7.

Design Evolution

7.1

Pre-Application and early Public Consultation

7.1.1

The initial design concept was developed based upon extensive site analysis
and an understanding of the site’s constraints and opportunities which
resulted from this analysis. (Refer to Design and Access Statement for
additional drawings and information). The core design concept was based
upon the idea to create a ‘T’-shaped building in plan allowing the width of the
site to be fully utilised at the front with a subservient leg extending back into
the depth of the plot. The initial thinking was to provide car parking to the rear
and to the north of the rear leg and in so doing, relate well to the established
car parking and hard surfacing areas of Bucklers Court and Bucklers Mews.
This would also allow the area to the south of the rear leg to become open
landscaped gardens enjoying the full path of the sun.

7.1.2

The base layout and footprint of the building was also developed with the
amenity of neighbours in mind. The ‘T’-shaped building, the concept of which
was broadly retained throughout the amendments to the scheme, ensured
that both the future residents of the proposal and existing neighbours on
adjacent plots have sufficient amenity and avoid harmful overlooking.
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Fig 22. Initial sketch showing a ‘T’ shaped building and exploring unit numbers and plan arrangement.

7.1.3

The above sketch shows early conceptual thinking regarding the front
building line which responds at each side to the location of each neighbouring
building and its proximity to the road. Due to the shape of the site and the fact
that Concord sits further back from the road than Bucklers Court, I was
interested in playing with the front building line, pushing and pulling elements
forward and recessing others back thus creating opportunities for gables and
an articulated front elevation.

7.1.4

The form of the building was intended to feature traditional elements such as
pitched roofs, balconies and detailed in a traditional way. In this way,
responding to the qualities of local character and to architectural features
from those buildings within the local context that I considered to enhance this
character.
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Fig 23. Early front elevation sketch

7.1.5

By exploring the elevational form of the building through early sketches, it
began to become clear that a traditional façade responding to features and
details seen on properties at Highfield had the potential to create a successful
rhythm that would not be read as out of place or context, particularly given the
style of Bucklers Court. The intention was never to imitate the style of
Bucklers Court but rather to respond to it in a way that would create a familiar
design language to Lymington.
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Fig 24. Early visualisation of the front façade, shown without trees

7.1.6

The design concept was explored further and with the guidance of the
appellant, as well as a multi-disciplinary design team, further drawings and
models were developed. Figure 24 shows the early 3d massing of the
scheme and the initial evolution of the traditional façade based on Georgian
proportions.

7.1.7

Great care and attention to the overall massing was given to the evolving
design. The front façade is broken down into smaller individually identifiable
elements to visually reduce the perception of its bulk and mass. That’s not to
suggest that the bulk, width or height is inappropriate, only that by breaking
down the perceivable mass, the building would integrate better within the
street scene. As discussed, the street scene includes both detached houses
and the large structure of Bucklers Court. The articulation of the elevation and
change in material also adds design presence and visual interest.

7.1.8

It was the intention to create a focal element at the main entrance to the
building with two projecting gables features. This evolved to create the
northern part or half of the front façade, as seen at figure 24, which reads as
a different element to the southern half. To take advantage of the sloping site
levels, the southern half drops in height allowing an additional lower ground
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storey. Opportunity was taken to face this element in a subtle buff brick taking
influence from Highfield. Bucklers court utilises a similar concept but rather
with a darker red brick, in contrast I was interested in achieving the qualities
and subtleties seen at Highfield which in my opinion Bucklers Court does not
have. Similarly, it was the intention to show traditionally proportioned windows
with glazing bars characteristic of Highfield, this has not been achieved well
at Bucklers Court.

7.1.9

As well as a change in facing materials, the massing steps down adjacent to
Concord to create a lower two storey flat roofed element that acts as a
transition in massing terms, between the primary 3 storey bulk of the building
and Concord being a two-storey dwelling.

Fig 25. Early visualisation of the front façade, shown with trees

7.1.10

The landscaping strategy (identified as a key design driver) would be key to
successfully integrating a building larger than the existing buildings at the
appeal site, with both the character of Bucklers Court and that of the less
formal more landscaped character of the suburban zone to the south. Figure
25 depicts the evolving front façade with the introduction of semi mature trees
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and hedge planting within the significant landscape buffer area to the front
boundary.

