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1.1 Purpose of the Statement

This design and access statement has been prepared 
in accordance with the NPPF, by AFL Architects 
on behalf of Brook Smith Planning to accompany 
an application for outline planning permission for 
residential development with associated access, 
infrastructure, public open space and surface 
water management measures on an area of land 
south of Desborough (between Rothwell Road 
and Sycamore Drive), Northamptonshire.

This document should be read in conjunction 
with the supporting Planning Statement and 
supporting technical reports. The purpose of this 
DAS is to clearly explain and illustrate the project’s 
urban design and access principles. The DAS 
provides a sufficient level of detail and clarity in 
which to inform reserved matters applications, 
and to ensure a high quality development.

1.2 Methodology

The structure of this document and the detail 
within follows the guidance from CABE’s 
‘Design and Access Statements: How to read 
and use them’ (2006) and Part 2, Article 8 of 
the Town and Country Planning (Development 
Management Procedure)(England)Order 2010.

The following design principles and concepts 
which have informed the development and 
are as follows identified within the DAS:

•	 Understanding and Appraising the Context

•	 Development Strategy and Vision

•	 Use and Amount

•	 Design Principles

•	 Layout and Access

•	 Scale

•	 Landscape

•	 Appearance

1.3 Vision

Our aim to create a development of high quality 
homes with a mix of tenures for south Desborough. 
The new, sustainable neighbourhood will be well 
connected to the surrounding areas and incorporate 
green recreational spaces and pocket parks and 
allotments. Bordering the Green Belt with views 
across the River Ise, the new development will 
sit in harmony with its surroundings, enhancing 
the characteristics of this unique area.

1.4 Objectives

The following six core objectives aim to 
help achieve the vision set out above: 

•	 To create a high quality built environment 
which makes the most of existing topography, 
landscape features, watercourses, wildlife 
habitats, site orientation and microclimate. 

•	 To create a new community with distinct 
architectural and landscape features which 
give the place a unique sense of character. 

•	 To deliver high quality housing 
and wider housing choices. 

•	 Provide new public facilities including play and 
recreational facilities, allotments and open space 
where the greatest number of new and existing 
residents can access them easily and safely. 

•	 To create development which is well connected 
to the surrounding area and facilities by road, 
footpath, cycle route and public transport links. 

•	 To deliver a sustainable community that 
cares for the town’s environment, makes 
efficient use of natural resources and 
mitigates against climate change. 

This document achieves this within 
the following sections:

Section 1 Introduction
Outlines the purpose of the document and 
the developments vision and objectives;

Section 2 Site Context
Considers the site and its surroundings in terms 
of the physical, social and planning context;

Section 3 Involvement
Outlines the stakeholder participation 
and consultation undertaken;

Section 4 Evaluation and Design Principles
Identification of the sites constraints and opportunities 
in order to establish the design principles which 
underpin the development of the site; and

Section 5 Design Proposals
Presentation of the design proposals including 
uses and amount proposed, access arrangements, 
layout of the development, scale of buildings, 
landscaping treatments and appearance.

Section 6: Summary
An overview of the aims and objectives 
for the development site.

1.5 Proposal

Proposal
The proposal is in outline with all matters 
reserved. That is, full details of the access, 
layout, landscaping, appearance, and scale 
are reserved for future agreement. 

The application proposes up to 304 dwellings 
as a mix of both market and affordable housing, 
along with associated open space, landscaping, 
highways, and utility infrastructure. 

The proposed dwellings will incorporate a mix 
of house types from one to five bedroom homes, 
and will include 30% affordable dwellings to a mix 
to be agreed with Kettering Borough Council. 

The layout contains areas of public open space, 
through which would run a cycle-friendly footpath. 
Water-attenuating swales would be included 
in some of the space and there would be the 
potential for a multi use games area (MUGA) in 
the central focal point space in the site and a 
Neighbourhood Equipped Area for Play (NEAP) 
would be located at the western end of the site.

All existing boundary hedging would be retained, 
save for the small section required to be removed 
to form the site access. The existing site access 
would be reused as a private driveway access. 
Most of the boundary trees will be retained too. 

All areas of open space have been designed to 
create further wildlife habitat, and encourage 
walking, cycling, and connectivity through the site. 

It is proposed that housing will fully address the 
streets and footpaths along their entire length, 
including around the areas of open space, to 
ensure they benefit from natural surveillance 
and do not become underused areas and 
routes that attract anti-social behaviour. 

Introduction
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2.1 Context

The application site is in Desborough, a town 
with a population around 11,000 located in the 
Borough of Kettering, in Northamptonshire 
between Kettering to the south and Market 
Harborough to the north. The site is in Desborough 
Parish and the Desborough Loatlands Ward.
Since the 19th century, rooted in its industrial past, 
Desborough has steadily grown. Initially, the majority 
of growth had been to areas south of the main railway 
line. More recently, new developments have focussed 
to the northern areas of the town, such as The Grange. 

The town has its own fire station, a library, a 
dental practice, Desborough and Rothwell Health 
Care Group surgery, veterinary practice, public 
houses and clubs both sporting and social, and 
four churches. Kettering is the borough town (KBC) 
with Desborough being the borough’s second 
largest town. It has one primary and one infant/
junior school Loatlands Primary School, Havelock 
Infants and Havelock Junior. Both Havelock schools 
have been extensively modernised and expanded 
in recent years and there is development currently 
underway at Loatland School which will double it in 
size. Secondary education is provided at Montsaye 
Community College in Rothwell, 2 miles away. 

The River Ise runs between Desborough 
and neighbouring Rothwell. The Wildlife 
Trust also maintains Tailby Meadow which 
is situated adjacent to the proposed site on 
the south eastern outskirts of the town. 

The town has very good traffic links, with the A14 a 
mile and a half to the south, the A6 half a mile to the 
west and the M1 and M6 motorways within half an 
hour’s drive. It has a frequent bus service to Kettering 
and Market Harborough (a busy market town in 
Leicestershire) with one bus per day on Wednesdays 
and Saturdays to Northampton, There is also a service 
which connects the town to Corby. Kettering and 
Market Harborough (both around 6 miles distant from 
Desborough have railway stations on the Midland 
Mainline route into London St. Pancras to the south, 
and Leicester, Derby and Nottingham to the north.

2.2 Social and Economic Context

Why do we need more homes?

Nationally, the County is facing a growing housing 
shortage with less houses being built and an 
increasing population. Consequently house prices 
have been increasing unsuitably with local people 
often being priced out of the area in which they were 
raised. Kettering Borough Council acknowledge 
their involvement in meeting the housing need for 
its growing population. The Council accept that 
the Borough not only needs to meet the minimum 
statutory requirements but exceed them. 

Why Desborough?

The North Northamptonshire Joint Core Strategy 
identifies the need to provide a minimum of 10,400 
homes within the Borough by 2031. Desborough is 
identified to provide a minimum of 1,360 of these 
homes. Although the developments to the north 
of Desborough are to provide the majority, other 
sites need to be found. Desborough has historically 
organically grown year on year. It is a sustainable 
town and is earmarked as a secondary level 
growth point within the Borough, after Kettering. 

The site is identified within the emerging Site 
Specific Proposals Local Development Document 
as a potential site that is suitable for residential 
development. This stance is supported by the review 
undertaken by Lathams for Desborough Town Council.

This Land south of Desborough has been 
identified by the Council as a sustainable location 
for an urban extension to Desborough town 
and this comprehensive masterplan has been 
drawn up by the Council for consultation. 

The site offers the opportunity to develop a co-
ordinated scheme which could provide a stronger 
and better defined urban edge to the settlement 
and which could integrate leisure and amenity 
spaces in the most visually sensitive locations. 

The site presently makes no economic contribution 
to the area and its continued vacancy is a 
detriment to the immediate surroundings.

The construction of the scheme will itself 
provide valuable construction jobs in a difficult 
economic climate, and benefit businesses in 
the nearby local centres. The construction 
phase will also be an opportunity for local 
people in terms of training and jobs.
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Proposed development site boundary

Land in the applicants control
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2.3 The Site

The proposed residential development site is located 
on the southern edge of Desborough. It is bordered to 
the south by the River Ise and by residential suburbs 
of Desborough to the north, and runs between 
the B576 Rothwell Road on the western boundary 
and Sycamore Drive on the eastern boundary, as 
shown adjacent. It measures approximately 13.29 
hectares (32.8 acres) in size and is in the ownership 
of joint landowners. National Grid Reference 
480987, 282716 denotes the centre of the site.

The site consists of several parcels of land comprising 
of a mixture of tarmac hardstanding, playing fields, 
arable fields and grazing pasture amongst isolated 
overgrown grassland areas. The fields on site are 
largely defined by hedgerows, scattered trees and 
fencing. Although buildings exist surrounding the 
site, there are no buildings currently on site.

The eastern portion of the site, adjacent to the site 
entrance on The Hawthorns, comprises former 
recreational fields and a small area of brownfield land 
with remnants of car parking areas and demolished 
buildings associated with the former leisure centre, 
which has been demolished. The western portion 
of the site includes two horse grazed fields, part of 
a large arable field and a small area of unmanaged 
land at the north-western corner. The site is bound 
to the north and northwest by the boundary fences 
of adjoining residential plots and St. Giles Church 
and to the west by trees and hedgerows along 
the B576 Rothwell Road. The southern boundary 
of the site is formed by the remains of the arable 
field, an unmanaged field dominated by tall herbs 
and Tailby Meadow Local Nature Reserve. 

