful
consideration of the context.

This example from Winchester College is an example of a

successful extension, which responds positively to the host
building and the historic context.

This extension in St Cross responds literally, but successfully to

the existing building and architectural language of the locality.
L \‘ N
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This extension to St Peters Church in Winchester utilises a
high quality design, offering a subtle juxtaposition with the
listed building, and enhances the character of the area.



General principles

8.4

8.5

8.6

Extensions are generally most successful when they are
subservient to the host dwelling. This can be achieved by
various means, such as:

setting down the ridge (and sometimes also the eaves),
setting the extension back from the front elevation
using a visually recessive finishing material.

Extensions (particularly two-storey) should generally be
proportionate with the scale of the existing house (for
example, an extension which doubles the size and/or
width of a building is likely to appear disproportionately
large).

Extensions should express the transition of the original
building, and allow its original appearance to still be
clearly discernable (this is interrelated with the need to
ensure that the extension appears subservient).

This is an example
of a high quality
extension in
Cheriton. It does
not exactly replicate
the appearance of
the existing
building, and in so
doing allows the
original character to

be clearly discerned.

This is a good example of a contrasting extension in St Cross. The
extension remains subservient, and owing to the surrounding planting,
provides added visual interest, without being overly prominent.

lllustration of the basic principles in terms of how to create a well

related extension

Q
|
||
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Side Extensions

8.7

8.8

8.9

8.10

Side extensions can have a significant impact on the
street scene by occupying important space around
buildings and impacting on views between buildings.

Accordingly, the impact of side extension on the street
scene needs to be carefully considered.

Where side extensions would block important views
between buildings, for example to attractive landscape
beyond, then there may be instances where two-storey
extensions would be unacceptable.

Setting side extensions back from the front elevation is
generally important in ensuring a successful relationship
with the host building, whilst keeping the height below
that of the existing building is similarly important.

This extension in
St Cross (Edgar
Road) is elegantly
proportioned,
both in terms of
the extension
itself, but also in
relation to the
host dwelling. The
extension is set
back and is well
related to the
host dwelling in
terms of eaves
line.

This side extension in Durley is very sensitive to the host
dwelling and street scene, owing to the scale, proportions and
degree of set back from the frontage.

This side extension to Winchester College provides a dynamic,
carefully considered juxtaposition with the host building (a
listed building).
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Rear extensions

8.11 Rear extensions often have a modest impact on the street
scene, and hence in urban design terms are generally
acceptable in principle.

8.12 However, in a residential context such extensions can
often have an impact on the residential amenity of
neighbouring properties. Therefore it will be important to
have regard to overbearing, overlooking and over
shadowing issues. .

8.13 In urban design terms the most significant impact flowing
from a rear extension is often where the side elevation of
the extension is visible from the public realm.

8.14 In such instances it is important that the extension is well
proportioned by ensuring that it does not project an
excessive length from the rear elevation.

»
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8.15 In terms of aChieVing.SUb.serVience' tl?is is often. achieved These ‘outshots’ illustrate the principles associated with rear
by setting the extension in from the side elevation of the extensions, they reflect the character of main part of the
host building, and keeping the ridge lower than that of dwelling in a subservient manner.
the existing building.

This is a good
example of a
subservient
extension in Stoke
Charity. The
extension reflects
the form of the
host dwelling, but
is subservient in
terms of ridge
™% height and set

| back, whilst the
1| use of timber
cladding forms a
subtle contrast This rear and side extension provides a subtle contrast with the
with the flintwork. existing building, whilst still respecting its character.




Front extensions

8.16

8.17

8.18

8.19

Front extensions can often be difficult to incorporate, as
they can appear overly prominent in the street scene.

They are most problematic where there is an
established, prominent building line. In such instances
an extension which projects beyond the frontage is
potentially unacceptable.

However, there are some instances where front
extensions can be acceptable, such as where a building
is set back from the frontage and/or there is no
established building line.

Ensuring the success of the design of front extensions
generally relies on ensuring it is not overly prominent,
through the use of appropriate design, scale and
massing, as well as ensuring there is not an excessive
level of projection from the front elevation.

Single storey extensions

8.20

8.21

8.22

Single storey extensions often have a minimal impact in
urban design terms, as because of their modest scale
they generally don't significantly effect the spatial
dynamics of the street scene or the appearance of
buildings.

However, where such extension are visible in the street
scene they should be high quality and be sympathetic to
the character of the area.

Even though single storey extensions are generally of
modest scale, they can still have neighbour impacts, and
so need to be carefully designed in order to avoid an
unacceptable impact on neighbour amenity.

This extension near Newtown has been sensitively related to the
host building in terms of form and scale, with the contrasting
material reflecting the transition of the building form.

This single storey extension is sensitively related to the host

dwelling, with the modest scale facilitating the subtle
juxtaposition with the existing building.
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Contrasting extensions

8.23

Whilst urban design theory generally seeks to ensure
harmonious relationships. As has been referred to earlier
in this guide, there is scope for variety, and interesting,
distinctive extensions can enrich the vitality of the built
environment and aid legibility.

8.24 Accordingly, there are instances where extensions which

8.25

contrast with the character of the existing building are
acceptable.

Such extensions need to be high quality, and have a
sympathetic relationship with the character of the area
(for example by setting the extension back, ensuring it is
subservient to the existing building in terms of scale,
and by employing a refined approach to the
architectural language, materials and detailing).

This example of a contrasting extension at Winchester University
is both high quality in itself, and in terms of the positive impact it
has on the host building.

