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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.
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Part 1 - Seven features of well-designed places

Introducing the seven features

Introduction

17. Well-designed places are shaped by distinct features that work 
together to define their character. This guidance provides practical 
advice on how design quality can be achieved using the seven features 
of well-designed places, which reflect government’s priorities and 
provide a common overarching framework.

The seven features of well‑designed places set out in this 
chapter are:

 Liveability – healthy, mixed and integrated communities

 Climate – mitigating and adapting to change

 Nature – enhanced and optimised

 Movement – accessible and easy to move around

 Built Form – a compact and connected pattern of development

 Public Space – safe, social and inclusive

 Identity – attractive and distinctive

18. Each of the seven features includes design and placemaking 
outcomes and corresponding design principles that can inform local 
policies and guidance and decisions on development proposals.

Fig 2 Seven features of well-designed places
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Introducing the ten characteristics
36 Well-designed places have individual 
characteristics which work together to 
create its physical Character. The ten 
characteristics help to nurture and sustain a 
sense of Community. They work to positively 
address environmental issues affecting 
Climate. They all contribute towards the 
cross-cutting themes for good design set out 
in the National Planning Policy Framework. 
37 The ten characteristics set out in Part 2 
are:

	■  Context  – enhances the surroundings.

	■  Identity  – attractive and distinctive.

	■  Built form  – a coherent pattern of 
development.

	■  Movement  – accessible and easy to 
move around.

	■  Nature  – enhanced and optimised.

	■  Public spaces  – safe, social and inclusive.

	■  Uses  – mixed and integrated.

	■  Homes and buildings  – functional, healthy 
and sustainable.

	■  Resources  – efficient and resilient.

	■  Lifespan  – made to last.
The ten characteristics of well-designed places
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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

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.

Example
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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).
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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 
(NMDC), 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:

	– 	Homes for All SPD	
	– Climate Change Guidance for Development SPD
	– 	Design for Community Safety SPD
	– 	Shopfronts, Signage and Design Guidance in 

Conservation Areas SPD
	– 	Ironbridge 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/
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The Site
Sets out the key components 
of the Sustainable Community 
site and considerations to 
inform the design proposal.
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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. 

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. 

Example

 Example location plan showing the macro context of the site. Source: St. Cuthbert's Garden Village Concept 
Masterplan
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3.2.  Site area (micro context)

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.

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

4

1.1 Background
Welborne is one of the largest new community projects in 
the UK and represents a substantial investment in the future 
of Fareham and South Hampshire. From the very beginning 
of the project, Buckland Development Limited (Buckland) 
has been concerned to ensure that Welborne achieves 
the highest possible standards of quality in place-making, 
community development and design. 

Buckland has set a vision of creating a place that meets the 
life requirements and aspirations of successive generations 
and which remains enduringly popular to a broad cross-
section of people. This embraces the creation of a strong 
economy and long term stewardship but it also recognises 
the importance of creating a beautiful and sustainable place 
where people will want to live, work and visit over the long 
term.  

In developing our planning and design approach to Welborne 
we have sought to learn not just from the substantial body of 
best practice principles that have developed over the last two 
decades but also from comparable historic communities that 
have proven themselves to be successful over the long term 
and which remain popular today.

Welborne will be a 6,000 home, mixed use and sustainable 
new community to meet the growth needs of Fareham.  
Welborne is a critical element of the Fareham Development 
Plan and is an important component of the South Hampshire 
Strategy. It is located largely north of the M27 at Junction 
10 – east and west of the A32 - see Figure 1.1. The red line 
boundary of the application also extends to the south of the 
M27, as part of the delivery of Green Infrastructure. 

Fareham Borough Council’s (FBC) adopted Welborne Plan 
(which forms Part 3 of the Local Plan) provides site specific 
guidance to shape the practical development of the new 
community over the period to 2036. Welborne will set new 
standards for high quality sustainable development and 
contribute significant new public open spaces, community 
facilities and employment generation for the whole Borough. Figure 1.1 The planning application boundary  

N
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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 1897-99 North Fareham Farm map

1919 North Fareham Farm map 1945 North Fareham Farm map

 Source: Historic maps of Fareham and South Hampshire for Welborne Garden Village

Example
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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.

34

Evolution: Schools and Community Hubs

2010 NW Bicester Masterplan:
Four hubs of local centres, primay 
school with convenience retail. One in 
each of the four clusters

Two hubs of local centres with 
convenience retail. One north of the 
railway and one south of the railway

Additional hubs with varied uses 
to compliment local convenience 
retail

Additional hubs with varied uses 
to compliment local convenience 
retail

Current proposed NW Bicester 
Masterplan with four primary 
schools

Option considered for three of 
primary schools

Evolution of Location and Number of Local 
Centres and Schools since 2010

The NW Bicester masterplan illustrated for the 
2010 consultation provided for four villages 
separated by green spaces and assumed the 
local centres and community provision would be 
subdivided into four areas to serve each village.

The residential catchment for four villages of 
1000- 1500 homes would have been below the 
optimum size of 2000-3000 identified as being 
needed to create viable convenience retail and
a cohesive local centre with amenities. The four 
village concept would therefore have been a 
constraint on creating viable local centres.

The current proposed NW Bicester masterplan 
has two larger areas of 3000 homes, 
integrated with the green infrastructure 
which allows two local centres to be created 
supporting convenience, retail viability and 
community cohesion.

The current proposed NW Bicester masterplan 
has two local centres located closer to the 
existing town residents assisting integration 
between existing housing and increasing footfall 
to assist viability of local convenience retail. 
Two primary schools are located adjacent to 
the two local centres and two further primary 
schools are located closer to the middle of 
the housing areas to assist walking distances 
and containment of travel.
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Example diagrams showing the evolution of development proposal. 

Left: 2010 masterplan local hubs distribution. Right: Final proposed 
local centres strategy; Source: NW Bicester Masterplan

Example
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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 (I1–I3), 
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.
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2 .3 A Unique Si t e : Nat ure 

Existing green infrastructure 

CHESTNUTS PARK

PEACE 
GARDEN

ST. ANN'S HOSPITAL SINC 

WOODLAND

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.