The closest ‘Main River’ within the area is the River 
Ise, which flows in an easterly direction approximately 
20m to the south of the south-western corner of the 
Site. There are a number of ‘Ordinary Watercourses’ 
or land drains identified in the vicinity of the Site. 
One such Ordinary Watercourse (land drain) flows 
into the Site from the northwest corner of the Site 
and flows southward to discharge into the River Ise 
on the southern boundary adjacent to a road bridge 
carrying Rothwell Road. A second land drain is shown 
to be located in the centre of the Site and flows south 
from the Anglian Water Treatment Works, which 
discharges to the River Ise. A third flows from the 
north-east corner of the Site and routes along the 
easternmost boundary in a southerly direction and 
discharges into the River Ise. There are two other land 
drains located to the south of the southern boundary 
of the Site; both flowing north into the River Ise on 
the opposite (right/southern) bank of the river.

The site is located on predominantly level land, 
generally sloping slightly down towards the River 
Ise along the southern boundary, with isolated 
areas of steeper or more undulating topography. 
Particularly, the left bank of the River Ise at the 
site’s southern edge has a height of up to 2m with 
gradients commonly of approximately 50%. The area 
to the northwest of the site, know the local residents 
as ‘The Damms’ comprises a heavily overgrown and 
undulating bank rising towards Grade 1 listed St. Giles 
Church with gradients up to approximately 33%. This 
area adjacent to the Church is proposed to remain 
undeveloped and retained as public open space.
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Site Specific Proposals LDD Housing Allocations 2013, Kettering Borough Council

Site Specific Proposals LDD Housing Allocations 2013, Kettering Borough Council

Current site extent includes Site 72, 173 and 189

Discounted housing option

Site with potential for allocation

Strategic site - discounted

Green Space / Wildlife Site

Sustainable Urban Extension

Site with planning permission / planning 
permission subject to S106

N

Proposed development site boundary

Land in the applicants control

154110 Desborough South  | Design and Access Statement |  AFL Architects     

14



2.4 Planning Policy

Section 38(6) of the Planning and Compulsory 
Purchase Act 2004 requires planning applications 
to be determined in accordance with the 
Development Plan unless material considerations 
indicate otherwise. The Development Plan for 
the purpose of this application comprises:

•	  North Northamptonshire Joint Core 
spatial Strategy (CSS) 2011-2031

•	  Kettering Local Plan (KLP) 1995 - saved policies.

Whilst not part of the Development Plan the Courts 
have held that the Government’s statements of 
planning policy are material considerations which 
must be taken into account, where relevant, in 
decisions on planning applications and in March 
2012 the National Planning Policy Framework 
(NPPF) replaced most of the former Government 
Planning Policy Statements and Guidance.

The Planning Statement submitted with the 
application sets out and addresses the planning 
policies and material policy considerations which are 
relevant to the application and demonstrates that a 
residential redevelopment of the site is appropriate 
in principle. As to those policies which influence the 
design of the scheme, these include the following:-

National Planning Policy Framework:

NPPF para. 56 states that the Government 
attaches great importance to the design of the built 
environment, with good design being a key aspect of 
sustainable development. In summary NPPF section 
7 ‘requiring good design’ and para. 35 seek to:

•	  Establish a strong sense of place;

•	  Create & sustain an appropriate mix of uses, 
including green & other public spaces;

•	  Respond to local character and history, reflecting 
the identity of local surroundings and material 
whilst not discouraging appropriate innovation;

•	  Create safe & accessible environments 
where crime & disorder do not undermine 
quality of life or community cohesion;

•	  Create a visually attractive development and 
take opportunities to improve the character and 
quality of an area and the way it functions;

•	  Give priority to pedestrian & cycle movements; 
create safe & secure layouts which minimise 
conflicts between traffic & cyclists or 
pedestrians & consider the needs of people 
with disabilities by all modes of transport.

Local: 
Saved Local Plan Policies:

Policies 35 and D2.

Core Strategy Policies: 

1 -  Strengthening the network of settlements
5 -  Green Infrastructure
6 -  Infrastructure delivery and 

developer contributions
7 -  Delivering housing
9 -  Distribution & location of development
10 -  Distribution of housing
13 -  General sustainable development principles
14 -  Energy efficiency and 

sustainable construction 
15 -  Sustainable housing provision

Affordable Housing statement

KBC has been informed that the minimum percentage 
of affordable housing required by local policy will 
be 30% affordable housing - provision of 70% 
rent and 30% shared ownership.  The mix of sizes 
and tenure will be detailed in a future reserved 
matters application through consultation with the 
Planning Authority. It is expected that the delivery 
and management of affordable housing, and 
agreement of the details, will be subject to conditions 
and clauses in the S.106 Planning Obligation.
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2.5 Physical Context

Access

Vehicular access to the site of at least 4m in width 
may be gained via gated entrances adjacent to 
66 Valley Rise, from The Hawthorns and from 
Rothwell Road and an ungated entrance also 
from Rothwell Road. Pedestrian access may be 
gained via most residential roads and St. Giles 
Church to the north of the site, Rothwell Road 
to the west and from a footbridge crossing the 
River Ise in the south east corner of the site.

Desborough Pumping Station exists immediately to 
the south of the site. It is accessed via a concrete 
road that spans the site in an approximately south-
eastern direction from the access gate adjacent to 
66 Valley Rise. There are at least two 4m x 4m 0.7m 
concrete structures that are entered via manhole 
covers amongst other flush manhole covers 
located within the site boundary amid the pumping 
station and the residential estate to the north.

1 View towards site from Sycamore Drive

2 View to gate to Tailby Meadows

3 View towards site from Rothwell Road

4 Existing view between open spaces and built area at the south end of Valley Rise with the access road to the pumping station

1

2

3

4

1 2

43
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Site Context

contour height 90 - 124 (meters AOD) 
contour at 1m interval

N

Topography

A detailed topographic survey of the site was 
undertaken by NJC Surveys Ltd in October 2014. 
The topographic survey confirms the site generally 
slopes in a south-easterly direction. The extent and 
shape of the Site means that topography is variable. 
The north western most extent of the site towards 
St. Giles Church has a peak elevation of 108.89m 
AOD on the northernmost boundary and a low of 
97.64m AOD adjacent the southern boundary of the 
northernmost land parcel adjacent Rothwell Road; 
a fall of 11.25m or an approximate 1:7 gradient. This 
is the steepest section of the Site. The remaining 
central area has an elevation peak of 98.38m AOD 
located on the northern central boundary and a low 
of 89.79m AOD on the central southern boundary of 
the Site area identified for development; equivalent 
to a fall of 8.59m or an approximate 1:12 gradient.

Proposed development site boundary

Land in the applicants control
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1 View to water pumping station to the South of site 

2 Existing fencing backing onto the proposed development area

3 View from Ise Vale Avenue facing south towards the Ise valley and the hill on the other side of River Ise

4 Tailby Meadow to the south of the proposed development area to be retained

1

2

3

4

1 2

43
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 Surrounding 
Landscape Context

The landscape is typically an empty, gently 
undulating lowland landscape with expansive 
views of the Ise Valley, with large-scale arable 
farmland contained either by sparse trimmed 
hedgerows, shelterbelts, open ditches or stream-
side vegetation. There are scattered ancient 
woodlands and plantation that form important 
visual and wildlife features within the landscape.

A large majority of the outlying land is in arable land 
use, with the land within the application Site following 
gently undulating contours and ground topography, 
softly sloping towards the existing River Ise.

Tailby Meadow LNR is located within the south-
eastern corner of the Site adjacent the River Ise 
and associated with an area of the Site where 
constructed development will not be taking place.

Surrounding 
built form context

The immediate surrounding area is made up of 
urban residential directly to the north of the site 
and agricultural to the east south and west of the 
site. The density of the residential areas positioned 
immediately adjacent to the site appears to vary from 
around 20 to 37 dwellings per hectare. Residential 
properties of southern Desborough are situated along 
the northern boundary and adjacent to the site are 
all post-war. The housing on Dunkirk Avenue and Ise 
Vale Avenue estate was developed in the 1960’s and 
70’s. Millholm Road and Valley Rise to the northwest 
and Broadlands to the north east was developed 
in the 1980’s and 90’s.These estates resulted from 
housing allocations in Local Plans dating back to the 
early 1980’s. The most recent housing - completed 
in the last 15 years - is on Sycamore Drive, directly 
east of the site. This pattern of growth is typical 
for Desborough over the 80 years, resulting in no 

one dominant style of housing for the town, and 
bunches of cul-de-sacs accessed of minor loop roads, 
themselves accessed off principle roads in the town. 

There are many different architectural styles within 
the immediate surroundings, including typical 1980s 
residential development, consisting of semi-detached 
and detached units. Houses are predominant two 
storeys in height with pitched roofs and occasional 
chimneys. Brick the predominant material, with some 
render used, and with concrete tiles common. There 
are no heritage assets within the setting of the site.

