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Background

This Design Brief Manual has been prepared on behalf
of Telford and Wrekin Council (T&WC) to provide clear,
consistent and policy-led guidance for the preparation
of Development and Design Briefs for the Sustainable

Community sites across the borough.

Purpose of the Design Brief Manual

This manual supports transparency and consistency in
the preparation, review and determination of Design
Briefs, promoting design excellence in accordance
with the New National Planning Policy Framework
(NPPF) (2026), National Design Guide (NDG), as well as
the emerging Draft Design and Placemaking Planning

Practice Guidance (PPG) (2026). In particular, the new
NPPF Policies DP1 and 2 (design and placemaking)

provide a strong national policy foundation for this
document, complemented by the ‘Design in Plan-
Making’ chapter of the Draft Design and Placemaking
PPG (2026).

The manual also embeds NDG's ten characteristics of
well-designed places, as well as the seven features
of well-designed places set out in the draft PPG,
both supporting the delivery of high-quality, locally
distinctive and enduring places. It also aligns with
the emerging Telford and Wrekin Local Plan and
associated policy framework. It aims to deliver
outcomes aligned with the Council’s Co-operative
Values, responding to local character, community
needs and long-term placemaking objectives.

Drawing on the NDG and Draft Design and
Placemaking PPG’s principles for well-designed
places, it establishes a structured yet flexible
approach to guide applicants, site promoters,
design teams and council officers in bringing
forward high-quality, deliverable and contextually
responsive development.

Central to this is the Council’s ambition to be
recognised as a Forest Community, reflecting
Telford’s distinctive environmental setting and
legacy of extensive tree planting. This approach will
be maintained across new areas of development
with a strong emphasis on the retention and
provision of green infrastructure as set out the
emerging Local Plan policies to help create

vibrant communities that are well adapted to
climate change.

T

The seven features of well-designed places of Draft
Design and Placemaking PPG, 2026 (above), and the
ten characteristics of well-designed places of National

Design Guide (below) should together inform the
preparation of Design Briefs throughout the process

Public spac
e

%
%

omes ang

W

ildings

>
I

\6"“«0l

attractive and
distinctive

safe, social and
inclusive

a compact and
connected pattern of
development

%,

Made to last

Efficient and
resilient

Functional, healthy
and sustainable

Mixed and
integrated

Safe, social
and inclusive

Well-designed
places

healthy, mixed
and integrated
communities

enhanced and
optimised

Enhances the
surroundings

Attractive and
distinctive

Accessible and
easy to move

Enhanced
and
optimised



https://assets.publishing.service.gov.uk/media/6a8334c03bd75b81e2329ac4/National_Planning_Policy_Framework.pdf
https://assets.publishing.service.gov.uk/media/6a8334c03bd75b81e2329ac4/National_Planning_Policy_Framework.pdf
https://www.gov.uk/government/publications/national-design-guide
https://www.gov.uk/government/consultations/national-planning-policy-framework-proposed-reforms-and-other-changes-to-the-planning-system
https://www.gov.uk/government/consultations/national-planning-policy-framework-proposed-reforms-and-other-changes-to-the-planning-system
https://www.telford.gov.uk/about-my-council/co-operative-council/our-vision-priorities-and-values/
https://www.telford.gov.uk/about-my-council/co-operative-council/our-vision-priorities-and-values/
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Approach and application

This document is structured to support practical
use, establishing the foundation of a robust and
effective Design Brief. Each chapter sets out the key
principles, considerations and requirements to be
addressed when preparing or reviewing a Design
Brief, ensuring a consistent baseline of quality while
allowing for site-specific responses. In doing so, it
clearly differentiates a Design Brief from a Design
and Access Statement or a Masterplan Framework
document, positioning it as a focused and concise
tool for setting quality benchmarks, guiding site
delivery, and coordinating stakeholder expectations.

While the manual defines core expectations, it is
intended to be applied flexibly and proportionately,
reflecting the scale, complexity and nature of each
site. This approach helps streamline the planning
and application process, provide clarity and certainty
for all parties, and support early and meaningful
collaboration.

Ultimately, this manual seeks to establish a strong
foundation for Design Briefs that guide coordinated
delivery, align stakeholders around a shared

vision, and help shape high-quality, sustainable
development across Telford and Wrekin.

How to use this Design Brief Manual

This manual sets out the core requirements for the
preparation of Design Briefs for the Sustainable
Community sites coming forward within Telford and
Wrekin.

The following contents page illustrates the
recommended structure of a Design Brief, organised
into a series of clearly defined chapters. Each
chapter includes subheadings that identify the key
information required to support the development
of a site, accompanied by concise guidance on the
Council’s expectations.

Case study imagery drawn from best practice
developments, alongside examples from Design

and Access Statements and Masterplan Frameworks,
is included throughout to demonstrate how

these principles can be applied in practice. These
examples are intended as guidance only and should
not be replicated directly.

Applicants and their design teams are encouraged
to present information in a format, structure and
style that responds to the specific characteristics,
constraints and opportunities of their site, while
meeting the overarching requirements set out in
this manual.

This document includes interactive elements
such as hyperlinks, which reference back to the
source of the content.

Examples of content and graphic material are
highlighted in a red box, showcasing useful
references for production of the Design Brief.

Boxes in red highlight key information
and/ or requirements.

Highlighted text in red references specific
guidance and/ or policies from the emerging
Local Plan.
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01
Introduction

Provides an overview of the
Design Brief’s status, content, and
the proposed development.
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1.1. Overview

Purpose and status of the document

This section should clearly define the purpose

and role of the Design Brief within the planning
and development process. It should explain why
the document has been prepared, what it seeks

to achieve, and the key outcomes it is intended

to deliver, including establishing a clear vision,
strategic design principles, and a spatial framework
for the Sustainable Community site to guide its
long-term planning and development.

The authorship of the Design Brief should be
clearly stated, identifying those responsible for its
preparation (including any consultants) and the
organisation or client on whose behalf it has been
produced.

The status of the Design Brief must also be
established, explaining how it will be considered
within the planning process and how it should be

interpreted by Council officers and decision-makers.

This should include clarification of its role in
guiding pre-application discussions and informing
the preparation of subsequent masterplans, Design
Guides, and outline or full planning applications,
where relevant.

Relationship to the Local Plan

This section should clearly explain the site’s
relationship to the emerging Telford and Wrekin
Local Plan, including identification of relevant
Sustainable Community (SC) allocation and
associated policy requirements. It should set out
how the Design Brief responds to and accords with
these policies, demonstrating how the proposed
development will deliver the intended vision for the
site.

The section should also outline how the site
contributes to the borough’s wider growth,
regeneration and placemaking priorities,
highlighting its role within Telford and Wrekin’s
strategic objectives for sustainable development.

Description of Development

This section should provide a clear and concise
overview of the Sustainable Community site,
including its size, ownership, land type and key
characteristics, as well as its location and immediate
context. It should also clearly identify the site’s
allocation within the Local Plan, including the
relevant policy reference number (SC).

A concise summary of the proposed development
should also be included, setting out the key
parameters and components of the scheme. This
should cover the anticipated scale and nature of
development, including the number and range of
homes, proposed density and land uses (including
key data in hectares where applicable).



02
Planning and
Strategic Context

Sets the planning policy context
and strategic ambition for the
site, based on its allocation in
the Local Plan and within the
context of wider growth.
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2.1. Policies relevant to the site

This section should review relevant planning

policy to establish a clear, site-specific vision for

the proposed development. Rather than repeating
policy wording, this section should demonstrate how
national, regional and local policy requirements are
translated into a coherent and deliverable design
approach.

National policy and guidance

The Design Brief must set out how national policy
and guidance apply to the site, including the
National Planning Policy Framework (NPPF), National
Design Guide (NDG), National Model Design Code
(NMDQ), Building for a Healthy Life (BfHL), Manual for

Streets, and National Green Infrastructure Framework
(NGIF). This should clearly demonstrate how key

principles, such as high-quality design, sustainable
development, well-connected places and healthy
communities, are embedded within the site vision
and design approach.

Local planning policy

Proposals must respond to the emerging Telford
and Wrekin Local Plan and its supporting strategies.
This section should assess how relevant policies

are applied to the site and translated into tangible
design outcomes, with particular regard to Policy
S4, HO suite (sustainable communities and housing),
ST suite (movement and sustainable transport),

DD1 (development design criteria), and the NE

suite (natural environment), demonstrating how

the development will contribute to the creation of
sustainable, green, well-connected and inclusive
neighbourhoods supported by appropriate
infrastructure, services and facilities.

This section should also reflect on local evidence
and strategies such as the Telford and Wrekin
Transport Plan and Infrastructure Delivery Plan,
ensuring alignment with infrastructure provision
and accessibility requirements.

In line with the Council’'s environmental objectives,
this section must also take account of the Shropshire
and Telford and Wrekin Local Nature Recovery
Strategy, identifying the site’s ecological context

and demonstrating how proposals contribute to
biodiversity recovery and green infrastructure
networks.