7.1.11

Given the size of the site and the spatial arrangement surrounding it, I
do not believe that the size or scale of the proposed design needs to be
‘apologised’ for by hiding it with trees. The landscaping and trees
shown above work with the building integrating it within the street
scape rather than intending to hide it from view. Bucklers Court is far
more visible and not as integrated within a landscaped setting.

Fig 26. Early visualisation of the rear leg viewed from the south with communal gardens in the foreground.

7.1.12

It was the intention for the rear leg of the building to be subservient to the
primary façade in terms of its massing and the early illustration above shows
the height of the rear leg stepping down from the front. This view of the PreApplication design also effectively illustrates how the mass steps down
towards Concord and how strategically positioned balconies within the rear
leg will enable the substantial space left for landscaped gardens to be
enjoyed by residents. Through the design process great effort and attention to
detail have been applied to both the internal functional layout of the building
as well as the appearance. The building utilises high quality materials and
craftsmanship to create a pleasant and ergonomic living environment. The
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building has been designed to sit comfortably within the parameters of the
site, respecting natural features and the characteristics of the area.

7.1.13

The form of the design was developed using a variety of media, including 3D
models, sketches and computer drawings. Close attention was paid to the
transitional character of the area and to neighbouring amenities.

7.1.14

Members from Renaissance Retirement and David James Architects met with
the Local Authority’s case officer and team leader where the Pre-Application
design was discussed. Officers recognised the need for sheltered housing
and did not raise any objections with the redevelopment of the site in principle
but were unable to support the scheme in its current form at that time for the
following main reasons:
•

The mass of the building was considered to be too large in terms of how
the proposal presented to the street scene. We were encouraged by
officers to explore ways in which the mass and height of the building
could be reduced with particular reference to the front façade and
how this would be perceived within the street.

•

The proposal was considered to present itself as a single building to the
street scene and officers felt that it may be more appropriate to develop
the site with a number of smaller buildings. Members from Renaissance
Retirement explained that a development with multiple individual buildings
at the appeal site would not function effectively or meet the requirements
of a comprehensive sheltered housing scheme. The officers recognized
this and we were encouraged to explore ways in which the primary
front elevation could be broken down further into smaller visual
elements.

•

Officers felt that the rear leg extended to far into the depth of the site
and we were encouraged to explore ways in which this depth of the
ear leg could be reduced.

•

Officers felt that the mass of the building at the southern boundary
adjacent to Concord was too great and we were encouraged to look at
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reducing the depth of the footprint in this location to accommodate a
better building to building relationship.
•

I explained that the number of flats within the Pre-Application scheme (50)
had derived out of site analysis and what DJA felt could be achieved at
the site without causing harm to neighbors or to the character of the area.
Officers, however, felt that the overall the number of units provided was
too great for the site to accommodate.

•

No adverse comments were made towards the design language adopted
or to the concept behind the appearance of the building.

7.2

Public Consultation

7.2.1

The appellant makes a priority to effectively engage with the public
prior to finalising proposals for redevelopment. A public consultation was held
in Summer 2019 where the Pre-Application scheme was displayed alongside
general information about the development and concept sketches showing
the proposed style and appearance of the building.

7.2.2

Comments made by members of the public were taken into account by
Renaissance Retirement and used to further the understanding of the
opportunities and constrains for development at the site.

7.2.3

Some members of the public expressed concerns regarding the introduction
of additional retirement housing within the area although many felt that the
building was attractive and would make a pleasing addition to the street
scene.

7.2.4

Please refer to the Statement of Community Involvement for a detailed
breakdown of engagement activities leading up to the submission of the
application.
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7.3

The first Planning Application scheme

7.3.1

Changes made to address Pre-Application feedback:

The advice received from the Planning Officers at Pre-Application was
considered and the scheme was duly redesigned in preparation for the
Planning Application in order to positively address the concerns raised. The
main changes made were as follows:
•

The massing of proposed building was significantly reduced in the
middle portion of the front elevation to better address the natural
levels of the site and gradually step down to the neighbouring
building Concord on the Southern side.