View from site on the emergency vehicle access from Valley Rise looking towards housing on the Northern boundary
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N

Local Services and Facilities
Proposed development site boundary

Land in the applicants control

Facility / Service Distance Journey 
Time

Tailby Meadow Adjacent 
to Site

Under 1 
minute

Local Shop on 
Broadlands

140 m Under 2 
minutes

Bus Stops on 
Broadlands

150 m 2 minutes

Bus Stop on 
Rothwell Road

300 m 4 minutes

Desborough 
Doctor’s Surgery

310 m 4 minutes

Desborough Library 320 m 4 minutes

Foorball Pitches and 
children’s Play Area

425 m 6 minutes

Children’s Play Area 
on Rushton Road

450 m 6 minutes

Desborough 
Dental Surgery

480 m 7 minutes

Havelock Junior School 540 m 7 minutes

Desborough Town 
Bowling Club

590 m 8 minutes

Desborough Post Office 600 m 8 minutes
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 Wider Context

Desborough is mainly made up of small Victorian 
terraced houses formally laid out with a ‘grids’ 
of streets that were built to service the boot and 
shoe industry. The more recent development 
areas of 1920’s semi detached houses, modern 
developments and Local Authority housing are laid 
out in a typical highways dominated ‘DB32’ pattern.

In terms of materials, Desborough centre consists 
of mainly red brick and slate roofs although many 
roofs have now been replaced with concrete tiles. 
Many of the older terraced houses have been 
rendered; this is usually to cover up failing brickwork. 
The typical detailing of the dwellings found in 
Desborough centre tends to have simply detailing 
with stone heads and cills. The windows would have 
been timber sash but most of them have now been 
removed in favour of Upvc replacement windows. 

Desborough Social Infrastructure

The social infrastructure of Desborough is 
concentrated within the heart of the settlement. 
Health Care facilities including Doctors Surgery, 
Dentist, Pharmacy and Optician are all located either 
in the commercial town centre or within 250m of the 
town centre. The concentration of facilities contributes 
to the diversity and sustainability of the town centre. 
Havelock Infant and Junior Schools are located just to 
the south of the town centre and Loatlands Primary 
School is located approximately 500m to the west 
of the town centre. Retail provision is concentrated 
within the town centre with a Co-op foodstore located 
to the North end of Station Road. There are a number 
of smaller convenience shops located within the town 
centre and also within residential areas. All these 
local services and facilities are in close proximity 
to the site that already serve the immediate and 
neighbouring areas and which will be available to 
the proposed development when it is completed.

Proximity to Local Services and Facilities

The proposed development site is situated in a 
sustainable location, with access to a number of bus 
services which operate close to the site, local facilities 
and services are within walking distance from the site.

Public Transport

Desborough public transport services are on a 
primary route that provides a passenger service to 
all parts of Northamptonshire. A good frequency of 
bus service is currently available that will promote 
sustainable travel for the proposed residential 
development and offer an excellent alternative 
mode of transport for commuters in and out of 
the Desborough and its surrounding areas. 

The site is well situated to benefit from a good level of 
bus services, the closest bus stops located to the site 
are situated on B576 Rothwell Road and Broadlands 
to the north and west of the development. Access to 
frequent and reliable bus services will help reduce 
the dependencies on car usage from the proposed 
site and promote sustainable transport journeys.

There is no train station in Desborough, the nearest 
station is located in Market Harborough and Kettering 
located approximately 5.5 miles from Desborough, 
bus service X43 bus service provides a link to Market 
Harborough station and an approximate journey of 
18 minutes, whilst bus service X43 and 19 provides 
access to Kettering station, an approximate journey 
time of 35 minutes. Both stations are located on the 
London St Pancras International to Nottingham Line, 
whilst Kettering has an additional service between 
London St Pancras International and Corby. 
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Combined sewer

Surface sewer

Foul sewer

Decommissioned sewer

Potable water

BT underground plant

NG gas MP mains

Public Rights of Way

Publicly maintained highway 

(not including roads)

Rothw
ell Road

Existing Services

U
C1

UC12

Proposed development site boundary

Land in the applicants control
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Public Right of Way

There are a number of public rights of way (PROW) 
which transverse the site. These are shown on the 
Existing Public Right of Way Plan below. PROW UC1 
runs through the site from the Rothwell Road to High 
Street, UC12 runs from the entrance of the former 
leisure centre providing access to Tailby Meadow. 
PROW UH9 runs to the south of the site from Rothwell 
Road and provides access to Rothwell. All public 
rights of way which run through the site will be 
enhanced as a result of the development proposals.

Cycling Facilities

T here is a shared cycleway which runs alongside 
the B576 Rothwell Road and provides a direct 
traffic free route to Rothwell for cyclists. The 
town of Rothwell is approximately 1.4 miles to the 
south of the site and represents a cycle journey of 
approximately 10 minutes. National Cycle Route 
6 runs approximately 5 miles to the west of the 
proposed development and is recognised as a national 
cycle route providing designated cycling traffic 
free routes for cyclists. Route 6 provides access to 
Market Harborough and Leicester to the north and 
Northampton to the south of the site, and can be 
accessed by low trafficked roads from the site. 

Pedestrian Facilities

The surrounding area is permeable and conducive 
to pedestrian movements, there are footways 
on all the surrounding roads and due to the busy 
nature of pedestrian activity, natural surveillance 
is good. All of the local facilities and services 
illustrated can be access by footways and there 
are number of existing footpaths and pedestrian 
facilities which link to the proposed development.

Utilities Statement

The site is served by mains gas, electricity, water 
and sewage utilities. There are no known local 
capacity problems with these, however the existing 
utilities information indicates that although there 
are a number of existing underground services 
located within the central and eastern areas of the 
site. These may influence design and development 
rather than prevent it. There are no trees on 
the site that might be affected by services and 
no known archaeological interest in the site.

Any new sub-station or similar above or below-
ground to be required will form part of the 
reserved matters submission in due course.

The new houses will be installed with water-saving 
devices to minimise waste water discharges from 
the site. Surface and roof water will be dealt with by 
a combination of soakaways and discharge into the 
mains sewer via the proposed attenuation system and 
surface water management strategy for the Site.

Ground Investigation
 
Ground Investigation & Piling (GIP) Limited have 
produced a Phase I Geo – Environmental Assessment 
which is attached as part of the planning application 
submission. The assessment confirms that there will 
be little potential for ground contamination and the 
site is suitable for the proposed development uses.
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Site Area

0.75 ha

2.18 ha
1.52 ha

2.87 ha

2.49 ha

3.47 ha

4.74 ha

Proposed development site boundary

Land in the applicants control
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Residential Density in surrounding context

A

B

C
D

E
F

N

Area Label Area

(hectare)

Number of 

Dwellings

Net 

Residential 

Density

A 4.03 86 21.3

B 21.4 253 11.8

C 6.03 144 23.9

D 4.29 116 27.0

E 8.76 187 21.3

F 2.46 75 30.5

Proposed development site boundary

Land in the applicants control
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Existing Trees and Hedges

Existing Trees

Existing hedgerows

Proposed development site boundary

Land in the applicants control
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2.6 Ecology Statement

Middlemarch Environmental Ltd. have produced a 
Outline Ecological Mitigation Report which is attached 
as part of the planning application submission. 
In summary the conclusions are as follows: 

Nature Conservation Sites

•	 Tailby Meadow LNR:  The local nature reserve 
is designated for the presence of species-rich 
lowland meadow habitat.  The proposals will 
not directly impact upon this nature reserve, 
as a part of the development it is proposed to 
fence in the existing public footpath to reduce 
the recreational impacts resulting from the 
public’s usage of this site.  This should have 
a beneficial impact upon the meadow.

•	 Potential Wildlife Site (PWS) No. 657: This site 
is partially within the development area, but is 
currently considered to be of low importance 
for nature conservation.  No part of the PWS 
will be built upon, although part may be used 
to create a recreational area. There exists a 
great opportunity here for the creation of more 
ecologically valuable habitats which will have 
a beneficial effect on the ecology of the area.

•	 Shotwell Mill Meadows Local Wildlife Site: This 
site supports species-rich wet meadow along 
with a mosaic of other wetland habitats.  The site 
will not be directly impacted by the proposals, 
however indirect impacts are anticipated through 
an increase in recreational pressure following the 
construction of new housing, which could result 
in a decline in the condition of the meadow.

•	 Nene Valley Nature Improvement Area (NIA)/ 
River Nene Regional Park (Ise Valley Sub-
regional Green Infrastructure (GI) Corridor): 
The proposed development will result in the 

construction of additional housing within these 
strategic nature conservation areas, which aim 
to create and enhance landscape scale ecological 
networks.  As corridors of undeveloped land 
will remain along the River Ise, the proposals 
will not however compromise their integrity.