Allocation specific requirements

Where the Sustainable Community site is allocated
within the Local Plan, this section must clearly set
out its role within the wider spatial strategy. This
should include:

- The relevant allocation policy reference

- Expected land uses and indicative capacity

- Site-specific requirements, constraints and
opportunities

Supplementary Planning
Documents and other guidance

This section should also assess relevant

Supplementary Planning Documents (SPDs) and other
strategic guidance prepared by the Council. Where

applicable, it should explain how these shape the

proposals. Relevant documents may include:

I,

/|\

- Homes for AlL SPD
- Climate Change Guidance for Development SPD
- Design for Community Safety SPD

- Shopfronts, Signage and Design Guidance in
Conservation Areas SPD

- lIronbridge Gorge World Heritage Site SPD
- Green Infrastructure Framework and Evidence

- Shropshire and Telford and Wrekin Local Nature
Recovery Strategy

- Sustainable Drainage Sustems (SuDs) Handbook

- Playing Pitch and Outdoor Recreation Strategy
(PPORS)

- Telford Growth Strategy
- Telford and Wrekin Transport Plan
- Highways Design Guide

- Local Walking and Cycling Infrastructure Plan
(LCWIP)

- Bus Infrastructure Improvement Plan (BSIP)
- Waste Design SPD
- Parking Standards

- Public Electric Vehicle Charging Infrastructure
Strategy



https://assets.publishing.service.gov.uk/media/6a8334c03bd75b81e2329ac4/National_Planning_Policy_Framework.pdf
https://www.gov.uk/government/publications/national-design-guide
https://www.gov.uk/government/publications/national-design-guide
https://www.gov.uk/government/publications/national-model-design-code
https://www.gov.uk/government/publications/national-model-design-code
https://www.gov.uk/government/publications/building-for-a-healthy-life/building-for-a-healthy-life-2026-edition-html
https://assets.publishing.service.gov.uk/media/5a7e0035ed915d74e6223743/pdfmanforstreets.pdf
https://assets.publishing.service.gov.uk/media/5a7e0035ed915d74e6223743/pdfmanforstreets.pdf
https://designatedsites.naturalengland.org.uk/GreenInfrastructure/Home.aspx
https://designatedsites.naturalengland.org.uk/GreenInfrastructure/Home.aspx
https://www.telford.gov.uk/roadworks-transport-and-streets/local-transport-plan/
https://www.telford.gov.uk/roadworks-transport-and-streets/local-transport-plan/
https://apps.telford.gov.uk/localplan/Examinationlibrary/IS01%20-%20Telford%20and%20Wrekin%20Infrastructure%20Delivery%20Plan%20-%20March%202025.pdf
https://next.shropshire.gov.uk/environment/shropshire-and-telford-wrekin-local-nature-recovery-strategy/
https://next.shropshire.gov.uk/environment/shropshire-and-telford-wrekin-local-nature-recovery-strategy/
https://next.shropshire.gov.uk/environment/shropshire-and-telford-wrekin-local-nature-recovery-strategy/
https://www.telford.gov.uk/planning-and-building-control/planning-policy/development-plans/supplementary-planning-documents-spds/

03
The Site

Sets out the key components
of the Sustainable Community
site and considerations to
inform the design proposal.
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3.1. Site location (wider context)

This section should clearly describe the location of
the site and its relationship to the wider context.

It should provide both a concise written overview
and supporting location map(s) to establish a

clear spatial understanding of the site’s setting,

in accordance with the principles of the National
Design Guide and relevant emerging Local Plan
policies on context, movement and placemaking.

Key connections, destinations and movement
networks should be identified and illustrated
to demonstrate how the site integrates with its
surroundings and supports a well-connected,
sustainable pattern of development.

v,

/\\

The mapping should include:

- Location within the wider area: the site
boundary and position within Telford.

- Key destinations, key open spaces and
major landscape features with designations,
heritage features, district centres, town
centres or employment areas.

- Proximity to nearby neighbourhoods and
communities.

- Accessibility and connectivity, including key
movement corridors, public transport links
and active travel routes.

Map with boundary,
north arrow, scale
bar, caption and key

Example

NORTHUMBERLAND

LONGTOWN
NATIONAL PARK

BRAMPTON

(

CARLISLE LAKE
DISTRICT:AIRPORT

X

A689

SOLWAY COAST.
AONB

Y
WETHERAL

NORTH RENNINES
AONB

A596 4
WIGTON CUMBRIAN
o COAST LINE
T
A595

KEY
— Motorway
—— A-Road

— Railway

=@ Railway station

WEST COAST
MAINLINE

AONB / National Park
<+ Cycle network LAKE DISTRICT -
< NATIONAL KEE .
[0} BARK ety .

1 Example location plan showing the macro context of the site. Source: St. Cuthbert's Garden Village Concept
Masterplan



12 | Design Brief Manual: Telford and Wrekin Council

Map with boundary,

3.2. Site area (micro context) north arrow, scale

bar, caption and key

A 4
This section should provide a detailed
understanding of the land within and around the
red line boundary. It should clearly describe the
site’s physical characteristics, its existing function

and use, and any relevant ownership constraints or
considerations.

Key aspects such as vehicular and pedestrian access
points should be identified, alongside a description
of the site’s edges, boundaries and any notable
changes in levels or topography.

This section must be supported by a clear site
plan illustrating the red line boundary, access
arrangements and key features, to demonstrate
the site’s role, accessibility and its relationship to
surrounding uses and neighbouring areas.

®

Key

Application site
boundary

Land in control
of applicant but
not included in
this planning
application

Existing
woodland and
footpath to be
retained along
the Knowle
triangle edge

T Example site location plan showing the immediate surrounding context of the site. Source: Welborne Garden
Village, Hampshire.
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3.3. Site history

A short, concise overview of the history of the site
will help understand the context of its current
condition and character. This can include the
evolution of the site and its surroundings overtime,
including previous land uses, layout, movement and
any significant events or changes that have shaped
the site. Where relevant, it should identify heritage
assets and any features of cultural, landscape and
architectural value that might inform the design
approach.

Historic maps and plans should be used to support
this section, as well as historic photographs, historic
records and aerial photography.

The aim of this section is to draw lessons from the
past and ensure the proposals respond positively to
the site's history and identity.

1895 North Fareham Farm map

1919 North Fareham Farm map

1897-99 North Fareham Farm map

1945 North Fareham Farm map

M Source: Historic maps of Fareham and South Hampshire for Welborne Garden Village
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3.4. Development and scheme evolution

Where relevant, this section should summarise

the planning history of the site (or specific parts

of the site), including any previous applications,
permissions, refusals and extant commitments. It
should provide a clear overview of how the site has
evolved through the planning process and identify
any constraints or opportunities arising from earlier
proposals.

Supporting material, such as approved drawings,
illustrative masterplans, visualisations or other
relevant imagery, should be included where helpful
to illustrate the site’s planning context.

The section must also confirm whether the site is
allocated within the emerging Local Plan, clearly
identifying the relevant allocation and policy
reference number.

>

Example diagrams showing the evolution of development proposal.
Left: 2010 masterplan local hubs distribution. Right: Final proposed
local centres strategy,; Source: NW Bicester Masterplan
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3.5. Site character and identity

This section should describe the prevailing character
and quality of both the site and its surrounding area,
establishing the context to which new development
should respond.

It should consider both built form (townscape) and
natural features (landscape), identifying the key
patterns, structures and qualities that contribute to the
site’s local identity. The analysis should demonstrate
an understanding of National Design Guide principles,
particularly Context (C1-C3) and Identity (11-13),
ensuring that development proposals are informed

by and respond positively to their setting. This should
also align with emerging Local Plan Policies, such as
DD1 (development design criteria), HE suite (heritage),
and NE suite (natural environment), which require
development to respond to local context, respect
landscape character and reinforce local distinctiveness.

The section should clearly set out which elements of
the site and its context will inform the design approach,
highlighting opportunities to respect, reinforce and
enhance these characteristics. The analysis should

look wider at the historic morphology of the place

and it’s character not just the immediate surroundings
to ensure that the sense of place is from a wider
understanding, in the context of Telford New Town.

Photographs of the site and its surroundings should
be used to support the commentary. These should be
clearly annotated and cross-referenced within the
text, accompanied by a location plan and appropriate
captions.

2.3 A Unique Site: Nature

The Site’s legacy of improving health and well-being is also manifested in the tranquil
landscape and abundant flora and fauna present on the Site. The central Peace Garden is
key to the Site’s identity. It is thought to have been established in the 1920’s and laid out by
a former Kew Gardens horticulturist, providing an important asset for patients and staff of
the hospital. An unusually wide variety of broad-leafed trees give the existing landscape of
mature trees an especially interesting character, including nine subject to TPOs.

There is a wider strategic opportunity to link the SINC woodland, along the southern railway
edge of the Site to Chestnut’s Park just across St Ann’s Road to the north, improving green
corridor connections.

Existing Tree: 'Holm Oak' Chestnuts Park directly to the North of the Site

CHESTNUTS PARK

PEACE
GARDEN

ANN'S oS TAL siNe
sT. W()ODLAND

Existing green infrastructure Existing Tree: ‘Spotted Thom SINC Woodland

N Example page of existing natural/ landscape features within and around the site.
Source: St. Ann's Masterplan
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2.4 A Unique Site: Heritage

The Site's legacy is encapsulated in the characterful buildings of the hospital campus. Seven
of these buildings are to be retained in the proposed masterplan, highlighted below. These
buildings include the East and West Gate Lodge Buildings, Mayfield House, Mulberry House,
The Peace Building, Admin Building and Water Tower, as well as the retained wall along St
Ann’s road

The northern edge of the Site falls within the St Ann's Conservation Area and Mayfield
House is locally listed. Materials from the remaining historic former hospital buildings which
are to be demolished will be salvaged and reused where possible across the masterplan,
connecting old and new. For further information please refer to the Circular Economy
Statement prepared by XCO2

o Entrance The Peace Buiding

ST. ANN'S cONSERVATION AREA

EAST & WEST GATE LODGES

oue ssoy e

MULBERRY
usE
MAYFIELD.
HOUSE
peace
suLoiNG
AoMiN
SuLDiNG
The Adrin Buiding
WATER
TowER
Retained Buildings
Highighted buldings tbe etained, overtad ith the StAr ation area boundary Mayfed House Mubry House

™=
Example pages showing existing built form/ townscape character analysis.
Source: St.Ann's Masterplan

2.5 Conservation Area Context

The northern part of the Site sits within the St Ann's Conservation
Area 'Sub Area 3 - St Ann's Hospital' as set out in the ‘St Ann's
Conservation Area Character Appraisal' which provides a
summary of the character and appearance (and accordingly

the heritage significance) of this designated area. Buildings

to be demolished on the Site are those which on balance are

not considered to make a positive contribution to the Site or
surrounding St Ann's Conservation Area

The Site is also within close proximity to a number of statutory
listed buildings including the Grade I1* listed Parish Church of St
Ann, the Grade Il listed St Ann's Church School, and the Grade
Il listed 1-5 Avenue Road. In addition, the Site contains a non-
designated heritage asset, the locally listed Mayfield House.