The Peace Garden at the heart of the site 

Existing Tree: 'Holm Oak'

Existing Tree: 'Apple Species'

Existing Tree: 'Spotted Thorn'

Chestnuts Park directly to the North of the Site 

SINC Woodland

La R
ose Lane

W
arw

ick G
ardens 

St Ann's Road

Example

 Example page of existing natural/ landscape features within and around the site. 
Source: St. Ann's Masterplan
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The Peace Garden at the heart of the site 

2 .4 A Unique Si t e : Her i t age 

Highlighted buildings to be retained, overlaid with the St Ann’s conservation area boundary

ST. ANN'S CONSERVATION AREA

WATER 
TOWER

ADMIN  
BUILDING

PEACE  
BUILDING

MAYFIELD 
HOUSE

MULBERRY 
HOUSE

EAST & WEST GATE LODGES

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.

Gate Lodge Entrance The Peace Building 

Mayfield House Mulberry House 

The Admin Building The Water Tower

La R
ose Lane St Ann's Road

W
arw

ick G
ardens 

Retained Buildings

16

D
es

ig
n 

&
 A

cc
es

s 
S

ta
te

m
en

t
V

ol
um

e 
1

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 II* listed Parish Church of St 
Ann, the Grade II listed St Ann’s Church School, and the Grade 
II 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 
parts of the conservation area, glimpsed views of the tall spire to 
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.
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2 .5 Conser vat ion Area Cont ex t  

St Ann's Police Station - Local Listed Building

View to the Grade II* St Ann's Church from Mayfield House Grade II* Listed St Ann's Church 

Mayfield House - Local Listed Building

 

45

Conservation Area Boundary, Sub Areas and Built Heritage Appraisal in London Borough of 
Haringey Conservation Area No. 17, St Ann's Character Appraisal.

Positive Contribution Buildings

Local Listed Building of Merit

Statutory Listed Building

Conservation Area Boundary

Sub Area Boundary

Sub Area 3 - St Ann's Hospital

View from Mayfield House to the Grade II* St Ann's Church

Example

Example

 
Example pages showing existing built form/ townscape character analysis. 

Source: St. Ann's Masterplan
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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.

100ha

KEY

Site Boundary

Conservation Area

SAC

Existing PROW

Woodland to Retain / Enhance

Areas of Flood Risk

Area Subject to Flooding

Desirable Views

Greenspace Connections

Link to River Corridors

Sensitive Boundary

Potential Landscape Buffer

Committed Development

HER Heritage Assets

Fig. 7: Landscape Analysis Plan (© Crown Copyright and Database Rights 2017 Ordnance Survey LA100024459)

Key opportunities include:

• Develop a landscape led masterplan that integrates 

existing landscape features to create a unique place;

• New and enhanced connections to existing green 

corridors and cycle / footpath networks;

• Potential network of natural flood management 

techniques to also benefit biodiversity / community 

aims and reduce flood risk;

• Create new east-west links across the site;

• Respect site topography and retain existing desirable 

views across the area;

• Woodland expansion to enhance biodiversity, 

strengthen green infrastructure;

• Retain and enhance historic field patterns and 

hedgerow boundaries;

• Retain local distinctiveness and settlement 

character;

• Create a series of connected destinations that 

promote health and well being linked by green 

infrastructure and connected to key local facilities;

• Integration of existing communities on the edge 

of Carlisle, affording improved access to the wider 

countryside and green infrastructure;

• Potential to utilise existing landscape conditions 

such as topography to create buffers that mitigate 

against sensitive boundaries.

2.4 landsCape analysis

 CONCEPT & VISION11

Example

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

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

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


04
Constraints and 
Opportunities
Sets out the influencing factors 
in the area surrounding the 
site, as well as the potential 
advantages and opportunities 
to guide design decisions.
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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) 

	– 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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2.3 turninG potential Constraints into opportunities

The setting south of Carlisle provides great place making 

opportunities, ranging from views and access to the 

nearby Lake District World Heritage Site to attractive 

local villages and riverside environments. Place making 

at this scale means that facilities such as schools, 

health services and open spaces can be designed in. A 

strong lead from the public sector ensures that quality 

and local character are at the forefront of design and 

development.

Constraints are summarised in the adjacent plan. Key 

implications for the concept proposals include:

• The positive incorporation of the east-west gas pipe 

easement into the plan as a much needed green 

connection – or green-way

• Avoiding development in the vicinity of overhead 

power lines to the south-west of the area

• Designing around key flood risk zones and 

incorporating mitigation – such as new local and 

strategic planting and sustainable urban drainage

• Sensitive design on and around prominent higher 

ground in the context of viewpoints and historic 

villages and buildings.
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Fig. 6: Emerging Constraints
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Fig. 5: Urban Design Analysis (Contains OS Data © Crown copyright and database rights 2017)

Junction 42 of the M6 and the A6 / Carleton Road are 

key gateways to St Cuthbert's. Existing villages and 

hamlets generally centre on crossroads and historic 

nodal points.

Distinctive city landmarks can be seen from the site, 

including the Grade II* listed Dixon's Chimney. Long 

distance views to the Lake District, North Pennines and 

Scottish hills are also seen from the site.

The river valleys provide green corridors and cycle / 

pedestrian links through St Cuthbert's. The undulating 

and historic field system is broken up by plantations 

provides a distinctive green patchwork.

2.2 urban desiGn analysis

 CONCEPT & VISION9

4.2.  Potential mitigations and wider opportunities

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.

Example

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

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

 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

Example
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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.

Example

2
LOCALLY 

DISTINCTIVE

1
 START WITH THE 

PARK

3
QUALITY HOMES 

& LIFETIME 
NEIGHBOURHOODS

4
COMMUNITY 

FOCUSED

5
INNOVATIVE 

EMPLOYMENT 
OPPORTUNITIES

6
HEALTHY 

ENVIRONMENTS

7
SMART & 

SUSTAINABLE LIVING

9
EXEMPLARY 
DELIVERY & 

STEWARDSHIP

8
INTEGRATED 
SUSTAINABLE 
TRANSPORT

St Cuthbert's will provide connected villages 
embedded in stunning healthy landscapes 
within the world class setting of the Lake 

District National Park, the North Pennines Area 
of Outstanding Natural Beauty and Hadrian's 
Wall World Heritage Site. A cluster of distinct 

garden villages set in an attractive recreational, 
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 

attractive employment opportunities and 
exemplary low carbon living.