Habitats

•	 The master plan has been designed to include 
the retention of the most notable habitats within 
the development (hedgerows with trees and 
watercourses).  Retained habitats will be enhanced 
and newly created habitats have been designed 
to complement them and to contribute to local 
Biodiversity Action Plan targets.  Species-rich 
grassland, scrub, hedgerows and sustainable 
drainage features will be created.  A green strip 
will be created along the southern edge of the 
site, and will be particularly be of important 
to provide a buffer between the development 
and Tailby Meadow.  The area in the north-
west corner of the site provides a significant 
opportunity for habitat creation.  A long-term 
management plan will ensure that these habitats 
continue to provide valuable habitats to support 
protected and notable species, and fulfil their 
biodiversity potential in the long-term.  

Species

•	 Surveys identified that the development site is 
utilised by a number of protected species, including 
bats, birds and badger.  Additionally, populations 
of reptiles were recorded within adjacent habitats.  

•	 The retention of the existing hedgerows and 
streams, and creation of new hedgerow sections 
to create continuous links through the site and 
species-rich grassland areas is considered to 

ensure the site continues to provide suitable 
habitat for these species in the long-term.  
Creation of robust corridors through the site 
ensure that the site remains permeable to 
bats.  The proposed green buffer strip along the 
southern edge of the site will provide suitable 
habitat for reptiles which currently utilise the 
areas to the south, with the proposed drainage 
areas providing potential foraging habitat for 
grass snakes.  The site will be enhanced through 
the installation of bat and bird boxes, and 
consideration will be given to the design of lighting 
to minimise the impacts upon biodiversity.

•	 Surveys also identified the presence of non-
native plant species within the survey area 
and appropriate measures will be taken to 
eradicate this species during the development.

The submitted ecological report concludes that 
with adequate mitigation and a number of minor 
precautionary measures the proposed development 
will result in negligible overall ecological impact.

2.7 Landscaping Details

All landscaping details are reserved but clear 
indicative details are set out in the DAS Design 
section and on the indicative drawings.
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2.8 Flood Risk Assessment

Enzygo Ltd. have produced a Flood Risk 
Assessment which is attached as part of 
the planning application submission. In 
summary the conclusions are as follows: 

•	  The Environment Agency identifies the area as 
being in Flood Risk Zone 1 which is defined as 
low probability of flooding from rivers and seas. 

•	  The FRA demonstrates that the proposed 
development would be operated with minimal 
risk from flooding, would not increase 
flood risk elsewhere and is compliant 
with the requirements of the NPPF.

•	  The impact of the Site development on fluvial 
flooding in the receiving watercourse will 
be mitigated to a low and acceptable level 
through the adoption of a surface water 
management strategy for the Site

•	  It has been demonstrated that surface water 
and foul flows from the Site can be managed 
such that flood risk to and from the Site.

•	  A surface water management strategy for 
the proposed development will manage 
and reduce the flood risk posed by the 
surface water runoff from the Site.

•	  Flood routing and non traditional 
collection systems should be considered 
for the storm water run off

•	  Enzygo Ltd. consider the site is at low probability of 
Flood Risk and should not therefore be precluded 
on the grounds of flood risk and drainage and 
therefore be granted outline planning consent

2.9 Transport Assessment

The Transportation Consultancy have produced a 
Transport Assessment to accompany the application. 
It is considered the proposed redevelopment is 
acceptable in transport terms and meets with 
planning policy, as the conclusions below confirm:

•	 The proposed development is supportive 
of both local and national policies;

•	 The site is located in a sustainable location with 
a wide range of facilities and services within a 
‘desirable’ walking and cycling distances, with 
access to a good level of bus services and cycling 
routes, which will reduce the dependency on car 
usage from the site, inline with current policies. 

•	 There are no outstanding highway issues on the 
surrounding local highway network which the 
proposed development is expected to exacerbate. 

•	  Access to the development is proposed 
from Sycamore Drive and B576 Rothwell 
Road has been in operation for a number of 
years and operates without any concerns 
with regard to highway safety;

•	  The new access point from the B576 Rothwell Road 
has been designed to national standards and is 
deemed appropriate for the proposed development. 

•	  Trip generation, distribution and assignment of 
the development have been undertaken for the 
proposed development and have been agreed in 
pre-application scoping discussion with NCC. 

•	  A detailed assessment of the impact of 
development traffic has been undertaken on the 
local highway network, the junctions required 
for assessment have been agreed with NCC. 

•	  A modelling assessment has been undertaken 
on the surrounding local highway network which 
demonstrated that the proposed access junctions 
can accommodate the traffic generated from 
the proposed development. The traffic from 
the development does not have a significant 
impact on any of the junctions tested.

It can be concluded from the evidence presented in 
the Transport Assessment that the proposals can 
be accommodated without detriment to the safe 
operation of the local highway network. In additional 
the development site is accessible by a choice of 
transport modes and complies with national and local 
guidance and sustainable development policy. As such 
it is considered that the impact of the development is 
not severe and there is no reason why the proposals 
should be resisted on transport and highway grounds. 

The existing features, both within 
and around the site, present 
a number of opportunities to 
create a unique scheme that is 
responsive to the site, preserves 
and enhances the best of the 
site’s existing physical features 
wherever possible and knits 
it into the adjacent areas of 
open space and town form, 
providing a strong sense of 
place and local character.

The site is located adjoining an 
urban area and provides ready 
access to a range of services 
and facilities as well as offering 
public transport accessibility 
advantages. Accordingly the 
location and assessment 
of the site, the proposed 
development is appropriate 
for residential development.
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Pre application consultation 
exercise was undertaken by 
Brook Smith Planning and is set 
out in detail in the Statement 
of Community Involvement 
Report, which will accompany the 
planning application submission 

As this Design and Access 
Statement is concerned with 
the design of the master plan 
only consultations concerned 
with design are included. 

3.1 Stakeholder Participation

Local community and statutory consultees

Pre application scoping discussions have been 
undertaken with officers of the Kettering Borough 
Council (KBC) and Northampton County Council 
(NCC) in order to determine the issues relating to 
the layout of the master plan and to identify any 
outstanding potential local issues and planning 
constraints in relation to the proposed development. 

Following feedback from members the format 
of the layout was revised in order that for 
purposes of the public exhibition the details of the 
development were understood more clearly.

Public exhibitions

A public community consultation event was 
held on Saturday 17th October 2015 at St Giles 
Church Community Centre in Desborough to 
inform the local residents and Desborough 
Town Council of the proposals regarding the 
development and to gather feedback

Brook Smith Planning distributed 250 leaflets 
advertising the Public Exhibition exercise 
in addition it was advertised in the local 
press and Radio on prior to the event. 

The event was attended by representatives of Brook 
Smith Planning, AFL Architects and TTC Highways. 

Large display presentation boards were created 
which guided visitors through the process of the 
design, culminating in the master plan proposal. 

A total of 500 members of the community 
attended and were encourage to complete 
a comments form prior to leaving. 

All responses from the pre-application meetings 
and community consultation exercise were collated 
and analysed and helped shape the eventual 
planning application proposals as submitted.

There was a mix of support and objection to the 
proposed development, with a significant number 
of respondents concerned with the potential strain 
that the development could place on existing 
local services and facilities, additional traffic 
generated from the housing development and 
the loss of wildlife and areas of greenspace.

From the responses received no concerns were raised 
regarding specific details of the proposed layout 
other than the proximity of the Tailby Meadows and 
use of Allotments of the ‘Damms’ area. The layout 
was revised accordingly to provide landscape buffer 
zones along the sourthern edge of the development 
and the allotments have been omitted to allow 
this area adjacent to the Church is proposed to 
remain undeveloped and retained as public open 
space and a Potential Wildlife Site, which will have 
a beneficial effect on the ecology of the area. 
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4.0  Evaluation and Design Principles
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Following the assessment of 
the site and its surroundings 
a number of constraints and 
opportunities associated with 
the proposed development on 
the site have been identified. 
These are outlined below and 
illustrated, where appropriate, on 
the constraints and opportunities 
plan. Each of these constraints 
and opportunities has been used 
to inform the design proposals 
on the illustrative master plan.

4.1 Constraints and Opportunities

Constraints

•	  The existing underground services;

•	  Proximity to Tailby Meadows and River Ise;

•	  Existing trees, hedgerows and other landscape 
features, particularly those of ecological 
interest and those that act as wildlife habitats;

•	  Existing topography;

•	  Protection of adjacent residential amenity;

•	  Buildings adjoining the northern boundary should 
be of a similar scale to existing properties and 
should aim to create a positive interface;

•	  Need to protect existing protected species on site;

•	  Green Corridor to be maintained 
adjacent to open countryside;

•	  On site surface water attenuation 
to be incorporated;

•	  Existing trees and hedgerows to be 
retained as far as possible;

•	  Visual impact of the development;

•	  Adjacent to an existing residential area.