•

Ridge and eve heights were reduced where possible. The northern
most element of the front façade was reduced to have a ridge and
eave line no higher than the neighbouring Bucklers Court
Development.

•

The proposed front elevation was amended and was visually broken
down into smaller readable elements to reflect and complement the
evolving street scene of Lymington.

•

The rear wing was significantly reduced in footprint and mass away
from Eastern boundary.

•

The mass of the building close to the Southern boundary was
significantly reduced and cut back.

•

The number of flats reduced from 50 units to 45 units.

•

Significantly more new trees were added to the front boundary to
reinforce the sylvan front boundaries seen at this part of Stanford
Hill.
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Fig 27. Site plan footprint comparison between first application scheme and Planning Application

Fig 28. Massing comparison between Pre Application scheme and first application. Front view from north.
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Fig 29. Massing comparison between Pre-Application scheme and first application. Front view from South.

Fig 30. Massing comparison between Pre-Application scheme and first application. Rear view.
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Fig 31. Front elevation comparison between Pre-Application scheme and first application.
Higher drawing shows Pre-Application scheme.
Lower drawing shows first application façade with Pre-Application outline overlaid
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8.

The Appeal Scheme

8.1

Following the refusal of the 2019 Scheme, the scheme was revised with a
view to reducing the reasons for refusal as much as possible. The
amendments made are in direct response to the reasons for refusal of the
2019 Scheme, primarily the main change has been to amend the relationship
with Bucklers Mews. The top 2 floors of the building on the North-East corner
of the building have been inset in order to minimise potential overlooking of
Bucklers Mews and reduce the massing to avoid overbearing the
neighbouring property.

Fig 32. Site plan extract showing recess closest to Bucklers Mews

Other changes as set out below have been made to the scheme:

8.1.1

Two 2 bed units on the Lower Ground Floor have been replaced with
three 1 bed units, and two units have been omitted near to Bucklers
Mews. This reduces the number of flats from 45 to 44.
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8.1.2

The building steps down towards the North-East boundary to improve
the relationship between the proposed scheme and Bucklers Mews.

8.1.3

Non-material internal amendments have been made to the internal
layout to improve the circulation.

8.1.4

Access and egress to the site has been revised in response to reason
for refusal 4 of the 2019 Scheme. There is no longer any objection
to highways matters from the LPA in connection with this second appeal
scheme.

8.1.5

The landscaping design has been amended to bolster planting and to provide
additional screening to the boundaries of the site. The amended site plan also
sought to reinforce the planting along the Stanford Hill boundary by
increasing the depth of space available for planting and relocating the
vehicular egress further north allowing additional soft landscaping at the
boundary with Concord.
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Fig 34. Refused 2019 site plan

Fig 34. Appeal scheme site plan - note recessed rear wing adjacent Bucklers Mews and relocated vehicle egress
and additional planting adjacent to Concord.
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8.1.6

Terrace inset adjacent to Concord to minimise potential overlooking.

8.2

No changes were made to the primary front elevation or to the scale,
mass or bulk of the building that presents itself to Stanford Hill. This is
because the appellants design team are highly confident that the scale,
bulk, mass and site layout of the proposal are acceptable and combine
to create a comprehensive design that integrates well into the street
scene and causes no harm to the local area.

8.3

Use / Amount of Development

8.3.1

The proposal is to replace the existing buildings at the appeal site with a
sensitively designed block of retirement apartments. The resultant design
consists of 44 retirement apartments served by 34 car parking spaces.

8.3.2

The generously sized apartments will have access to high quality communal
areas and most Ground Floor flats have private patio terraces. Distances of
separation and lines of sight from windows have been carefully considered
and included in the design to avoid harmful overlooking into neighbouring
properties.

8.3.3

The proposal provides additional homes close to the town center and I
consider that the proposed amount of development is appropriate for this
edge of the town center location.

8.3.4

The proposed amount of development is appropriate to the size of the site
and is considered to reflect the established building line Stanford Hill.

8.3.5

The proposed Appeal Scheme would make efficient use of this brownfield site
in keeping with the higher density pattern of development. The Appeal
Scheme would not appear incongruous with its setting.
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8.4

Site Plan / Site Layout

8.4.1

It is claimed that the site layout does not positively contribute to local
distinctiveness and is unsympathetic to the character of the area. This is not
the case and is an unsustainable argument. When broken down into the set
of individual relationships that the Appeal Scheme creates with its physical
surroundings, it is clear that the siting accords with the character of the area
and that of Stanford Hill.

