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Preface

Mickle Well Park, Daventry

Outline Planning Applications

Past Design & Access Statement Guidance

The Town and Country Planning (Development Management
Procedure) (England) (Amendment) Order 2013 (DMPO) provides for
procedures connected with planning applications in England.

From August 2006, all planning applications and listed building consent
applications were required to provide a DAS, apart from those for
material change of use, engineering/mining operations or householder
development outside sensitive locations.

The DMPO sets out the requirements for applications which
seek permission of a proposed development in principle (“outline
applications”) and allows for specific details of the application to be
reserved for subsequent approval by the Local Planning Authority at a
later stage (“reserved matters”).
For such outline applications, Article 4 of the DMPO provided that
where layout is a reserved matter, the application must state the
approximate location of buildings, routes and open spaces.

Design & Access Statements
This Design and Access Statement (DAS) forms an important part
of the information that has been submitted in support of the Outline
Planning Application (OPA) for Mickle Well Park, Daventry. The purpose
of the statement is to provide stakeholders with the information they
need to consider the proposed development and to demonstrate that an
inclusive and integrated approach to masterplanning has been adopted.
The application is submitted in outline and the only matter which is not
reserved for subsequent approval is:
•
•
•

Construction of a new access on the A361 Ashby Road;
Construction of a new pedestrian, cycle and emergency access off
A361 Ashby Road; and
Construction of a new pedestrian, cycle and emergency access off
Welton Lane.

The application does not seek approval at this stage for the detailed
design or external appearance of any proposed building. This DAS
sets out the context within which design details would come forward as
part of reserved matters applications to the Local Planning Authority,
pursuant to an Outline Planning consent.

The requirement to submit a DAS was contained within the Department
for Communities and Local Government’s (DCLG) Circular 01/2006,
Section 2 - Outline Planning Permission and reserved matters.
It stated that:

“A statement accompanying an outline application must explain how
the applicant has considered the proposal, and understands what is
appropriate and feasible for the site in its context. It should clearly
explain and justify design and access principles that will be used to
develop future details of the scheme.”
[DCLG Circular 01/2006, p.9]

Current Design & Access Statement Guidance
The prescriptive nature of requirements for DASs led to a concern that
they were too long and repetitive; following public consultation carried
out in late 2012, the government published measures to streamline
the planning application process in June 2013, including changes to
the DMPO requirements for OPAs and DASs. The DMPO amends the
Town and Country Planning (Development Management Procedure)
(England) Order 2010 to simplify the requirements for Design and
Access Statements.
The changes are intended to encourage a more proportionate approach
to the preparation of DASs by enabling applicants to better tailor content
to the scale and nature of the application proposals. Article 4 of the
Order substitutes a new Article 8 of the DMPO, which reduces the
number of applications which must be accompanied by a DAS.
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Executive Summary
This Design and Access Statement has been submitted on behalf of
Landform Daventry Limited.
Landform Daventry Ltd. is promoting, in partnership with Orbit
Homes, Mickle Well Park, a 38.1 ha (94.1 acres) site, for a new
housing development located on the northern edge of Daventry,
Northamptonshire.
This document presents the vision for Mickle Well Park and shows
how the proposals have evolved following technical assessments,
stakeholder and community engagement, and a detailed analysis of the
opportunities and constraints.
Landform Daventry and Orbit Homes propose this site is suitable,
available and deliverable within five years. The site is in single
ownership and has a good and marketable title that will allow delivery
without impediment and within the proposed timescale.
This statement supports an Outline Planning Application (OPA) for the
development of up to 450 homes on 38.1 hectares.

Site location
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Mickle Well Park, Daventry

Planning Background
Plan making in Daventry District Council is undertaken on a joint basis
with South Northampton and Northampton Borough Council. The
Councils have spent five years bringing forward a Joint Core Strategy
which, when adopted later this year, will run until 2029. The housing
target is 41,760 for the period 2011 to 2029 of which the Daventry target
is 13,500 units with an annual delivery rate of 388 units.

Mickle Well
Park

There is currently an undersupply of housing in Daventry District
Council against the five year housing requirements set out in the
National Planning Policy Framework. Daventry has historically failed
to deliver housing at the required rate and in 2013 was one of seven
authorities put on a Government special measures shortlist for
persistently failing to deliver large planning consents.

Churchfields

However, Daventry has clear ambitions for growth beyond the current
plan period and regeneration of the town centre is dependent on
substantial population and housing growth. This is set out in the
Daventry 2040 masterplan which has an ambition to increase the
population to around 40,000.
Mickle Well Park can contribute to the housing delivery requirements
in the short-term and allow Daventry District Council to maintain the
required housing supply. Furthermore, development of the site will not
prejudice the delivery of other larger sites in Daventry and will act as the
catalyst for the delivery of wider aspirations within the town.

Figure7. 14 Alternative Sustainable Urban Extension locations around Daventry (from West Northamptonshire Joint Planning Unit Sustainability Appraisal Addendum Report 2013)
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Vision
Landform Estates works in partnership with landowners, local
authorities and other stakeholders to deliver land for housing. The
company has a successful track record of gaining planning consent,
including for highly complex sites. This success comes from always
putting a high priority on meeting local needs and taking the impact
of new development into account. In this way value is increased for
everyone, not just the developers.
Landform Estates together with Orbit Homes are pleased to bring
forward Mickle Well Park, a proposal for new homes to the north of
Daventry, and in particular, the opportunity to create an attractive
northern edge to Daventry.
Orbit Homes is one of the largest private and social housing providers in
the UK, with a portfolio of 39,000 homes and around 1,400 employees.
It has an annual turnover of £200m and currently develops around
1,000 homes a year with a target to deliver 12,000 new homes by 2020.
It has lead partner status with the Homes and Communities Agency and
is one of their major delivery partners in terms of funding allocation.
The vision for Mickle Well Park seeks to create:
•
a neighbourhood that defines the northern edge of the steadily
expanding town;
•

a neighbourhood that integrates well with the existing and proposed
neighbouring development ;

•

a development that responds to the topography of the site and the
landscape character;

•

positive frontage along Northern Valley Park;

•

enhancement to the existing Canal towpath and Conservation
Area;

•

new primary school for the area;

•

new accessible public open space;

•

an appropriate, viable and sustainable mix of tenures and house
types;

•

a place with its own identity, but one that complements its
neighbours and edge of town location; and

•

a development that is readily deliverable.
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Introduction

Application Site
This plan shows the extent of Landform’s control (blue line) and the
extent of the application site (red line).
This document forms part of an outline planning application submitted
to Daventry District Council for the development of 38.1 Hectares at
Mickle Well Park.
The Mickle Well Park planning application seeks outline planning
permission for the following:
•
Residential development comprising of up to 450 dwellings (Use
Class C3)
•
Provision of a 1.9ha site for a 2FE Primary School (use class D1);
•
A community hub (use class D1, D2, A1);
Public open space
•
Allotments; and
•
Associated infrastructure
•
The application seeks planning permission in detail for:
Construction of a new access point on the A361 Ashby Road;
•
Construction of a new pedestrian, cycle and emergency access off
•
A361 Ashby Road; and
Construction of a new pedestrian, cycle and emergency access off
•
Welton Lane.

Key
Landform controlled land
Application site 38.1ha
Diagram © Based upon the Ordnance Survey mapping with the permission of the Controller of Her Majesty’s Stationery Office.
Crown copyright. OS Licence number 100020449
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Location
Daventry is situated within Northamptonshire, a county in the East
Midlands. Daventry District is the largest district in the county with
a population of 78,000 residents, Daventry itself has a population
of around 25,000. The district lies within the Milton Keynes / South
Midlands growth area.
Daventry lies approximately 13 miles west of Northampton, between
Weedon Beck and Southam. The town is located west of the M1
motorway with good road links to the wider area, including Coventry (20
miles) and Rugby (11 miles). The nearest train station is at Long Buckby
5 miles north east of Daventry, with connections to Birmingham and
Northampton via the London Midlands services, and London Euston
via the Northampton Loop of the West Coast Main Line. Daventry is a
historic market town with residential and light industrial development.
There are strong industrial ties within Daventry with large logistics /
distribution facilities located to the west of the town, as well as key links
to the Daventry International Rail Freight Terminal (DIRFT) - a railroad intermodal freight terminal with an associated warehouse estate
in Northamptonshire. There are now links between industrial uses and
university research through the Icon Centre - an innovation centre for
the sustainable construction industry.
The site is located at the northern edge of Daventry, bordering the
Grand Union Canal. Lang Farm and Middlemore are located close to
the site, with Monksmoor - currently under construction to the
south east.

Site location
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Topography
The site is situated within the upper Nene Valley, on the lower to
mid-slopes of a minor ridgeline broadly orientated southwest to
northeast. The higher areas of ground associated with this ridgeline
enclose the development site to the west and north. To the east the
Monksmoor valley landscape provides the setting for the Grand Union
Canal, which enters the Braunston Tunnel close to the site’s eastern
boundary, and therefore running under this ridgeline.
The site itself comprises undulating agricultural fields, with the highest
area at approximately 158m Above Ordnance Datum (AOD) in the
north and the lowest, approximately 115m AOD, in the east of the site.
Within the site, the nature of this undulation is visible as an area of
higher ground running north to south within the western part of the site
with lower areas either side. In the eastern part of the site, the land
is lower lying, being associated with the valley landscape to the east.
The topography of the site is typical for this area.

Key
Site boundary
Height in metres AOD
110m and below
110 - 120m
120 -130m
130 - 140m
140 - 150m
150 - 160m
160 - 17Om
170 - 180m
180 - 190m
190m and above

Topography Plan
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Landscape Setting
The landform surrounding Daventry provides a constraint to growth,
as shown indicatively on the adjacent plan. It is important to avoid the
town spilling out into the surrounding countryside to the east. The blue
tone areas show the Monksmoor and Dodford valleys, which provide an
important landscape resource and are unsuitable for development.

Key
Site boundary
Contours
Area beyond landform or urban
edge boundary which is highly
visible or otherwise unsuitable
for development
Monksmoor and Dodford Valley
unsuitable for development
Areas suitable for development
Landscape and Visual Site Opportunities and Constraints
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In the locality of the site, a number of factors combine to reduce the
potential landscape and visual impacts of development. The site is
set below higher enclosing land to the north, which would contain built
development on the site. To the northeast, an open area would be
retained between the site and the village of Welton, therefore preventing
coalescence of built form. The integral character of Welton, which
contains a number of listed buildings would be unaffected. To the
south, the existing area of open space, in part over the top of the Grand
Union Canal Tunnel, provides a landscape buffer between existing
and new development, and contributes to providing a central open
green space for the area. The number of trees, hedgerows and small
woodland blocks within the area also contribute to reducing potential
landscape and visual effects. Fonsil Wood, situated in the centre of the
site, will be retained, along with other trees and hedgerows on site, and
linked to surrounding areas by new planting.
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Landscape Character and Designations
The Mickle Well Park site lies within the Northamptonshire Uplands
National Character Area (NCA) 95. Key characteristics of this character
area include a landscape of gently rolling rounded hills and valleys
with many long, low ridgelines and great variety of landform. There are
wide, far-reaching views from the edges and across the ridgetops. The
area has sparse woodland cover, but with scattered, visually prominent,
small, broadleaved woods, copses and coverts, particularly on higher
ground with mixed farming dominating the landscape with open arable
contrasting with permanent pasture. The area is crossed by many
strategic road and rail corridors, including the M1 and the Grand Union
canal. Reservoirs, long-distance paths and the Grand Union canal
provide well-used recreation assets.
In the regional context, the site is within the Undulating Hills and
Valleys, Landscape Character Type (LCT 13), and within this the
Bugbrooke and Daventry Landscape Character Area (LCA 13b). The
key characteristics include an extensive undulating and productive rural
landscape stretching across the west of the county; mixed farming
predominates across the landscape although local land use and field
patterns are strongly influenced by changes in landform.
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Numerous small deciduous woodlands, copses and shelterbelts
punctuate the rural landscape and hedgerow trees, within the strong
hedgerow network, contribute to the perception of a well treed
landscape. These combine with other landscape and landform features
to create an intimate, human scale landscape. Communication routes
and urban influences and infrastructure have, eroded local rural
landscape character in some areas.
The Grand Union Canal Conservation Area follows the route of the
Grand Union Canal Walk along the site’s southern boundary, extending
to the width of the canal and including woodland such as Bridge
Spinneys and historical features connected to the canal such as the
tunnel air shaft. Within 1km of the development site there are 15 listed
buildings. The Grand Union Canal Walk is a long distance recreational
route between Birmingham and London, following the route of the canal
over 145km.
A Green Wedge extends into the Northern Valley Park along the site’s
southern boundary, covering the public open space associated with the
sustainable drainage system for the Lang Farm estate to the south.