Opportunities

•	  Provision of a sustainable development supported 
by amenity space and new infrastructure;

•	  Opportunity to improve pedestrian and cycle 
links to South Desborough and the River Ise;

•	  Opportunity to provide pedestrian/
cycle linkages to existing facilities;

•	  Opportunities to integrate existing public routes 
near to the site through the development in 
a comprehensive open space strategy and 
provide increased public access in to and 
across the site including creation of connections 
from the site to existing footpaths;

•	  To enhance the biodiversity of the site 
through the provision of green corridors 
and potential wildlife sites;

•	  Opportunity to create quality architecture 
that takes design cues from the immediate 
and wider Northampton context;

•	  Opportunities to develop good public 
footpaths links from the town to the adjacent 
countryside within the Ise Valley;

•	  Connections can be made into 
the existing built form;

•	  Provision of play space for the 
new and existing residents;

•	  Making efficient use of land through the 
application of appropriate density;

•	  Opportunity for a green link across site 
incorporating SUDs, Nature Conservation 
Area, existing hedgerow and new trees; 

•	  Potential site access from Rothwell 
Road and Sycamore Drive;

•	  Views out of site towards open 
countryside and the Ise Valley;

•	  To provide much needed local facilities.

•	  To provide a unique environment 
centred upon the natural surface water 
management strategy for the Site.
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Existing Perspective section looking East

Existing Perspective section looking West
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4.2 Design Principles

In line with national and local Government guidance 
and policy, considerable importance has been 
placed on achieving a high standard of design 
across the site. The application of urban design 
principles will ensure a high quality layout is 
achieved whilst the identification of the constraints 
and opportunities will ensure that the proposals 
are sensitively assimilated on the site and into 
the surrounding landscape and urban fabric.

Successful urban design is dependent upon achieving 
an appropriate relationship between the community’s 
needs, development constraints, development 
form and a positive response to local conditions.

The principles which have been developed in order 
to steer the design of the proposed development 
have been derived from the site assessment in 
conjunction with the delivery of a high quality 
development which achieves the criteria set out in 
the National Planning Policy Framework, namely;

Accessibility

•	  Creation of convenient, safe and direct 
access for all residents to the local facilities, 
schools, play areas and the Ise valley;

•	  Provision of a single vehicular access point 
into the development from Rothwell Road and 
Sycamore Drive, whilst creating additional 
pedestrian accesses forming part of a permeable 
network of streets within a loop which assists in 
dispersing traffic (vehicular and pedestrian);

•	  Creation of a clear movement hierarchy 
providing easily recognisable routes which 
balances the street as a space alongside 
its function as a movement corridor;

•	  The provision of an Emergency Access Only Point 
from the proposed development to Valley Rise;

•	  Maintain a human dimension in terms of scale 
to the built form for ease of orientation; and

•	  Provision of buildings that assist in 
navigation through the development as 
well as signify the gateway points. 

Provision of amenity space

•	  Provision of, and easy access to, a range 
of types of community green spaces 
encompassing various forms of recreational 
activities for different age groups;

•	  Introduction of different types of play as an 
integral part of the open space strategy;

•	  Creation of a green link to act as wildlife 
corridors through the site linking 
wildlife habitats off and on the site;

•	  Creation of opportunities for habitat creation 
and biodiversity on the site; and

•	  Creation of a natural buffer zone along 
the northern edge of Tailby Meadows.

Response to context

•	  Integration of the development into the 
existing built form fabric of Desborough in 
relation to scale, height and massing;

•	  Consideration of views in and out of the site;

•	  Providing architecture that reflects 
the local vernacular; and

•	  Protection of existing and proposed residential 
amenity through the use of frontage 
development thereby enclosing rear gardens

Efficient use of resources

•	  Encouragement of walking, cycling and public 
transport use rather than the use of the private car 
thereby reducing the reliance on natural resources;

•	  Creation of a sustainable urban drainage strategy;

•	  Use of energy efficiency building techniques; and

•	  Allow for high levels of passive solar gain 
through the careful orientation of buildings.

Quality of public realm

•	  Provision of a clear hierarchy of connected 
spaces and places, including streets, 
accessible by a variety of users which 
consider the design of the space as well as 
its function as a movement corridor;

•	  Integration of proposed landscape features 
in order to soften the built form;

•	  Creation of a clearly defined public realm through 
the provision of strong building frontage lines 
and variations in enclosure of private spaces;

•	  Control of access to private areas, particularly 
rear gardens and parking courts; and

•	  Provision of a variety of accessible public 
open spaces and recreation areas to 
meet the needs of the local community 
whilst encouraging social activity.

Character and identity

•	  Opportunity to establish a new distinctive 
identity to the development, whilst having its own 
character and integrating with landscape context;

•	  Establish a distinctive identity through well 
designed spaces and built form; and

•	  Minimise the impact of the development 
on the surrounding context.

Biodiversity promotion

•	  Creation of new landscape features and 
wildlife habitats on the site; and

•	  Creation of a sustainable urban drainage 
strategy that ensures the development does 
not increase the risk from flooding.
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5.0  Design Proposals
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5.1 Use and Amount

The density of the residential areas positioned 
immediately adjacent to the site appears to vary from 
around 20 to 37 dwellings per hectare. It is considered 
by Kettering Bourough Council that a minimum of 30 
dwellings per hectares could be accommodated on 
site to ensure a balance between achieving efficient 
use of land and taking account of local context. 

The outline application site covers a total 
area of approximately 13.29 hectares.
In summary the amount of development 
proposed is as follows;

Residential Development (9.68 hectares)

Up to 304 dwellings (Class C3) are proposed with a mix 
of dwelling types from 1 to 5 bedroom units, offering a 
mix of market housing from first time homes to larger 
family homes. The housing mix will include affordable 
housing, which will be accommodated in small 
clusters and distributed around the development.

Although there will be range of block densities, the 
average net density across the site equates to 32 
dwellings per hectare. Net density is based upon 
net residential area, which is land that is developed 
for housing and directly associated uses, including 
access roads within the site, private garden space, car 
parking areas, incidental open space and landscaping.

Density on site shall vary across the site to allow 
the scheme to reflect its surroundings including 
an open, green southern edge to the development, 
retained for ecological proposes and as a buffer 
between the site and Tailby Meadow / River Ise.

Within the dwellings proposed across the site, a range 
of house types, sizes and tenures are envisaged in 
order to accommodate a variety of household types. 
The scale of development provides the opportunity to 
incorporate a mix of housing styles in this location.

Affordable Housing

An element of affordable housing will be provided 
within the development in small clusters and could 
include social rented, shared ownership and low cost/
reduced cost market housing. It is anticipated that the 
proposed dwellings will incorporate a mix of house 
types, ranging from two to five bedroom homes. 

The proposal includes a provision for 30% affordable 
dwellings (70% rent and 30% shared ownership), with 
the final mix to be agreed with Kettering Borough 
Council.  Details dealing with final appearance and 
siting will be submitted at Reserved Matters Stage 
through consultation with the Planning Authority.

Public Open Space

The amount of open space provided has been 
designed in order to cater for the recreational 
needs of the development. Public open space 
is provided as bounding open space, this builds 
upon the site’s existing natural assets.

The main area would be located within the centre 
of the site, accessible from both halves of the 
development. The development proposals allow for 
the provision of 0.9ha of Public Open Space, which is 
to include amenity greenspace on site provision of 
a minimum of 5,700 sq metres. It is anticipated that 
this area would contain both informal and formal 
recreational space that would include a multi use 
games area (MUGA), informal kick-about space and 
an equipped Neighbourhood Equipped Area for Play 
(NEAP) would be located at the western end of the 
site, whilst another more natural (ecological) areas 
would be retained at the northern end of the site
Public Open Space (0.37 hectares)

 This section details the design 
proposals for the site whilst 
highlighting how the findings 
outlined in the previous 
sections have been utilised 
to inform the development.

The development proposals 
are illustrated indicatively 
by the Masterplan which 
identifies the proposed 
landscaping and open space 
areas and built development, 
the proposed development 
areas and site access. 
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5.2 Layout and Access

A hierarchy of spaces

The Indicative Masterplan shows the proposed 
structure of the development and how it relates and 
connects to the existing area of Desborough. The 
design proposes a well-connected movement network 
that will be accessible by all users. The structure of 
the proposed development will also ensure that all 
areas of the development are easy to navigate, safe 
and secure. An interconnected series of small and 
larger spaces are located around the development to 
aid legibility, add variety to the urban grain and create 
an experience as you travel through the development.

The new development is permeable to the 
wider area. This will be achieved by increasing 
public access across the site linking the wider 
area of Desborough and the Ise Valley, as well 
as assisting the Town Council’s aspirations to 
provide a public route around the perimeter of 
Desborough. The proposed play area will provide 
an interaction with the new and existing residents.

The main vehicular access points to the development 
site is proposed from the B576 Rothwell Road(to the 
west) via a priority junction and Sycamore Drive(to 
the east), and be circulated through the development 
within series of streets forming a loop, traffic calming 
measures will constrain average vehicle speeds to 
25 mph. All proposed access arrangement, location 
and type of access have been discussed and agreed 
by the Local Highway Authority (Northamptonshire 
County Council) and Kettering Borough Council. The 
proposed internal road layout of the development 
site has been developed with KBC and the NCC, no 
through access is planned from the Rothwell Road 
to Sycamore Drive and therefore no ‘rat running’ 
of traffic will occur through the development. An 
Emergency Access only point will be provided from 
the development through to Valley Rise as well 
as pedestrian and cycle access, which will make 
the site permeable and conducive for pedestrians 
and cyclists movement throughout the site.  

