
URBAN DESIGN STRATEGY 
FAIRFIELD PARK

TETLOW KING  



This design strategy has been prepared in the context 
of the Planning and Development Brief adopted by Mid 
Bedfordshire District Council in 2002 and outline 
permission for the construction of 650 dwellings on the 
former Fairfield Hospital site.     

The design strategy document has been produced by 
Tetlowking urban design with input from Phillips 
Planning, Woods Hardwick and The Landscape 
Partnership in conjunction with officers from Mid 
Bedfordshire District Council, Bedfordshire County 
Council.    

© copyright reserved Tetlowking Lone Barn Studios 
Stanbridge Lane Romsey SO51 0HE Tel. 01794 517333    

© copyright assigned to Bedfordshire County Council and  
Mid Bedfordshie District Council.         

Phillips Planning Services Ltd.

Kingsbrook House
7 Kingsway

Bedford, MK42 9BA

Tel: 01234 272829  
Fax: 01234 271412

e-mail: info@phillips-planning.co.uk

Planning & Development Consultants 

17 Goldington Road
Bedford, MK40 3NH

Tel: 01234 268862 
Fax: 01234 353034

e-mail: mail@woodshardwick.com
www.woodshardwick.com

Greenwood House
15a  St Cuthberts Street

Bedford, MK40 3JB

Tel: 01234 261315
Fax: 01234 327129

e-mail: tlp@bedford.tlp.uk.com
www.thelandscapepartnership.com

Lone Barn Studios, Stanbridge Lane
Romsey, Hampshire, SO51 0HE

Tel: 01794 517333
Fax: 01794 515517

e-mail: mail@tetlowking.co.uk

County Hall, Cauldwell Street
Bedford, MK42 9AP

Tel: 01234 363 222
Fax: 01234 228 232

23 London Road, Biggleswade
Bedfordshire, SG18 8ER

Tel: 01767 313 137
Fax: 01767 316 717



SECTION 1 : INTRODUCTION 

STATUS OF THE DOCUMENT 1

AIMS AND OBJECTIVES  2

SECTION 2 : CONTEXT  

CONTEXT AND DISTANT VIEWS 3

CONSTRAINTS AND OPPORTUNITIES  4

SECTION 3 : STRATEGY  

URBAN DESIGN FRAMEWORK 5

MASTER PLAN 6

MOVEMENT STRATEGY 7

LANDSCAPE, OPEN SPACE AND PUBLIC ACCESS 8

DENSITY FRAMEWORK 9

BUILT FORM 10

KEY BUILDINGS AND GROUPINGS 11

AFFORDABLE HOUSING 12

SUSTAINABILITY  13

SECTION 4 : DESIGN CODE  

INTERPRETATION 14

REGULATING CODE APPLICATION 15

REGULATING PLAN 16

REGULATING MATRIX 1 17

REGULATING MATRIX 2 18

CROSS SECTIONS 1 19

CROSS SECTIONS 2 20

KEY GROUPING 1 21

KEY GROUPING 2 22

KEY GROUPING 3 23

KEY GROUPING 4 24

KEY GROUPING 5 25

KEY GROUPING 6 26

KEY GROUPING 7 27

KEY GROUPING 8 28

KEY GROUPING 9 29

KEY GROUPING 10 30

WALLS - Brickwork & window heads 31

WALLS - Window heads, Reveals & Cills 32

WALLS - Brick patterns & Gable ventilators 33

ROOFS - Dentil courses & Verge details 34

ROOFS - Verge & Eaves Details 35

ROOFS - Gable & Chimney Details 36

DOORS & OPENINGS 37

WINDOWS - Local Forms 38

STRUCTURES - Dormer Windows 39

STRUCTURES - Dormer Windows 40

HIGHWAY DESIGN 41

SPEED CONSTRAINTS 42

CAR PARKING 43

DETAILS - Drainage Channels 44

WALL / PAVEMENT ABUTMENTS 45

DETAILS - Surfacing 46

CENTRAL URBAN OPEN SPACE WITH NEAP LEAP 47

PARK 48

CRESCENT OF TREES OPEN SPACE WITH NEAP / LEAP 49

WESTERN PUBLIC OPEN SPACE WITH LEAP 50

GARDEN OF REMEMBRANCE 51

PLANTING PALETTE 52

ENCLOSURES - Brick Walls 53

ENCLOSURES - Brick Walls 54

ENCLOSURES - Walls With Railings & Railings 55

ENCLOSURES - Railings & Gates 56

ENCLOSURES - Railings & Fencing 57

ENCLOSURES - Timber Fencing 58

STRUCTURES - Feature Gate Posts / Piers 59

ENCLOSURES - Tree Guards / Fencing 60

STREET FURNITURE - Seating 61

STREET FURNITURE - Seating, Bins, & Bollards 62

STREET FURNITURE - Signage & Shelter 63

STREET FURNITURE - Streep Lamps 64

PARKLAND FURNITURE - Picnic Tables 65

PEDESTRIAN LINKS & CYCLEWAYS - Surface Treatment & Edges 66