Mickle Well Park, Daventry
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Key

LEGENDSite boundary
Site boundary

Planning Designations

Planning Designations

Special
Landscape
Area
Special
Landscape
(Note 1)
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Grand Union
Canal
Conservation
Area (Note
1)

Conservation Area (Note 1)

Green
Wedge
Green
Wedge
(Note 1)(Note

1)

Listed
building
within 1km
of
Listed
building
within
thethe
site site
(Note(Note
2)
2)

BRAUNSTON

1km of

Scheduled Monument (SM)
(Note
1)
Scheduled
Monument

(Note
1)Canal
Grand
Union
Walk/Jurassic Way

(SM)

Grand
Landscape Character

Union Canal
Walk/Jurassic Way

National Character Area (Note 3)
Whole coverage falls within National
Landscape
Character
Character Area
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Whole
coverage
falls
within
National
Regional Character Area (Note 4)
Character Area 95: Northamptonshire
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Character
14:Regional
Rolling Agricultural
LowlandsArea (Note 4)
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Daventry
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Notes:
Newbold
1) Taken froma:
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Local Plan
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2) Taken from19:
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3) Taken fromb:
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of Rugby
Character Area Profile 95
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Landscape Character
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Landscape Character Assessment ,
November 24th 2006
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Assessment - Wider Context

The Growth of Daventry
Daventry’s history dates back to the Iron Age
with a hill fort discovered on Borough Hill.
Historically the town traded as a coaching
town, serving as a key point between London
and Holyhead. A railway line was opened in
1838 connecting Birmingham and London and
subsequently reducing the coaching trade.
At this time transport connections were poor
aside from the railway line, with the canal
located too far north of the main town to be
used. A branch of the Grand Union Canal to
Daventry was proposed but never built. As a
result Daventry failed to take advantage of the
industrial revolution.
In 1888 the railway line connected directly
to Daventry, and was later (1895) extended
to Leamington Spa. At this time there was
still limited growth and Daventry’s economy
remained largely rural with the main industry
being shoemaking. The town was small with
a central square and various green / wooded
spaces surrounding the development.
Very little development occurred between
1888 and 1927, with a slight extension of the
town to the east, small clusters of housing /
farm buildings in the surrounding areas and a
larger area of growth to the north. At this time
Daventry was a small rural town.
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Mickle Well Park, Daventry

Up to 1995

Up to 2014

Mickle Well
Park

By 1955 Daventry began to expand further
north and south. At this time Timken, a tapered
roller bearing manufacturer, located a factory
within the town instigating growth. Following
this and as part of a planned expansion
agreed with Birmingham City Council,
Daventry grew from 1960 onwards.
The railway station closed in 1958 for
passengers and was open for use by freight up
until the end of 1963. The A425 bypass was
built over the site of the former railway station
by 1973. It is evident in the diagram opposite
that Daventry grew extensively in a north west
and south east direction. Industrial uses were
located towards the west of the town and an
extensive road network developed.
Extensive infill development occurred between
1973 and 1995 along with more development
to the south and north / north west. While the
railway line is discontinued, the northern part
is used by cyclists and pedestrians.
Present day plans show Daventry’s expansion
northwards towards the Grand Union Canal,
surrounding Drayton Reservoir. Pockets of
green space are evident throughout Daventry,
and the historic core of the town remains.
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Existing Connections
Road Network
The site is well located in terms of road connections and bus services.
Bus route 10 and 12 currently passes the site along the A361 Ashby
Road and provides a combined 30 minute service between Long
Buckby, Daventry, Rugby and Coton Park. Services D2 and D3
route through the Lang Farm estate to the south (2 buses per hour),
and are thus only a short walk from the site. They provide a link to
Daventry Town Centre, High March Industrial Estate and onwards to
Northampton.

DiRFT Daventry
International
Rail Freight
Terminal (7km
from site)
Junction 17

DiRFT Phase 3 (recently approved) planning consent includes
enhancement of the bus service between Daventry and DiRFT which
would route along the A361 Ashby Road and past the site.
WATFORD GAP

Key

A36

LONG BUCKBY
M1

1

Mickle Well Park
Monksmoor (permitted
for 1000 dwellings

Long Buckby
welton

S.U.E. (proposal)

Mickle Well
Park

0
B4

Parkland

35

Woodland

A4

Monksmoor

5

Water bodies

S.U.E.

Built-up areas
Industrial
Train line
Bus route 10 (Daventry Rugby)

A5

DAVENTRY

Bus route 11 (Daventry Long Buckby)

BOROUGH
HILL
M

1

Bus route 12 (Daventry Rugby)
Bus route D2 (Daventry Lang Farm - Northampton)

A45

flore
WEEDON

Existing wider connections
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Junction
16

Bus route D3 (Daventry Grange Estate and Lang
Farm - Northampton (via
Bugbrooke))
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Welton

Existing Pedestrian and Cycle Links
Besides road connections, the site is well located for pedestrian
and cycle access to nearby education, healthcare, shopping and
employment destinations. Informal paths connect the site to the
Northern Valley Park to the south and Lang Farm.
There is a good network of existing footway/cycleways within
Daventry which provide pleasant routes to Daventry town centre and
local facilities, including the old railway line which forms parts of the
National Cycle Route 50 and Regional Route 72.
There is an excellent opportunity to link the site with existing footways/
cycleways in Northern Valley Park and Lang Farm, and connect to the
Daventry urban area.

Northern Valley Park

Key

Middlemore

Education
Community facilities

Lang Farm

Monksmoor

Healthcare
Retail
Employment
Grand Union Canal towpath
Principal roads
Cycle through routes with moderate
traffic
Pedestrian and cycle links only
Quiet routes with low traffic
Existing informal pedestrian routes
to/from Northern Valley Park

Existing pedestrian links
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5

Nearby Education Facilities in Daventry

Local Retail

1 Welton C of E Primary School Well Lane,

1 Tesco’s / Boots Local Centre

Welton. This is a mixed sex rural primary
school and has approx 116 pupils with 58
boys and 58 girls

2 Ashby Fields Primary School, Ashby Fields.
This is an urban primary school and has
approx 404 pupils with 195 boys and 209
girls

1

Mickle Well Park, Daventry

2 Icon / Abbey Retail Centre
3 Daventry Town Centre
4 Convenience Store

3 Primary School, Monksmoor (proposed)
4 The Parker E-Act Academy, Ashby Road.

This is an urban secondary school and has
approx 1164 pupils with 558 boys and 606
girls

Mickle Well
Park

5 Falconer’s Hill Infant School, Ashby Road.
This is a mixed sex urban primary school
and has approx 195 pupils with 107 boys
and 88 girls

1

2

4

Middlemore

Lang Farm

7

4

6 Falconer’s Hill Community Junior School

Monksmoor
4

1

2
3

1

Ashby Road. This is a mixed sex urban
primary school and has approx 243 pupils
with 127 boys and 116 girls

2

1

7

7 Daventry University Technical College

3

8 New college confirmed (off Eastern Way)

Proposed
S.U.E

1 Drayton Fields Industrial Estate

6
8
2

5

5

3 Daventry Town Centre

1

2

4 Long Marsh Industrial Estate

4 5 6
1

3

3 Landscape Plan
2

8
4
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2 Royal Oak Industrial Estate

5

7

Existing Amenities

Major Employment Opportunities

6
3

3

4

DiRFT

Community Facilities
1 Welton Road Allotments (two areas)
2 Drayton Grange Football Club
3 Ashby Road Youth Club and Community Facilities
4 Community Centre, Monksmoor (proposed)
5 Ford Sports Social Club
6 Daventry Leisure Centre
7 Hotel

Public Open Space (POS)
1 Bridge Spinneys
2 Northern Valley Park
3 Ashby Fields POS
4 Drayton Reservoir

Healthcare Facilities

5 Daneholme Park POS

1 Monksfield Surgery

6 Ashby Road POS

2 Monksmoor Medical Facility (proposed)

7 Monksmoor POS (proposed)

3 Abbey House Surgery

8 Daventry Reservoir and Country Park

4 Danetree Hospital

Design & Access Statement
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Mickle Well Park, Daventry

Local Context and Amenities

Local Retail Centre

Daventry University Technical College

Northern Valley Park between the site and Lang Farm

Convenience store in Middlemore

Phoenix Youth Centre

Grand Union Canal towpath

Ashby Fields Primary School

Monksfield Surgery
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Existing Development - Densities and Character
Neighbouring development
The local character of a place plays an important role in informing the
approach to masterplanning, ensuring integration and incorporating the
characteristics appropriate to its context.
The diagram to the right indicates local development surrounding
Mickle Well Park and below is a summary of their density (dwellings per
hectare) and housing typologies:
Middlemore

a

Minimum of 40 dwellings per hectare

Apartments, terraced, semi-detached and some detached dwellings
Pockets of public open space
On street parking and parking courts

b

Mickle Well Park

23 dwellings per hectare

Semi-detached and detached, with some terraced dwellings
On-plot parking with some parking courts
Monksmoor (under construction)
Average 34 dwellings per hectare
Terraced, semi-detached and detached dwellings
Country Park and pockets of public open space
Lang Farm
29 dwellings per hectare
Apartments, terraced, semi-detached and detached dwellings
Pockets of public open space with links to surrounding green
infrastructure
Garages and on-plot parking, with some parking courts

Middlemore
b

Northern
Valley Park

a

Lang Farm

Existing and Proposed Development around Mickle Well Park
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Lang Farm

Middlemore

Monksmoor

Pedestrian and cycle network within the development

Blocks of apartments mark the entrance and form a gateway

Houses display a variety of materials and textures

Apartments and semi-detached houses provide a continuous active street
frontage along a primary route

Terraced houses line the street and provide a continuous frontage

Large detached houses look on to open space

View towards Mickle Well Park from Newbury Drive

Existing Convenience Store

Sales and Marketing Suite
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Site Photographs

1

1

4
3

2

2
5
View looking south-west towards Lang Farm and Middlemore

3

View east across the site towards Fonsill Wood
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4

View north-east along existing access to Welton Place Farm

View looking north-west across the site

5

View west along towpath above Braunston Tunnel

Mickle Well Park, Daventry
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Edge Conditions

1

2

1

5
3

2
4

A361/Ashby Road

3

Entrance to Northern Valley Park from Ashley Road (A361)

Access to Welton Place farm from Welton Lane

4

Northern Valley Park south of the site

5

Bridge Spinneys woodland
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Topography
The site comprises undulating agricultural fields, with the highest area
at approximately 161m Above Ordnance Datum (AOD) in the north and
the lowest, approximately 115m AOD, in the east of the site. Within the
site, the nature of this undulation is visible as an area of higher ground
running north to south within the western part of the site with lower
areas either side. In the eastern part of the site, the land is lower lying,
being associated with the valley landscape to the east.

3
2

1

Key
Application
site 38.1ha
Existing
ground
contours
Topography Plan
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1

View looking north from the towpath - site slopes up towards Welton Place Farm

2

View looking north-east showing undulating landscape

3

View looking north-east across the site from the existing farm access
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Existing Site Sections
It is important to understand the topography of Mickle Well Park, as
described on page 23 and shown on the contour plan. On these pages
a series of site sections has been drawn through the site, conveying the
slopes and the flatter areas that give it its undulating character.
The steeper slopes are found in the north-western part of the site,
between Welton Place Farm and the A361 Ashby Road. Section AA is
drawn through this area and extends southwards to the site boundary
where the land begins to level out.
Section BB is drawn across the full width of the main body of the
site, and whilst displaying the undulations in this direction it also
demonstrates how the land falls gently towards the east and Bridge
Spinneys.

Section AA

Section BB

A

B

B
A
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Assessment - The Site

Section CC is drawn in a north-south direction through the
central part of the site, where the land descends gently towards
the south and Northern Valley Park.
Section DD is drawn in a north-south direction through the
eastern part of the site, where the land descends gently towards
the south and Northern Valley Park.

Section CC

Section DD

C

D

D
C
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Arboricultural Survey

Mickle Well Park, Daventry

A Category Root Protection Area
(Trees of high quality and value capable of
making a significant contribution to the area for
40 or more years)

The tree survey we have carried out is known as an Arboricultural
Impact Assessment, and adheres to British Standard BS5837:2012
“Trees in relation to design, demolition and construction Recommendations”. The British Standard lays out a number of
dimensions that need to be measured, in addition to other factors that
need to be considered when assessing each tree. The dimensions
measured include the diameter of the tree stem, the spread of branches
in each of the four compass points, height of the tree, clearance height
of the tree and the height and direction of the lowest branch where it
leaves the stem. Also assessed during the survey is the age class,
physiological and structural condition and whether there is any tree
work required.

B Category Root Protection Area
(Trees of moderate quality or value capable of
making a significant contribution to the area for 20
or more years)
(Trees of low quality, adequate for retention for
a minimum of 10 years expecting new planting to
take place; or young trees that are less than 15
cm in diameter which should be considered for
re-planting where they impinge significantly on
the proposed development)

There are no Tree Preservation Orders covering trees on the site other
than Trees 63 and 64. Before implementing the recommended tree
work on Trees 63 or 64 or any other work that might affect the trees will
require written permission from the council. All the trees within Bridge
Spinneys are both the subject of a Tree Preservation Order and within
the Local Authority Conservation Area. Written permission must be
obtained from the Local Planning Authority before commencing any tree
work in this area.
Many of the hedges on site will be covered by the Hedgerows
Regulations 1997 and permission from the Local Planning authority
will be required to remove them unless the removal forms part of a
planning permission. To assist the planning process the Local Planning
Authority should be provided with a copy of the assessment and invited
to comment on the proposals.

Bridge Spinneys

Special consideration should be given to siting new roads and buildings
near Fonsill Wood and the boundary with Bridge Spinneys, where
possible allowing additional space around existing trees.
For further details please refer to the Arboricultural Assessment
submitted as a part of this application.

Tree survey
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Existing Utilities
Service enquires have been undertaken with all Statutory Undertakers
in order to assess the ability to deliver the scheme proposal.

Welton

All services with sufficient capacity are located close to the site and
these can readily serve the proposed development subject to suitable
connections being implemented and funded by the developer.

Welton Place Farm

Key
Site area
HV overhead cables
HV underground cables
LV underground cables
Anglian Water foul water sewer
Anglian Water surface water sewer
Anglian Water potable water main
BPA Oil pipeline

Middlemore

National Grid gas

Lang Farm

BT overhead cables

Monksmoor

BT underground cables
Virgin Media underground cables
50m zone of influence on tunnel

Existing utilities
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Surface Drainage and Flood Risk

Key

Of the various sources of flooding identified in the Flood and Water
Management Act (2010) two potential sources have been highlighted as
needing to be accounted for within the design.