Pedestrian and cycle links are proposed to connect 
the site to Desborough, Rothwell Road and the 
existing PROW to the east of the site to the River Ise 
Valley. These links would provide safe and convenient 
routes to and from the development. The proposals 
will not directly impact upon the Tailby Meadow 
nature reserve, as a part of the development it is 
proposed to fence in the existing public footpath to 
reduce the recreational impacts resulting from the 
public’s usage of this site. The design of the internal 
layout would ensure that traffic speeds within the 
development are constrained in order to provide a 
safe environment for pedestrians and cyclists.

The development is laid out around a permeable 
system of streets and spaces that recognise the 
need to combine the function of the street as a 
movement corridor alongside its place function. The 
development proposals have been influenced by 
“Manual for Streets” which encourages designers 
to move away from standardised prescriptive 
measures and adopt a more innovative approach 
in order to create high quality places for all users, 
ages and abilities. A hierarchy of streets not only 
provides for the necessary vehicle circulation but 
also allows for footpath and cycleway connections 
with the wider area in order to assist in the 
creation of an integrated movement network.

Parking

The proposed principle for parking is that it should 
be designed in linewith the guidance contained within 
Manual for Streets. Kettering Borough Council do not 
have any adopted parking standards and although 
parking is a matter of detail, it is anticipated that 
adequate on-street parking should be ‘designed 
in’ to the scheme and located close to dwellings 
and distributed efficiently over the site to cater 
for visitors, without causing concern to the local 
highway network. As long as the on-street parking 

is designed for and used with tree planting it will 
add activity to the street scene and reduce street 
congestion. The on-street parking will also form 
traffic calming functions. By designing the on-street 
parking locations from the outset, the impact of 
car parking on the street scene is minimised.

Courtyard parking within the development blocks 
will be minimized. Where this approach is utilized, 
parking courts will serve a few dwellings, include 
landscaping and create a private well-defined area 
with good surveillance from dwellings giving the court 
its own sense of place. Parking in these courts should 
also be provided so that parking is convenient for the 
user to promote its use. There should be only one 
vehicular access point preferably through the building 
line. These areas will be overlooked by properties 
in order to increase perceived and actual safety.

Many of the new dwellings will be served with on plot 
parking generally located to the side, front or rear of 
the dwelling. Parking spaces and garages should be 
sited so that there is sufficient room for users to enter 
and exit the vehicle. The distance from the car parking 
space to the home should be kept to a minimum and 
should be level or gently sloping. Disabled parking 
and cycling parking numbers should be provided 
in accordance with the appropriate standards.

The proposed development is located in a 
sustainable location, which is within walking 
and cycling distance of a number of local 
facilities and amenities and will help to create a 
sustainable development which promote walking 
and cycling, whilst reducing the impact and 
reliance on car usage from the development

Public rights of way

Walking and cycling links are essential to 
encouraging sustainable travel choice, encouraging 
modal shift and delivering a net gain in green 
infrastructure. Therefore, all public rights of way 
which run through the site, which link the town 
to the adjacent countryside will be enhanced 
as a result of the development proposals.

The Right of Way UC1 runs across the north west 
perimeter of the site from the B576 Rothwell Road 
to High Street. Rather than enclose the footpath 
with behind the development, keeping it on its 
existing route we have decided to divert the footpath 
along the new highway of the site through ‘The 
Damm’s’ and St. Giles Church, incorporating it 
into the development and preserved nature area / 
public open space. PROW UC12 runs through the 
site from the entrance of the former leisure centre 
providing access to Tailby Meadow. This footpath 
currently runs through the open grassland of 
Tailby Meadow Local Nature Reserve, as a part 
of the development it is proposed to fence in the 
existing public footpath around the perimeter of the 
site to reduce the recreational impacts resulting 
from the public’s usage of this site.  This should 
have a beneficial impact upon the meadow.

New footpath and cycle links shall be created across 
site along the Ise Valley to St. Giles Church i.e. 
linking the site with the town centre and to other 
routes and destinations via the existing network to 
improve links to open countryside and Rothwell as 
part of the development of this site. A route such as 
this would link up the existing Public Right of Way 
UC12 (which runs through the leisure centre site) 
with UC1 (Lower Street to Rothwell Road). This route 
was previously promoted through the local plan 
(not a saved policy) and is now part of the Ise Valley 
route being proposed by the Revital-ISE project.  The 
existing PROW through the site could potentially be 
diverted if required to achieve a preferred layout.

A traffic free cycle link will be provided through the 
site where there currently is not one, which will link 
the southern and eastern areas of Desborough with 
the designated cycling facilities on the Rothwell Road, 
providing a direct and traffic free link to Rothwell.

The County Council Have endorsed the approach 
of incorporating the diversions through the 
development to make the site permeable and easily 
accessible for pedestrians to access the Ise Valley 
and potentially provide an aspiration perimeter of 
footpath link around the perimeter of Desborough.
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Layout - The Site

Proposed development site boundary edged red

The site boundary defines the outer limit of the main developable area

Main Access to the site to be taken off Sycamore Drive and Rothwell Road

Existing and Proposed Landscape structure

The site contains hedgerows with gaps mostly towards the southern border

Trees and hedgerows are retained where possible through some will need to be removed, 
to facilitate access to certain parts of the site and avoid sterilizing development

Length (m)
Existing Hedges 2013
Hedges to be retained 1676
New Hedges 906
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Public open space

It is proposed to avoid development along the southern boundaries to allow a green buffer 
between the development site and the agricultural field and nature reserve

A variety of green spaces with a mix of formal and informal uses

Proposal includes a NEAP, a Multi Use Game Area and additional recreation area to the North of the site

A series of detention basins are proposed along the southern edge following the topography of the site

Existing services and Public Rights of way

Public Rights of way to be maintained
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Primary Vehicular Access

Main Access to the Eastern part of the site to be taken off Sycamore Drive

Main Access to the Western part of the site to be taken off Rothwell Road

Route Hierarchy

The propsoed routes through the site  (Red -Primary, Orange - Secondary, Green 
- Tertiary) aims to create legible movements through the site
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Development zones

Green Landscaping - 
Opportunities for habitat creation

Indicative Existing Trees to be retained

Indicative Existing hedges to be retained

Indicative New Trees

Indicative New hedges

Primary street / route

Shared Surface Access

Pedestrian link

Primary Cycle route

Pedestrian / Cycle access

Public Rights of Way

Shared Surface

Recreational Area

Sustainable drainage

Outline Strategic Masterplan
Proposed development site boundary

Land in the applicants control

scale 1:5000 @ A3

N
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5.3 Scale and Density

The development proposals achieve an average 
density of approximately 32 dwellings per hectares 
which ensures the efficient use of land while 
providing a balanced approach to housing and green 
space and responding to the existing context. 

The scale of the development responds to the 
characteristics of the site and its context. Two 
storey buildings are predominant locally to the 
site therefore it would be proposed the scale 
of the development will be predominately 2 
storey with some 2.5 storey along main routes 
and towards the centre of the development.

The dwellings overlooking the green links and public 
open spaces will typically be larger detached and 
semi-detached units that incorporate landscaping 
to the public and private realm and utilise a more 
landscape-dominated environment. The buildings to 

the core of the site following the main looped system 
of streets will be smaller, but arranged to form 
groups or terraces of buildings therefore creating 
a good level of enclosure and street definition.

In terms of a variety in the heights and massing 
of the buildings, this is achieved through the use 
of a range of house types and sizes ranging from 
smaller 1 bed units to 4 bed plus bedroom houses. 
This range of house types will also affect the 
massing by providing a change in the eaves and 
ridge height creating subtle changes in scale.

Landmark buildings, focal points and a clear 
hierarchy of routes and intersections are considered 
to increase the legibility of development. Legibility 
refers to the degree to which people can understand 
and identify with the built environment. Building and 
layout design, planting and views will be utilised to 
form visual focal points and create legible routes.

Key frontages will be particularly prominent and 
critical to the appearance of the development. 
Particular attention will be paid to the massing 
and architectural style of the buildings framing key 
open spaces and streets to ensure these buildings 
have frontages that would contribute towards 
creating a unique and memorable experience of 
distinctive quality and character. These frontages 
should be designed as a composition to provide 
a cohesive element to the open space and 
consider the surrounding built form. Key building 
frontages are also highlighted that will be more 
prominent and visible from public routes.

Indicative Section through primary road looking West

Tree-lined 
Primary Street 
shared surface
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Building precedents from within and around Desborough
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5.4 Appearance and Character

The positive features of a place contribute to its 
special character and sense of identity. They 
include, principally, landscape, building positions 
and materials, and patterns of movement. The 
most memorable places are usually distinctive 
in character with an environment that is easily 
interpreted and appreciated by the user. Built 
environments that are visually rich and varied 
are usually appealing and interesting, which 
helps establish a sense of place and identity. 
 
The growth of Desborough is quite varied in terms 
of its form and building style and much of the local 
context has developed in the post war 20th century. 
There are some local traditional design clues in 
terms of plan form and materials in scattered older 
properties within Desborough town centre and 
within the local context. Development in the past has 
resulted in a range of designs and palette of materials. 
This provides an opportunity to create a new and 
distinct character for the proposed development, 
with differing treatments across the scheme.