From Mayfield House within the Site, the spire of the Grade II*
St Ann's Church can be seen which has been considered as

a beneficial view to be preserved within the masterplan. The —
view from within the Site is not directly referenced within the —
'Conservation Area Appraisal' however it states that: As with many ———

al Listed Bui

StAnn's Police Station - L

Listed Building

ve Contribution Buldings

ing of Merit

ory Listed Buiding

Conservation Area Boundary

parts of the conservation area, glimpsed views of the tall spire to ===~ sub Area Boundary

St Ann’s Church are available from North Grove and Hermitage
Road. These have a positive influence on the character of this
part of the conservation area.

For further information on the historical development of the
conservation area and the local character, please refer to

the 'Heritage Statement' which has been prepared by Turley

in support of this application to provide the relevant and
proportionate information to the local planning authority (London
Borough of Haringey) with regard to the built heritage impacts
associated with the proposed development

View to the Grade II"

SubArea 3 - StAnn's Hospital

om Mayfield House to the Grade I* St Ann's Church

in London Borough o
Mayfild House - Local Listed Buiding

Annis Church from Mayfield House

" Listed StAnn's Church
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This section should also identify whether the site
has been assessed within the Council’s Landscape
& Visual Sensitivity Study, Landscape Character
Assessment and Capacity Assessment, Where
relevant, it should summarise the key findings
and set out any implications for the site, including
recommended mitigation measures that should
inform the design approach.

Map with boundary,
north arrow, scale
bar, caption and key

Site Boundary Desirable Views
Conservation Area Greenspace Connections
SAC Link to River Corridors
Existing PROW Sensitive Boundary
Woodland to Retain / Enhance Potential Landscape Buffer
Areas of Flood Risk Committed Development
Area Subject to Flooding HER Heritage Assets
100ha
a9 025 05 1 1.5em

I Example landscape character analysis plan. Source: St. Cuthbert's Garden Village Concept Masterplan


https://apps.telford.gov.uk/localplan/telfordandwrekin_landscape_visual_sensitivity_assessment_assessment_method_and_summary_compressed.pdf
https://apps.telford.gov.uk/localplan/telfordandwrekin_landscape_visual_sensitivity_assessment_assessment_method_and_summary_compressed.pdf
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwjt0Ymjof2VAxXkdUEAHRhHH8EQFnoECCcQAQ&url=https%3A%2F%2Fwww.telfordandwrekinlocalplan.co.uk%2Fdownload%2Fdownloads%2Fid%2F27%2Ftelford-and-wrekin---landscape-character-assessment.pdf&usg=AOvVaw2vU7YdBPehCo0_FWlwre-i&opi=89978449
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwjt0Ymjof2VAxXkdUEAHRhHH8EQFnoECCcQAQ&url=https%3A%2F%2Fwww.telfordandwrekinlocalplan.co.uk%2Fdownload%2Fdownloads%2Fid%2F27%2Ftelford-and-wrekin---landscape-character-assessment.pdf&usg=AOvVaw2vU7YdBPehCo0_FWlwre-i&opi=89978449
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uact=8&ved=2ahUKEwjp093doP2VAxVAXEEAHVy_NcYQFnoECCIQAQ&url=https%3A%2F%2Fwww.telfordandwrekinlocalplan.co.uk%2Fdownload%2Fdownloads%2Fid%2F85%2Ftelford-and-wrekin---landscape-capacity-assessment.pdf&usg=AOvVaw3sdsl9bxP8ISyxIzFvIv_n&opi=89978449
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4.1. Constraints plans

Understanding the overarching constraints of the
site is fundamental to informing a robust and
deliverable development proposal. The constraints
plan(s) should provide a clear and comprehensive
mapped overview of all physical, environmental
and technical factors that may influence the
developability of the site.

The plan should be supported by concise written
commentary that explains the implications of these
constraints for development. This should clearly
set out how identified factors may limit, shape or
inform the design approach. Together, the plan and
accompanying narrative should provide a robust
evidence base to inform the development of a
deliverable and well-considered design response.

To ensure clarity and ease of interpretation,
individual constraints should first be presented on

a series of separate thematic plans, allowing each
issue to be clearly understood in isolation. These
should then be brought together within a combined
constraints plan, illustrating the cumulative effect of
all constraints and opportunities across the site and
informing the development framework.

Key constraints to be identified and illustrated
may include:

- Access and movement

- Surrounding land uses and nearby facilities

- Open space, ecology, designated sites
and landscape features (including trees,
hedgerows and habitats)

- Flood risk, drainage and water environment
(including surface water and ordinary
watercourses)

- Ground conditions, contamination and stability
(including mining legacy where relevant)

- Utilities infrastructure and easements

- Topography, levels and key views (including
visual sensitivities)

N,
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Noise, air quality and other environmental
conditions

Archaeology, heritage assets and their settings
Existing rights of way and public access routes

Planning designations (e.g. Green Network,
Local Nature Reserves and Wildlife Sites,
Buildings of Local Interest)

On-site constraints/ legal restrictions (e.g.
easements, rights of passage, etc)
Micro-climate considerations (e.g. wind, solar
orientation)

Adjacent site constraints or safeguarding
zones (e.g. infrastructure corridors, buffers)
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%
Example comprehensive constraints plan.

Source: St. Cuthbert's Garden Village
Concept Masterplan
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4.2. Potential mitigations and wider opportunities north arrow, scale

The mitigations and opportunities plan should
clearly set out the key drivers for development,
demonstrating how identified constraints can be
positively addressed and translated into design
opportunities.

It should be presented using clear diagrams and
concise annotations to highlight where value can
be created, how the development responds to its
context, and how high-quality placemaking can
be delivered. The plan should also illustrate how
mitigation strategies, such as buffering sensitive
edges, integrating sustainable drainage, enhancing
green infrastructure, protecting heritage assets,
improving accessibility, and leveraging existing
public transport infrastructure and active travel
routes as opportunities to promote sustainable
movement and connectivity, inform and shape the
overall development framework.

A concise supporting commentary should explain
how constraints inform the design approach,
demonstrating how mitigation is embedded
within the proposals and how it underpins key
opportunities for the site. This should establish
clear design principles, showing how an integrated
approach can maximise the site’s potential.

Additionally, the opportunities plan should present
how future growth might be accommodated to
ensure that proper connectivity is considered.

Map with boundary,

bar, caption and key

100ha

| I S S |
0 035 05 1 15km

1 Example mitigations and opportunities plan. Source: St. Cuthbert's Garden Village Concept Masterplan



05

Precedent
Studies

Draws on local and national

best practice and local character,
and identifies the lessons learnt to
inform the masterplan proposals.
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5.1. Local and national case studies

Best-practice case studies provide an opportunity to
draw on positive characteristics from both national
and local best practice examples, in line with the
design principles set out in the National Design
Guide and relevant emerging Local Plan policies on
design quality and placemaking.

Using case studies that demonstrate the successful
integration of built form and landscape, particularly
those delivered within comparable local and policy
contexts, will help establish a robust baseline

for the proposals. These examples should reflect
the National Design Guide’s emphasis on context,
identity and well-functioning places, alongside local
policy expectations for high-quality, sustainable
communities.

Selected case studies should include a balanced
mix of innovative, high-quality developments at
both national and local levels. As with the previous
section, these should be analysed thematically
such as form, layout, density, movement, green
infrastructure and character, ensuring that key
lessons are directly applicable and support the
delivery of a successful new development.

There should be no reference to adjacent suburban
development unless it demonstrates a great
understanding of local character and provides
genuinely relevant design cues for the site.

N Relevant national and local best practice examples that inform the proposed development and its intended
use. Top left: Derwenthorpe, York. Top right: Abode, Great Kneighhton; Bottom left: Lightmoor Village, Telford.
Bottom right: Marmalade Lane, Cambridge



06

Vision and
Objectives

Sets out the overarching

vision for the site and the key
placemaking principles that guide
and underpin the proposal.
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6.1. Place based vision

This section should set out a clear and concise
visioning statement for the Sustainable Community,
it should establish an ambitious yet deliverable
direction for the site, grounded in a strong
understanding of its context, local character,
constraints and opportunities.

It should demonstrate how the development
responds to and aligns with the emerging Local
Plan, particularly policies relating to sustainable
development, design quality and placemaking

- including the Strategic Policy suite, HO suite
(sustainable communities and housing), ST suite
(movement and sustainable transport), DD1
(development design criteria), and the NE suite
(green and natural environment). The vision should
embed sustainability, reflect community needs and
contribute to long-term social value and future
growth.

The statement must provide a coherent framework
to guide all stages of the development process,
ensuring that proposals respond positively to the
site’s identity, support local priorities, and contribute
to the creation of high quality, well integrated
places within the wider area.

1

START WITH THE

PARK

9
EXEMPLARY

DELIVERY &
STEWARDSHIP

THE ST CUTHBERT'S VISION

St Cuthbert's will provide connected villages
embedded in stunning healthy landscapes
within the world class setting of the Lake
8 District National Park, the North Pennines Area
of Outstanding Natural Beauty and Hadrian's
INTEGRATED Wall World Heritage Site. A cluster of distinct
BN garden villages set in an attractive recreational,
SRANSEORT riverside and landscape setting will be well
connected to Carlisle and the wider countryside.
St Cuthbert's will actively promote healthy
lifestyles providing integrated communities
focused around high quality homes, locally
distinctive spaces and inclusive facilities.
Innovation and technology will support
7 attractive employment opportunities and

exemplary low carbon living.
SMART & plary g

SUSTAINABLE LIVING

6 )
INNOVATIVE

EMPLOYMENT
OPPORTUNITIES

HEALTHY
ENVIRONMENTS

3

QUALITY HOMES
& LIFETIME
NEIGHBOURHOODS

N Example placed based visioning statement and supporting strategic themes.