Maximum
extent of
flooding

The source of flooding with the biggest potential impact on development
of the site is the reservoir inundation zone associated with the nearby
Drayton Reservoir. The inundation zone shows the theoretical extent
of floodwater were the reservoir to empty (as the result of a structural
failure). Reservoir failure is considered as extremely unlikely, however
as a precaution the proposed built development does not extend into
the area.
Some areas of potential surface water flooding (showing where water
may temporarily wish to flow or pool) are also present on the site. The
majority of the areas of potential surface water flooding associated with
the site are generally those with a low chance of occurring and are not
associated with depths in excess of 300 mm. Development proposals
should include several blue green corridors through the development
to allow for any surface water flows to be maintained without having a
negative impact on the surrounding areas.
Run-off is to be at a lower rate than at present therefore reducing risk
to any neighbouring areas in accordance with Environmental Agency
requirements.

Risk of flooding from Reservoirs

Key

High
Medium
Low
Very Low

Risk of flooding from Surface Water
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Archaeological Survey
The landscape around Daventry contains a number of well known
archaeological sites such as Borough Hill and the Roman town at
Bannaventa on the Roman Watling Street. However, much less
well known are the many small and less obvious sub-surface
archaeological sites that occur across the landscape evidencing
late prehistoric (late Bronze Age/Iron Age) and Roman farming and
settlement.
As part of established planning application procedures, a deskbased assessment has been researched which draws together all
the information about the site and its surroundings. This identified
that, in addition to the site being extensively ploughed in the Medieval
period (evidence of ploughed out ridge and furrow was noted on
aerial photographs), finds of pottery suggest a small late prehistoric/
Romano-British site here. As a result, a geophysical survey and
targeted trial trenching has been undertaken to better understand the
extent and condition of this site.
Unfortunately, medieval and modern ploughing has taken its toll, and
the archaeological features are quite heavily degraded, although
deeper ditches and pits still survive to give useful dating and other
evidence about this small farmstead settlement.
In this instance, despite the poor preservation conditions, it is
recommended that part of the site be preserved in-situ as a
time capsule for future generations and part be excavated by
archaeologists ahead of development - adding useful new information
about the Roman hinterland of Daventry.

Archaeological Interpretation - Overview
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Grand Union Canal Conservation Area
The Grand Union Canal is located south of the site where it passes
through the Braunston Tunnel with the associated towpath at ground
level. In order to protect and enhance the canal and its surroundings
it is designated by a Conservation Area which stretches for over 32
miles. The Conservation Area is narrowly drawn covering the canal
itself and notable canal related facilities such as aqueducts, boatsheds,
wharves, mileposts, and bollards, lock keepers cottages, ponds, clay
pits and canal side facilities. Woodland surrounding the canal is also
included within the Conservation Area, such as Bridge Spinneys, as it
contributes to the amenity and character of the canal.
The proposed development will need to respect this designation, while
enhancing the character of the canal. Discussions with the Canal
& Rivers Trust have identified opportunities for enhancement of the
existing towpath as it crosses the site through improved surfacing and
signage and also for improved contiguity, through widening, of the
cycleway/footway that runs past their land alongside Drayton Reservoir.

3
Northern Valley Park

2

1

Canal Conservation Area

1

2

Existing towpath along Grand Union Canal and above Braunston Tunnel
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Ecology
A suite of ecological survey work has been undertaken in order to
ascertain the existing ecological value of the habitats present within
the site, and to identify whether the site supports any protected or
notable species. The findings of the surveys has informed the design
of the proposed scheme in order to maximise the ecological value of
the site post-development and achieve significant enhancements for
biodiversity post-development.
The majority of the site currently comprises intensively managed arable
land, which is of negligible ecological value. Other habitats present
within the site which are of comparatively greater ecological value, such
as woodlands and hedgerows.
Detailed survey work has also been undertaken at the site in respect
of protected species, including surveys for Great Crested Newts,
reptiles, breeding birds and bats to inform the baseline assessment.
The findings of the surveys have identified that the site is of low
ecological value in general, with interest limited to foraging and shelter
opportunities for bats and birds along boundary features. Great Crested
Newts have been identified in an off-site pond to the south and a single
Grass Snake recorded within the site during the surveys. Appropriate
mitigation, wherever necessary, and specific enhancement measures
are being included within the design of the development scheme
in order to retain existing opportunities and also achieve significant
enhancements for these species post-development.
No designated sites of nature conservation interest are present within or
adjacent to the site.

Page 32

Assessment - The Site

Design & Access Statement

Characteristics and Constraints
Over previous pages the various characteristics that define Mickle Well
Park have been described as part of its assessment. Many of these will
have a direct influence on the proposed form of development: some
will be incorporated and enhanced as positive attributes, whilst others
will serve as constraints that limit the way in which development may
occupy areas of the site.
The diagram on the facing page summarises the site characteristics
that will most directly shape or constrain its development:
•
•
•

•
•

existing trees (notably at Fonsill Wood) are seen as positive
attributes of the site, and the diagram assumes that they will
therefore be largely retained;
contours conveying the varying gradients that will need to shape
the configuration of development to ensure that significant
reprofiling of the landform can be avoided;
towards the southern boundary, man-made elements will impose
limitations on the extent of built form: the canal towpath passes
through the site in an east-west direction, and will need to be
respected / enhanced, and the canal tunnel passes below part
of the site’s southern area with an associated exclusion zone
prohibiting construction at ground level above the tunnel (this
exclusion zone widens as the tunnel becomes deeper to the west);
the south-eastern area of the site is affected by the potential
Drayton reservoir inundation zone, again dictating that new built
form should be located outside this area;
edges of existing settlements at Middlemore / Lang Farm and,
a greater distance away to the north-east, Welton are also
highlighted on the diagram.

Entrance to Braunston Tunnel

Undulating topography of the site
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WELTON

Key
Site boundary
Drayton reservoir inundation
zone
BPA fuel line

Road

Braunston tunnel
exclusion zone

A shby

Existing woodland

Farm access
Exising settlement edges

Welton place farm

a 3 61

1m Contour lines

W elton

lane

Towpath

Northern Valley Park

G rand

middlemore

U n io n

Canal

monksmoor
LANG FARM
Characteristics and Constraints Plan
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Stakeholder and Community Engagement
John Thompson & Partners were appointed to run a process of
community engagement that would directly influence emerging
proposals for the site. This process ran in parallel with a series of
meetings with local stakeholders including Councillors at Welton
Parish Council, Daventry Town Council, Daventry District Council and
Northamptonshire County Council.
Extensive publicity and pre-consultation engagement was carried
out by a press release, door to door leaflet distribution, and informal
conversations with locals and residents in Daventry and Welton.
A community engagement day was held on the 26th of July at the iCon
Centre and consisted of participatory workshop sessions, presentations
and an exhibition.
Attendees were given the opportunity to voice their views on Daventry
as a place as currently exists, on how the town should or should not
develop and grow, and on the prospect of development on the site.
These views were subsequently summarised as ‘Key Themes’ which
are set out on page 38.

Mickle Well Park, Daventry Community Planning Day Flyer
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Key Themes
The following Key Themes are a distillation of the community’s views
derived through the community planning process. They are highlighted
by quotes from attendees.
Principle of housing development
People are aware that Daventry is a growth town and that additional
development will provide much needed affordable accommodation for
young people and the elderly. It is important to provide a mixture of
tenure, size and design and the social housing element must be well
managed. The provision of up-market housing can also bring wealth
into the town. However, some participants questioned the choice
of a greenfield location, when there are brownfield sites in the town
centre; others pointed out that these needed to be available for future
commercial and retail expansion which should become viable with a
growing population. Other concerns focused on timing, layout, design
and provision of local facilities.

“If it wasn’t for the availability of social rented housing I wouldn’t have
my daughter and granddaughter living near me.”
“The principle of housing is not being contested - it’s the
implementation and location - the way it will look in the future,”
“If we fill up all the land in the town centre, there’ll be no space for the
things we might get when the town grows big enough.”
Impact on local infrastructure
Daventry has experienced considerable residential growth in recent
years, particularly to the north of the town, with more to come. Although
investment has been made in the road network and new buildings such
as the Icon Centre, participants pointed out that the provision of local
facilities has not kept in step with residential development. There is a
belief that more housing at Mickle Well Park will put extra pressure on
existing infrastructure, such as health care and education and on the
town centre itself, especially in terms of parking.

“From the 1960s this town has never stopped developing but there’s
been no real investment in any play area other than the Rec.”
“There is more and more pressure on schools - there’s 30 kids in a
class now at Ashby Fields, and what about the Secondary?”

Impact on local residents
The site lies adjacent to new housing at Lang Farm, and existing homes
on the perimeter currently overlook parkland, with fields rising beyond.
The loss of this view is of concern to many Lang Farm residents and
should be mitigated by well-designed housing clusters set in landscape.
Residents of Welton are also concerned that there should be no
coalescence between Daventry’s expanding urban settlement and the
village.

“I’ve got to be honest, I live locally - it will spoil my view!”
“There will be a lot of building going on in this area for the next ten
years!”
Layout and community focal point
Participants felt that a ‘sense of community’ must be planned into the
development, with the provision of a ‘focus destination’ to encourage
community interaction, which could evolve as the housing itself
grows. Suggestions also included a trim trail for older people and a
well-designed natural play facility for young people of all ages. Open
space provision should make use of and connect to the existing open
space to the south, retaining trees within the development. It was felt
that Mickle Well Park should be of a lower density than Middlemore.
A safe development should be created, designed with emergency
services in mind, so that parked cars and narrow streets do not hamper
accessibility.

“Make it a destination, not little bits of green with useless bits of
equipment.”
“Why can’t we have trees? They break the street up - and I just like
them!”
Integration and connectivity
Connectivity was a key aspiration - a regular bus service will be
important and participants wanted excellent walking and cycling
provision to the town centre and other destinations such as; local
schools, doctors’ surgeries, Ashby Fields local centre, Welton village
and the Country Park. The A361 and Ashby Road are fast roads, so
vehicle and pedestrian/cycle access should be designed with care.
Integration of the site with neighbouring housing developments and the
wider town is important.

Town-wide benefits
As well as new housing, the development at Mickle Well Park should
provide clear benefits to the town itself, including education, health and
transport projects. The Phoenix Centre, which was represented at the
event, is a well-used local amenity, with a wide variety of activities for
young people, and it needs funding to expand, provide new facilities and
keep pace with the growing population. The Daventry District Scouts
(also at the event) require consideration, as their current campsite lies
adjacent to the proposed development.

“It must have very clear value for the town, to benefit all of Daventry not just dump a whole load of houses on us!”
“The Phoenix is a great place to bring lots of young people together!”
Trust and delivery
There is basic mistrust of developers by many local people,
exacerbated by the mooted school for Middlemore, which was never
built. Lessons can be learned from recent developments, particularly in
terms of road width, parking provision and play areas. It was however
appreciated that the Community Planning Day was organised early in
the planning process, thus enabling an exchange of information and
a full discussion of issues and opportunities. The intention is to create
a high quality, sympathetic design for the land at Mickle Well Park
even though some people are fearful of the impact of more dwellings.
Daventry must become a beneficiary of the new settlement, which
should help with some town-wide issues whilst providing new housing
for the growth town.

“I welcome this pre-pre-pre planning bit because you’ve heard, there’s
so much lack of trust.”
“Learn from recent developments. Middlemore has got uglier the more
it’s grown!”

“The trouble with Daventry is that it’s not joined up!”
“If there were better cycle ways we wouldn’t need to use a car!”
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A full Statement of Community Involvement accompanies this
application, and should be read as a companion document to this
Design & Access Statement. It records the full engagement process
under taken, and summarises how the proposals for the site have
responded to the outcomes of this process.
Below is a list of initial meetings with stakeholders:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Daventry District Council officer meeting
Daventry Town Council
Councillor Abigail Campbell
Canal & River Trust (formerly British Waterways)
Welton Parish Council
Daventry Town Council
Canal & River Trust
Daventry District Council
Northamptonshire County Council Head of Education Services
Northamptonshire County Council Head of Strategic Planning		
Daventry Town Council
Phoenix Youth Club Committee		
National Self Build Association
Daventry District Council Pre app meeting
Councillor Abigail Campbell

24 April 2013
29 Nov 2013
10 Dec 2013
10 Dec 2013
13 Jan 2014
12 Feb 2014
12 Feb 2014
14 March 2014
27 May 2014
27 May 2014
16 June 2014
24 June 2014
3 July 2014
15 July 2014
18 July 2014

Photographs from the Community Planning Day July 2014
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Community Planning exhibition boards as
displayed at the iCon Centre, Daventry
throughout the Community Planning Day and
Report-Back.
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MICKLE WELL PARK, DAVENTRY

MASTERPLAN

COMMUNIT Y PL ANNING DAY

MASTERPLAN KEY
To the left is shown an illustrative
masterplan for Mickle Well Park, prepared
following the Community Planning Day.
Key features of the masterplan are listed
below.

View looking west from enhanced towpath

MICKLE WELL PARK, DAVENTRY

14

14

15
1

COMMUNIT Y PL ANNING DAY REPORT BACK
July/August 2014

4

Mickle Well Park - residential clusters set
within retained landscape features

13

3

2

7

7
1

Potential community use - local shop
and dentist/ nursery/ GP surgery

5.

Cycle/ pedestrian/ emergency access

6.

Enhanced towpath - 3m wide
pedestrian and cycle route with
seating areas and appropriate lighting

14

7

7.