THE ST CUTHBERT'S VISION

Fig. 11: Creating A Vision from the Stakeholder Visioning Workshop

'In the Garden Village let's start with  

the garden' - Wayne Hemingway

The St Cuthbert's Vision

The St Cuthbert's Vision is informed by extensive 

consultation with stakeholders, council members and 

the general public. It is the culmination of ideas and 

visioning workshops that sought to identify what St 

Cuthbert's could be and how it would be different to 

anywhere else.

The 9 Guiding Principles

9 guiding principles have been developed for the 

Garden Village. These principles will guide the future 

development of homes and neighbourhoods and outline 

what will make St Cuthbert's a unique, inspirational 

and desirable place to live, work, grow up and grow old 

in. The principles take into consideration current best 

practice and reference lessons learnt from across the 

UK and wider world in the creation of successful living 

environments. Ultimately, St Cuthbert's will enhance 

Carlisle's overall offer, making it an even more attractive 

place to choose to live, work or visit.

A key concept for the garden village is that of ‘St 

Cuthbert’s beads’. St Cuthbert was the patron saint 

of the north and decided to become a monk after 

experiencing a vision. Followers wore St Cuthbert’s 

beads – necklaces made of local fossils. St Cuthbert’s 

beads in the context of the emerging plans for the 

garden village sums up the potential 10km circular 

green-way linking the villages, the two rivers, proposed 

landscape attractions and existing Carlisle green spaces 

such as Upperby Park. The concept also extends to 

incorporate the 9 guiding principles and the string of 

connected garden villages and communities south of 

Carlisle.

3. vision & ConCePt frameWorK 
3.1  vision

 CONCEPT & VISION17 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 (I1–I3), 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. 8

1 In t roduc t ion

St. Ann’s New Neighbourhood |  Hybrid Planning Application - Outline Component • Design Code

1.5 St Ann’s New Neighbourhood Vision and 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.

fig. 1.6 / People and landscape 

Peace
Garden

fig. 1.7 / Valued heritage assets

fig. 1.8 / Stitching into surroundings

9Karakusevic Carson Architects •  Adams & Sutherland

1In t roduc t ion

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 / Sensitive massing

fig. 1.11 / Varied urban typologies

Example

 Example page of strategic placemaking principles supporting the vision. 
Source: St. Ann's New Neighbourhood
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9 GUIDING PRINCIPLES

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 2: LOCALLY DISTINCTIVE

Support locally distinctive, design of 

buildings, streets and spaces to create 

memorable and unique places to live.

PRINCIPLE 3: QUALITY HOMES & 

LIFETIME NEIGHBOURHOODS

Promote a mix of high quality 

homes in distinct and integrated 

lifetime neighbourhoods.

PRINCIPLE 4: COMMUNITY 

FOCUSED

Focus inclusive communities around 

a hierarchy of excellent facilities 

clustered around village centres.

PRINCIPLE 5: INNOVATIVE 

EMPLOYMENT OPPORTUNITIES

Support a variety of entrepreneurial 

and creative employment and skills 

opportunities.

PRINCIPLE 6: HEALTHY 

ENVIRONMENTS

Promote health and well-being 

through accessible facilities and 

healthy lifestyles for all ages.

PRINCIPLE 7: SMART & 

SUSTAINABLE LIVING

Support low carbon living through 

sustainable planning, transport and 

energy.

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 9: EXEMPLARY 

DELIVERY & STEWARDSHIP

Continue to positively engage a 

range of people and communities in 

design, delivery and stewardship.

3.2 prinCiples

18
 Example placed based guiding principles supporting the vision. Source: St. Cuthbert's Garden Village Concept Masterplan

Example



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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7.1.  Strategic spatial frameworks

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.

Each plan should be presented at an appropriate 
scale, include a north point, and be supported by 
annotations or concise commentary to ensure clarity 
and ease of interpretation.
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Bus stop
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Active travel routes
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Allocation boundary
(Area of Major Change)
Development boundary
(The Site) 

Cambourne’s expansion is structured 
around two main clusters of 
development comprised of compact 
and interconnected neighbourhoods, 
accommodating a range of densities 
scaled to deliver around 13,000 – 
15,000 new homes and 6,000+ new 
jobs* integrated with high quality open 
spaces, a regionally significant forest 
and local services - with strong active 
travel links with existing Cambourne 
and to surrounding villages. 
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.
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Key moves

One Cambourne
A strong integrated connectivity network with 
ample north-south and east-west links will deliver 
one cohesive place, blurring the boundaries 
between ‘existing’ and the expansion 
of Cambourne.

Rooted in nature
A landscape-led approach will be central to the 
Spatial Framework.

Complete communities
Walkable neighbourhoods realised by 
providing town centres with mix of uses, 
jobs and facilities at the doorstep of homes.

25

of the Spatial Framework 

Three key concepts underpin the Spatial Framework: 

Example

  Example spatial framework plan and key concept driver diagrams. Source: Cambourne Masterplan
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ample north-south and east-west links will deliver 
one cohesive place, blurring the boundaries 
between ‘existing’ and the expansion 
of Cambourne.

Rooted in nature
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Three key concepts underpin the Spatial Framework: 

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

Right and next page 
Example landscape strategic layers and landscape 

framework plan. Source: Cambourne Masterplan
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Landscape
Layers 

Create a granular GBI network​
The landscape linkages have been classified to form 
a GBI hierarchy of primary, secondary and tertiary 
linkages. Primary linkages are strategic landscape 
corridors (including dark corridors). Secondary 
linkages provide neighbourhood scale connections 
for nature. Tertiary linkages are integrated into the 
urban fabric of development at a street scale.