8.4.2

The frontage of the building, adjacent to Stanford Hill, sits within the
established building line and is in fact set further back from the road than Hill
View currently is. This is an enhancement and helps to offset the proposed
increase in height of the appeal scheme compared to the existing houses.

8.4.3

The front façade is highly articulated and stepped in plan to respond to the
shape of the road and to create the stepped back element at the main
entrance. In this way it responds to the sites locality and to the character of
the area.

8.4.4

The rear wing of the Appeal Scheme is centrally located creating distances in
excess of those normally expected to create harmful relationships in urban
built up areas, such as the Appeal Site. Its proximity to the side boundaries
and neighbouring buildings is appropriate and will create no material harm.
The principle of the rear wing is not in itself harmful. Bucklers Mews exists to
the rear of Bucklers Court and extends significantly deeper away from the
road than the proposed rear wing. The rear wing enables the site to be
developed efficiently and in the absence of any actual material harm to
neighbours or to the character of the area, it should be welcomed. There is
sufficient open amenity / garden space to the south demonstrating that the
site has not been overdeveloped.

8.4.5

One’s perception of a building is not obtained from the building’s footprint but
from how the building is perceived in context, with surrounding built form and
vegetation. From any given view point the human eye would only be able to
see / experience a part of the building or a certain view at any one time. With
this very much in mind the siting of the building has been carefully considered
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and developed throughout the design process to ensure that the proposal is
sympathetic to the character of the area.
8.4.6

The siting of the proposed building enables suitable distances to all
boundaries. The proposed building is sited to respect the established pattern
of development as demonstrated by the block plan and site plan that forms
part of the planning application drawings. There will be no detrimental impact
through loss of light, harmful overlooking or overbearing impact as a result of
this development to any neighbouring property.

8.4.7

The front of the building is significantly set back from the road allowing a good
separation distance between built form and the pavement edge. This is
sympathetic to its locality siting, responds to the building line and enables
significant planting and trees to soften the impact of the development. The
attractive front façade and landscaping proposed will also enhance the street
scene positively contributing to the character of the area.

8.5

Building Layout

8.5.1

The layout of the proposed building takes into consideration the following
factors:
•

Create apartments which respect the neighbouring properties in terms of
visual impact, overlooking and overbearing.

•

Avoids harm to the amenities of neighbouring properties.

•

Provides a suitable level of parking.

•

It is orientated to allow the site to be enjoyed to its maximum capacity.

•

It provides functional apartment types / layouts that will deliver high quality
retirement living.

8.5.2

The building follows the form of a ‘T’ shape, which enables generous spaces
for the apartments, sufficient circulation spaces and generous daylighting into
each of the apartments. This shape/ footprint also allows generous gaps
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between the building and the neighbours properties whilst providing an
attractive garden setting for the building.

8.5.3

The accommodation has been arranged in plan to ensure that each flat has a
pleasant setting/view. The locations of windows and balconies have been
carefully considered to ensure that no harmful overlooking is created to
neighbouring properties - in turn balconies that are assigned to each flat are
private and not harmfully overlooked. Each individual flat has been carefully
designed to ensure comfortable, ergonomic and high-quality layouts are
achieved.

8.5.4

The layout of the appeal scheme provides an opportunity to introduce soft
landscape frontages. The shape of the building provides interesting and
generous spaces for the apartments and sufficient circulation spaces. The
fenestration is designed to provide generous daylighting into each of the
apartments. The shape of the building enables generous gaps between the
rear of the proposed building and the gardens / amenity spaces to serve
residents.
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8.6

Mass / Scale

8.6.1

The mass of the building, its physical size and bulk, has been very carefully
designed to include a highly articulated front façade where materials of
contrasting tone have been used to visually break the mass down into smaller
respective elements that create the whole. This approach is not intended to
hide or to apologise for the width of the building, which in itself is justified. It is
intended to assist the building in visually integrating within the street scene
and reflecting the rhythm and pattern of development along this part of
Stanford Hill.