Source: St. Cuthbert's Garden Village Concept Masterplan
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6.2. Strategic objectives and design principles

Drawing on site analysis findings and identified
opportunities, this section should establish a series
of strategic objectives that underpin the place-
based vision and provide a clear and coherent
framework for guiding development.

These strategic objectives should align with the
principles of the National Design Guide, particularly
Context (C1-C3), Identity (11-13), Built Form (B1-
B3), Movement (M1-M3) and Nature (N1-N3),
alongside relevant guidance within the NPPF and
Building for a Healthy Life. They should also respond
to the emerging Local Plan, including policies
relating to sustainable development, design criteria,
healthy communities, housing delivery, sustainable
movement, green infrastructure and biodiversity
enhancement. This will ensure proposals are
well-designed, sustainable and responsive to their
surroundings, while supporting the long-term vision
for the borough.

Objectives should be succinct, clearly articulated
and deliverable, bridging the gap between high-
level ambition and practical implementation.
They should provide a robust basis for subsequent
masterplanning, design coding and planning
submissions.

They should be illustrated through precedent
imagery, thematic groupings or simple diagrams to
reinforce key design principles.

People and Landscape First

The Peace Garden is key to the site’s past & future
identity and is tripled in size at the heart of the new
neighbourhood.

It extends north to St Ann’s Road and south to the SINC
Woodland, both drawing the wider community into the
neighbourhood and creating strong ecological links
across the site and into the wider habitat network.

Weaving into this, new green streets, courtyards and
gardens will generate a site-wide network of landscape
for biodiversity and play.

Valued Heritage Assets

The retained late-Victorian buildings are given a
dignified setting and refurbished and reactivated
through meanwhile and long-term uses which are
complimentary to their character and engage with the
wider community.

These ‘set pieces' sit within the central Peace Garden
and form focal points for new streets and spaces,
creating a tapestry of heritage assets and a unique
character for the neighbourhood.

Salvaged materials will be re used in the landscape to
ensure history can be read at a variety of scales.

Stitching into Surroundings

A series of new openings through the northern brick
boundary wall transform this from a barrier into a
permeable threshold

There is a crucial opportunity to make a connection
in the south-west of the site giving pedestrians and
cyclists a direct route through to the amenities and
transport links of Green Lanes.

New links along the hospital edge will benefit
patients and staff, encouraging shared use of the
neighbourhood’s green spaces and promoting mental
and physical health and well-being. The masterplan
also future proofs a potential north/south railway
crossing beneath the railway.

ig. 1.6 / People and landscape

fig. 1.7 | Valued heritage assels

Peace
Garden

Legible Public Realm

A series of pedestrian-friendly routes create a clear
framework on the site. Carefully spaced streets and
public spaces create an inclusive environment with
better social and physical integration with the existing
landscape and local heritage.

The new neighbourhood will reinforce what local
residents most enjoy about the existing site, including
its tranquillity and access to nature. It will reconnect
open spaces and encourage adventure, active play and
enable residents to enjoy the outdoors and maintain
their physical and mental health.

Sensitive Massing

The streets and public spaces are designed as a
generous setting for the new houses and buildings.

The scale of proposals is carefully modelled, with
terraced houses and lower buildings addressing the
surrounding streets and conservation area to the north
and west, stepping up to larger buildings framing the
Peace Garden and railway edge

The massing has also been designed to maximise
daylight to the landscape and public realm ensuring
quality of public amenity throughout the year.

Varied Urban Typologies

Housing typologies respond to their specific site
conditions and bring definition to the spaces between
the buildings, with generous ground floors, lobbies
and textures enabling streets and spaces to be highly
legible, accessible and helping to foster a strong street
life and community.

A range of dwelling types, layouts and options will
support a truly sustainable and long-term community,
with dwellings carefully designed and developed to
support alternative lifestyles and enable long term
adaptability and flexibility as family demands change

fig. 1.9 / Legible public realm

fig. 1.10 / Sens

N Example page of strategic placemaking principles supporting the vision.
Source: St. Ann’s New Neighbourhood
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PRINCIPLE 1: START WITH THE PARK
Deliver a landscape-led masterplan that
harnesses the rivers, world class views
and woodlands to create a network of
unique, high quality, active landscapes
and new destinations.

PRINCIPLE 4: COMMUNITY
FOCUSED

Focus inclusive communities around
a hierarchy of excellent facilities
clustered around village centres.

PRINCIPLE 7: SMART &
SUSTAINABLE LIVING

Support low carbon living through
sustainable planning, transport and
energy.

PRINCIPLE 2: LOCALLY DISTINCTIVE
Support locally distinctive, design of
buildings, streets and spaces to create
memorable and unique places to live.

PRINCIPLE 5: INNOVATIVE
EMPLOYMENT OPPORTUNITIES
Support a variety of entrepreneurial
and creative employment and skills
opportunities.

PRINCIPLE 8: INTEGRATED
SUSTAINABLE TRANSPORT

Provide excellent sustainable
connections and environments that
make walking, cycling and public
transport the most attractive method
of getting from A to B, making the
most of the opportunities presented
by the Carlisle Southern Link Road.

PRINCIPLE 3: QUALITY HOMES &
LIFETIME NEIGHBOURHOODS
Promote a mix of high quality
homes in distinct and integrated
lifetime neighbourhoods.

PRINCIPLE 6: HEALTHY
ENVIRONMENTS

Promote health and well-being
through accessible facilities and
healthy lifestyles for all ages.

PRINCIPLE 9: EXEMPLARY
DELIVERY & STEWARDSHIP
Continue to positively engage a
range of people and communities in
design, delivery and stewardship.

N Example placed based qguiding principles supporting the vision. Source: St. Cuthbert's Garden Village Concept Masterplan




07
The Proposal

Sets out the design proposal,
illustrating the evolution of the scheme
alongside the strategic frameworks

and parameter plans that underpin it,
while retaining appropriate flexibility.
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Map with boundary,

7.1. Strategic spatial frameworks north arrow, scale

bar, caption and key

A 4
The strategic spatial framework plans should
define the fixed elements of the proposed concept
masterplan and establish the spatial parameters
within which future detailed design will be

developed. They should be clear, coherent and
aligned with the vision, strategic objectives and

relevant policy requirements of the site. S patl al Fra mework

Each plan should be presented at an appropriate Structure Forest
scale, include a north point, and be supported by

annotations or concise commentary to ensure clarity T

and ease of interpretation. Frerard R

North (W)

04_Spatial Framework Elsworth

Cambourne’s expansion is structured Cﬁomr;?‘;g;e
around two main clusters of

development comprised of compact ot

and interconnected neighbourhoods, Hub  Station
accommodating a range of densities Quarter

scaled to deliver around 13,000 —

15,000 new homes and 6,000+ new st IEETRRIDE

Town Centre

Cambourne Events Hub
jobs* integrated with high quality open
spaces, a regionally significant forest
and local services - with strong active rent
travel links with existing Cambourne e Cambourne
and to surrounding villages. Cambourne . Bourn Airfield

The facilities and improvements
delivered as a result of this growth,
will make Cambourne complete and
enable it to function as a whole.

* Made up of around 4,000 office/R&D and

mid-tech / light industrial jobs, and 2,000
retail and social infrastructure jobs.

K Example spatial framework plan and key concept driver diagrams. Source: Cambourne Masterplan
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Landscape, open space and
green blue Infrastructure

This framework plan should define the open
space network, landscape strategy, and green and
blue infrastructure systems that support amenity,
biodiversity and climate resilience across the site,
in accordance with the principles of the National
Design Guide - particularly Nature (N1-N4),
Context (C1-C3) and Public Space (P1-P2),and
relevant emerging Local Plan policies, including
DD1 (development design criteria), S1-2 (nature
conservation), CC5 (flood risk and sustainable
drainage systems), and the NE suite (green and
natural environment).

The approach should also accord with wider
national guidance, including best practice such as
the CIRIA SuDS Manual (C753) and Building with
Nature, alongside relevant Telford and Wrekin SPDs
and guidance, including the Green Infrastructure
Framework and Evidence, which informs the
provision of open space, health, biodiversity and
environmental quality.

Based on the above references and site analysis

N,

/\\

findings, the framework should illustrate:

- Open space typologies and quantum:

Identification of the type, function and indicative

provision of open spaces, ensuring accessible,
well-distributed and multifunctional green
space.

- Green and blue infrastructure: Integration of
sustainable drainage systems, habitat corridors,
water features and ecological networks to
support environmental quality and resilience.

- Play and recreation provision: Accessible and

inclusive play and recreation spaces that support

healthy communities.

- Trees and landscape structure: Retention
of existing vegetation and incorporation of
strategic planting to reinforce local character

and enhance environmental quality - with clarity

on how the scheme meets Forest Community
requirements.

- Biodiversity net gain: Clear principles
for delivering measurable biodiversity
enhancements.

- Local nature recovery strategy: Integration
of relevant priorities and opportunity areas
within the masterplan to strengthen ecological
connectivity and support wider nature recovery.