Protection, connection and granularity are the key elements that define the landscape approach: 

39

Protect rural landscape 
A new regionally significant ‘woodland arc’ (Cambourne 
Forest) contributes to the setting of the villages of Elsworth 
and Knapwell, as well as between Papworth Everard and the 
proposed settlement extent. This greenspace will 
complement the characteristically well wooded edges of 
existing villages. The siting of the landscape linkages 
provides some framed open views from Elsworth and 
Knapwell across the landscape to the south.

_Framework principles and guidance

Connect with landscape linkages 
A network of proposed landscape linkages have been 
defined across the wider landscape. This framework 
aims to provide a multi-functional and interconnected 
network of GBI. These linkages often follow existing 
blue infrastructure. The emphasis on multi-functionality 
of GBI features, including the delivery of societal, 
environmental and economic benefits, will play an 
important role in the delivery of sustainable growth.

Protect rural landscape

Cambourne 
Growth

Strategy 
Programme

04_Spatial Framework

Landscape
Layers 

Create a granular GBI network​
The landscape linkages have been classified to form 
a GBI hierarchy of primary, secondary and tertiary 
linkages. Primary linkages are strategic landscape 
corridors (including dark corridors). Secondary 
linkages provide neighbourhood scale connections 
for nature. Tertiary linkages are integrated into the 
urban fabric of development at a street scale.

Protection, connection and granularity are the key elements that define the landscape approach: 

39

Protect rural landscape 
A new regionally significant ‘woodland arc’ (Cambourne 
Forest) contributes to the setting of the villages of Elsworth 
and Knapwell, as well as between Papworth Everard and the 
proposed settlement extent. This greenspace will 
complement the characteristically well wooded edges of 
existing villages. The siting of the landscape linkages 
provides some framed open views from Elsworth and 
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A network of proposed landscape linkages have been 
defined across the wider landscape. This framework 
aims to provide a multi-functional and interconnected 
network of GBI. These linkages often follow existing 
blue infrastructure. The emphasis on multi-functionality 
of GBI features, including the delivery of societal, 
environmental and economic benefits, will play an 
important role in the delivery of sustainable growth.

Connect green linkages
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corridors (including dark corridors). Secondary 
linkages provide neighbourhood scale connections 
for nature. Tertiary linkages are integrated into the 
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39

Protect rural landscape 
A new regionally significant ‘woodland arc’ (Cambourne 
Forest) contributes to the setting of the villages of Elsworth 
and Knapwell, as well as between Papworth Everard and the 
proposed settlement extent. This greenspace will 
complement the characteristically well wooded edges of 
existing villages. The siting of the landscape linkages 
provides some framed open views from Elsworth and 
Knapwell across the landscape to the south.

_Framework principles and guidance

Connect with landscape linkages 
A network of proposed landscape linkages have been 
defined across the wider landscape. This framework 
aims to provide a multi-functional and interconnected 
network of GBI. These linkages often follow existing 
blue infrastructure. The emphasis on multi-functionality 
of GBI features, including the delivery of societal, 
environmental and economic benefits, will play an 
important role in the delivery of sustainable growth.

Create granular GBI network

Based on the above references and site analysis 
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.

Example
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A mosaic of green linkages and greenspaces, including a regionally 
significant regional scale ‘woodland arc’ (Cambourne Forest), will 
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.

• 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 
lighting at these intersections will employ a hierarchical approach (see 
GBI Framework for details).
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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 (I1–I3) 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).

Cambourne West Design Code

8 | Cambourne West Design Code

03 Site wide coding

3.1 Urban design principles

The combination of well-considered and appropriate architecture, 
townscape and landscape will come together to create a high 
quality development. This diagram shows the key urban design and 
placemaking influences that must be considered and reflected in 
future layout design of individual development parcels.

The intention is to inspire design that is visionary, yet entirely 
deliverable. A holistic approach will produce a design that carefully 
balances all the requirements of the development.

Designers are expected to provide an appropriate interpretation of 
each urban principle defined in the urban design principles plan (Fig 6), 
in the context of setting and local character. 

The broad principles are explained in more detail on the following 
pages. Precedent images are included to demonstrate how the 
principles may look and give a flavour of successful urban design. 

Primary frontages

3.
1

Fig. 6: Urban design principles

KEY
Key frontage A: 
predominantly continuous 
built form

Key frontage B: generally 
continuous built form with 
some gaps between buildings

Marker buildings
Non-residential marker  
building (indicative location)

Gateway space

Built form node

Key vista (location of tertiary 
streets/views is indicative 
only)
Important landscape  
view

Landscape node

Open space frontage: 
generally broken built form
Frontage A with potential for 
retail use on ground floor

 Example urban design framework plan. Source: Cambourne West Design Code

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

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.

Example

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.
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Cambourne’s expansion will provide equitable and easy access to great jobs and 
services for both new and existing communities and clustering of amenities into 
distinctive and beautiful neighbourhoods that are embedded in their place. Land 
use and activities will be distributed across the new neighbourhoods to ensure a 
complementary mix of uses, that activates centres 24/7. Transitions between 
Cambourne’s neighbourhoods will balance clear landscape-defined edges with 
subtle blending of uses to support a cohesive, place-led settlement.
Cambourne’s land use will prioritise:
• The development of places which support job creation, flexible workspace and 

new services alongside new homes - creating truly mixed-use communities.
• Co-location of facilities and a mix of uses in the town, district and 

neighbourhood centres to ensure vibrancy and promote walkable and cycle-
friendly neighbourhoods.

• Flexible plots and development locations which are able to accommodate 
change and support a diversity of uses.

• Clusters of community services that create jobs and provide support.
• The employment cluster around the station which will offer great access and

nearby amenities, attracting talent and supporting high-quality workplaces.
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Density
A gradation of density will exist in an expanded Cambourne. 
There will be higher density development in the station 
quarter and centres, which provide opportunities for 
increased vibrancy and mix. Bus corridors will be flanked by 
medium density compact neighbourhoods - each with its 
neighbourhood centre, amenities, services and flexible 
office space. Lower densities will be found in the more 
residential-led and rural-compatible residential areas to the 
north, integrated with the landscape while still being linked 
to the wider network. Residential neighbourhoods will be 
delivered at an average of 50-55 homes per hectare, with 
communities around the station seeing densities of up to 70 
homes per hectare. 
All densities in this section are net densities. 