Trim trail along existing woodland
and proposed public open space

10

8.

Pedestrian and cycle connections to
existing public open space and south
towards Daventry town centre

9.

Attenuation ponds integrated with
informal play

1
6
8

NEW NEIGHBOURHOOD

14

10. New woodland to form extension to
Bridge Spinneys

7

Mickle Well Park is located on the northern edge of Daventry,
near to the Middlemore, Lang Farm and Monksmoor housing
developments and adjoining existing public open space. The land
has the capacity to provide a new neighbourhood of up to 500
market sale and affordable homes and will include plots for
self-build homes. The development also brings the opportunity
MICKLE WELL PARK COMMUNITY PLANNING DAY
for significant investment in local community infrastructure,
including
fundsCommunity
for the modernisation and expansion of the
Around 60 people attended the Mickle
Well Park
Phoenix 26
Youth
Planning Day at the Icon Centre on Saturday
July Centre
2014 to at Ashby Road. The new neighbourhood
being promoted
by Landform
Estates with Orbit Homes.
share views and local knowledge andiscontribute
to planning
the
John
& Partners (JTP) has been appointed to work
new neighbourhood itself. Participants
alsoThompson
heard a presentation
with the
local community
from Michael Holmes, chair of the National
Custom
and Self to develop proposals for the land.
Build Association (NaCSBA). In the run up to the event, a series
VISION
REPORT
of meetings and informal conversations
took place
with BACK
a wide & PLANNING APPLICATION
range of stakeholders, including community
groups
and
Following
the Community
Planning Day, the JTP led team
individuals.
analysed and summarised the outcomes and drew up a Vision for

13

13

9

6

8

“We have to build new houses but no one
wants them on their doorstep!”

12

14

5

11. Proposed allotments with parking
and shed
12. Public open space to form extension
to existing public open space to the
south

9
8
8

“The infrastructure is not keeping up with
the building of homes!”

13. Play areas

“We need good houses in the right place
with the right facilities.”

15. Self-build plots

14. Footpaths connect clusters of
development and public open space

the new neighbourhood, which was presented back to the local
ISSUES AND OPPORTUNITIES community on Wednesday 13 August at the Icon Centre. The
team will
the proposal into an Outline Planning
While participants accepted that Daventry
is a develop
growth town,
Application
submission in the autumn.
some were concerned about the pace
of housingfor
development
on greenfield land and whether investment, including in schools,
health, community and transport infrastructure, is keeping pace
with this development. Others saw Mickle Well Park as an
opportunity
to deliver
investment
local services,
including
The Mickle
Well Park
Community in
Planning
process is being
organised
by John Thompson
& Partners,
architects
and masterplanners
behalf of Landform
Estates & Orbit Homes.
youth and
community
facilities
and better on
pedestrian
and cycling
If you would like any more information please contact Danielle Dove, John Thompson & Partners
provision to link neighbourhoods with the town centre.
at dd @jtp.co.uk or on Freephone 0800 0126 730
Participants spoke of the need to create an identity for the new
neighbourhood, which should be designed as clusters of homes
set in attractive landscape. It was felt to be important to provide
a wide range of housing, including affordable, elderly and selfbuild homes to create a sustainable and balanced community.

“There is money in this town, but we
mustn’t forget the people in this town who
don’t have money. I would like to see a
range of housing here.”

COMMUNIT Y PL ANNING DAY REPORT BACK

“You need something that brings
people together!”

Report Back broadsheet
The Mickle Well Park Community Planning process is being organised
by John Thompson & Partners, architects and masterplanners on behalf of Landform Estates & Orbit Homes.
If you would like any more information please contact Danielle Dove, John Thompson & Partners
at dd @jtp.co.uk or on Freephone 0800 0126 730
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15

Bus stop with bicycle parking facility

4.

14

13

5

Vehicular and bus access

3.

11

14

BACKGROUND

14

Existing woodland and hedgerows

2.

7

15

Daventry has plans for growth set out in the Daventry 2040
Masterplan. The planned regeneration of the town centre is
dependent on substantial population and housing growth.
However, there is currently an undersupply of housing in
Daventry. Mickle Well Park can contribute to the housing
delivery requirements in the short-term and allow Daventry
District Council to maintain the required housing supply.
Furthermore, development of the site will not prejudice the
delivery of other larger sites in Daventry and will act as the
catalyst for the delivery of wider aspirations within the town.

1.
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Report Back

Statement
of Community
Involvement

September 2014

The Community Planning Day provided a large amount of material for
consideration and contribution to the evolving masterplan. A Report
Back event took place on 13 August 2014 at which an overview of the
community engagement process and outcomes was presented. The
outcomes of the Community Planning event were presented in detail
such as the hands-on planning drawings, along with Key Themes
summarising the main topics and issues raised throughout the process.
Finally a vision and concept masterplan were presented for the new
neighbourhood at Mickle Well Park and a Q&A session followed. A
broadsheet was handed out to attendees highlighting the Key Themes
and the Vision for Mickle Well Park.

Mickle Well Park
Daventry
Statement of Community Involvement

The Report Back Presentation
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Design Concept
Integrating communities through
public open space
Public open spaces should be readily
accessible, well connected, well managed, and
appealing to a range of users; development
at Mickle Well Park would enhance these
characteristics of Northern Valley Park to
which it will connect. This open space is
well used and offers attractive, good quality
landscape for recreation and relaxation. The
canal is largely below ground in a tunnel at
this point with the towpath in the form of an
informal footpath running across the site.
The intention is to improve this footpath to
allow for pedestrian and cycle access in
accordance with Canal and River Trust (CRT)
design standards. The enhanced towpath
together with the existing pedestrian links
across Northern Valley Park will improve
connectivity and integration between the
existing and proposed neighbourhoods.
Development at Mickle Well Park would
improve the definition of Northern Valley Park
on its northern side (where there are existing
informally followed routes across non-public
land) and improve its levels of usage. This
public open space adjoining the site is of a
form and of proportions that make it quick to
cross in a north-south direction i.e. between
the proposed development at Mickle Well Park
and the existing development at Lang Farm:
a gentle walk covers this distance in just 3-4
minutes largely along well surfaced and lit
footpaths. Walking directly across the space at
its narrowest point takes just 3 minutes.

Community Integration around a shared Public Open Space
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Comparable Open Space
The form and proportions of the public open
space between the Lang Farm neighbourhood
and the proposed neighbourhood at Mickle
Well Park are directly comparable to other
successful, integrated, public spaces within
towns in the area, including at Northampton
and Leamington Spa.

Existing Informal Routes through Public Open Space - Daventry

Eastfield Park, Northampton

Leamington Spa

Lings Way, Northampton
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Design Principles
On these pages are set out the core design principles that have
informed and shaped development proposals for Mickle Well Park.
These are conveyed graphically as a series of layers, to demonstrate
how their combined application has established a framework for the
proposed new neighbourhood. This framework forms the basis of the
Illustrative Masterplan and the Parameter Plans submitted as part of the
outline planning application.
Certain characteristics and constraints presented by the existing site
have had a strong influence on the proposed form of development
(refer to page 33 for more detail). These appear on images 1 and 2.
Subsequent layers then summarise the key design moves:
•

establishing a strong connection to the Northern Valley Park to
the south, and therefore to Lang Farm, whilst extending the open
space into the site (image 3);

•

retaining and enhancing hedgerows and clusters of trees, whilst
linking them with new public open space to form a permeable
‘green loop’ within the site, and creating a newly planted area of
woodland to the north-eastern boundary of the site and as an
extension to the Bridge Spinneys woodland, to screen views to /
from Welton (image 4);

•

Identifying appropriate locations for built form, as a series
of clusters set within and existing and enhanced landscape
framework (image 5);

•

establishing appropriate prominent locations for community use,
including a new primary school, that can be delivered as early
phases of the development and provide a suitable focus for
community activity and integration (image 6);

•

layering the above principles together creates a Masterplanning
Framework (image 7).
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1. Exisiting Woodland and hedgerows retained

2. Exisiting site Constraints

3. Connecting to and extending existing Northern Valley Park

4. Creating a green loop within the site
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5. Development clusters set almongst the existing and proposed landscape

7. Masterplannning Framework

6. Community hub creates a focal point. Primary school is positioned to have easy access
from the hub and existing neighbouring development
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Masterplan Key

Illustrative Masterplan

To the left is shown an illustrative masterplan for Mickle Well Park,
prepared following the Community Planning Day. Key features of the
masterplan are listed below.

The form of the proposed development at Mickle Well Park has
been strongly shaped by the topography and landscape of the site.
Fundamental to the design is the integration of areas of existing and
proposed landscape and planting, creating a framework of green routes
and spaces around which the built form is organised in identifiable
clusters. A variety of publicly accessible open spaces is incorporated,
offering a significant new network of recreation and leisure opportunities
for the existing and future community in this part of Daventry. This
green infrastructure also integrates wildlife habitat areas, and a
network of Sustainable Drainage Systems (SuDS) that will contribute
significantly to ensuring that the development has no adverse impact on
its surroundings through surface water run-off.

1.

Existing woodland and hedgerows

2.

Vehicular and bus access

3.

Bus stop with bicycle parking facility

4.

Potential community use - local shop and dentist/ nursery/ GP
surgery

5.

2FE Primary School

6.

Cycle/ pedestrian/ emergency access

7.

Enhanced towpath - 3m wide pedestrian and cycle route with
seating areas and appropriate lighting

8.

Trim trail along existing woodland and proposed public open space

9.

Pedestrian and cycle connections to Northern Valley Park and
south towards Daventry town centre

The masterplan establishes a pedestrian friendly, permeable layout
that will encourage walking, cycling and use of public transport by
building upon existing connections to the town and the adjoining
neighbourhoods of Middlemore and Lang Farm.

A rich mix of housing types is proposed, catering for the needs of a
wide range of potential future residents. A proposed community hub in
the western part of the site offers the opportunity for new community
facilities such as a doctor’s surgery, children’s nursery, local
shop or pub.
The identity of the development will be strongly defined by the way
in which built form and open spaces follow the natural topography of
the land at Mickle Well Park. The site’s undulating characteristics will
directly shape the profile of the development such that they are clearly
reflected in the appearance and character of the scheme. By preserving
and enhancing the significant clusters of trees within the site and along
its edges the new neighbourhood will be set within an established
landscape framework, giving it characteristics and qualities that are
appropriate to its location on the northern side of the urban settlement.

10. Attenuation ponds integrated with informal play
11. New woodland to form extension to Bridge Spinneys
12. Proposed allotments with parking and shed
13. Public open space to form extension to Northern Valley Park to
the south
14. Play areas
15. Footpaths connect clusters of development and public open space
16. Self-build plots

Mickle Well Park - residential clusters set within retained landscape features
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Use
The proposed development of Mickle Well Park is principally one of
residential accommodation, a range of types of housing catering for a
range of potential residents. The housing would be set in a framework
of open spaces accessible to residents and the wider community.
The proposal includes a 1.9ha site for a 2FE primary school along an
area for community facilities associated with the development, and, as
described previously, these could include a doctor’s surgery, children’s
nursery, local shop or pub.
The proposed mix of housing includes private (for sale) and affordable
(social rent / shared ownership) accommodation. It is also proposed
that a proportion of the housing be delivered by way of plots sold to
prospective residents to undertake self-build (or ‘custom-build’) projects
for individual residential properties. The illustrative masterplan identifies
zones for these proposed self-build plots.
The proposed open spaces across the site will accommodate a variety
of uses and activities, including recreational activity, dog-walking,
allotments, surface water attenuation meadows, permeable woodland,
and children’s play. The existing towpath associated with the Grand
Union Canal will pass through public open space, over the canal tunnel.

To the east of the application site boundary lies an area of land
immediately north of the Bridge Spinneys woodland. This is currently
used by the Scouts via an informal arrangement with the landowner.
Proposals for Mickle Well Park have been developed to ensure that this
use will remain unaffected by the development.
The framework for identified developable areas has also been strongly
influenced by existing topography, hedgerows and trees, establishing a
network of green corridors and spaces across the site. Having set out
this sensitive layout framework for appropriate development - locations
for built form - the amount proposed was then defined by testing and
establishing appropriate intensity of use, through building use, type and
scale. Proposed scale is explained separately below.
The proposed type and amount of housing is a response to the site’s
location, context and characteristics, and the principle that greater
intensity of use, and community / retail facilities, should occur close to
opportunities to access public transport.

Therefore the proposed community use area is located close to the
main site access from the A361 (Ashby Road), and the point at which
bus services could enter the development, and access bus stops.
The masterplan offers a route for certain buses to be diverted through
the new scheme, and all higher density residential accommodation namely apartments and terraced urban house types - would be located
close to this route.
To ensure an appropriate and diverse mix of dwelling types for all
needs, the proposal also facilitates medium and lower density areas
suited to larger, family housing. These are typically positioned where
areas of proposed built form face green open space and landscape
further into the site (i.e. towards the east) and on the upper slopes,
adjoining green open spaces and the proposed woodland buffer.
The proposed amount of residential accommodation is therefore a
direct result of the layout’s response to the site’s characteristics and
context, and the carefully identified disposition of appropriate housing
types and density.