Fig 32. Front elevation showing how material selection in conjunction with the shape of the building breaks down
the perceivable mass of the scheme.

8.6.2

Clearly buildings are never experienced in 2D, as elevations are presented.
Due to the articulated façade which steps in and out, other than when viewed
head on, the proposed building would appear as a collection of forms rather
than one single large structure creating a sympathetic enhancement to the
street scene and wider character of the area.

8.6.3

For the reasons set out above, it is considered that the primary scale,
mass of the building is entirely acceptable and appropriate.

8.6.4

Scale can be considered as two items, primary scale and secondary scale.
The buildings primary scale (effectively its overall size, its bulk, its mass), has
been justified.
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8.6.5

The secondary scale of the proposed building are the proportions of
architectural elements that when combined culminate in the appearance of
the building.

8.6.6

These include the following:-

8.6.7

Proportion / size of glazed window openings and external doors.

8.6.7.1

The underlying character of the area is of domestically proportioned buildings.
There are larger 3/4 storey developments of flats, within relative close
proximity to the Appeal Site, as already evidenced. The proportion space /
size of window and door openings are domestic in scale and reflective of the
human form. So too are the openings seen within the Appeal Scheme. The
elevations incorporate a mix of standard sill height windows and patio doors
allowing access to the rear / private amenity areas. These are all measurable
and relate to the human form within an expected domestic type environment.
In this way the character of the area is preserved. There is greater
opportunity to create areas which rely more heavily on the use of glass / full
height windows and doors at the front elevation. Here frequency of larger
openings serving private balconies increases, but still within the context of the
overall design and still within an expected domestic scale. Of course, design
aesthetic is subjective, however it is considered that the front elevation has a
high degree of architectural integrity that would enhance the character of the
area through good design.

8.6.8

Height to eaves from ground level

8.6.8.1

The proposed design has floor to floor heights of 2.85m, which is a standard
domestic type storey height.

8.6.8.2

The roof form combines areas of flat and pitched roof as a visual tool to break
down the mass of the building and to add visual interest. The eaves of the
pitched roofed elements are set above the second-floor windows creating an
entirely appropriate eaves height that would preserve the character of
Stanford Hill and the wider area.
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8.6.9

Proportions / depth of eaves

8.6.9.1

Eaves are of standard depth and do not break the expected domestic
residential mold. Flat roofed sections have parapets with expressed
horizontal detailing to create a horizontal emphasis to the roof line.

8.6.10

Proportion of roof / building relationship

8.6.10.1

The proportion and size of the pitched roof is relative to the mass of the lower
levels of the building in a way that visually accords with the expected norms
of domestic residential architecture.

8.6.10.2

The depth / height of the roof is in scale with the lower levels of the building
and accords with surrounding pitched roofs in overall appearance and would
preserve the character of the area in this way.

8.6.11

Size / proportion of features such as dormer windows and balconies

8.6.11.1

The proposed balconies are domestic in scale providing an adequate amount
of private external amenity space. Similarly, dormer windows are domestic in
size/ scale and would not appear at odds with the character of the area.

8.6.17.2

As demonstrated, when broken down into individual elements which
create the whole, the scale of the building is not at odds with the local
and wider character of the area and one can only conclude that the
scale of the building preserves the character of Stanford Hill. It is my
opinion that the scale and design of the architectural elements enhance
and reinforce the mixed character of the area and street scene in a
sympathetic manner.

8.7

Form

8.7.1

The form of the building is its visible three-dimensional shape. The overall
form of the proposed building is the result of a number of architectural
elements and sub-forms, which when combined create the whole. The
proposed building is a unique bespoke design: however, its form is closely
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based on established principles seen within the area surrounding the Appeal
Site. In short, the resultant overall form and the smaller parts of the building
all have substance, in that there are direct comparisons within the visible
architecture of the local area. In this way the form of the building contributes
to and builds upon the character of the area in a sympathetic manner.

8.7.2

The Design & Access Statement references multiple buildings within the
locality of the Appeal Site, which reinforces the three-dimensional origins of
the Appeal Scheme.