Neighbourhood centres and community facilities
Homes will be clustered around 21st century 
neighbourhood centres which will co-locate a mix 
uses, providing local services that prioritise walking - 
including retail and flexible spaces to allow 
community-led uses and businesses to flourish.  

Social infrastructure such as schools and GP’s will be 
provided and placed to create benefits for both the 
existing and new community.

Employment
Employment will be distributed across the new 
neighbourhoods to ensure 24/7 vibrancy and bring jobs 
closer to residential areas, promoting compact, self-
contained, sustainable developments. Flexible spaces will 
encourage businesses to start up, scale and continue to 
grow in Cambourne. Jobs-focused development will create 
activation along the rail and road corridors – benefiting from 
high levels of integration with landscape and excellent road 
and rail connectivity. As new centres are built out, retail, 
community, and cultural facilities will serve as key anchors 
of Cambourne’s employment offer—creating a wide range 
of jobs, attracting footfall, and supporting a vibrant, mixed-
use environment.

For further detail on land use & development, see Chapter 5: Place Typologies  43
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and rail connectivity. As new centres are built out, retail, 
community, and cultural facilities will serve as key anchors 
of Cambourne’s employment offer—creating a wide range 
of jobs, attracting footfall, and supporting a vibrant, mixed-
use environment.

For further detail on land use & development, see Chapter 5: Place Typologies  43

04_Spatial Framework_Framework principles and guidance
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 Example land use framework plan and individual layer. Source: Cambourne Masterplan
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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).

Example
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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.

Cambourne 
Growth

Strategy 
Programme

04_Spatial Framework

Connectivity 
Active travel principles

• Provide a high-quality network of walking, wheeling
and cycling routes which form the most direct 
routes between residential areas, existing and new 
local centres, bus stops and EWR station.

• Minimise breaks in connectivity through crossings 
of busway, EWR and highway connections, and 
priority given when unavoidable, in the form of 
infrastructure and signage including signalised 
formal crossings, raised tables and continuous 
footways and cycleways where there is a need to 
cross. 

• Integrate landscape links for leisure and 
recreational routes, providing connections to 
publicly accessible green and open spaces and 
nature. 

• Design local residential streets to be people-
centric, appropriately-lit and overlooked for 24-hour 
use. Activity and multi-modal integration will be 
encouraged to promote inclusive and equitable 
use. Where 'dark corridors' (see the GBI 
Framework) cross the transport network and 
lighting is a priority for health and safety, sensitive 
design will be utilised. The design of lighting at 
these intersections will employ a hierarchical 
approach for bat mitigation.

• The design should employ Woonerf-type principles
on local-scale residential streets, where vehicles 
are treated as guests, with priority given to walking, 
wheeling, cycling and play and green and blue 
infrastructure are well integrated into a ‘total-street’-
type approach. 

• On the more strategic movement routes, which are
planned to carry larger volumes of people and 
vehicles at greater speeds, where there is greater 
chance of conflict between different modes of 
travel, separate, dedicated, protected infrastructure 
should be provided for those walking and cycling 
(and between these – in line with best practice and 
guidance). 

• Wider-scale, sustainable movement corridors will
be delivered between new and existing 
communities (i.e. between expanded Cambourne, 
existing Cambourne and the surrounding villages).

• The active travel network, including the internal
routes, those connecting to existing Cambourne 
and to the surrounding villages should be 
programmed to be delivered prior to occupation of 
any new development to promote sustainable 
travel behaviours from the outset of the 
development. 
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Proposed active travel
Legend

Planned active travel within committed development

_Framework principles and guidance

A428

EWR

EWR station

Active travel

Cambourne 
Growth

Strategy 
Programme

04_Spatial Framework

Connectivity 

• Establish a primary bus corridor through the 
development with high service frequencies serving 
local centres, which takes account of the potential in 
future to extended the currently planned Cambourne 
to Cambridge Busway. This route will have priority 
over vehicular movement with bus priority 
infrastructure provided at key junctions and seamless 
movement between neighbourhoods via modal filters. 

• Integrate the busway into the urban fabric of the 
development, designed as part of the place, 
integrating high quality facilities for waiting and 
accessing buses, with an ‘integration-first’ approach, 
seeking to support seamless interchange. This will 
need to align with the design principles embedded 
with the Cambourne to Cambridge proposals.

• Develop Cambourne EWR Station as a multi-modal 
hub with direct and legible walking, cycling and bus 
access, prioritising sustainable modes in the station 
public realm. This multi-modal hub will have some 
provision for EV car sharing and taxi drop-off and pick 
up. 

• Car parking away from the station forecourt to ensure 
a people-first public realm experience, with active 
travel linkages and fast and efficient interchange 
between bus stops and the station.

• To supplement the busway and new rail service 
from EWR, there will be a need for the local bus 
network to be redesigned to better meet the 
needs of both existing and new residents. A 
number of changes to routings are being 
proposed to respond to developments to the east 
and west of Cambourne, a comprehensive 
replanning of the local bus network is required to 
support the full development and ensure 
proximity of residential to a frequent, reliable and 
comfortable public transport network that 
connects and integrates with the EWR and 
Busway proposals. 

• Replanning should consider bus access between 
west Cambourne and north Cambourne. 

• Promote further integration of service usage 
through the implementation of Mobility as a 
Service on the site. With the multitude of 
transport options being proposed for expanded 
Cambourne, is an opportunity that should be 
considered. Integrated timetabling, supported by 
real-time information accessed via mobile phone 
applications and paid for using smart ticketing will 
all support a more efficient and easier to use 
network. 33

Proposed bus stops
Planned CtoC

Proposed bus corridor/ busway

~800m bus stop/ mobility hub catchment area

Legend

Proposed bus corridor/busway extension 

Public transport principles

_Framework principles and guidance
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EWR

EWR station

Proposed bus corridor/busway wider integration 

Public transport 

Cambourne 
Growth

Strategy 
Programme

04_Spatial Framework

Connectivity 
Vehicular movement principles

• As an overall principle, the vehicular movement network 
has been designed as more circuitous and less direct than 
the sustainable movement network, to encourage 
movement by walking, wheeling, cycling and public 
transport.