Amount & Layout
Alongside the wider technical team, John Thompson & Partners have
undertaken capacity testing and masterplan development work on
Mickle Well Park as part of a process that began in 2013. Since this
time different options have been explored, evolving as the extents,
constraints and opportunities of the site have been further analysed,
understood and tested. An important step forward in the masterplanning
process took place during the Community Planning process run in July
2014, as part of which local residents and stakeholders were given the
opportunity to share their views regarding the potential development
of Mickle Well Park, and also their ideas for the form and content of
the development were it to go ahead. Further detail of the process is
provided in Section 3: Involvement.
The proposed distribution of land to be occupied by built development
across the application site - its layout - is a result of this period of
testing, analysis and community engagement. It has been shaped
directly by the characteristics of the site, all of which are described in
Section 2: Assessment. Chief among these have been the existing
woodland, topography, Grand Union Canal towpath, existing Northern
Valley Park to the south, and the objective of ensuring no actual or
perceived coalescence with the village of Welton to the north-east.

Proposed public open space responds to topography of site and frames views of canal conservation area
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Scale

Landscaping

Response to existing trees and hedgerows

Section 2: Assessment covers in detail the contextual setting of Mickle
Well Park and as part of this assesses the scale of built form in the
vicinity. The proposed development is intended to be complementary
to this existing characteristic, whilst responding to the opportunities of
the site and its location. The visual impact of the proposal from further
afield has also been carefully assessed (please refer to visual impact
assessment submitted as part of this application), and development
in elevated areas that will be visible from long distance has been
limited accordingly. In areas along the lower slopes of Mickle Well Park
accommodation of up to three storeys is proposed.

As described above, the proposed framework of the development has
been strongly influenced by existing and proposed landscape. The
best of the existing hedgerows and trees are to be retained in green
corridors and open space settings between areas of built development.
The concept of extending the Bridge Spinneys woodland that lies to
the east through the provision of a woodland buffer along the northeastern boundary of the site forms an important characteristic of the
proposed layout. A central green swathe meandering centrally through
the development is proposed, connecting wider areas of public open
space (on and off the site) whilst providing important opportunities for
informal recreation, relaxation and play. This area will also provide
ecological benefit through provision of routes and habitats for wildlife.
Considered as the green infrastructure of the proposal, the framework
of landscaping facilitates a network of SuDS conveyance and storage
features - in both informal open spaces and alongside primary routes
where appropriate.

The illustrative masterplan demonstrates that the development will be
set in a network of green spaces that will incorporate almost all the
trees and woodland on the site. All the retain trees can be provided with
proper protection as set out in BS5837:2012. The proposal allows for
the retention and protection of most of the trees. The trees
provide significant landscape amenity. Of particular note are the skyline
trees on the northern boundary, Fonsill Wood, Bridge Spinneys, Old
Orchard trees (over the Welton Place Farm boundary).

Housing within the main body of the site will typically be of two and
three storeys, allowing for a rich mix of dwelling types (including houses
that will individually respond to slopes by stepping between two and
three storeys). At the highest, most prominent part of the site west of the
Welton Place farm buildings, the strong line of existing trees will form a
backdrop to the new development. It is proposed that housing is limited
to 1.5 storeys along this most elevated area, with the intention that a
number of bungalows are located to the south of the tree line.

Bridge Spinneys outside the site and the two free standing A category
trees (63 and 64) within the site are protected by a Tree Preservation
Order all these area are outside the area designated for development.
However, these have been carefully avoided and will not be impacted by
the development. The farmhedges across the site are of landscape and
conservation value and have largely been retained within the design
and will provide considerable wildlife and conservation benefits linking
areas of green space throughout the area.
Approximately six trees and two tree groups’ three sections of
hedgerow will need to be removed for development purposes in
connection with the main access and internal roads. These losses
represent less than 1% of the total existing and will be mitigated by
replacement planting on a one for one basis and or creation of new
woodland and landscape features. From an arboricultural standpoint
this plan represents a model of good practice and sensitive treatment.
Appearance
The proposal seeks to establish a framework for a development
that will visually read as integrated into its context: this means that
it will ultimately appear as firmly set into a pattern of existing and
new landscape, as ‘knitted into’ its surroundings through pedestrian,
cyclist and vehicular links, and, in terms of its scale and massing,
complementary to its surroundings without having excessive visual
impact.
The illustrative masterplan shows how a development of richness
and variety can be achieved at Mickle Well Park. The mix of building
types and density, and their relationship to landscape, routes and
topography, will be such that different characters of environment will be
realised across the site. Section 4.X of this document (Character Areas)
illustrates how this could be reflected in the appearance of different
places and neighbourhoods across the scheme.

View looking west from enhanced towpath
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Developable Area
The plan on the facing page indicates a ‘land budget’ derived from
the Masterplanning Framework set out on page 52, and the resultant
Illustrative Masterplan submitted in support of this application. This plan,
and an accompanying schedule, demonstrates how various functions
across the site are quantified in terms of the amount of land they
occupy. Open space is categorised as ten different types in Daventry
District Council’s SPD, and across the illustrative masterplan open
space accounts for over 45% of the overall application site area. Much
of this will be in the form of natural and semi-natural space / parks
and gardens. Open space / playing fields associated with the Primary
School are additional to the other open spaces in the land budget.
The land budget plan has also been used to explore, test and propose
a range of residential densities across the proposed scheme, facilitating
an appropriate mix of dwelling types. The plan shows higher density
around the proposed community uses, close to the main vehicular
access to the site (although this is envisaged as not exceeding 40
dwellings per hectare). Across the rest of the site the proposed density
falls, where housing is to be developed on slopes and/or adjacent to the
main areas of proposed public open space.

Design & Access Statement

Indicative Land Budget based on illustrative masterplan
Residential Development

17.7

Primary Road

0.5

Community Uses

0.2

Primary School

1.9

Open space

required (ha)*

provided (ha)

Buffers and existing hedgeows

0.00

natural and semi natural

2.5

parks and gardens

0.2

children’s play area

0.1

young peoples’ play

0.1

amenity green space

0.9

country park

7.3

outdoor sports

2.7

woodland planting

0.0

2.1

allotments

0.3

0.4

14.1

17.8

Total site area

15.3

38.1

* Based on table B1 in the adapted October 2013 SPD (Daventry District Council). Using the
figures provided in the SPD table A2, the illustrative masterplan and the housing mix generate a
population figure of appox 1100

Page 55

Mickle Well Park, Daventry

Design & Access Statement

Mickle Well Park, Daventry

Design Process & Proposal

Indicative Land Budget
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Indicative Schedule of Accommodation
It is intended to include a range of dwelling types and sizes within the
development to meet both market and affordable housing requirements.
Whilst the precise housing mix will depend upon market conditions
and Daventry District Council’s priorities in terms of affordable housing
provision, an indicative housing mix is set out in the table below. This
mix has formed the basis of the illustrative design proposals. Of the
total 450 dwellings proposed, 75% (338 dwellings) will be private market
housing, with up to 25% (112 dwellings) as affordable housing.
Total dwellings

450
Affordable

Private

25%

75%

Total

Rent

Shared
Ownership

Developer

Self
Build

1BF

22

0

24

0

46

2BF

20

0

14

0

34

2B
bungalows

6

0

10

0

16

2BH

16

14

30

0

60

3BH

8

20

157

3

188

4BH

6

0

63

18

87

5BH

0

0

16

3

19

Total

78

34

314

24

450

N.B. Indicative only

80

Key
Flats
Bungalows
2B
3B
4B
5B
Multi use
Community
Building
Proposed
School
Building types
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Masterplan Analysis
Frontages
The illustrative layout has been designed to
ensure that all routes through and spaces
within the scheme are faced by building
frontage. This is to create a safe and pleasant
environment whereby natural surveillance
from the main habitable rooms in properties
is achieved, and that streetscenes and
landscaped open spaces are clearly defined
by built form facing across them. ‘Left over’
spaces or ill-defined routes faced by blank
gable walls or rear boundaries to properties
are avoided. Permeability, particularly for
pedestrians, is promoted as a result. The
proposed development therefore fronts onto
public open space and streets, including the
enhanced towpath.
This diagram highlights the principal building
frontages orientated to address routes and
spaces through and within the illustrative
masterplan.

Key
Frontages

Frontages
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Density
The illustrative masterplan proposes a
range of low to higher density residential
development, resulting in an average density
of 25 dwellings per hectare. The land area
used in this calculation excludes the primary
highways infrastructure and public open space
/ green infrastructure. This diagram illustrates
how the limits on density proposed by the
parameter plan can be applied in achieving a
coherent and appropriately scaled built form.

Key
20dph
25dph
35dph
45dph

Density
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Storey Heights
This plan indicates the height of all buildings
across the illustrative masterplan, ranging
from 1 storey at the highest part of the site
to 3 storey buildings which are located
alongside the primary route and around key
focal points in the scheme. Certain areas of
the site may be suitable for ‘stepped’ housing
to accommodate the slopes, in these areas
buildings reach a maximum height of 2.5
storeys.

Key
1 Storey
2 Storey
2.5 Storey
3 Storey

Storey Heights
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Proposed Primary School
Location
The ideal location for the primary school is one that is accessible from
the focal point of the development and is easily legible, accessible, and
where the community congregates. In this development, the focal point
is the entrance square which forms the community hub, includes the
multiuse community building, and the bus stop.
The school site is positioned such that it is easily accessed from the
community hub. Its south west location along the towpath ensures that
it can be easily accessed by foot along the enhanced towpath making
it accessible from Middlemore and Lang Farm. This will encourage
more walking to school and decrease car use. Its position off the main
vehicular and bus route provides a safe environment.
Within the wider context, its location is central to the existing
communities at Middlemore in the west, Lang Farm in the south and the
proposed community at Mickle Well Park to the north east.

Additionally, the school site keeps away from the easement for the fuel
pipeline. It is situated on a less hilly part of the development making it
more suitable to accommodate associated sports facilities.
The primary school along with its shared community uses, neighbouring
multiuse community facility, and other residential uses would facilitate
day round activity around the square and adjoining public open
space and create a place where different members of the community
congregate.
Guidance has been received from the Northamptonshire County
Council that primary school sites need to be between 1.73 - 1.93 ha.
The proposed school site at Mickle Well Park is at the top end of this
range at 1.9 ha thus providing more flexibility to the layout.

NCC has a policy that all new schools are to be offered first as
‘Academies’, and only in the event the Academy opportunity is not taken
would they operate the school themselves. It should be noted that there
is generally considerable interest in the operation of new Academy
schools across the county and NCC is optimistic that an Academy
sponsor at Daventry will be forthcoming.
It is possible that a Free School run and funded independently from
NCC could come forward. However it is felt more likely that it will be run
as an Academy.
NCC is committed to the delivery of the school and will ensure that
the land and its delivery will be secured through the Section 106
Agreement.

The school building itself is positioned to allow frontage on to the
proposed public open space and in turn the community hub. It serves
as a vista stopper looking south across the open space from the
community hub.

Proposed school is well connected to Middlemore and Lang Farm by pedestrian links

Triggers and delivery
NCC Education Department has confirmed that they would like to have
the proposed school open by the time the 300th dwelling is occupied
at Mickle Well Park. In order to achieve this, the school land should
be made available in the first phase of development so that NCC can
commence the design, planning and construction process.

Proposed school forms part of the community hub

Proposed school building forms a vista stopper looking south from the community hub
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House Types
A range of house types is indicated by the Illustrative Masterplan, and a
selection of these is indicated below and on the facing page.

2-storey linked villas accommodate parking
in between each dwelling whilst creating
strong enclosure along the street.
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2-storey three bedroom linked villas create a
continuous frontage whilst facilitating on-plot
parking.

Large detached corner houses are 2.5
storeys with accommodation in the roof, and
can serve as gateway buildings at junctions.

Semi detached houses create wide frontage
buildings and are effective in defining either
curved or straight streets.

Mickle Well Park, Daventry
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Terraced houses provide continuous
frontage along more urban streets. Parking
is either on street or in small parking courts.

Split level up:
• Parking drive/garage and reception
room at road level
• Living and kitchen areas on 1st floor
• Bedrooms on 2nd floor

Split level down:
• Parking drive/garage and kitchen/dining
room at road level
• Living room at lower ground level
• Bedrooms on 1st floor
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Development on Slopes

Proposed section AA
The assessment of the Mickle Well Park site has highlighted its
undulating characteristics, and how these should be reflected in
development proposals - with the objective of minimising the need for
significant reprofiling of the landform.
The configuration of routes through the site, and how they connect to
dwellings and other uses, should be designed to achieve suitably gentle
gradients. Level changes will be accommodated across larger open
spaces but also can be dealt with across private amenity space in the
form of back-to-back gardens. In some areas, buildings / houses
themselves may be designed to address level changes.