Right and next page —>

Example landscape strategic layers and landscape
framework plan. Source: Cambourne Masterplan

Protect rural landscape

Connect green linkages

Create granular GBI network
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Elsworth
Framework principles and guidance
Cambourne
Forest Knapwell
A mosaic of green linkages and greenspaces, including a regionally Papworth
significant regional scale ‘woodland arc’ (Cambourne Forest), will Everard
characterise the settlement. These GBI assets will provide amenity for
locals, ecological benefits for local flora and fauna and contributions to
community health and wellbeing.
Cambourne’s landscape will prioritise:
. Protection of existing habitats, including ancient woodland, and provide
ecological enhancements to enable species to thrive.
. Mitigating the impact of new settlements and infrastructure through
landscape improvements and woodland planting.
. Creating sustainable, beautiful and accessible green spaces that
support active lifestyles, mental wellbeing, and social connection year-
round. A428
. Integration of a network of 'dark corridors' for bat mitigation. Where
these corridors cross the transport network and lighting is a priority for
health and safety, sensitive design will be utilised. The design of StNeots Rd
lighting at these intersections will employ a hierarchical approach (see
GBI Framework for details).
A1198
Legend
mm Ancient woodland Proposed ‘woodland arc’/Cambourne Forest
New and enhanced landscape Development clusters
N Existing green areas Existing and planned Cambourne
Ecological protection and enhancement corridors
=== Primary landscape linkages (also acting as ‘dark corridors’)
Primary landscape linkages
Secondary landscape linkages (also acting as ‘dark corridors’)
Tertiary landscape linkages 0 1 2 km @ 37
mmm Dark corridors
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Urban design framework

This plan should establish the spatial structure and
design logic that underpin the development, shaping its
character, identity and legibility. It should be informed by
the National Design Guide, particularly Context (C1-C3),
Identity (I11-13) and Built Form (B1-B3), and aligned with
the emerging Local Plan, particularly Policy DD1, together
with other relevant policies relating to sustainable places,

green infrastructure, active travel, public realm and healthy
communities.

The framework should also accord with national policy and
guidance, including the NPPF, Building for a Healthy Life,
and Planning Practice Guidance (PPG), and relevant SPDs,
including the Climate Change Guidance for Development
SPD (promoting low-carbon, resource-efficient design) and
Design for Community Safety SPD (supporting safe, inclusive
and well-overlooked places).

N

:Q:

Informed by the above references, site analysis
findings, and the defined vision and objectives, the
framework should illustrate:

- Form and structure: key frontages, landmark
buildings, gateways, focal points and important
views, supporting legibility and sense of place.

- Spatial framework: perimeter block structure,
development parcels and the arrangement of

primary public spaces, ensuring a clear and
connected layout.

- Relationship to context: how streets, edges and
spaces integrate with the surrounding area,
reinforcing continuity and connectivity.

Map with boundary,
north arrow, scale
bar, caption and key
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I Example urban design framework plan. Source: Cambourne West Design Code


https://indd.adobe.com/view/a2413f1e-82a6-4831-9a75-fc211e19fd3b
https://indd.adobe.com/view/a2413f1e-82a6-4831-9a75-fc211e19fd3b
https://www.telford.gov.uk/media/bavika10/community_safety_final_document.pdf
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Land use and quantum

This framework plan should clearly define the
distribution and scale of land uses across the site,
aligned with the National Design Guide principles
for creating diverse and active places (I1,M1), and
with relevant emerging Local Plan Policies on
sustainable development, housing mix, placemaking
quality, and economy and centres (HO2-6,DD1 and
EC suite).

It should demonstrate how a well-balanced and
integrated mix of uses contributes to a vibrant,

functional and sustainable place.

v,

/

The plan should illustrate:

- Proposed land uses: clearly identifying
residential, local centres (often including
mixed-use and commercial), community,
employment and other uses.

- Indicative area/ floorspace: providing high-
level area or floorspace ranges by use class,
where applicable.

- Transitions to neighbouring uses:
demonstrating how development responds
sensitively to adjacent land uses and local
context, in accordance with emerging Local
Plan Policy DD1 and NDG Context principles
(C1-C3).

Map with boundary,
north arrow, scale
bar, caption and key

A 4

Papworth
Everard
Cambourne

Forest Knapwell

[ Predominantly high-density / mixed use (60-70 dph)
Predominantly mid-density residential (45-60 dph)
Predominantly low-density residential (35-45 dph)

© Existingtown centre 4 Neighbourhood centre

o Town centre @ Existing community facility

A428

« Local centre ® Proposed community facility

Programmie

A1198 St Neots Rd

[ Existing employment
N Proposed employment
Future employment

I Example land use framework plan and individual layer. Source: Cambourne Masterplan
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Movement and access

This framework plan should define how people

and vehicles access, move through, and connect
beyond the site, establishing a coherent and legible
movement network for all users. It should be
informed by the National Design Guide (Movement
M1-M3) and aligned with emerging Local Plan,
particularly Policy DD1, and the ST Policy suite,
which promote sustainable travel, active movement,
transport connectivity, accessibility and the
integration of development with wider movement
networks.

The framework should also have regard to relevant
national and industry guidance, including Manual
for Streets, LTN 1/20 Cycle Infrastructure Design,

and Homes England'’s Design Quality: Mobility Hubs
Strategic Place Guidance.
¢

&“)

Other relevant Telford and Wrekin SPDs

and guidances include:

- Local Cycling and Walking Infrastructure
Plan (LCWIP)

- Bus Service Improvement Plan (BSIP)
- Telford and Wrekin Transport Plan

- Telford Growth Strategy

- Telford and Wrekin Parking standards
- Telford and Wrekin SuDS Handbook

- Climate Change Guidance for
Development SPD
- Design for Community Safety SPD

- Highways Design Guide

Based on the above references and site analysis

N,

/\\

findings, the framework should illustrate:

- Access strategy: primary and secondary access
points for pedestrians, cyclists, horse riders,
passenger service vehicles, private vehicles,
disabled and mobility-impaired users, including
servicing and delivery arrangements, should be
clearly identified and designed to provide safe,
convenient and inclusive access for all users.

- Active travel and sustainable transport: walking,
cycling and public transport connections should
create an integrated movement network that
supports sustainable travel and placemaking,
centred around a mobility hub that improves
accessibility and reduces reliance on private
vehicles.

- Street hierarchy and design principles: the
route hierarchy, including primary, secondary
and tertiary streets, together with a network of
strategic and local walking and cycling routes.

- Parking strategy: overall parking approach,
including type, distribution and indicative
locations

- Strategic connectivity: it should provide safe
and accessible links to the wider movement
network, integrating with existing routes.
Where constraints or safety issues are
identified, mitigation and enhancement should
be considered early. Key interfaces with the
surrounding road network may form a character
area to ensure development is well integrated
with the road corridor.

EWR

EWR station

A428

Active travel

EWR

EWR station

A428

Public transport

(@)
(@)
(@)
(@)
EWR o
EWR station o)
A428 (@) o

o e}

Vehicular



https://www.gov.uk/government/publications/sustainable-placemaking-guidance-for-mobility-hubs
https://www.gov.uk/government/publications/sustainable-placemaking-guidance-for-mobility-hubs
https://www.telford.gov.uk/roadworks-transport-and-streets/travel-telford/cycling/local-cycling-and-walking-infrastructure-plan/
https://www.telford.gov.uk/media/pornm44h/telford_bsip_2025_refresh_v2.pdf
https://www.telford.gov.uk/roadworks-transport-and-streets/local-transport-plan/
https://www.telford.gov.uk/media/cqmlvbqy/c4a_i_twc_transport_growth_strategy.pdf
https://www.telford.gov.uk/planning-and-building-control/planning-policy/research-and-information/flooding/sustainable-urban-drainage-systems-suds-handbook-and-appendices/
https://indd.adobe.com/view/a2413f1e-82a6-4831-9a75-fc211e19fd3b
https://indd.adobe.com/view/a2413f1e-82a6-4831-9a75-fc211e19fd3b
https://www.telford.gov.uk/media/bavika10/community_safety_final_document.pdf
https://www.telford.gov.uk/planning-and-building-control/highways-development-control/highways-design-guide/

Map with boundary,
north arrow, scale
bar, caption and key
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v

Elsworth

Connectivity

Framework principles and guidance

Cambourne’s expansion will deliver enhanced connectivity within and s
between neighbourhoods, as well as between all neighbourhoods and Rapworth

the town centre. Links to the railway station and activity centres will

interconnect all new areas and will reduce the severance of infrastructure

corridors, bringing existing and planned settlements together, ensuring

that the benefits of regional connectivity brought by a new EWR station

and an extended busway are available to all.

Cambourne connectivity will prioritise:

» Access to services and amenities, including green/open spaces for
both existing and new residents, as well as surrounding villages.
Connections will also be respectful of landscape linkages and where
appropriate, lighting impacts will be mitigated to respect dark corridor
designations.*

+ Active travel provision and networks to link neighbourhoods and haze

villages to the station, new town centre services and jobs.

+ Integrated rail and station assets with well-planned public spaces,
jobs, and leisure opportunities centred around a multimodal

interchange A1198 St Neots Rd
Note: See GBI Framework for details of the hierarchical approach to
lighting at crossing points for bat mitigation.
Legend
Il EWR proposed station Existing bus route
— EWR proposed alignment 7 Proposed active travel
mmm Strategic road » Existing town centre
Proposed local distributor corridor o Town centre
Proposed multi-modal links
=== Planned CtoC ) leslest
© Proposed bus stops @ Neighbourhood centre
—— Proposed bus corridor/busway Main link between existing and expanded 31
Proposed bus route CEIEENIE @
P us rou Local street network 0 1 2 km

< M Above and previous page: Example movement strategic layers and movement framework plan. Source: Cambourne Masterplan
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Scale and density

This framework plan should define the scale
and intensity of development, establishing clear
parameters for building height, massing and
density across the site. It should be informed by
the National Design Guide, particularly Built Form
(B1-B3) and Context (C1-C3), and aligned with
emerging Local Plan Policy DD1, HO2-3, and other
relevant policies relating to housing delivery,
sustainable development, placemaking and design
quality.

N
s

Y

Informed by these considerations, the
framework should illustrate:

- Indicative height ranges: Maximum and
minimum building heights across different
parts of the site, responding to local context,
key frontages, landmarks and transition
zones.

- Indicative dwelling numbers: Anticipated
unit numbers by parcel or character area,
demonstrating a balanced and deliverable
distribution of development.