8.8

Height

8.8.1

The building is set out over 4 floors although reads as a 3 storey building from
within the street scape, as does Bucklers Court. The lower ground floor is
partly subterranean and responds to the sloped topography of the site
utilising it in an efficient manner.

8.8.2

The scheme at 3/4 stories has been criticized by the Local Authority who
state that it is overly large and dominant and out of keeping with the domestic
character. Like all aspects of the design the height of the appeal scheme has
been very carefully considered. Although it is taller than the buildings that it
replaces this is entirely acceptable given the proximity to its neighbours, the
size of the site and the significant setback from the road.

8.8.3

The scheme integrates successfully within the street scene. Application
drawing 1913 10, street scene and site section, illustrates this well, an extract
is shown below. The height of the scheme causes no harm as the
building does not appear to be too tall or incongruous within the street scene.
The scheme does not appear to be out of context and responds to the overall
height of both neighbouring buildings: Concord and Bucklers Court.
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Fig 33. Street scene extract

8.8.4

The height of the building gradually steps down in line with the topography
towards Concord. In this way it responds to the character of the site and to
Stanford Hill reinforcing the local distinctiveness of the local context.

Fig 34. Front elevation, relationship between the appeal scheme and Buckles Court

8.8.5

The drawing above illustrates that the scheme is no higher than Bucklers
Court which sets a direct precedent for a 3 storey building with pitched roof
form over. Given that this is a direct precedent it is not clear as to why it
would be inappropriate to draw reference from it. I believe that it is entirely
appropriate to draw reference from the established site context in this way.
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Fig 35. Front elevation, relationship between the appeal scheme and Buckles Court

8.8.6

Figure 35 above shows an overlay between the appeal scheme, shown in
section, and the existing buildings, shown in broken blue line. It is evident that
the appeal scheme is set back further from the northern boundary than the
existing building, reinforcing a substantial gap between it and Bucklers Court.

8.8.7

The roof form on the northern facade recesses away from the boundary with
Bucklers Court as Bucklers Court roof form recesses away from the appeal
site. The increase in height, compared to the existing buildings, is entirely
appropriate given the setting close to Bucklers Court and the size and shape
of the appeal site.

Fig 36. Front elevation - relationship between the appeal scheme and Concord
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8.8.8

As the height of the building respects the character of Bucklers Court, its
relationship with Concord has also been considered in great depth. The
building drops in height from 3 stories (as perceived from the street scene) to
a flat roofed two storey element as shown above. By stepping down in height
the appeal scheme relates to the lower character of Concord and to the lower
buildings further south. This is one way in which the appeal scheme relates
successfully to both characters either side of its transitional location.

8.8.9

The rear wing is set over 3 floors with the second floor being within the roof
structure, often described as 2 ½ stories.

8.8.10

The heights proposed are acceptable because the building sits
comfortably within the street scene and has a successful relationship to
neighbouring buildings without causing harm to the character of the
area. The building is lower than Bucklers Court and steps down
effectively at the southern façade in response to the height of Concord.
The rear wing could not readily be seen from the public realm and if it could,
seeing a structure is not harmful in principle.

8.9

External Design and Appearance

8.9.1

I have carried out an extensive analysis of development of the area and have
given a great deal of consideration to the site, in relation to the overall design
and how it relates to the surrounding context. The appeal scheme has been
designed within a traditional form, with varied styles to reference an evolving
street scene: this respects the character of the area. This approach
demonstrates the appellant’s commitment to producing a quality building that
both responds to the traditional style of Stanford Hill and also to the evolving
character of the area.

8.9.2

The external design and appearance of the scheme has been prepared
taking into account the character of the surrounding area; the site’s
constraints and also its opportunities. The proposed design approach has
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been heavily influenced by residential developments in the surrounding area.
In brief, the key elements of the scheme’s design are:
•

A building of traditional form, to accord with the surrounding architecture
and local context drawing visual reference from quality buildings at
Highfield.

•

High quality materials reflecting and supplementing those already
common in the area.

•

Trees introduced to the Stanford Hill frontage and, where appropriate,
across the site to provide screening and extend the line of mature tree
specimens.

•

Optimising the potential to utilise space within the roof.

•

Maximising glazed areas to living accommodation to create light filled
interiors.