Proposed section CC
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Proposed section BB

C

B

B

A

C

A

Key plan
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Safety & Security
The design team has been in dialogue with the Crime Prevention
Design Adviser for Northampton, South Northamptonshire and
Daventry District and have received her comments on the evolving
Illustrative Masterplan. These cover various items that will need to be
addressed during detailed design stages – for example, measures to
prevent general vehicles using the proposed emergency access routes,
the securing of shared car parking areas or parking courts, provision of
CCTV coverage in certain areas, and measures to discourage misuse
of pedestrian / cycle routes by motorcyclists where possible. The design
objective has been to establish a new neighbourhood that is permeable
and integrates with its surroundings, while ‘designing out crime’ through
the creation of active, well overlooked and lit routes and spaces. The
proposed scheme for Mickle Well Park responds to the principles of the
police initiative ‘Secured by Design’ and in the guidance ‘Safer Places
- The Planning System & Crime Prevention’ to reduce crime and the
fear of crime by creating a safe and secure environment on site. These
principles are summarised below:
Access & Movement
‘Places with well-defined routes, spaces and entrances that provide
for convenient movement without compromising security’
A well-defined and legible access and movement framework is
proposed for Mickle Well Park. Primary vehicular access will be from
the proposed roundabout on the western boundary of the site where
it adjoins the A361 (Ashby Road). A series of points of access for
pedestrians and cyclists are identified in the proposals. Proposed
footways and cycleways will lead towards existing routes / footpaths
connecting into the wider area, creating a convenient and appealing
movement framework.
The existing public route across the site following the canal towpath
will be enhanced as part of the proposed development, improving it in
both safety and accessibility terms. Where informally trodden routes,
currently not designated for public access, are evident in southern
areas of the site they will be enhanced and made accessible as part of
the proposed development - further strengthening its integration with
Northern Valley Park / routes through it, and continuing the pattern of
well-defined public routes through the Lang Farm development.
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The illustrative masterplan proposes routes and spaces that are defined
by the buildings that will front on to them, and entrances to those
buildings will be clearly visible from the street. Movement patterns
will follow obvious and logical routes, with a hierarchy relating to their
purpose as primary through routes, secondary streets, or access to
more private residential areas. A permeable structure to the layout has
been adopted, with routes that will be useful, well-defined and welloverlooked - and that will therefore be well-used.
Structure
‘Places that are structured so that different uses do not cause conflict’
The proposed development at Mickle Well Park is principally residential,
with a 2FE primary school and some community facilities serving the
neighbourhood. The residential environment will not be structured
such that this principal use is in conflict with others. This extends to the
proposed public open space, which will accommodate day time uses
unlike to create a tension alongside the housing (for example, no floodlit
sports pitches are proposed on the site). In its use the development will
reflect its context, namely a part of Daventry comprising predominantly
residential neighbourhoods and open spaces, rather than being in
contrast to it.

Mickle Well Park, Daventry

Design & Access Statement

Design Process & Proposal

Mickle Well Park, Daventry

Surveillance
‘Places where all publicly accessible spaces are overlooked’
As described above, the permeable layout ensures that the routes
through the proposed development will be appealing and well-used.
This approach facilitates the ability for the development to become
self-policing, and for users of those routes, and the spaces they lead to
and past, naturally feel safe. In turn, good usage of the routes further
enhances them as a perceived safe environment. All children’s play
areas will be located in areas that will be well overlooked by dwellings
fronting on to them.
Street lighting will need to be carefully designed to be sufficiently bright
and adequately distributed to ensure good natural surveillance, whilst
being sufficiently restrained so as to avoid negative impact on wildlife
and ecology.
Rear parking courts will be kept to a minimum and will be securely
gated with automatic electronic gates.
Ownership
‘Places that promote a sense of ownership, respect, territorial
responsibility and community’
The masterplan framework is structured around a network of streets
and spaces all of which will establish a direct relationship with the
dwellings along and around them. This clear principle of layout helps
to ensure that a sense of ownership extending out and beyond ‘the
front door’ can be engendered. In some instances this will apply at a
very local level: a particular homezone or stretch of residential street.
In others the spaces will be more extensive, the ‘ownership’ extending
to a greater number of dwellings. And in certain instances a more
specific ‘territorial responsibility’ will be facilitated: for example, the
houses facing towards Fonsill Wood and the open space around it, by
their layout and proximity, will enjoy an informal overseeing role in this
particular part of the site.

Activity
‘Places where the level of human activity is appropriate to the location
and creates a reduced risk of crime and a sense of safety at all times’
With pedestrian connections to the existing network of public footpaths,
cycle routes, new children’s play areas, and dog walking opportunities,
the proposed public opens spaces should be well-used and enjoyed
both by new residents and the existing community in the area. This will
increase the level of activity within those spaces and help to encourage
community integration. The public open spaces will not present a
level of attraction likely to extend beyond the proposed and existing
neighbourhoods to the south-west, south, and south-east, and as such
are envisaged as attracting a level of usage appropriate to their location.
The towpath associated with the Grand Union Canal is already wellused as a leisure route, and it is anticipated that its future enhancement
as part of the development of Mickle Well Park may increase its usage
- but to a level that would still be appropriate to this location.
Management & Maintenance
‘Places that are designed with management and maintenance in mind
to discourage crime in the present and the future’
Long-term management of the site is important, particularly regarding
landscape management. This may be undertaken by Daventry District
Council as an extension of their maintanence of the Northern Valley
Park or alternatively a management regime may well be based on
the services of a private management company who will develop a
detailed plan for the ongoing maintenance of the shared aspects of
the development. Ensuring clean, tidy and well-maintained routes and
open spaces (and therefore that they are well-used for their intended
purposes) reduces the likelihood of spontaneous crime or anti-social
behaviour on those routes and in those spaces.

High quality and clearly defined landscaping, together with clearly
defined private, semi-private and public spaces, will aid in promoting
this sense of ownership and responsibility. The quality of space will
influence how much it is used and enjoyed, in turn influencing the
scheme’s ability to promote a sense of respect, community, and shared
responsibility.
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Development Character
The Illustrative Masterplan supports the outline planning application
by demonstrating how the Parameter Plans can form the basis for a
development rich in character and diversity, especially in its response
to landscape and topography. Each of the proposed clusters of
development will benefit from a landscape setting that defines them as
connected ‘mini-neighbourhoods’. On no part of the site will visitors or
residents be more than 120m from a significant area of green
open space.
Within clusters of development the Illustrative Masterplan indicates
open spaces as focal points, places of encounter and interaction
that would also aid legibility and wayfinding through the wider
neighbourhood. The artist’s impression on this page shows how one
such space might look, incorporating landscaping and tree planting as a
central feature around which the space, and routes, are arranged.

Key plan
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Artist’s impression: conceptual sketch of a ‘mini-neighbourhood’ within the development where routes are arranged around central planting area.
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The Illustrative Masterplan and Parameter Plans reflect the importance
of creating a clearly defined ‘point of arrival’ at Mickle Well Park when
accessed from Ashby Road. This area offers the best opportunities for
access by bus services, and the western area of the site is envisaged
as a focus for community activity with the Primary School and proposed
Community Hub. The adjacent artist’s impression shows how this arrival
space could be arranged.

Key plan
Artist’s impression: conceptual ssketch of the community hub with arrival square, community use facility and bus stop.
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The towpath associated with the Grand Union Canal (where it passes
through the Braunston Tunnel) represents an important existing attribute
of Mickle Well Park, and the proposed scheme seeks to facilitate its
enhancement. The adjacent artist’s impression shows how a cluster
of housing would be positioned to the north of the towpath, between
it and the retained Fonsill Wood further into the site. Opportunities for
new children’s play areas could be explored as part of the towpath’s
enhancement.

Key plan
Artist’s impression: conceptual sketch showing the relationship between a housing cluster and the towpath.
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Parameter Plans
The proposed development of Mickle Well
Park is defined by a series of Parameter
Plans which form part of the outline planning
application. They fix key over-arching
principles for the development including
primary access into the site and the location
and scale of land uses. The set of drawings
are submitted alongside this Design & Access
Statement, each at 1:5000 scale. They are
reproduced (not to scale) and briefly
explained here.
The application is also supported by illustrative
material including a masterplan and landscape
strategy plan. These plans are consistent with
the parameter plans and indicate how the
detailed layout could evolve in accordance
with the Parameter Plans. Approval is not
sought for the details shown on this illustrative
material.
Land Use & Access
The adjacent parameter plan sets out the
proposed distribution of uses across the site
along with the primary access points and
primary street. Uses are grouped in three
categories covering building form - residential,
primary school and mixed use (residential
integrated with commercial / retail / community
uses). Various access points are identified
in terms of vehicular access and emergency
/ pedestrian and cycle access, as well as
access to Welton Place Farm. High quality
existing trees and hedges for retention are
also highlighted on the plan.

Land Uses and Access
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Green Infrastructure
This parameter plan categories the outdoor
space that makes up the proposed green
infrastructure across the scheme. These are
open space (buffers and existing hedgerows,
natural and semi-natural, parks and gardens,
children’s play area, young people’s play and
amenity green space); new woodland planting
and allotments. Indicative locations for surface
water attenuation ponds and play areas are
also identified. The plan also highlights high
quality existing trees and hedges for retention.

Green Infrastructure
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Density
This parameter plan sets upper limits to
density of residential development across
the site. Areas envisaged as being of highest
density are located at the proposed mixed use
area towards the main entrance to the site
where a strong urban form is appropriate.

Density
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Building Heights
This parameter plan sets upper limits to the
height of proposed buildings across the site.
As with the strategy for residential density,
the tallest buildings are permitted around the
proposed mixed use area, with additional
areas identified to act as focal points through
the development. Note that on sloping areas
of the site the proposal may include ‘stepping’
houses that may be two storeys on the side
facing up the slope and two and a half storeys
on the downward facing side. At the highest,
most prominent parts of the site, where
existing and proposed tree planting will form a
backdrop to the new development, housing will
be limited to one storey.

Building Heights
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Proposed Site Sections
Across these two pages illustrative cross-sections show how the
proposed development would follow the gradients across the site. The
sections are taken along the same lines as those showing the site as
existing, featured on pages 25 and 26.

Proposed section AA

Proposed section BB

Key

A

Public Open Space
Gardens
Roads

B

Shared Surface
Shared Drives
B
A

Key plan
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Proposed section CC

Proposed section DD

C

D

Key
Public Open Space
Gardens
Roads
Shared Surface
Shared Drives
Canal Towpath

D
C
Key plan
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Landscape Strategy
The landscape strategy is to create a high
quality, sustainable Green Infrastructure. This
diagram gives an overview of the framework
the green infrastructure will provide for
development at Mickle Well Park.

Retention, enhancement
and extension of the existing
hedgerow to the northern
boundary provides a green
setting to the development
when viewed from the south

Trees / woodlands and hedgerows will be
largely retained and enhanced under the
emerging development proposals, which also
include the provision of extensive areas of new
landscape planting. It is considered that the
use of a planting scheme based around the
use of native species of local provenance, and
including areas of new tree, scrub, hedgerow,
species-rich grassland and wetland planting
is likely to result in significant enhancements
to the biodiversity value of the site over the
existing situation, and would be of benefit to a
range of species including bats, birds, reptiles
and amphibians.

A SuDS scheme meanders
through the development

The existing hedgerows, groups
of trees and Fonsil Wood
provide a winding linear green
park which meanders through
the development, providing
recreational opportunities as well
as a strong landscape framework
for the development

A series of footpaths wind
across the open space to
the east, allowing access to
woodland walks

Woodland belt
planted along new
roundabout access
from the A361
screens views of
the road from the
development and
school

School grounds provide
a landscape buffer to
the recreational route

Landscape Masterplan
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Woodland planting extends
the existing woodland
at Bridge Spinneys and
encloses views of the
development from the north

Strong green corridors
break up housing areas
and provide pedestrian
and cycle access

Bridge Spinneys
A new area of public open space
extends the existing area to the
south, creating a destination
park for residents of the
surrounding developments

The SuDS scheme provides
opportunties for recreation
on the network of footpaths
as well as opportunuites for
informal play
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Grassland

Sustainable Drainage

New tree and
shrub planting

The vision for the Sustainable Drainage System (SuDS) for
Mickle Well Park involves the creation of spaces focussed around
attenuation features of a variety of scales, which respond to the
changing seasons and weather.

Basin with
marginal
planting
New woodland
planting
Meadow

1
4

Paths
SuDS features
and streams

3

Smaller scale features, such as planted swales, streams and
pools are set amongst the housing, and are incorporated within
open spaces throughout the site.
Water from the SuDS scheme flows downhill towards the large
open park (pictured) in the south east of the development where
a gently undulating basin will fill at varying times of the year in
response to rainfall. This basin will remain dry for much of the
year, providing an open park with rich planting.
Stepping stones, board walks and strips of planting provide
opportunities to interact with the dry basin, the gentle topography
providing a setting and space for informal play.

2

The SuDs scheme during times of flood and heavy rainfall

1

2

3

4
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2

The retention of the existing trees and
hedgerows on site provides an opportunity
to create a linear park which meanders
through the development, following the
course of former field boundaries.
Throughout the park a series of trim trail
stations will provide recreational
opportunities for residents of Mickle Well Park,
as well as create a park ‘destination’
for the surrounding communities.
The trim trail equipment will respond to the
site and setting predominantly being made
of timber. Each station will benefit from an
information post providing challenges and
linking the equipment into the wider trail.
Each station on the trim trail can also be
enjoyed independently, perhaps whilst on
a walk through the woodland and along the
trails, or used as play equipment by
all ages.

2

3

4
3

1

The park provides links into the surrounding
open countryside, joining onto the
recreational route to the south
4

Existing trees and hedgerows
New tree planting
Trim trail equipment
station
Paths

Linear park and trim trail
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Grand Union Canal Recreational Route

1

This recreational route runs along the southern
site boundary. As part of the Mickle Well Park
development, the route will benefit from
resurfacing and an increase in width to allow
easier use by walkers and cyclists. These
works will be carried out in accordance with
Canal and River Trust design guidance.

B

1

Along the route, a series of interpretation
boards will provide information on the history
of the canal, as well as information on the
SuDS system at Mickle Well Park. Walkers
can also stop off and make use of the
extensive linear park and trim trail extending
into the development.

A

1
A

1
2

1

The retention of existing trees within the
development, along with extensive new tree
planting will provide a landscape buffer
between path and development. Houses will
be orientated towards the path along its central
section, providing an active, positive frontage
to the path. The new school grounds provide
a landscape buffer in the west, and the new
public open space a buffer in the east.