MATERIALS - Masterplan 67

EXTERNAL MATERIALS 68

COLOUR SELECTION PALETTE 69

COLOUR SELECTION PALETTE 70

APPENDIX 1

SUPPLEMENTARY INFORMATION TO BE SUBMITTED WITH PLANNING APPLICATIONS

APPENDIX 2

CRESCENT OF TREES OPEN SPACE, PLAY EQUIPMENT - NEAP / LEAP

SOUTHERN OPEN SPACE, PLAY EQUIPMENT - LEAP

WESTERN PUBLIC OPEN SPACE, PLAY EQUIPMENT - LEAP

CENTRAL URBAN OPEN SPACE, PLAY EQUIPMENT

APPENDIX 3

PHASING PLAN

CONTENTS 



The purpose of this document is to provide design guidance for the 
development of the former Fairfield Hospital site to the south of 
Stotfold in mid Bedfordshire.   

In February 2002 Mid Bedfordshire District Council granted 
planning permissions for the restoration and conversion of Fairfield 
Hospital and residential development within its grounds.   

The former hospital complex contains three grade II listed buildings; 
the main building itself, St Lukes Church just to the north and the 
former much smaller isolation hospital to the north east. Extensive 
areas of more modern prefabricated and other buildings have 
recently been demolished.   

The planning permissions consist of the following:  

! A full permission for the conversion of the main hospital 
building to accommodate 101 flats, and leisure uses. 

  
! A full permission for the conversion of the smaller isolation 

hospital to the north-east of the main hospital to three 
houses.  

! A full permission for a close care residential scheme to the 
north-west of the main hospital consisting of part 
conversion of existing buildings and part new build.    

An outline permission for the construction of 695 new dwellings and 
associated uses on land to the south of the hospital buildings as 
enabling development to secure the restoration of the listed 
buildings.   

The planning permissions accord with a Planning and Development 
Brief adopted by the council in 2002 which sets out the main 
constraints and principles for the development of the site.   

The outline planning application for the enabling development was 
accompanied by a draft master plan and environmental statement 
based on the principles contained in the adopted Planning and 
Development Brief.    

Condition No. 4 and the S.106 agreement attached to the outline 
permission for the enabling development required that a revised 
master plan and design guidance should be submitted to Mid 
Bedfordshire District Council to guide the development of the site 
and to provide a basis for considering the detailed design 
submissions required in order to discharge the conditions attached 
to the permission.   

A consultant was commissioned by Mid Beds District Council in 
partnership with the consortium of house builders intending to 
construct the enabling development with a view to producing a 
revised master plan and design guidance with input from the 
consortiums consultants and the county council.   

The revised master plan takes into account the principles 
established in the development brief and the outline permission.

 Amongst these are:   

! Construction of a high quality development with its own 
character and identity which respects the sensitive setting 
of the listed hospital building.     

! Preservation and enhancement of the main landscape 
features of the site such as the perimeter shelter belts of 
woodland and the central spine of open space.  

! Limiting development impact on the ridge running north-
south through the site.  

! Preservation and enhancment of the curtilage of the three 
listed buildings.  