- Density strategy: The overall approach to
density, including how it responds to context,
accessibility, movement networks and
placemaking objectives, ensuring an efficient
yet appropriate use of land.

Map with boundary,
north arrow, scale
bar, caption and key

A 4

Overall Density Plan - Dwellings Per Hectare (DPH)

DPH Range | Total Developable | Total Median Units
Area (ha) (approx.)

40-50 dph | 1.46 61 units
30-45 dph* | 1.00 30 units
30-40dph |6.17 222 units
20-30dph  [5.21 139 units
15-25dph  |3.99 78 units

Total 17.83 530 units

DPH Overall Site |29.72 Dwellings per Hectare

1 Example development density framework plan. Source: Oakley Vale Design Code
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Map with boundary,
north arrow, scale
bar, caption and key

3.0 Entrance
Local storeys
Centre max
Gateway
to Park
2.5 storeys
max School
2.5 storeys
max
School
Site
2.5
storeys
Great max
Oakley
Hall
2.5 storeys
max 2.5 storeys max
2.0 storeys Key buildings
max
I Shool Sie
2 storeys max (95m)
zzza Upto 20% 25 storey (105m)
B Upto 80% 2 storey (105m) 2.5 storeys
max
s storeys max (13m)
%K- Key Buildings - 3 storey max (13m)

1 Example building heights framework plan. Source: Oakley Vale Design Code
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Residential quality and mix

Where applicable, this framework should establish
key parameters to ensure that homes are well-
designed, appropriately sized and supported

by high-quality amenity, privacy and outlook.

It should be informed by the National Design
Guide, particularly Homes and Buildings (H1-H2)
and Built Form (B1-B3), alongside the NPPF
requirements for high-quality design and good
standards of amenity, and Planning Practice
Guidance relating to housing quality.

The approach should align with emerging Local
Plan policies DD1 (development design criteria),
HO1-5 (Housing mix, quality and type), and
respond to local requirements for the delivery of
affordable housing, ensuring a well-integrated and
tenure-blind approach across the site. It should
also be consistent with the principles set out

in the Homes for All SPD, supporting accessible,
adaptable and inclusive housing provision.

N,
I|\

Informed by these considerations, the
framework should illustrate:

Housing mix: The proposed distribution of
dwelling sizes, tenures and types, including
the provision of affordable homes, ensuring
a balanced, inclusive and tenure-blind
community that responds to a range of
needs.

Space standards: Confirmation that homes
will be designed to provide adequate
internal space, functionality and flexibility to
support comfortable day-to-day living.

Amenity space: Principles for the
provision of private and shared amenity
spaces, supporting health, wellbeing and
opportunities for outdoor use.

Outlook and privacy: Indicative separation
distances and design principles to ensure
good levels of outlook, natural light and
privacy between homes.

Best practice housing examples featured in the NDG —

Top: Diverse mix of tenures and house types that faces onto a tree-lined avenue in a Conservation Area.

Source: The Avenue, Saffron Walden.

Middle: Internal habitable rooms have high levels of natural daylight and connect well to gardens.

Source: Accordia, Cambridge.

Bottom: A social housing development that sits well in the local context and meets high environmental standards.

Source: Goldsmith Street, Norwich.



https://www.telford.gov.uk/media/rdsh2wnv/homes_for_all.pdf

39 | Design Brief Manual: Telford and Wrekin Council

Character area

Given the scale and complexity of the Sustainable
Community sites, a character areas strategy should be
prepared to establish a clear placemaking framework.
Character areas should be informed by site analysis and
respond to the site's unique opportunities, constraints
and context. Character is not solely an architectural

or material change in facades. It is a place specific
response with form, layout, massing, landscape and
architectural response. The strategy should guide
future masterplan evolution and inform the preparation
of a detailed Design Code as part of the planning
application process.

The plan should define and name the distinct character
areas within the proposed development, demonstrating
how each responds to local identity, historic context,
landscape character and built form, in accordance with
the principles of the National Design Guide, particularly
Context (C1-C3), Identity (I1-13) and Built Form
(B1-B3), and relevant emerging Local Plan policies,
including DD1 (development design criteria), HE suite
(heritage) and NE suite (natural environment).

Clear boundaries should be identified for each
character area, supported by appropriate precedent
imagery to illustrate how they may vary in character,
form, density and landscape approach while
contributing to a cohesive and legible place. The
boundary interfaces should have their own defined
features ensuring character changes have a reason and
purpose with clear design direction.

The plan should be presented at an appropriate scale,
include a north point, and be clearly annotated to
ensure clarity and ease of interpretation.
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Example character areas plan.
Character area framework responding
to neighbouring character.

Source: NW Bicester Masterplan
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>

Example character areas plan.
Character areas around the site.
Source: NW Bicester Masterplan




08
Sustainability

Sets out the key sustainability
and climate resilience themes,
priorities and overarching
ambitions of the proposal.
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8.1. Environmental sustainability and

climate response

This section should clearly articulate the key
sustainability priorities and ambitions underpinning
the proposals, demonstrating how they have been
embedded from the outset in accordance with
national and local policy, including the National
Design Guide, NPPF, the emerging Local Plan (Policy
S5,CC1-6,DD5,ST1, and EC4), and the Climate
Change Guidance for Development SPD.

It should set out how the development responds
holistically to environmental, social and economic
sustainability objectives, reflecting the NDG
principles of Climate (C1), Resources (R1-R3) and
Nature (N1-N4), alongside local policy aspirations
for low carbon growth, environmental protection
and healthy, well-connected communities. Key
themes to be addressed include:

Energy efficiency and carbon reduction

Proposals should demonstrate a fabric-first
approach and the integration of low and zero carbon
technologies, supporting the transition to net zero
in line with NDG C1 (Reducing carbon emissions),
and emerging Local Plan Policy suite CC.

Sustainable construction and
resource efficiency

The use of sustainable materials, modern
methods of construction and whole-life carbon
considerations should be embedded within the
design approach, reducing environmental impact

over the lifecycle of the development. This reflects
NDG principles R1-R3 (resource efficiency, durable
buildings, and sustainable materials) and local
aspirations for high-quality, sustainable construction
(supported by emerging guidance and design
expectations).

Active travel and sustainable transport

The development should prioritise walking, cycling
and public transport, creating a safe and inclusive
movement network for a broad spectrum of users,
including children, older people, disabled people,
families, commuters and less confident cyclists. This
approach will reduce reliance on the private car,
promote healthier lifestyles and support greater
accessibility and social inclusion. This reflects NDG
M1-M5 (movement) and emerging Local Plan
Policies ST1 and 5, supported by the Highways
Design Guide SPD, LCWIP and BSIP.

-

Elmsbrook in NW Bicester demonstrates a holistic
approach to sustainable placemaking, combining
net-zero carbon homes, renewable energy, water
efficiency and active travel to create a healthy, low-
carbon and resilient neighbourhood.
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Ecology and biodiversity

The proposals should reinforce Telford and
Wrekin’s identity as a ‘settlement in the landscape,
conserving and enhancing green infrastructure and
delivering measurable biodiversity gains within
each SCsite. Development should also promote
healthy, nature-rich environments through the
integration of green infrastructure, tree planting,
active travel networks and accessible green spaces.
This aligns with NDG N1-N4 (green infrastructure,
biodiversity and landscape integration), emerging
Local Plan Policies NE1-5, and the Green
Infrastructure Framework and Evidence SPD.

Water management and sustainable drainage

A comprehensive approach to water efficiency and
SuDS should be demonstrated, ensuring flood risk
is managed and water is integrated as a positive
design feature. This responds to NDG guidance on
climate resilience and emerging Local Plan Policy
CC5 (Flood risk management and sustainable
drainage systems).

Climate resilience and air quality

The scheme should demonstrate resilience to
climate change, including overheating mitigation,
shading, urban greening and long-term adaptability.
Development should also respond positively to

air quality considerations through the integration
of green infrastructure, tree planting, active travel

networks and the careful location of sensitive uses.
This supports NDG C2 (adapting to climate change)
and local policy aspirations for resilient, future-
proofed development.

A clear, structured written explanation should be
provided, supported where appropriate by diagrams,
metrics and precedent imagery, to demonstrate how
these sustainability principles are embedded across
the site. The strategy should be tailored specifically
to the site, rather than adopting a generic approach,
with an emphasis on deliverable, measurable and
site-specific interventions. This will ensure that the
proposals create a resilient, low-carbon and future-
proof development in accordance with best practice
and policy requirements.

-

Cator Park in Greenwich London demonstrates how
rewilding, biodiversity enhancement, sustainable
drainage and nature-rich public spaces can transform
urban development into a healthier, more resilient
and environmentally sustainable community.
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09
Infrastructure
and Phasing

Sets out the infrastructure
requirements and phasing strategy
to support coordinated and timely
delivery of the development.
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9.1. Infrastructure and community

provision

This section should clearly set out the infrastructure
and facilities required to support the development,
demonstrating how the proposals are deliverable,
well-integrated and responsive to local needs.

It should align with the principles of the NDG,
alongside the emerging Local Plan and relevant
SPDs.

The strategy must identify the type, scale, quantum
and phasing of infrastructure required to support
the development, ensuring that provision is
appropriately timed to meet both early and long-
term needs. The design response should address,
where relevant:

Physical infrastructure

Including movement networks, public transport,
mobility hubs, utilities, digital connectivity,
drainage and green infrastructure. Proposals should
demonstrate a coordinated and integrated approach
to infrastructure planning, supporting sustainable
movement and environmental performance, in

line with NDG M1-M5 and 11, and emerging Local
Plan ST Policy suite (connectivity and transport), S7
(infrastructure delivery), CC4-5 (water and drainage),
and NE1-5 (natural environment), as well as
associated highways, SuDS and green infrastructure
SPDs - such as the Green Infrastructure Framework
and Evidence and Highways Design Guide SPDs.