2
Views to SuDS pond and linear green space

Meadow edge to footpath and
edge of Public Open Space

Towpath stopping
place with signage

SuDS pond, edges planted with marginal vegetation to
provide visual interest through the seasons

Section AA
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Grand Union Canal Recreational Route

Views to POS

Meadow edge to footpath and edge of
Public Open Space, bands of meadow
planting run through the open space

Towpath stopping
place with seating

Play area, surrounded by meadow planting and
gentle landform

Tree and meadow
edge to housing
development

Access road

Housing with
front gardens

Section BB

C
Site boundary
C

B

B

Meadow edge to footpath and
edge of Public Open Space
Section CC
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Towpath

Housing with front gardens
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Indicative Development Phasing
As part of the design process it has been
important to demonstrate that the proposed
development could be constructed under a
logical phasing programme, delivering housing
at a suitable rate and ensuring that each
phase can achieve a suitable housing mix, in
terms of tenure and type. It is envisaged that
construction will take place in a west to east
direction across the site.
The adjoining plan and schedule illustrate
how this phasing programme could be
implemented.

Indicative phasing Plan
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Phasing
The scheme will include three main phases of approximately 150
units. Each phase will include an element of affordable housing (to be
provided by Orbit Housing), two private elements and a self-build plot.
This will allow for four outlets in each phase at any one time and will
ensure delivery of the units in a timely manner. A Phasing Plan will
support the application and will be referenced within the s106.

Multiple Outlet Site Development
Affordable
Housing

Private Housing

Programme
Months

Cum
Months

Cum
Years

Receipt of Decision Notice

0

0

0.00

Prepare 1st Phase RM &
Details Pursuant

8

8

0.67

Final Approval of all 1st
Phase Matters

6

14

1.17

Start of Work on Site

2

16

1.33

Activity

Developer 1

Total

Developer 2

Self-Build
Phases

Total
Housing
Units

RP Developer

Phase 1

31

58

6

37

132

14

30

2.50

Phase 2

38

78

6

42

164

14

44

3.67

Phase 3

36

73

12

33

154

14

58

4.83

105

209

24

112

450

-

58

4.83
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Orbit Homes
Orbit Group is one of the largest housing organisations in the country,
providing more than 38,000 homes in the Midlands, South East, London
and the East of England. We’re committed to our purpose of Building
Communities by working together to improve the social, economic and
environmental prospects of people and communities.
Orbit Homes is the development and sales division of Orbit meaning
that we build and sell homes for social and private rent, for market sale
and for shared ownership. In 2013-14, we were rated as the largest
housing association developer outside of London creating over 1,000
homes every year. We’re different to other housing developers as our
surpluses are re-invested into the business to build more affordable
homes and invest in the communities where we work.
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Orbit Homes and Landform Daventry Ltd: working together for
the community
We’re working in partnership with Landform Daventry Ltd to bring home
ownership options to Mickle Well Park. The development will bring a
range of affordable and market housing to the area; so whether you’re
looking for your first step on to the property ladder, an experienced
buyer, or looking for an affordable rented home, there will be an
opportunity for you at Mickle Well Park.
Affordable homes for you
Mickle Well Park has scope to provide to 450 new homes; 120 of these
homes will be affordable homes. We are responsible for building this
element of the new development. This means that the development
will offer a range of tenures, including: affordable rented, intermediate
rented and shared ownership. The proportion of these tenures is yet
to be decided but will be agreed in conjunction with Daventry District
Council’s housing teams.

Mickle Well Park, Daventry

Market sale (private housing)
Orbit Homes also builds new homes for market sale. Mickle Well Park
provides an opportunity to build much needed new homes for the local
community.
Self-Build Phases
Daventry has seen successful self-build housing at the Drayton
Reservoir site and the Town Council are keen to see more builds of
this nature at Mickle Well Park. We have experience of successfully
delivering self-build projects so if want to fulfill your ‘Grand Designs’
ambitions, we can help.
We believe that developing Mickle Well Park will be a good thing for
Daventry. It will not only bring much needed affordable and private
homes to the area but provide local people with housing choice there’s a housing option for everyone. We have also estimated that the
affordable element alone will generate £7m for the local area and create
around 120 jobs. As mentioned, we’re currently only responsible for
the affordable housing element, but if we were to deliver the whole site
we believe this would then generate over £55m for the area and create
400 jobs for local people. We’re based in the midlands so we already
have the infrastructure, knowledge and strong partnerships with local
stakeholders to manage and build a new and exciting community at
Mickle Well Park.
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Self-Build Element
It is intended that Mickle Well Park will deliver approximately 24
self-build serviced plots across the site in three phases for sale to
private individuals.
There is considerable market interest and demand for self-build housing
in the UK. This is supported by the Government which has said that
they wish to see the annual rate of housing delivered through self-build
schemes double from around 8% to 16% of all new
homes built.
Consultants can be engaged to assist with the
design and delivery of self-build housing

Interest in - and support for - self-build is growing

In the April 2014 budget the Government said it would make a £150
million Custom Build Serviced Plot Fund available to help bring forward
more land. This will support the forthcoming ‘Right to Build’ scheme that
will give individuals the right to purchase land from councils for self-build
projects. The fund will open for applications on 30 September 2014.

Self-Build Housing
Self-build, or custom build as it is also known, can be defined as
new build housing where someone directly organises the design and
construction of their new home. However, there are numerous different
forms of self-build housing; from the individual who wishes to physically
build the home themselves, to community self-build projects, factory
built homes delivered and erected onto a prepared site, through to
people who will appoint their own architect and contractor to create their
dream home.
Design Framework
It is intended that Mickle Well Park will provide a wide range of housing,
from starter homes through to executive homes. It is intended that
serviced self-build plots will be available for purchase, with the buyers
having the freedom to design and construct their own property.
The plots will be located throughout each phase of the site and will be
available in different sizes to meet a range of budgets.
The Plots
Plots sizes will be generous enough to allow adequate freedom of
layout but the spacing between dwellings and the plot boundaries will be
controlled in order to provide a sufficient standoff space to protect the
amenity of adjacent residents in terms of overlooking and dominance of
nearby properties. All proposals should allow sufficient access for the
proper maintenance of buildings and boundaries.

Plot layout principles will be set to ensure a coherent
development pattern and appropriate neighbouring
conditions

Legal Issues
Freehold self-build plots will be sold via a contract of sale incorporating
the Law Society Standard Conditions of Sale. The sale contract will also
comprise a Design Framework dealing with the details of the delivery
conditions of the individual house designs.

Homes can be designed to suit all
lifestyles

Disposal of self-build plots will be conditional upon the provision of
services and infrastructure, to an agreed standard and capacity, up to
the boundary of the plot by the developer. On completion, title to the
individual plots will be registered at Land Registry. The infrastructure
and services supply will be supported by appropriate warranties from
the building contractor responsible for the work with the intention being
that they will be adopted by the local authority.
This means that individuals will be able to purchase a plot of land with
confidence that all title, contract and technical issues will be in a form
acceptable to lending institutions. This will allow mortgage finance to be
available to purchasers (subject to their individual financial status) with
which to undertake the construction of the homes.
Detailed design proposals will be submitted to Daventry District Council as Reserved Matters Applications

Freedom and flexibility in design will be accommodated

Page 90

Delivery & Phasing

Flood Risk and Surface Water Drainage
The proposed layout takes into consideration the two potential sources
of flooding identified at the site i.e. reservoir failure and surface water
run-off. The former is unlikely to occur but all built development has
been avoided in the area highlighted as a reservoir inundation zone as
a precaution. The identified surface water flood flow routes have been
incorporated (with some realignment) into the development in the form
of blue green corridors.
Surface water run-off from the proposals will be managed with a
series of SuDS features culminating in three attenuation basins. The
outfalls from each basin will be restricted to the greenfield run-off rate
calculated for the area and they will be sized to manage the 1 in 200
annual probability storm inclusive of 30 % climate change allowance.
The run-off will meet all Environment Agency criteria and will be
less than the current run-off rate, thereby reducing impact on
neighbouring land.
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Services
We have made detailed enquiries of the ability of the local service
infrastructure to serve the proposed development in this location with
the results summarised below.
Electricity
There are high voltage overhead cables crossing the site’s central
parcel (providing a supply to Welton Place Farm) and the site’s southern
parcel. It is necessary to divert these cables to facilitate the proposed
development. This high voltage service can be extended to serve the
proposed development with sub-stations required to transform the
voltage to provide individual property supplies.
Gas
There are existing medium and low pressure gas mains within the
adjacent local road networks to the south of the site. The gas main
within Welton Lane has sufficient capacity to serve the proposed
development.
Water Supply
Existing potable water mains are located within the local road
networks to the south and east of the site. The connection point for
this development has been identified to the south-west at the A361/
Farnborough Drive roundabout. Local off-site reinforcements have been
identified by Anglian Water where the developer will provide a financial
contribution. The developer will also provide a financial contribution
to strategic upgrade works which have been designed to cater for the
predicted growth in this area.

Telecommunications
BT has a statutory obligation to provide telecommunication services but
it will be the developer’s responsibility to arrange the required service at
the appropriate time when the development proposals are advanced.
BPA Fuel Pipelines
Underground BPA fuel pipelines cross the site. The proposed layout
will respect the location of this infrastructure and the associated 6m
easement. Crossing of the fuel pipelines is acceptable to BPA subject to
the detailed design respecting the integrity of this infrastructure.
Wastewater Drainage
Whilton Water Recycling Centre has capacity to treat the flows
arising from the proposed development. The connection point for this
development has been identified as the gravity sewer immediately south
of the site. Local off-site upgrades have been identified by Anglian
Water where the developer will provide a financial contribution.
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Energy Statement
The Micklewell Park development has been designed with due regard
to the energy and sustainability standards set by Daventry District
Council’s Local Plan, West Northamptonshire Joint Core Strategy
Pre-Submission (2011) and Daventry District Council and South
Northamptonshire Council’s Energy and Development SPD. A key
objective in the design of the development has been to maximise the
viable reductions in total energy use and carbon dioxide emissions from
the scheme by first incorporating passive design measures, followed by
the specification of an efficient building fabric, achieved through a very
high standard of construction and the use of building systems and plant
selected to optimise the efficiency of the systems by matching installed
capacity to anticipated building demand.
Building Services and Low and Zero Carbon Technologies
The proposed method for both space heating and water heating
provision for the residential units and primary school is expected to
be via highly efficient gas boilers. The optimised masterplan designs,
topography of the site and proposed natural ventilation strategy will
further reduce the energy demands of the residential units. All units will
be fitted with energy display devices to display electricity and primary
heating fuel consumption data encouraging occupants of the dwellings
to reduce their energy use.
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Cooling demand of the primary school will be minimised through the
use of occupant controlled shading and glazing systems optimised to
reduce solar gain. The internal lighting design will be closely aligned
to the internal daylight levels received by the building through the use
of daylight sensors and presence detecting controls to reduce the use
of artificial lighting. The use of sub-meters for all major energy loads
will allow the energy consumption of the building to be monitored and
adjusted according to the energy demands of the building.
Roof mounted solar technologies will provide a proportion of the
developments energy demand. Solar hot water systems and
photovoltaic (PV) panels have been identified as the most suitable
option for the site due to the topography of the site sloping towards
South and ease of integration.
Sustainability
The residential dwellings will be designed and constructed to achieve
Code for Sustainable Homes level 4, whilst the primary school will
achieve a BREEAM New Construction 2014 Very Good rating,
demonstrating a high standard of environmental performance against
nationally recognised sustainable building standards. The energy
strategy will ensure that the minimum standards of Code for Sustainable
Homes Level 4 is met (19% improvement over Part L1A:2013) for the
residential units and 3 credits under BREEAM Ene 01 Reduction in
CO2 emissions is robustly targeted for the primary school.

The development will incorporate a range of water efficiency measures
to reduce the internal potable water consumption to less than 105 litres/
person/day through the use of practical water efficient fittings. The use
of external rainwater harvesting butts will be encouraged for use in the
private gardens.
Preference will be given to the selection of sustainable materials
with a low environmental impact over their life cycle, as well as
sustainable procurement and waste disposal. The environmental
impact of construction activities will be minimised through best practice
management principles, registering the site with the Considerate
Constructors Scheme and the implementation of a Site Waste
Management Plan.
Consideration has also been given within the accompanying technical
reports on the environmental performance of the scheme with respect
to enhancing the ecological value of the site, the use of Sustainable
Urban Drainage systems, accessibility of the site and sustainable
transport options and minimising the impact of noise and air pollution.
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Contributions
Wider Road Improvements
The following are the wider road improvements proposed and form a
part of the Mickle Well Park application:
1.

Construction of new roundabout access to the site from the A361
Ashby Road;
2. Construction of pedestrian, cycle and emergency vehicle access to
the A361 Ashby Road, with bollards to prevent vehicular access at
all other times except emergencies;
3. Construction of new footway/cycleway on the A361 Ashby Road on
the east side of A361 Ashby Road from the south-west corner of
the site to the existing footway/cycleway 62m to the south;
4. Construction of pedestrian, cycle and emergency vehicle access to
Welton Lane and new footway on Welton Lane comprising:
•
3m footway/cycleway/emergency access into the site;
•
Bollards to prevent vehicular access at all other times
		except emergencies;
•
Construction of a new footway on the west side of Welton
		
Lane from the existing farm track to tie in with the existing
		
footpath into Lang Farm 194m to the south;
•
Upgrade the surface across the dropped kerb access to match
		new footway;
•
Upgrade existing footway in to Lang Farm to match the new
		
footway and provide a consistent surface to the route; and
•
Provide a new crossing point, subject to demand and the
		Monksmoor development;

Key
Existing links
Proposed /
enhanced links
Proposed
links within
development
Existing bus
route D2 and D3
Existing bus
stops
Wider Road Improvements
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Provision of a new traffic signal control crossing on the A361
Drayton Way east of Ashby Road and improvements to the footway
along the west side of A361 Ashby Road from the existing footway
south of Farnborough Drive to the new crossing comprising the
replacement of the existing footway on the west side of A361
Ashby Road including new footway near the crossing.