• Main vehicular access to Cambourne north to be provided 
via existing/planned infrastructure including Caxton Gibbet 
junction and the existing dumbbell roundabout from the 
A428, which is also likely to accommodate majority of 
demand for vehicles accessing station. 

• Vehicle routes will be designed to minimise crossings of 
sustainable networks, and where there are intersections, 
central islands or wide refuges will be designed into the 
street to enable convenient crossing points.

• The design aims to discourage ‘rat-running’ through the 
development, surrounding villages and curtail the 
attractiveness of car trips into Cambridge, through 
consideration of convoluted through-routing, modal filters 
and traffic management on main routes into Cambourne 
north and wider off-site interventions proposed for 
Knapwell, Boxworth and Papworth Everard. 

• Highway connections will be respectful of landscape 
linkages and, where appropriate, lighting impacts will be 
mitigated to respect dark corridor designations.

• Streets will be designed to provide a network of 
connected low speed access routes that balance 
local vehicle movements between routes and avoid 
concentration of traffic flows where possible. 

• Modal filters will be used where this will support 
high quality public transport access through the 
development. 

• Car parking for low density areas should be 
provided mainly on plot, with some provision 
provided on-street, which could enable road-space 
reallocation later in the development lifecycle. In 
higher density areas, parking should be provided in 
multi-storey car barns on the edge of development 
potentially integrated with Mobility Hubs. In time, 
when more sustainable transport options come on-
line (e.g. EWR) these structures could be 
repurposed. This will require consideration of how 
parking spaces are leased/allocated to residents. 

• EV charging infrastructure should be provided in 
line with emerging local plan policy. 

• Car sharing and car clubs should be embedded 
site-wide at mobility hubs to reduce the need for 
individuals to own a car.
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Proposed local distributor road
Existing primary road

Legend

_Framework principles and guidance

A428

EWR

EWR station

Indicative mobility hub locations 

Vehicular

Based on the above references and site analysis 
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.

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 

Example

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/
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Cambourne 
Growth

Strategy 
Programme

04_Spatial Framework

EWR proposed station

EWR proposed alignment
Strategic road
Proposed local distributor corridor
Proposed multi-modal links

Proposed bus stops

Proposed active travel

Planned CtoC

Proposed bus corridor/busway 

Legend

Proposed bus route

Existing bus route

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

Note: See GBI Framework for details of the hierarchical approach to 
lighting at crossing points for bat mitigation.

0 1 2 km

Placeholder map
Insert 
connectivity map 
here
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Papworth 
Everard 

Elsworth 

Knapwell

A428

A1198 St Neots Rd

0 1 2 km

Town centre

Neighbourhood centre

Local centre

Existing town centre

Main link between existing and expanded 
Cambourne 

Framework principles and guidance

Connectivity 

04_Spatial Framework

Local street network

  Above and previous page: Example movement strategic layers and movement framework plan. Source: Cambourne Masterplan

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

Example
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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.

BUILDING DENSITY

The site is developed at an average density of 29 dwellings per hectare, 
reflecting the character of Oakley Vale and the surrounding villages. 
Variations to the average density across the Site is proposed in response 
to particular landscape, visual impact and siting issues within the street 
hierarchy.

The range of densities not only permits a range of different dwelling 
types, but will also create visual variety and distinguish the various  
character areas.

Building Density Plan

Overall Density Plan - Dwellings Per Hectare (DPH)
DPH Range Total Developable 

Area (ha)
Total Median Units 
(approx.)

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

Total 17.83 530 units
DPH Overall Site 29.72 Dwellings per Hectare

* Area of mixed use with approximately 30 units

N

8
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OAKLEY VALE DESIGN CODE

 Example development density framework plan. Source: Oakley Vale Design Code

Example

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

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.
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BUILDING HEIGHTS

The scale and massing of the development is designed to respond to the 
character of Oakley Vale and the surrounding villages.

Building Heights Plan
School Site

2 storeys max (9.5m)

Upto 20% 2.5 storey (10.5m)

Upto 80% 2 storey (10.5m)

3 storeys max (13.5m)

Key Buildings - 3 storey max (13.5m)✳✳
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Example

 Example building heights framework plan. Source: Oakley Vale Design Code

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

41

 1   House frontages are carefully designed with 
generous windows from habitable rooms, visible 
and attractive front doors and planting to act 
as buffer between the pavement and window. 
Caudale, Camden, London. 

 2   Affordable housing with simple design 
is well-integrated into a mixed tenure 
development. Derwenthorpe, York. 

 3   Internal habitable rooms have high levels of 
natural daylight and connect well to gardens 
and terraces. Accordia, Cambridge.

Good practice examples

Looking forward
Have you considered: 

1

3

2

		■■ How the design and development of 
homes addresses different lifestyles, 
abilities and stages of life, including an 
ageing population? 

		■■ How it enables a variety of different 
development models? Community-led 
development? Cohousing?

		■■ How the design of homes is adaptable to 
meet the future needs of residents? Whole 
life approaches?

37

 1   A village square is the focus of the 
community, faced by a mix of uses including 
a primary school with community centre, a 
nursery, shops, offices and flats and extra-care 
housing with a public cafe, shops, offices and 
flats. It creates a popular, flexible space for 
community activities. Lightmoor, Telford.

2  A mix of house types and tenures for a 
range of housing needs are visually integrated, 
creating a mixed neighbourhood that faces onto 
a tree-lined avenue in a Conservation Area. The 
Avenue, Saffron Walden.

 3   A new church, cafe and community space 
is integrated in a new residential development. 
Frampton Park Baptist Church, Hackney, 
London.

Good practice examples

Looking forward
Have you considered: 

1 2

3

		■■ How to introduce or promote a broad 
mix of uses to bring vibrancy to 
neighbourhood or other centres, including 
high streets? 

		■■ Will buildings be able to adapt to evolving 
uses, as changing technology affects 
patterns of work, shopping and leisure? 

		■■ How the use of community buildings and 
other facilities could be shared? 

		■■ How to make sure that developments are 
tenure neutral and do not disadvantage 
any group of residents?