•

8.9.3

Incorporating balconies into the facades where possible

The external appearance was discussed with Local Authority officers during
the Pre-Application and no concern was raised with the style adopted. The
reasons for refusal, raise issues with layout, scale, mass, bulk,
height and position but not with architectural detailing or the appearance of
the facades.

8.9.4

The primary front elevation is intentionally broken down into 4 main
elements, each with varying roof forms and utilising materials with contrasting
tones. This not only breaks the visual mass down but references the evolution
of a streetscape over time. The façade is not confused, as assessed
by the Local Authority officers, but incorporates various elements as seen
within the local context to create a varied approach to the aesthetic.
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Fig 37. Part 1 of front façade of appeal scheme

8.9.5

Figure 37 shows part 1 of the appeal scheme’s front elevation. Note the

gable,

Georgian proportioned window openings and simple detailing, canopy
between ground and first floors as well as an articulated façade with a feature
projecting element. Figures 38-39 are extracts from properties at Highfield
where similar features are evident. By responding to these features the
appeal scheme is reinforcing and contributing to local distinctiveness.

Fig 38. Highfield example

Fig 39. Highfield example

66

Fig 40. Part 2 of front façade of appeal scheme

Fig 41. Highfield example

8.9.6

Fig 42. Highfield example

Figure 40 shows part 2, the central part, of the appeal scheme’s front
elevation. It is recessed allowing the northern section to be expressed. The
material switches to a light buff brick, a subtle but effective tone switch seen
within the context photography from Highfield. The proposed central element
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has a flat roof form to intentionally contrast with the northern element allowing
a varied and stepped combined roof form. Figure 42 is included to reference
the primary pitched roof form adjoining a flat roof section via a recessed
element. DJA have referenced this within the design.

Fig 43. Part 3 of front façade of appeal scheme

8.9.7

Figure 43 shows part 3 of the appeal scheme’s front elevation. The proposed
roof form changes again and the roof form drops to incorporate dormer
windows, allowing a lower eaves line responding to the descending
topography of the site and road.
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Fig 44. Part 4 of front façade of appeal scheme

8.9.8

Fig 45. Highfield example

Figure 44 shows part 4, the final section, of the appeal scheme’s front
elevation. Here the building steps down in scale to reveal a subservient flat
roof form. An example from Highfield is shown opposite, where a similar
technique is used.
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Fig 46. Front elevation of appeal scheme viewed from Stanford Hill adjacent the northern boundary.

Fig 47. Front elevation of appeal scheme viewed from Stanford Hill adjacent the southern boundary.

8.9.9

The combined façade, shown above, clearly draws reference from quality
buildings within the local area and in doing so reinforces the character of the
area. The appearance is widely thought to be attractive and an enhancement
over and above the appearance of the existing buildings which provide a
neutral contribution to the qualities and character of the area only. The
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appearance is sympathetic in its soft approach and by drawing
reference from nearby buildings reinforces local distinctiveness.

8.10

Materials

8.10.1

The materials proposed are of high quality and respect the character of the
surrounding area and will work extremely well within the site as well as
complimenting the overall design. Materials include brick, slate roof tiles, and
render.

8.10.2

The materials selected for the scheme are typical for the area, and the
architectural style was consciously chosen in order to provide a reference to
the positive buildings within the local context.

8.10.3

The materials proposed are subtle and from a muted palette and form a vital
part of the overall design. They are used carefully throughout the design to
better reinforce and work with the articulated shape of the building.

8.11

Amenity Spaces / Communal Spaces

8.11.1

The proposed building is set within communal landscaped gardens. These
areas include soft landscaping and communal patio space. The landscaped
gardens provide an attractive setting for the building. In addition, there is a
communal residents’ lounge that opens out onto the communal patio. The
communal residents’ lounge is a focus for social interaction within the
development and forms an important extension of the communal amenity
space within the development.

8.11.2

The majority of the apartments have direct access to private external patios
or balconies and all apartments have access to communal external amenity
space. The external balconies and patios have been carefully considered and
form part of the aesthetic of the building.