In addition, financial contributions will be provided for the following:
6. Contribution to NCC/DDC to be put towards improving the bus
services to the site;
7. Contribution to DDC to fund the provision of pedestrian / cycle
enhancements through the Public Open Space land;
8. Contribution to DDC to fund a school crossing patrol at the A361
Ashby Road / Farnborough Drive roundabout;
9. Contribution to NCC/DDC to cover the cost of a permanent Traffic
Regulation Order for the change in speed limit on the A361 Ashby
Road north of the from Application Site access junction to 40mph;
10. Contribution to NCC/DDC for the implementation of a residential
Travel Plan;
11. Contribution to NCC/DDC to go towards implementing the Daventry
Town Transport Strategy; and
12. Strategic highway contribution to NCC/DDC for the A45
Flore Weedon Bypass.

Delivery & Phasing

Section 106
It is anticipated that the Section 106 Agreement (and Section 278
for off-site highway works) will include the provision of contributions
towards the following:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Provision of 1.9ha site for a site for a 2FE primary school;
Provision of Affordable Housing at 25%;
Provision of Public Open Space and associated maintenance;
Serviced allotments;
Canal towpath contribution and upgrade work;
Transport infrastructure both on and offsite;
Travel plans;
Bus contribution;
Daventry Link Road;
Town centre contribution;
Youth and community facilities;
Improvements to the Phoenix Youth Centre;
Education provision across all age groups; and
Healthcare.

The actual sum, triggers and precise wording is to be agreed during the
application process. A number of the contributions are identified in the
Daventry District Council Infrastructure and Developer Contributions
Supplementary Planning Guidance (October 2013). All contributions
must be substantiated and justified in the context of the NPPF and
Regulation 122 of the Community Infrastructure Levy Regulations 2010.
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Inclusive Design
Inclusive design aims to create places without barriers that involve
people in undue effort, separation or special treatment and enable
everyone to take part in day-to-day activities independently. The
proposed development will be designed to provide barrier-free access
for all, with particular regard to the needs of the disabled. Particular
consideration must be given to the requirements of the Equality
Act 2010.
The Equality Act became law in October 2010. It replaces previous
legislation (such as the Race Relations Act 1976 and the Disability
Discrimination Act 1995).
The Equality Act 2010 aims to protect disabled people and prevent
disability discrimination. The majority of requirements covered by the
Act in relation to residential dwellings are already covered by the
various sections of the Building Regulations, particularly Part M
(Access). These measures include level access, lighting, handrail
design, lift /stair design, and textures of materials. In the context of this
application, the aspects of the Act most pertinent to the proposals are
those concerning disabled people.
Safe access to buildings will be achieved through the treatment of the
site as a pedestrian-friendly environment, where vehicle speeds are
limited through traffic calming and the careful design of vehicular routes.

Principles advocated by Manual for Streets and Manual for Streets 2
are applicable to the masterplan and have been considered in
developing the illustrative masterplan. The proposal is for a scheme that
works with the existing topography across the site, avoiding any
substantial remodelling of the landform.
Whilst designing streets, the following must be considered;
•
A maximum longitudinal gradient of 5% is desirable. For tertiary
streets, a gradient of 6% may be acceptable.
•
In the steeper parts of the site, a maximum gradient of 8% is
acceptable.
•
Furthermore, the opportunity exists to upgrade the surface
treatment of the existing public footpath through the site
increasing its accessibility to cyclists, wheelchair users, those with
impaired mobility, and those with pushchairs.
The development will be designed and built in full accordance with the
Building Regulations which set out technical standards for the quality /
performance of buildings. Part M of the Building Regulations concerns
‘Access’ and ensures that the design of buildings does not preclude
access for the disabled. In order to comply with Part M, the residential
blocks of apartments will incorporate related measures such as ramped
/ flush access with suitable handrails, guarding where appropriate, and
compliant lighting design. Compliant ramps will be provided externally in
addition to steps where changes in levels demand.
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Access Proposals
Key

To the west, a footway/cycleway connection will be made direct to the
A361 Ashby Road and the development will deliver an enhancement of
the footway/cycleway on Ashby Road and a new Pelican crossing on
Drayton Way, completing the route to the town centre.

New footpaths/cyclepaths
Improvements to existing
footway
Pedestrian, cycle and
emergency access

To the east, a footway/cycleway connection will be made direct to
Welton Lane and the development will deliver an enhancement of the
footway/cycleway along Welton Road between the existing footway and
Lang Farm.

Existing bus service 10 & 12
Proposed bus route into site

To the south, the development will connect to Lang Farm and the
existing footway/cycleway routes to the town centre. The site will
connect to the road network at the A361 Ashby Road. The site access
junction will be in the form of a new roundabout on the A361. This has
been subject to a stage1 Road safety Audit and capacity testing. The
junction has been agreed in principle with NCC.

Bus route D2 & D3
Bus stops

Discussions have been held with NCC and Stagecoach regarding the
bus strategy for the site; the options being considered are:
1.

The diversion of the 10/12 a short distance into the site. This
is subject to the diversion being a very short length of feature
entrance to a high quality bus stop (with cycle parking) and turning
circle - no frontage access should be provided along this route to
prevent obstructive parking

2.

An extension of the 11 bus service to privide half hourly service
that will undertake a loop within the site and connect with Daventry
Town Centre. The 11 is currently an hourly service provided by
Stagecoach between Daventry and Long Buckby. This strategy
would provide four buses per hour to Daventry (including one to
Long Buckby Station) and two buses per hour to Rugby (including
one bus per hour to DIRFT). Additional services to DIRFT will be
provided through the DIRFT III obligations in due course.

As requested by the NCC, the primary routes within the site have been
designed with a 6.5m carriageway so that these can accommodate a
busy should this option be pursued. The developer will make a financial
contribution to fund local bus service improvements to serve the site.
Proposed Connections
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Proposed Roundabout
Two main options have been considered for the site access on the A361
Ashby Road - a ghost island junction or a roundabout junction. The
roundabout option is preferred by NCC and has been incorporated into
the final scheme.
The roundabout when it leaves the existing road will be above the
existing ground level as Ashby Road is on an embankment at this point.
The existing cover on the fuel lines will be increased through the
construction of the roundabout. Agreement will be sought from BPA
prior to commencement of highway works within 3m of the high
pressure fuel pipelines.
Construction of new roundabout junction on the A361 Ashby Road will
be in accordance with drawing ITB9044-GA-002 Rev E and comprise:
•
•
•
•

40m inscribed circle diameter;
Site access arm to provide a 6.5m wide carriageway;
Existing hedgerow on A361 Ashby Road to be cut back to provide
215m visibility southbound towards the roundabout (suitable for the
prevailing 60mph speed limit);
Existing hedgerow on A361 Ashby Road to be cut back to provide
120m visibility northbound towards the roundabout and southbound
on exit from the junction (suitable for the prevailing 40mph speed
limit south of the roundabout).

Proposed roundabout from the A361 Ashby Road
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Wider Highway Improvements
Figures 1 and 2 illustrate the proposed improvements to the existing
footway/cycleway along the west side of the A361 Ashby Road from
the existing footway/cycleway south of Farnborough Drive to the A361
Drayton Way roundabout along with a new signal controlled crossing
on Drayton Way just to the east of Ashby Road is shown in drawing
ITB9044-SK-003B. This includes the following:
•
Improvements to the existing circa 1.8m wide footway/cycleway on
the west side of A361 Ashby Road adjacent to Drayton Reservoir
and new footway/cycleway up to the location of the new crossing.
The improvements will provide a 2m wide footway/cycleway with a
1m verge between the footway and the carriageway;
•
Provision of dropped kerbs and tactile paving at the north and
south access points to the reservoir access road; and
•
Provision of a new signal controlled crossing on the A361 Drayton
Way, approximately 60m west of the roundabout junction of A361
Ashby Road/Sedgemoor Way/A425 Northern Way/A361 Drayton
Way.

1. Proposed crossing improvements on Drayton Way

3
4
5
2

Key
Existing footway
1

Proposed footway
Pedestrian, cycle and
emergency access

Key plan
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3. Proposed pedestrian, cycle and emergency access

Figure 3 illustrates the proposed pedestrian/cycle/
emergency access from Ashby Road and the short
section of new footway/cycleway along the eastern side
of Ashby Road to tie into the existing footway/cycleway
at the Ashby Road/Farnborough Drive roundabout to the
south is shown in drawing number ITB9044-SK-011C.
The key features of this are:
•
Provision of a 3m wide footway/cycleway/
emergency access into the south-west corner of the
proposed development;
•
Removable bollard(s) to prevent unauthorised
vehicular access; and
Key
Existing footway
Proposed footway
Pedestrian, cycle and
emergency access

•

Construction of a new 2.5m wide footway/cycleway
on the east side of A361 Ashby Road from the
south-west corner of the site and the existing farm
track to the existing 2.5m footpath/cycle path to
the south.

It is proposed that the pedestrian/cycle/emergency
access from the A361 Ashby Road along with the new
footway/cycleway along the eastern side of Ashby Road
will be lit to NCC’s standards.
The pedestrian/cycle/emergency access is along the
canal towpath route. The towpath will be improved to
provide a 3m wide footway/cycleway broadly east-west
through the site, in accordance with the Canal and
River Trust’s specification. The route will be suitable for
emergency vehicles. It will also accommodate vehicles
related to canal activities move from one end of the
tunnel to another in case of emergencies.

4. Proposed pedestrian, cycle and emergency access only

Figure 4 and 5 illustrate the construction of
pedestrian, cycle and emergency vehicle access to
Welton Lane and new footway on Welton Lane
comprising:
•
•

3m footway/cycleway and emergency access
into the site;
Removable Bollards to prevent unauthorised
vehicular access;

5. Proposed footway link to connect to existing footway

•

•
•
•

Construction of a new footway on the
west side of Welton Lane from the existing
farm track to tie in with the existing
footpath into Lang Farm;
Upgrade the surface across the dropped
kerb access to match new footway;
Upgrade existing footway in to Lang Farm
to match new footway; and
Provide a new crossing point, subject
to demand and the Monksmoor
development.
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Street Hierarchy
The Illustrative Masterplan demonstrates
how a coherent network of routes can be
established at Mickle Well Park, ensuring
legibility and structure, whilst ensuring that
street types are appropriate to their purpose
and the element(s) of the development that
they serve. The adjacent plan indicates
a proposed street hierarchy across the
Illustrative Masterplan, whereby the main
access from Ashby Road connects logically to
primary routes, which in turn feed secondary
and tertiary routes. The objective is to ensure
a permeable development but also one where
vehicular traffic is reduced on secondary
routes and minimised on tertiary routes.

Key
Site Entrance
Primary route
Secondary
route
Tertiary route

Street Hierarchy
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Primary Streets

Section AA

Section BB

Section CC

B
C

A

C
B

D

A
D

Key plan

Section DD
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Section EE

Section GG

Section FF

Section HH

E

F

G

H

F
E

Key plan
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Summary

Summary
Section 2 evaluates our assessment of the application site and its
potential development. From this evaluation a set of design principles
were established (pages 49 and 50), on which the design proposals
have been based. These principles directly inform the layout as shown
in the illustrative masterplan, the proposed green infrastructure as
described in our landscape strategy, and the proposed mix of housing
types.
In summary, the illustrative proposals for Mickle Well Park have been
designed to create:
•

a neighbourhood that defines the northern edge of the continuously
expanding town;

•

a neighbourhood that integrates well with the existing and proposed
neighbouring development;

•

a development that consists of wider community facilities such as a
primary school and a community hub;

•

a development that responds to the topography of the site and the
landscape character;

•

a positive frontage along existing Northern Valley Park to the south;

•

enhancement to the existing Canal towpath and Conservation
Area;

•

a permeable neighbourhood;

•

new accessible public open space;

•

an appropriate, viable and sustainable mix of tenures and house
types;

•

a place with its own identity, but one that compliments its
neighbours and edge of town location; and

•

a development that is deliverable within the required timescale.

We believe that the proposed development at Mickle Well Park would
represent a natural sustainable extension of Daventry, one that would
connect to and integrate with the town whilst benefiting from the many
existing facilities and amenities it offers. In turn, the development would
positively contribute to the town, through the provision of a rich and
appropriate mix of housing types and through the provision of
infrastructure benefits both on and beyond the application site.
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Ecology Solutions Ltd.
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Orbit Homes is one of the largest private and
social housing providers in the UK, with a portfolio
of 39,000 homes and around 1,400 employees.
It has an annual turnover of £200m and currently
develops around 1,000 homes a year with a target
to deliver 12,000 new homes by 2020. It has lead
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in terms of funding allocation.

T. +44 (0)1256 338640
F. +44 (0)1256 338644

T. +44 (0)845 450 7908
F. +44 (0)845 409 4520

T. +44 (0)1603 759618

i-transport.co.uk

createconsultingengineers.co.uk

atcoombes.com

Landform works in partnership with landowners,
local authorities and other stakeholders to deliver
land for housing. The company has a successful
track record of gaining planning consent, even
for the most complex sites.
This success comes from always putting
a high priority on meeting local needs
and taking the impact of new development
into account. In this way value is increased for
everyone, not just the developers.

Orbit Homes
Garden Court, Harry Weston Road
Binley Business Park
Coventry, CV3 2SU
+44 (0)2476 437 040

Design & Access Statement

Landform Estates Ltd
23-25 Great Sutton Street
London EC1V 0DN
+44 (0)20 7017 1788
info@landformestates.com
landformestates.com

Page 115

Mickle Well Park, Daventry