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.

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.

Example

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–I3) 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.

Cambourne West Design Code

iv | Cambourne West Design Code

Woodfield:
Section 3 - All 
Section 4 - Pg 75 - 77
Section 5 - Pg 96 - 103
Section 6 - All

Swansley Park Green:
Section 3 - All 
Section 4 - Pg 60 - 63
Section 5 - Pg 82 - 83 & 100
Section 6 - All

Central Green:
Section 3 - All 
Section 4 - Pg 64 - 67
Section 5 - Pg 84 - 85
Section 6 - All

Wetlands:
Section 3 - All 
Section 4 - Pg 68 - 70
Section 5 - Pg 86
Section 6 - All

Swansley Park:
Section 3 - All 
Section 4 - Pg 76 - 77
Section 5 - Pg 87 - 91
Section 6 - All

Sheepfold Green:
Section 3 - All 
Section 4 - Pg 71 - 74
Section 5 - Pg 102
Section 6 - All

Sheepfold:
Section 3 - All 
Section 4 - Pg 71 - 74
Section 5 - Pg 92 - 95
Section 6 - All

Fig. 2: Cambourne West overview plan

Example

 Example character areas plan. Source: Cambourne West Design Code

Map with boundary, 
north arrow, scale 
bar, caption and key
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62

Character Areas in Local Context
Place Making and Character Areas

It is important that NW Bicester feels like a 
place, with a set of coherent identities and 
characters. 

The existing site and its rural and urban 
context is made up from a number of landscape 
character areas comprising of rural and arable 
farmland, existing housing estates, Caversfield, 
Bucknell, Bignell House and Park, Home Farm, 
Bure Park, the existing historic town centre, 
the railway, river and M40 corridors. Each of 
these character areas have many differing 
characteristics, amongst them; species of trees, 
ratios of green to urban space, vernacular 
architecture and materials, habitats and 
ecologies, micro climates, populations and so on.

Example

 
Example character areas plan. 

Character area framework responding 
to neighbouring character.  

Source: NW Bicester Masterplan

Map with boundary, 
north arrow, scale 
bar, caption and key
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63

Character Areas in Local Context Proposed Character Areas

By creating a set of new character areas and 
breaking the masterplan down into areas which 
are complimentary to existing Bicester, relate to 
and take influence from the existing landscape 
characters and retained natural features, we can 
begin to grow new places which are more site 
specific and pose less impact on the landscape. 
This will ensure that the development feels like 
a special place which is heavily influenced by its 
location and rural heritage.

To highlight how the masterplan can begin to be 
broken down with contrasting uses and settings, 
3 principal conditions have been illustrated - ‘The
Boulevard’, ‘The Bure Stream’ and ‘The Rural 
Edge’.

Example

 
Example character areas plan. 

Character areas around the site. 
Source: NW Bicester Masterplan

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



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.

Example
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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 SC site. 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.

Example
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Existing vegetation across the Muxton Sustainable Community site.



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 I1, 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 I2–I3 
(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. 
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 Example Section 106 phasing plan. Source: Cambourne 
West Design Code

Example
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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 Identity (I1–I3), 
Movement (M1–M5) and Infrastructure (I1–
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.
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 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)

Example

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

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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Cambourne West Phasing of landscape works
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 Left: Example infrastructure phasing plan. Right: Example public realm and landscape 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)

Map with boundary, 
north arrow, scale 
bar, caption and key
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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 (I1–I3), 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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Exemplar engagement process. Source: St. Ann's New Neighbourhood
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Stakeholder and Pre-Application Engagement

Pre-Application meetings are fundamental to the planning 
process, and have been a key tool in the progression and 
refinement	of	the	Masterplan	and	detailed	design	of	the	Scheme.	
Catalyst Housing Ltd. undertook a formal pre-application meeting 
with LBH to discuss the key principle of development on the Site 
in February 2020.
Since May 2021, a total of six formal pre-application meetings, 
three Quality Review Panels (QRP), a QRP Chairs Review, two 
GLA meetings and a series of detailed workshops covering a 
range of topics including transport, ecology, heritage, design and 
sustainability have been undertaken during the pre-application 
stages. 
In accordance with London Plan and Local Plan policies, the 
Scheme has been subject to various levels of Design Scrutiny. As 
part of the pre-application process set out above, the Scheme has 
been	reviewed	by	the	Council’s	Design	Officer	and	Conservation	
Officer,	the	GLA’s	Urban	Design	Officer	and	have	met	with	LB	
Haringey’s Quality Review Panel, incorporating and responding to 
feedback through the process. This has resulted in very positive 
feedback from the independent Quality Review Panel.
A full summary of key pre-application meetings, the feedback and 
the Design Team’s responses are set out within Chapter 7 of the 
Planning Statement.

Addressing Planning Policy

This Design and Access Statement sets out in visual and design 
terms how the Scheme meets the planning policy requirements of 
the Development Plan. During design evolution, the Scheme has 
had full regard to the aims and aspirations of London Plan and 
Local Plan policies, relevant design guidance and the NPPF and 
has sought to address Scheme density, height, massing, layout, 
townscape, architecture and design quality.
It is considered the Scheme comprises a high-quality design 
approach to development, principally in terms of optimising 
site capacity through the design-led approach; providing a 
contemporary, high-quality architectural approach to Phase 1a; 
taking a considered and balanced approach in terms of height, 

1.3 Consultation and Engagement 
massing and layout and ensuring technical requirements such as 
daylight, sunlight and microclimate have been fully considered 
within both the Detailed and Outline Components.
The Design and Access Statement should be read in conjunction 
with the Planning Statement, which sets out how the Scheme 
meets the Development Plan policies within Chapter 9.