Social and community infrastructure

Including provision for sports, recreation, education,
healthcare, community facilities and local centres.
The proposals should ensure that facilities are
accessible, well-located and capable of adapting

to future needs, reflecting NDG principles S1-

S5 (healthy, inclusive communities) and 12-13
(social infrastructure), alongside emerging Local
Plan Policy S7 (developer contributions) and CI1
(community facilities) and relevant infrastructure
delivery guidance.

Phasing and delivery

The section should clearly demonstrate how
infrastructure will be delivered alongside the
phased development of the site. The delivery
strategy should ensure that key infrastructure,
services and community facilities are provided at
the appropriate stages to support place-making,
establish a coherent and functioning community
from the outset, and meet the needs of residents as
the development grows.

The construction phasing strategy should also
explain how development will be sequenced

to minimise disruption to existing and future
occupiers. This should demonstrate how completed
phases will remain fully usable during ongoing
construction, ensuring that access to homes,
community facilities, open spaces, schools, local
centres and sustainable transport connections is
not impeded or unnecessarily delayed.

Example

| E=T———
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S —
P

KEY:

RESIDENTIAL

Area - 65.58ha Bring site
OPEN SPACE Nursery and small retail
I:l Proposed structural landscaping areas
Retail
D Outdoor Sport Area -10.30ha
EDUCATION
W Sports pavilion / parking - 0.37ha D Secondary 6.4ha
i Primary 2.3hax2-11ha
- Formal Play Area - 2.64ha COMMUNITY
m Allotments- 2.63ha - 0-93ha
l:l Burial Space Area - 0.56ha EMPLOYMENT
NW corner 3.11ha
Proposed waterbodies NE corner 2.17ha - 5.28 ha
Sheepfold Lane sites - 0.97ha

N Example Section 106 phasing plan. Source
West Design Code

:Cambourne




48 | Design Brief Manual: Telford and Wrekin Council

9.2. Phasing and delivery strategy

This section should establish a clear and
robust strategy for how the development
will be brought forward over time,
demonstrating a coordinated and deliverable
approach. It should set out the indicative
sequencing of development, identifying

how the masterplan will evolve in phases

to create a coherent, functioning place

from the outset. This should align with

NDG principles relating to ldentity (11-13),
Movement (M1-M5) and Infrastructure (11-
I3), ensuring that each phase contributes
positively to the overall place-making vision.
The section should include:

Indicative delivery and phasing strategy

A clear, diagrammatic and written
explanation of how the masterplan will

be implemented over time, demonstrating
logical and coordinated phases of
development. It should identify the timely
delivery of key infrastructure, community
facilities, green infrastructure, biodiversity
net gain, and movement networks, ensuring
that each phase functions as a sustainable
and well-connected neighbourhood. This
should respond to the emerging Local
Plan, particularly Policy S7 (infrastructure
delivery),HO2 and 5 (sustainable
communities and housing delivery), ST suite
(movement and transport), CI1 (community

facilities) and the T&WC Infrastructure
Delivery Plan to ensure each phase is viable

and well-integrated.

Early delivery priorities, flexibility
and future-proofing

Identification of key early phase
interventions that establish character,
accessibility and functionality, including
primary routes for vehicles and active
travel, public open spaces, community
infrastructure and access to public transport
(existing or new services) to encourage
sustainable travel behaviours from the
outset. The strategy should also demonstrate
flexibility to respond to changing
circumstances over time, in line with NDG
principles on lifetime neighbourhoods and
adaptability.

Phasing of infrastructure delivery

A coordinated approach to the timing and
provision of physical, green and social
infrastructure, ensuring it aligns with
development triggers and population
growth. This should be consistent with
emerging Local Plan infrastructure policies
and demonstrate how infrastructure delivery
will support sustainable, well-served
communities at each stage.

Map with boundary,
north arrow, scale
bar, caption and key
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1 Example development phasing plan. Source: Cambourne West Design
Code (Note that schools, employment areas, local centres, and other non-
residential uses should also be included in the overall phasing strategy)



https://apps.telford.gov.uk/localplan/Examinationlibrary/IS01%20-%20Telford%20and%20Wrekin%20Infrastructure%20Delivery%20Plan%20-%20March%202025.pdf
https://apps.telford.gov.uk/localplan/Examinationlibrary/IS01%20-%20Telford%20and%20Wrekin%20Infrastructure%20Delivery%20Plan%20-%20March%202025.pdf
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10
Design Quality
and Engagement

Sets out the design quality
expectations and community
engagement strategy to secure a
high standard of development.
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10.1. Design quality and engagement

The successful integration of new development
within its context is fundamentally dependent

on the quality of its design, layout and delivery.
Proposals must align with the NDG, particularly
Context (C1-C3), Identity (11-13), Built Form (B1-
B3), Movement (M1-M5) and Public Spaces (P1-P2),
as well as the emerging Local Plan and relevant
SPDs, to ensure development that is distinctive,
sustainable and responsive to local character.

Design quality and placemaking

Design quality must be central, ensuring
development responds to and enhances local
character while reinforcing Telford and Wrekin’s
identity as a “Forest Community,” in line with the
emerging Local Plan Policies S1,DD1 and NE1-5.

The proposal should prioritise a high-quality public
realm, attractive, inclusive, safe and well overlooked,
underpinned by a landscape-led approach and
integrated green infrastructure to maximise amenity
and environmental performance.

Clear, legible and distinctive streets and
spaces should be created, supporting liveable
neighbourhoods and well-integrated mixed
uses. Application of Building for a Healthy Life
is encouraged to demonstrate delivery of well-
designed places.

Movement, safety and inclusivity

Streets should prioritise active travel and
sustainable transport, reducing reliance on private
vehicles and supporting healthier lifestyles, in
accordance with NDG M1-M5 and emerging Local
Plan (particularly the ST Policy suite).

A Secured by Design approach should be

embedded within the layout to create safe, resilient
environments and minimise opportunities for crime,
supported by guidance within relevant design and
community safety SPDs.

Design review

In line with the NPPF Policy DP4 (design process)
and best practice, major or complex proposals
should engage with an independent Design Review
process. Early engagement with design review panel
is encouraged so that feedback can be meaningfully
incorporated into the evolving design.

Delivery, flexibility and
future-proofing

The masterplan should demonstrate how design
quality will be maintained over time through a clear
and robust delivery strategy. Early phases should
prioritise elements that establish place identity,
connectivity and infrastructure, such as primary
routes, public spaces and community facilities.

The proposals should incorporate flexibility and
adaptability, allowing for changes in land use,
density and configuration as circumstances evolve.
This aligns with NDG principles for lifespan and
adaptability, and emerging Local Plan Policies HO2
and DD1, ensuring development remains resilient
and future-proof.

Post-occupancy evaluation

In line with the principles of the Draft Design
and Placemaking PPG (2026), a proportionate
post-occupancy evaluation (POE) process should
be undertaken by the developer or other agreed
delivery partner to assess how the development
performs in practice and whether key design
objectives have been achieved. Findings should
inform future phases, helping to refine delivery,
respond to user experience and support the long-
term success and adaptability of the masterplan
framework.
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Community stewardship and
long-term management

A clear approach to community stewardship should
be established from the outset to ensure the
long-term quality, maintenance and management of
public spaces, green infrastructure and community
assets. This may include the establishment of

a stewardship body, management company, a
‘Community Interest Company’, or partnership model
that supports local involvement and a strong sense
of ownership.

Development proposals should consider
opportunities for productive landscapes, community
use of open spaces and ongoing engagement,
ensuring that the place continues to evolve in a way
that reflects local needs and sustains design quality
over time.

Stakeholder and community
engagement

The Design Brief should embed a robust and
proportionate stakeholder and community
engagement strategy, recognising this as a core
component of the design development process. A
detailed stakeholder and community engagement
plan should be agreed with T&WC from the outset,
ensuring meaningful and proportionate engagement
throughout the preparation of the Design Brief and
subsequent stages of the development process.

Engagement must be initiated at the earliest

stages of the project and maintained throughout,
ensuring that the views of key stakeholders, local
communities, and interested parties meaningfully
inform the evolution of the scheme and the delivery
of long-term social value.

The approach should clearly distinguish between
statutory and non-statutory stakeholders (including
the local authority, service providers, infrastructure
bodies and statutory consultees) and the wider
community (including residents, businesses,
community groups and under-represented voices).

Engagement activities should be structured
accordingly, ensuring that both technical inputs
and community insights are effectively captured
and integrated.

The engagement strategy should align with the
RIBA Plan of Work, integrating consultation at key
project stages, and reflect best practice set out

in Homes England guidance. Proposals must also
accord with the principles of the NPPF and the
NDG, particularly in relation to inclusive design,
community participation and social interaction.

The Developer shall demonstrate compliance with
relevant Local Plan policies to ensure engagement
is meaningful, transparent and proportionate to the
scale and complexity of the proposal. Clear evidence
must be provided to show how feedback from

both stakeholders and the community has directly
influenced design decisions, including site layout,
land use, movement, public realm and infrastructure
provision.

Engagement strategies should be tailored to the
specific site context and community profile, using a
range of accessible and inclusive methods to reach
a broad cross-section of participants.

The Developer is expected to set out how
engagement outcomes will be recorded, analysed
and embedded within the design process,
demonstrating an iterative and responsive approach.


https://www.riba.org/work/insights-and-resources/riba-plan-of-work/
https://www.gov.uk/government/collections/homes-england-community-engagement-advice-notes
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Community consultation pop up event held in Chestnuts Park

™
Exemplar engagement process. Source: St. Ann's New Neighbourhood

Community consultation design workshop event




11

Adoption and
Implementation
Process

Guides Design Brief development,
informs planning decisions,

and ensures consistent

delivery of high-quality,
policy-compliant proposals.
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11.1. Adoption and implementation process

@ ccccccccccccccccccccnne

1. Scope and Commissioning

The purpose, status and intended use of the Design
Brief should be clearly defined at the outset,
including whether it is to function as planning
guidance or a Development Management tool. The
spatial extent of the Brief, its relationship to the
relevant Local Plan allocation policy, and the key
issues to be addressed (including access, character,
landscape, and infrastructure) should be explicitly
set out. Governance arrangements, decision-making
processes and internal sign-off procedures should
be agreed at an early stage to ensure clarity and
efficiency throughout preparation.