Whilst the development does not advocate pastiche 
or historic solutions, it is important that the new 
development has some connection with local 
character and place making. This is achieved through 
an analysis of street character, built form and 
materials. One of the most obvious ways of achieving 
a response will be by using a commonality of building 
materials, the use of colour and boundary details. This 
will be the guiding rationale for the development.

The shared vision for this south Desborough 
development is to create a vibrant and fully 
integrated new community with a strong sense 
of local identity that celebrates the unique 
setting and qualities of the site, and that affords 
the highest opportunities for residents to live a 
healthy and environmentally conscious lifestyle.

At this design stage, the photographic examples in 
the ‘design palette’ give an indication of the type of 
the design treatments that are anticipated and the 
general appearance of the built form. The materials 
selected for the development would provide a modern 
interpretation of the traditional materials shown.

Although appearance is reserved, a number 
of character areas and architectural 
design principles have been established 
that will set a guide for future design.

Following an assessment of the immediate 
context to the site, a number of character areas 
have been defined within the development 
that will help to achieve the creation of a 
successful place and also provide design cues 
for architectural style. The proposed character 
areas for the development are as follows:

•	  CA1 Rothwell Road Frontage;

•	  CA2 Main Avenue;

•	  CA3 Secondary Street;

•	  CA4 Green Edge.

The designation of the five character areas 
has taken into account a range of factors 
relating to the site itself and the masterplan 
objectives. These specifically include:

•	  The proposed landscape structure 
and linkage of the site;

•	  The provision of a sustainable development 
with a well defined street hierarchy;

•	  The definition of strong desire 
lines across the site; and

•	  The relationship between the proposed 
movement network and built form.

Each character area will contain its own individual 
design elements, which aid in making it distinct 
from other areas. It will include built form 
principles, changes in height, setbacks, landscape 
treatments, architectural detailing, colour and use 
of materials. The boundaries between character 
areas are not set in stone and will naturally 
evolve as the detailed design progresses.
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Character Area 1: 
Rothwell Road Frontage

Accessed from the Main Avenue, this is the principle frontage onto Rothwell Road and will be the key entrance 
point into the development. The buildings will be set within a strong building line, close to the back edge 
of the pavement. The buildings will be predominantly 2 storey, with opportunities for 2.5 storey buildings 
to create landmark buildings and to create variety and rhythm to the streetscape. Variations in eaves and 
ridge heights will create rhythm and stepping up and down along the elevation overlooking the principle 
open space, this elevation will be designed as a composition rather than individual houses  in isolation.

Character Area 2: 
Main Avenue

Accessed from Rothwell Road, this is the principal street to gain access to the development and will be a key 
reference point/ node for the development. The buildings will be set within a strong building line, set back from 
the back edge of the pavement. The buildings will be predominantly 2 storey with opportunity for 2.5 storey 
buildings to create enclosure and create variety and rhythm to the streetscape. Variation in eaves and ridge 
height will create rhythm and stepping up and down along the route. Chimneys will punctuate the roofscape.
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Character Area 3: 
Secondary Street

This street connects with the main avenue to form a loop that provides a legible way through the 
development. The predominately 2 storey buildings will vary in distance from the back of the pavement 
and create a meandering street that keeps vehicle speeds low. Variation in eaves and ridge height will 
create rhythm and stepping up and down along the street and chimneys will punctuate the roofscape. The 
buildings will have garage parking adjacent to the dwelling, forming a strong consistent building line.

Character Area 4: 
Green Edge

This area will contain low-category streets that vary in width and follow the southern edge of the 
green links and Ise Valley. Appropriate building types include semi detached and detached units, well 
defined with clear frontages and private rear gardens. These dwellings will be set back from the street 
by a front garden and the buildings will provide surveillance over the green links and Ise Valley. The 
building line will be varied to create a less dominant building edge. Informal street trees and hedge 
boundaries will define the private front gardens and create a landscape dominated environment.
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Proposed development site boundary

Land in the applicants control

Indicative Landscaped area

N
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5.5 Landscape Design

 The proposals have evolved from an understanding 
of the landscape and visual constraints and 
opportunities of the site, within its townscape and 
landscape context to form an integrated layout 
which respects the significant green infrastructure 
assets of the site and provide opportunities for 
enhancement and diversity. The strategy also 
delivers areas of new green infrastructure that 
will not only serve the new properties but also 
the wider local environment and community.

The general principles of the landscape strategy area:
 
•	  Provision of an “open” access point into the site off 

Rothwell Road with a localised landscape setting,  
including tree and shrub planting to announce 
the entrance threshold into the development;

•	  Provision of strong design frontages along 
southern edge of the site, through a combination 
of built form set back from the road behind the 
existing landscape infrastructure including semi-
mature trees and hedgerow planting, that links 
in with the design of the access proposals;

•	  To create a consistent green framework 
through a series of green spaces and routes

•	  To retain any existing vegetation 
of ecological importance

•	  Southern Boundary: Reinforcement of the 
existing planting along the southern boundary 
of the site, in reaction to mid distant views 
of the site from areas to the south;

•	  Tailby Meadows and wetland areas would be 
retained to continue to provide a biodiverse 
environment, amenity value for residents and 
an identity for the whole development.

•	  Retention and enhancement of hedgerow 
features, to provide a buffer between the 
new development and Tailby Meadow.

•	  Enhance the biodiversity of the site

•	  Retain key vistas & screen less desirable views

•	  Avoid shrub & tress planting in 
archeologically sensitive areas

•	  Create a central park

•	  Provide a series of local green spaces / play areas

•	  Provide recreational facilities

•	  Create landscaped roads and 
pedestrian / cycleways 

The setting of the development has been carefully 
considered bearing in mind its boundaries with 
open countryside. The Green Infrastructure will 
see the retention of the existing boundary hedges 
with reinforcement where necessary in addition to 
40-50m setbacks (along the southern boundaries) 
from the site boundary. Natural boundaries have 
been designed between the hedgerows and the 
development, providing a clear definition and 
permeability between public and private space. This 
will ensure that the site does not impact heavily on 
the existing boundaries with open countryside.

The indicative masterplan has been designed around 
the retention of existing key landscape features 
such as the boundary vegetation along the northern, 
eastern and western boundaries, and the linear 
vegetation green strip will be created along the 
southern edge of the site, including retention and 
enhancement of hedgerow features, to provide a 
buffer between the new development and Tailby 
Meadow.  The ‘Damms’ area in the north-west corner 
of the site shall be maintained to provide a significant 
opportunity for habitat creation. Enhancement of 
the existing mature native hedgerow infrastructure 
would include plugging of gaps and species diversity. 
These retained features form the framework for the 
green infrastructure network to introduce species 
that encourage protected species and other fauna and 
the combined Sustainable Urban Drainage scheme 
will created ensuring that surface water from the 
site is dealt with sustainably and without impact. 
Development brought forward in accordance with 
this strategy will provide meaningful areas of well 
connected open space incorporating an attractive 
network of footpaths and areas for informal recreation 

and leisure activities with good physical and visual 
connections to the adjacent open countryside 
including proposed links to the River Ise and off-
site green corridors. The public realm will be 
designed to ensure community interaction with both 
formal and informal communal spaces provided. 

The layout contains three key areas of public open 
space linked together with a number of smaller 
areas. The main area would be located within the 
centre of the site, accessible from both halves of 
the development. It is anticipated that this area 
would contain both informal and formal recreational 
space that would include a multi use games area 
(MUGA), informal kick-about space and an equipped 
Neighbourhood Equipped Area for Play (NEAP) would 
be located at the western end of the site will be 
provided incorporating children and young people’s 
play provision which is naturalistic, adventurous and 
engaging, whilst another more natural (ecological) 
areas would be retained at the northern end of the 
site. These areas are designed to be community 
hubs and destinations linked by green corridors, with 
ecological enhancement opportunities within the 
Ecological Conservation Area and around the SUDs 
features. Consequently these spaces are meaningfully 
connected for both people and wildlife, and the layout 
promotes frequent use and natural surveillance.

Structural landscaping within the green infrastructure 
networks and hubs will focus on native trees 
and shrubs and the enhancement of the wildlife 
resource of the Site through habitat creation such 
as species diversity within the grassland areas 
and swales as part of the SUDs strategy. Specimen 
structural trees will be used along principal streets 
to emphasise the hierarchy of routes through 
the development. Landscape connections will be 
provided through the site with landscaping creating 
different characters of area and senses of place.

Connections to the new community open space 
and play areas shall be provided via existing and 
new footpath links. Recreational routes have been 
maximised within the development in order to 

minimise the need for residents to travel further 
afield, in particular to the nearby Tailby Meadow Local 
Nature Reserve. It includes a cycle and pedestrian 
friendly path provides a link across the length site 
creating a linear open space along the full length of 
the southern boundary, which will be enhanced by 
its retention as part of a new landscaped open space 
area running the full length of the site, and linking 
the new open spaces. This green strip would act as 
a natural buffer to the countryside beyond and will 
be particularly be of important to provide a buffer 
between the development and Tailby Meadow. 