Resident Consultation 

Catalyst has undertaken an extensive pre-application consultation 
with the local community on the proposals for the development of 
St Ann’s new neighbourhood. The consultation period has formally 
run from February 2021 to the submission of the hybrid planning 
application in May 2022, with additional consultation having taken 
place during the process of submitting a bid for the project to the 
Greater London Authority. From the outset of the consultation, 
the project team has sought to engage with the local community 
in Harringay and South Tottenham, whose feedback has been 
critical in shaping the proposals. The consultation process with 
the local community has included the following activities: 

• Regular presentations to community groups and stakeholders, 
including Haringey Councillors, representatives of St Ann’s 
Redevelopment Trust, Chestnuts School, Friends of St Ann’s 
Green	Spaces,	Barnet,	Enfield	and	Haringey	Mental	Health	
NHS Trust, Gardens Residents’ Association and Tottenham 
Jewish Association.

• Booklets	and	leaflets,	distributed	to	thousands	of	local	
households 

• 5 meetings of the Design Forum, a volunteer group give in 
depth feedback on the proposals 

• 3 days of pop-up events in June 2021 in Chestnuts Park. A 
further two events are planned to coincide with the submission 
of the hybrid planning application. 

• 4 design workshops

• 2 webinars 

• 2 days of site tours as part of the Open House festival 

• A dedicated consultation website 

• Specific	engagement	on	the	plans	for	interim	community	uses	
on the site, culminating in a Peace and Wellness Festival on the 
site, attended by over 300 people.

• Additional outreach to led by the Bridge Renewal Trust’s link 
workers to reach out to under-represented groups.

The	project	team	is	confident	that	it	has	gone	above	and	beyond	
in conducting a thorough community consultation programme 
in support of proposals for St Ann’s new neighbourhood. It has 
represented	the	first	phase	of	engagement	on	the	development,	with	
engagement set to continue throughout the remaining stages of the 
planning process. All engagement activities, and the response to 
community feedback, is outlined within the Statement of Community 
Involvement submitted alongside this planning application. 

Community consultation pop up event held in Chestnuts Park 

Community consultation design workshop event

Example
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Stakeholder and Pre-Application Engagement

Pre-Application meetings are fundamental to the planning 
process, and have been a key tool in the progression and 
refinement	of	the	Masterplan	and	detailed	design	of	the	Scheme.	
Catalyst Housing Ltd. undertook a formal pre-application meeting 
with LBH to discuss the key principle of development on the Site 
in February 2020.
Since May 2021, a total of six formal pre-application meetings, 
three Quality Review Panels (QRP), a QRP Chairs Review, two 
GLA meetings and a series of detailed workshops covering a 
range of topics including transport, ecology, heritage, design and 
sustainability have been undertaken during the pre-application 
stages. 
In accordance with London Plan and Local Plan policies, the 
Scheme has been subject to various levels of Design Scrutiny. As 
part of the pre-application process set out above, the Scheme has 
been	reviewed	by	the	Council’s	Design	Officer	and	Conservation	
Officer,	the	GLA’s	Urban	Design	Officer	and	have	met	with	LB	
Haringey’s Quality Review Panel, incorporating and responding to 
feedback through the process. This has resulted in very positive 
feedback from the independent Quality Review Panel.
A full summary of key pre-application meetings, the feedback and 
the Design Team’s responses are set out within Chapter 7 of the 
Planning Statement.

Addressing Planning Policy

This Design and Access Statement sets out in visual and design 
terms how the Scheme meets the planning policy requirements of 
the Development Plan. During design evolution, the Scheme has 
had full regard to the aims and aspirations of London Plan and 
Local Plan policies, relevant design guidance and the NPPF and 
has sought to address Scheme density, height, massing, layout, 
townscape, architecture and design quality.
It is considered the Scheme comprises a high-quality design 
approach to development, principally in terms of optimising 
site capacity through the design-led approach; providing a 
contemporary, high-quality architectural approach to Phase 1a; 
taking a considered and balanced approach in terms of height, 

1.3 Consultation and Engagement 
massing and layout and ensuring technical requirements such as 
daylight, sunlight and microclimate have been fully considered 
within both the Detailed and Outline Components.
The Design and Access Statement should be read in conjunction 
with the Planning Statement, which sets out how the Scheme 
meets the Development Plan policies within Chapter 9.

Resident Consultation 

Catalyst has undertaken an extensive pre-application consultation 
with the local community on the proposals for the development of 
St Ann’s new neighbourhood. The consultation period has formally 
run from February 2021 to the submission of the hybrid planning 
application in May 2022, with additional consultation having taken 
place during the process of submitting a bid for the project to the 
Greater London Authority. From the outset of the consultation, 
the project team has sought to engage with the local community 
in Harringay and South Tottenham, whose feedback has been 
critical in shaping the proposals. The consultation process with 
the local community has included the following activities: 

• Regular presentations to community groups and stakeholders, 
including Haringey Councillors, representatives of St Ann’s 
Redevelopment Trust, Chestnuts School, Friends of St Ann’s 
Green	Spaces,	Barnet,	Enfield	and	Haringey	Mental	Health	
NHS Trust, Gardens Residents’ Association and Tottenham 
Jewish Association.

• Booklets	and	leaflets,	distributed	to	thousands	of	local	
households 

• 5 meetings of the Design Forum, a volunteer group give in 
depth feedback on the proposals 

• 3 days of pop-up events in June 2021 in Chestnuts Park. A 
further two events are planned to coincide with the submission 
of the hybrid planning application. 

• 4 design workshops

• 2 webinars 

• 2 days of site tours as part of the Open House festival 

• A dedicated consultation website 

• Specific	engagement	on	the	plans	for	interim	community	uses	
on the site, culminating in a Peace and Wellness Festival on the 
site, attended by over 300 people.

• Additional outreach to led by the Bridge Renewal Trust’s link 
workers to reach out to under-represented groups.

The	project	team	is	confident	that	it	has	gone	above	and	beyond	
in conducting a thorough community consultation programme 
in support of proposals for St Ann’s new neighbourhood. It has 
represented	the	first	phase	of	engagement	on	the	development,	with	
engagement set to continue throughout the remaining stages of the 
planning process. All engagement activities, and the response to 
community feedback, is outlined within the Statement of Community 
Involvement submitted alongside this planning application. 

Community consultation pop up event held in Chestnuts Park 

Community consultation design workshop event

Example
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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

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.

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)

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

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

3 4 5
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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 - Ongoing design evolution and quality 
assurance.	

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

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)

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.

6 7 8
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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

9
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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
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