8.11.3

Building services and communal indoor spaces have been carefully
considered and located in convenient places. A mobility scooter store has
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been provided for the use of residents and a guest suite is provided for
visitors.
8.11.4

The proposed layout has been designed to provide appropriate landscaped
gardens to serve the development whilst ensuring that the amenities of
neighbouring occupiers are not harmed as acknowledged by the Local
Authority.

8.11.5

The amount of landscaping provided is appropriate for sheltered
accommodation where there is a real emphasis on high quality maintained
smaller outside communal areas that work in conjunction with private
balconies and terraces.

8.12

Landscaping

8.12.1

The proposed landscaping has been carefully considered to provide an
appropriate level of landscaped gardens which will enhance the living
experience of residents.

8.12.2

The opportunity has been taken to enhance the setting of the development by
the planting a significant number of new semi-mature trees and extensive
hedges throughout the site, including along the Stanford Hill frontage. The
trees and other landscape planting will filter and soften views of the building.

8.12.3

Hard landscaping has been kept to a minimum and soft landscaped areas
have been carefully designed, which will soften the impact of development
and provide quality outdoor amenity areas in addition to private balconies.
Patio areas are provided where possible for additional amenity space in
addition to landscaped gardens.
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8.13

Access Principles

8.13.1

The appeal scheme is serviced via a dedicated vehicle access and egress
point. The stopping up of 4 existing driveways will positively contribute to
highway safety along this part of Stanford Hill and provide additional space
for soft landscaping and planting.

8.13.2

Mobility scooter storage is included within a modest structure located to the
front of the site and within easy access of the pavement. Car parking spaces
are provided to the rear and to the front of the site. Spaces located at the
front are set behind a proposed hedge and tree planting that will filter and
soften views of these spaces from Stanford Hill.

8.13.3

The approach to the building will be designed to allow ambulant access which
will comply with current design standards, set out in the Building Regulations
2010, “Access to and use of Buildings”, Part M, 2015 Edition.

8.13.4

Refer to Highways Evidence prepared by Paul Basham Associates for full
details regard access principles and highway safety.
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9.

Conclusions

9.1

A detailed contextual analysis of the appeal site’s surrounding context and
the identified transitional nature of the site’s location informed the design
concept in terms of footprint, scale, bulk, mass and design which are all well
founded in terms of approach.

9.2

The proposed building sits comfortably within the plot and has a footprint
sized proportionate to the size and shape of the plot which is significantly
larger than surrounding plots.

9.3

The primary scale (the mass) of the proposed building does exceed that of
neighbouring buildings but is entirely appropriate when seen relative to the
size of the Appeal Site and the spatial arrangement around it.

9.4

A change in character has been identified at the appeal site’s northern
boundary which it shares with the Conservation Area and Bucklers Court. To
some extent, the change in character identified simply shifts by 4 plots to the
south, to the boundary between the appeal site and Concord, the residential
dwelling that exists to the immediate south of the appeal site. Although this is
a change, the change is not harmful, particularly when the complete planning
balance is considered. The resultant location of the change in character is,
however, not as obvious or dramatic as it currently exists between a very
large structure (Bucklers Court) and a small bungalow (The Rise). In this way
the appeal scheme creates a successful transition between the two,
‘character zones’ by blending the scale of built form seen at Bucklers Court
with the set back nature and landscaped features of the less formal suburban
area to the south. By doing this the appeal scheme achieves an efficient,
much needed, development in a sympathetic manner. Change in itself is not
a harmful concept and the change that would result to the street scene, as a
result of the implementation of the scheme, is a ‘change’ but not a harmful
one.

9.5

The external design and appearance of the scheme has been prepared
taking into account the character of the surrounding area, the site’s
constraints and also its opportunities. The proposed design approach has

74

been heavily influenced by residential developments in the surrounding area.
The elevational appearance of the scheme is not confused but a reference to
an evolving street scene by breaking down the appearance of the whole into
smaller chunks that read as individual parts. The visual aesthetic has solid
foundations through references to buildings at Highfield that are positive
contributors to the character of the area.

9.6

The Appeal Site is sufficient to accommodate a type, scale, density and form
of the Appeal Scheme that would preserve and enhance the character and
appearance of the area. Overall, I maintain that Appeal Scheme can be
readily accommodated into the character of the area and that the design of
the appeal scheme is of high quality and will not result in material harm.
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