This extension to a commercial premises in Winchester
provides a subtle, successful contrast to the surroundings,
through the blend of traditional and contemporary materials,
modest scale and by respecting the building line.

These extensions to a house in Winchester have created a
dynamic and exciting result, and sits comfortably in the
verdant surroundings.
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Dormers/rooflights/roof extensions
Dormer windows

8.26 Dormer windows need to be well designed, which
normally relies on ensuring that they are not overscaled
and do no dominate the roof. The detailing also needs
to be good quality and the materials need to be well
related to the existing roof.

8.27 In particular, box dormers are nearly always overscaled

and unsympathetic to the character of the host building.

8.28 Dormers need to be well related to the existing
fenestration on the building (for example by lining up
with the existing windows, or being centrally located
between existing windows).

Comens erd thy g domnale Comman vs up
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This illustration shows how box dormers dominate the roof, as do poorly
aligned rooflights. However smaller, well proportioned dormers properly
aligned with the existing fenestration sit far more comfortably in the roof
plane and have a more successful impact on the property as a whole.

This dormer window in Hyde is well related to the existing
property in terms of scale, and the use of dark grey materials
allows for a successful relationship with the existing slate roof.

These dormers utilise excellent materials and detailing, and the
scale and proportions relate successfully to the existing roof.
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Rooflights

8.29 Rooflights often have a less significant impact on the
roofscape than dormers, but it is important not to
incorporate an excessive number.

8.30 They also need to be well related to the existing
fenestration, and should not project excessively from
the roofplane, and should preferably lie flush.

Roof extensions

8.31 Insome instances the whole roof is extended. Such
designs need to relate successfully to the retained part
of the building, and the roof should not become overly
dominant in relation to the existing building or
excessively prominent in the street scene.

This roof extension successfully minimises the scale of the extension,

whilst the rooflights are well related to the fenestration.

Guidelines

The list below summarises the key points from this
chapter:

E1 — extensions should be sensitively related to the
existing building, and the character of the area

E2 — extensions should convey the incremental
transition of the building, by allowing the character
of the original structure to still be clearly discernible

E3 — extensions should generally be subservient to
the host dwelling

E4 — extensions which contrast with/juxtapose the
character of the existing building can provide added
visual interest, but need to be sensitively related to
the host building and the context

E5 — dormers need to be well related to the existing
building in terms of design, scale, proportions,
materials and detailing. They also need to be well
related to the existing fenestration.
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Appendix 1 - PUSH Quality Places Charter e Opportunities to improve the quality and management of
existing places;

* A Commitment from PUSH signed by all PUSH authorities *  Appropriate place awareness and design training for
(PUSH Quality Places Charter, Oct 2010) leaders, councillors and officers;

*  “The PUSH authorities are committed to the creation of *  Community involvement in the planning, design and
quality places. We recognise the different components management of places;
that combine to create quality places and will ensure e “We call upon those organisations and bodies to commit
implementation of place making principles and the to delivering the placemaking components identified in
processes for their delivery. We acknowledge that we must this charter.” o

collaborate and cooperate with the many other ‘»7\,-, : I
organisations and bodies responsible for the management > - W‘“WN

and development of the public realm to achieve high COUENOR (et ey
quality places. We call upon those organisations and -

bodies to commit to delivering the place making Councillor R Smith. Southamptor
components identified in this charter.” o

W =",

o~

*  Delivering high quality places and buildings cannot be Councillor B Rickman, New Forest
achieved through a statement of intent alone. PUSH S Mo
recognises that it is equally important that appropriate Councillor K House, Eastleigt
delivery mechanisms and processes are in place.

*  Eachlocal authority in South Hampshire, as a signatory to Councillor D T
the charter, is committed to delivering the following:

Noodward, Fareham

* Leadership and management structures to ensure that Councillor K Learney, Winchester
creating quality places is a high priority; oA

*  Adesign-led multi-disciplinary culture which plans, designs Councillor M Hook, Gosport
and manages new and existing places in an integrated way
to achieve high quality; Councillor G ‘-«"elnof'-Jz;CrsL)n. Pc.":.rjw_:‘.r

*  Place making and quality design policies which underpin
development plan documents, including detailed guidance

Councillor A Briggs, Hovant
on creating high quality development where necessary; '

AR 7
*  Decision making which uses the wider value of creating CounciliorPBurfidaesEgit Hats
quality places as a prime consideration rather than cost

alone; 93
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Appendix 2 — Benefits of Trees

Environmental benefits of trees:

Reduce air pollution esp. particulates;

Reduce the volume and speed with which rainfall enters
the urban drainage system — reduces flash flooding;
Provide cooling in the order of 1-2 degrees Centigrade;
and

Reduce localised extremes in temperatures - cooling in
the summer and warming in the winter (countering urban
heat island effect).

Essential for a balanced and stable environment

Social benefits of trees:

Amenity and aesthetic value;

Important heritage asset

Provide habitats for a broad range of wildlife and
bringing this into proximity with people;

Heightening sensory qualities in terms of touch, sight,
sound and smell.

Changing seasons with leaf colour changes and floral
displays;

Contribute to local distinctiveness and sense of place
Provide effective shelter and enclosure

Provide protection from sun

*  Provide screening of unacceptable views, features and
building

. Educational value

Health benefits of trees:

* Health and well being benefits from contact with natural
environment.

*  Release scents and aromas that elicit a positive emotional
response contributing to well being; and

*  Aid recovery from illness through contact with natural
environment.

Economic prosperity of trees:

* Increase value of property by 5-15 per cent;

* Increase value of undeveloped land by 27 per cent;
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