The proposals would maintain the existing public 
footpath links to routes through ‘The Damms’ 
and St. Giles Church area to the northwest of 
the site by creating an attractive green corridor 
linking off-site to routes to the town centre, 
incorporating it into the development and provides 
a significant opportunity for habitat creation. A 
long-term management plan will ensure that these 
habitats continue to provide valuable habitats to 
support protected and notable species, and fulfil 
their biodiversity potential in the long-term. 

Discussions with Council Members highlighted 
a potential local demand for allotments within 
Desborough area. An area of land to the northwest of 
the site was originally allocated within the proposed 
layout for the provision of Parish owned allotments 
within the the ‘Damms’ area, however form the 
feedback of the public consultation The layout was 
revised accordingly to omit the allotments to allow 
this area adjacent to the Church is proposed to 
remain undeveloped and retained as public open 
space and a Potential Wildlife Site, which will have 
a beneficial effect on the ecology of the area.

A Biodiversity Strategy and Habitat and Species 
Management Plan will inform the development 
and long-term stewardship of the site. The future 
maintenance and management of the development’s 
formal public landscape areas would be undertaken 
by a Private Management Company, or adoption 
subject to ongoing negotiation with the council.
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5.6 Ecology

The existing site provides a good starting point 
for creating an ecologically diverse scheme. As 
outlined in the Ecological statement in more 
detail the existing habitats will be retained and 
enhanced through reinforcement with additional 
planting. All new planting will be native and this 
will further encourage the development of wildlife 
habitats. As part of a detailed mitigation strategy 
the necessary steps will be taken to ensure all 
identified species are protected and wildlife habitats 
preserved and where possible enhanced.

The scheme would seek to work with key existing 
landscape aspects such as the ecologically sensitive 
areas across the northern boundary of the site; the 
green corridors, existing trees and hedgerows.

Existing habitats such as the lowland heath, ponds, 

woodland and hedgerows and green corridors 
would to be preserved in situ as far as is possible 
and the impacts of development analysed through 
environmental management procedures.

Tailby Meadows and wetland areas would be 
retained to continue to provide a biodiverse 
environment, amenity value for residents, 
an identity for the whole development.

Natural boundaries have been designed 
between the runnels and the development, 
provide a clear definition and permeability 
between public and private space.

A Biodiversity Strategy and Habitat and Species 
Management Plan will inform the development 
and long term stewardship of the site.

To reduce surface run-off a Sustainable Urban 
Drainage system forms an aspirational sustainability 

target and its use is proposed for within the site. In 
addition to the attenuation of surface water flows 
SUDs can provide an important recreational and 
environmental resource, which will also enhance 
the landscape and character of the development

Primary Street shared surfaceSustainable drainageExisting & 
New hedges 
boundary

Indicative Section
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5.7 Resource Efficiency

 Adaptability

New development should be flexible enough to 
respond to future changes in use, lifestyle and 
demography. This means designing for energy 
and resource efficiency, creating flexibility in 
the use of property, public spaces and service 
infrastructure and introducing new approaches to 
transportation, traffic management and parking. 
Developments should be flexible to accommodate 
changes of use and circumstances through changing 
social, technological and economic conditions.

Sustainable building techniques

In order to ensure a balanced and holistic approach 
to the development is achieved on the site, the 
use of appropriate sustainable construction 
techniques will be applied. Sustainable measures 
will comprise a combination of the following; 

•	 Improved energy efficiency through siting, 
design and orientation of buildings; 

•	 Sustainable urban drainage systems (SUDs); 

•	 Retain existing vegetation and areas of wildlife 
and ecological value, where possible; 

•	 Use of building materials capable of being recycled; 

•	 Use of locally sourced building 
materials, where possible; and 

•	 An element of construction waste 
reduction or recycling. 

A preliminary assessment of the proposed 
development has been undertaken using the North 
Northamptonshire ‘Sustainable design SPD checklist’. 
This was undertaken through a sustainability 
workshop involving key members of the project 
team. Further sustainability workshops will be 
integral to the development of a sustainable scheme 
through the detailed design phase. The proposed 
development currently scores ‘best’ in four of the 8 
sustainability categories and ‘good’ in the other four. 
Sustainability issues for further consideration include: 

•	  Climate change: flood risk, SuDS, water 
efficiency and sustainable energy. 

•	  Community: consultation and public services. 

•	  Place making: efficient use of land, open space 
provision and building design and form. 

•	  Transport: public transport, parking, 
cycling and pedestrian facilities. 

•	  Ecology: enhancements, conservation 
and species planting. 

•	  Resources: appropriate use of land, materials 
with low environmental impact, use of 
local materials, recycling, construction 
waste minimisation, water efficiency. 

•	  Business: employment creation 
through construction phases. 

•	  Buildings: incorporate the latest sustainable 
construction techniques to meet /or exceed the 
requirements at the time of determination. 

At the detailed design stage, the proposals will 
aim to comply with sustainability standards 
and requirements set out within both the 
KLP and emerging CSS Core Strategy. 

Crime prevention

The National Planning Policy Framework (NPPF) 
states that “Planning policies and decisions 
should aim to ensure that developments create:

•	  Safe and accessible environments where crime and 
disorder, and the fear of crime, do not undermine 
quality of life or community cohesion (para.58)… 

•	  Safe and accessible developments, containing 
clear and legible pedestrian routes, and high 
quality public space, which encourage the active 
and continual use of public areas” (para.69) 

•	 Creating a sense of place where residents 
and legitimate users are able to go about 
their daily routine without unduly fearing 
crime or insecurity is a key element of the 
Secured by Design initiative for New Homes.

The design proposals are based on an understanding 
of best practice and reference has been made to 
relevant documents including “SBD New Homes 
2014” and “Manual for Streets”. The development 
is designed to create an environment that is well 
designed, attractive, clearly defined and well 
maintained. People should be able to take pride 
in their surroundings and feel comfortable and 
safe and have a sense of shared ownership and 
responsibility. The development is clearly defined 
with no ambiguity as to which areas are private, which 
are public, and how the two relate to one another.

The development has followed 
the following principles:

•	  Access to the rear of dwellings from public 
space, including alleys are to be avoided – the 
Indicative Masterplan shows gardens in the 
middle of development parcels to ensure this;

•	  Routes lead directly to where people want to go;

•	  All routes are necessary, serving 
a defined function;

•	  The majority of cars are parked in the 
curtilage to provide optimum surveillance. 
The parking courts that are used are 
small and have natural surveillance;

•	  Natural surveillance is promoted by 
ensuring the streets and open spaces 
are overlooked and well used; and

•	  The ownerships and responsibilities for 
external space will be clearly identified 
and the proposals will facilitate ease 
of maintenance and management.

Landscape design is essential to achieve an 
environment that creates a sense of place and 
community identity. Landscape design in this 
context encompasses the planning, design and 
management of external spaces. Well-designed 
public lighting increases the opportunity for 
surveillance at night and sends out positive 
messages about the management of an area.

Natural surveillance in the form of doors and 
windows overlooking streets and pedestrian routes 
and therefore creating activity throughout the day 
and evening will be essential in creating safe and 
comfortable routes for the user and discourage 
criminal activity by increasing the risk of detection.

A key aspect of creating a safe and secure 
development will be to work up detailed 
phases with the Local Authority’s Crime 
Prevention Design Advisor as the development 
is progressed through Reserved Matters.
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The development at Land 
to South of Desborough 
(between Rothwell Road and 
Sycamore Drive), 
Northamptonshire will create 
housing choice and new amenity 
spaces for the existing and new 
community whilst opening up 
public access across the site 
and to its landscape assets that 
were previously out of bounds.

The Masterplan is founded on the very best practice in 
urban design, community integration and sustainable 
development, with strong links to the wider area 
that aims to create a development for the 21st 
Century, whilst reflecting the local vernacular.

In this context, the development will respect 
Northamptonshire’s local character but also move 
Desborough towards a more sustainable future, 
through a significant increase in housing choice 
and community facilities. Development will accord 
with the principles of high quality design and best 
practice to create a townscape that is rich, varied 
and sympathetic to its environment. The aim is to 
achieve a high quality development with a strong 
identity, activity and a strong ‘sense of place’.

The development proposals will be 
achieved in the following way:

•	  the creation of an integrated residential 
community with a sensitive relationship 
to the existing settlement;

•	  the creation of pedestrian and cycle 
routes through the development;

•	  providing a development that is well connected, 
readily understood and easily navigated, promoting 
a layout which reduces dependence on the car, 
while enhancing the cycling and walking networks;

•	  the creation of a strong landscape 
and open space structure;

•	  the provision of a green infrastructure and 
wildlife areas, to create a buffer between 
the development and Tailby Meadow. 

•	  the provision of amenity public green 
spaces to meet a local demand;

•	  providing a range of dwelling sizes, types 
and tenures that offers an accessible 
and acceptable choice of lifestyles; 

•	  the creation of a residential layout which 
has been designed to discourage crime, 
and encourage interaction between 
neighbours in attractive public spaces;

•	  the provision of access across the development 
to link the site with the town centre and to other 
routes and destinations via the existing network to 
improve links to open countryside and Rothwell;

•	  promoting the objectives of sustainable 
development through layout and design.

6.0  Summary
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