Policy context:

- Section 38(6), Planning and Compulsory
Purchase Act 2004 - planning decisions must
be made in accordance with the development
plan unless material considerations indicate
otherwise.

- NPPF 2026 -
- PM2 - Clear vision, spatial strategy and
relationship to the development plan.
- PM7-Governance, project management and
sign-off arrangements.
-~ DP1-Design and placemaking objectives
informed by local context.

©00000000000000000000000000000000000000000000000000000 0

2. Evidence Gathering and
Baseline Analysis

A proportionate and robust evidence base should
be prepared to inform the Design Brief. This should
include a review of the planning policy context
(including the Local Plan, NPPF, National Design
Guide and National Model Design Code), alongside
a comprehensive assessment of site constraints and
opportunities. Key considerations should include
accessibility, movement and connectivity, landscape
and townscape character, heritage assets, and
infrastructure capacity.

The findings of this analysis should be clearly
summarised through a constraints and opportunities
plan, identifying key issues and any required
mitigation measures to inform the development of
design principles.

Relevant national policy and guidance:

- NPPF 2026 -
- PM8: Evidence for Plan-Making
- DP1: A Strategy for Design

- DP2: Local Design Guides, Design Codes and
Masterplans

- TR1:Vision-Led Approach to Planning for
Transport

..........................................................................................-}

National Design Guide (2021) - ten
characteristics of well designed places.

National Model Design Code (2021) - structure,
content and purpose of design guidance.
Planning Practice Guidance (PPG) - Design
Masterplans and site specific briefs

Building for a Healthy Life (latest edition) -
recommended assessment framework.

Local policy context

Emerging Telford and Wrekin Local Plan:

- Policy HO2 (Sustainable communities)

- Design, placemaking and sustainability
policies

Relevant Council strategies (e.g. sustainability,

transport, green infrastructure).
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3. Early Engagement (Pre-Draft)

Early engagement with the Council is encouraged to
help inform the development of the Design Brief and
identify key issues at the outset. Where appropriate,
this may include input from relevant Council officers
across disciplines such as planning, development
management, highways, housing, education, drainage,
ecology, and landscape. To support programme
certainty and avoid delays, the scope of engagement
and expected timescales for officer feedback should
be agreed at the outset.

A stakeholder and community engagement plan
should be agreed with the Council at the start of the
process. The plan should set out the key stakeholders
to be engaged, the objectives of engagement, the
proposed consultation methods, and the timing of
engagement activities throughout the design process.

Applicants are encouraged to undertake early design
testing through workshops, design reviews, or other
collaborative engagement activities where these
would add value to the process. Participation in a
Design Review Panel is optional but may be beneficial
for significant or complex proposals, helping to refine
emerging design principles and ensure alignment
with policy objectives and local aspirations.

Policy context

—  NPPF 2026 - PM6(d), PM7(1d), DM1(1a), DP1(1a),
DP2(1b), DP4(1)

e00c000c00000000000000000000000000000000000000000000000

4. Draft Design Brief Preparation

A clear, structured and well-illustrated draft Design
Brief should be prepared, setting out the vision
and overarching objectives for the site, alongside

a comprehensive framework of site-specific design
principles.

The document should address key components
including:

- Vision and objectives

- Site-specific design principles

- Movement and access strategy

- Landscape and open space framework

- Built form parameters (height, density, frontage,
character)

- Sustainability and climate considerations
- Infrastructure triggers and phasing strategy
The content should be proportionate, policy-

compliant and demonstrably deliverable, providing
sufficient clarity to guide future planning applications.

Policy context:

- NPPF 2026 - DP1(1a-b), DP2(1a,c), DP3(2), TR1(1),
HO13(3a), PM12.

- National Design Guide/ NMDC

- Emerging Local Plan design and site specific
policies

©00000000000000000000000000000000000000000000000000000

............................}......-

5. Formal Consultation

A programme of public consultation should be
undertaken on the draft Design Brief, this will
typically involve a consultation period of 4-6 weeks
and should be coordinated with the Council.

Engagement methods should include publication

of consultation materials by the applicant team,

with links provided through appropriate Council
communication channels where agreed, alongside
targeted consultation with statutory consultees, ward
members, and parish councils.

Consultation responses should be recorded and
summarised in a Consultation Statement, identifying
the key issues raised and how they have been
addressed where appropriate.

Policy context:

NPPF 2026 -

- PM6(d): Community and stakeholder
engagement.

- DM1(1a-b): Early engagement and reporting
consultation outcomes.

- DP2(1b): Effective community engagement and
local aspirations.

Statement of Community Involvement (SCI) -
Telford and Wrekin consultation expectations
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6. Review and Refinement

Consultation responses should be carefully reviewed
to identify material planning issues. The Design Brief
should be amended where appropriate to address
relevant feedback, with a clear audit trail explaining
how comments have been considered.

A transparent “You said, we did” approach should
be adopted to demonstrate how engagement has
influenced the document. The final version should be
refined to ensure clarity, consistency and robustness.

Policy context:

~ NPPF 2026 -

- DM1 - Engagement outcomes and responses
to feedback.

- DM3 - Consideration of representations and
planning issues.

- DP2 - Monitoring, review and refinement.
- DP4 - 0ngoing design evolution and quality
assurance.

- Section 38(6) - alignment with the development
plan

©000000000000000000000000000000000000000000000000000000

7. Approval and Adoption

For Sustainable Community Design Briefs, formal
approval should be obtained from the Local
Planning Authority to ensure the document carries
appropriate weight and provides a consistent basis
for decision-making.

The status, date of approval, and decision-making
route should be clearly recorded within the
document.

Policy context:

NPPF 2026 -

- DM3 - Determining Development Proposals
(clear, effective and proportionate decision-
making).

- DP4-The Design Process (ensuring design
quality is maintained through assessment,
approval and delivery).

Planning guidance - material consideration under
section 38(6)

©000000000000000000000000000000000000000000000000000000

8. Publication and Implementation

Following adoption, the Design Brief should be
published on the Council’s website and embedded
within Development Management processes. Officers
should be provided with clear internal guidance on
its application.

The Design Brief should be referenced in pre-
application discussions, committee reports, and
decision notices where relevant, ensuring it

is effectively applied in determining planning
applications.

Policy context:
- NPPF 2026 -

- DM3 - Decision-making and consideration of
material planning issues.

- DP4 - Design quality through assessment,
implementation and delivery.

- DM4 - Weight of planning frameworks and
guidance in decision-making.

.............................}
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9. Monitoring and Review

The effectiveness of the Design Brief should be
monitored through its application in live planning
proposals. The document should be reviewed

and updated where necessary, particularly where
there are changes to the policy context or material
changes in site circumstances.

Consideration should be given to whether the
Design Brief is time-limited or subject to periodic
review, ensuring it remains relevant, effective and
aligned with Local Plan review cycles.

Policy context

- NPPF 2026 -
- DP2 - Monitoring and review processes.

- PM11 - Monitoring development plan
implementation and effectiveness.

- PM2 - Alignment with Local Plan vision and
review processes.

- Consistency with Local Plan review cycles
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References

Best practice examples and image credits

Project name and location

Local authority

Image credit

Recognition/ Award

11,17,20, 21, 25, 27

St. Cuthbert's Garden Village Concept Masterplan, Carlisle

Cumberland Council

Gillespies LLP

RTPI Planning Award

14,40, 41 North West Bicester Masterplan Framework, Bicester Cherwell District Council Farrells National exemplar
15,16, 26,53 St.Ann's New Neighbourhood, London London Borough of Haringey Karakusevic Carson Housing Design Award
23 Top left image: Derwenthorpe, York City of York Council Studio Partington Housing Design Award, RIBA Yorkshire

Award, Yorkshire Design Award, etc

Top right image: Abode, Great Kneighton, Cambridge

Cambridge City Council

Proctor and Matthews

Housing Design Award, RIBA Awards, RTPI
Award, etc

Bottom left image: Lightmoor, Telford

Telford and Wrekin Council

Bournville Village Trust

RTPI Award (Commended), Housing
Design Award (Shortlisted)

Bottom right image: Marmalade Lane, Cambridge

Cambridge City Council

David Butler

RIBA Awards, RTPI Award, National Urban
Design Award, etc

29, 30, 31, 33-35

Cambourne Spatial Framework Strategy, South
Cambridgeshire

South Cambridgeshire District Council

Arup, Jas Bhalla Works, WW+P,
Third Nature

Landscape Institute Awards, etc

32,39,47,48,49

Cambourne West Design Code, South Cambridgeshire

South Cambridgeshire District Council

Randall Thorp

National and landscape led exemplar

36,37 Oakley Vale Design Code, Corby North Northamptonshire Council ADAM Urbanism National exemplar
38 Top image: The Avenue, Saffron Walden Uttlesford District Council Tim Crocker Housing Design Awards, RIBA Awards, etc
Middle image: Accordia, Cambridge Cambridge City Council Tim Crocker RIBA Stirling Prize, etc
Bottom image: Goldsmith Street, Norwich Norwich City Council ELli Thomas, Design Council RIBA Stirling Prize, RIBA Awards, Housing
Design Awards, etc
43 Elmsbrook, NW Bicester Cherwell District Council UKGBC Constructing Excellence Awards -
Sustainability, etc, National exemplar
44 Cator Park, Kidbrooke Village, Greenwich Royal Borough of Greenwich HTA Design Landscape Institute Awards, etc
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