! Vehicular access only to be from Hitchin Road to the east of 
the site, with bus access only to the west through to Arlesey.  

! Keeping and enhancing the existing sports facilities on the 
site. 

! Provision of a site for a new 1 form entry lower school. 
Community facilities and retail space to be financed by the 
development.  

! Retention of the existing public footpath running east-west 
through the site, provision of a new bridleway, and provision 
of footpath and cycleway links to Stotfold and Letchworth.          

The accesses from Hitchin Road already have permission subject 
to the approval of landscape details. Similarly a landscape strategy 
was also permitted as part of the outline permission and this has 
been refined a part of the preparation of this document.    

This guidance is intended to provide a framework for the 
submission of reserved matters application.  As the detailed 
proposals evolve the master plan and design guide will be 
monitored and may require updating and amendment in agreement 
with the local authorities.

References to particular equipment manufacturers in this guidance 
are purely to establish type and design, a similar product approved 
by the local planning authority will be acceptable.

PURPOSE & STATUS OF DOCUMENT

INTRODUCTION
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The objective is to create a sustainable and 
efficient development, planned to minimise 
burdens imposed on local eco-systems and 
promote environmentally friendly activity 
patterns.    

The enabling development proposals should 
reflect current government guidance on 
improving the design quality of the urban 
environment.   

To this end an opportunity exists to produce a 
unique development proposal. The scheme 
should respect its setting and strive for quality in 
the design of the built environment. Design of the 
public realm should be paramount, creating a 
sense of place that reinforces civic pride and 
promotes community spirit.   

The principle points to consider in meeting these 
objectives are noted below.   

Identity  

Legibility  

Sustainable Links  

Sustainable Transport  

Community Safety

Re-use of existing buildings/facilities  

Mixed Use  

Energy Conservation  

Landscape enhancement  

Sustainable Drainage 

The design philosophy reflected within the 
document responds to recent and emerging 
government guidance on good urban design 
practice and particularly draws upon guidance 
contained within the following documents:    

Planning Policy Guidance Note 3: Housing 
(2000)  

By Design (2000)  

Places, Streets and Movement (1998)  

Better Places to Live: A Companion Guide 
to PPG3 (2001)  

Urban Task Force Report - Towards an 
Urban Renaissance (1999)  

The Urban Design Compendium (2000)  

Planning Policy Guidance Note 13: A Guide 
to Better Practice (2001)  

Planning for Sustainable Development: 
Towards Better Practice (1998)  

A Better Quality of Life: A Strategy for 
Sustainable Development for the UK (1999)

Millennium Villages and Sustainable 
Communities (2000)  

Sustainable Settlements: A Guide for 
Planners, Designers & Developers (1995) 

Planning Policy Guidance Note 3: Housing 
(2000)  

The Value of Urban Design (2001)  

Paving the Way: How we achieve clean, 
safe & attractive streets (2002)      

AIMS & OBJECTIVES

INTRODUCTION
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Views of Hospital Buildings 

Hospital Grounds Boundary 

Ridge Lines 

Area of Outstanding Natural Beauty Boundary 

The hospital site is situated approximately 2 kms south of 
the settlement of Stotfold and 1km east of the small market 
town of Arlesey. It is located 1km north of Letchworth and 
approximately 4kms west Junction 10 of the A1(M).  
Neighbouring settlements are separated from the site by 
farmland. These include Lower Wilbury Farm and 
outbuildings to the south, a pig industry testing station to 
the north-east, and two old quarry workings with two large 
lakes to the south-west.  

The site boundaries are heavily planted with mature trees 
and the hospital building itself exists within an area of 
prominent landscaping.  

The Hospital is an important feature of the wider 
landscaped setting. The site can be viewed from a number 
of distant elevated locations; from the Chilterns to the 
south east and south west; and from ridge lines to the north 
east and north west. Locally the hospital is viewed from all 
directions with the hospital towers and vegetation 
particularly visible. 

KEY 

Not to scale 

CONTEXT & DISTANT VIEWS

CONTEXT
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Fall

Fall

Fall

Fall

Cemetery 

Vehicular Access from Roundabout 

Public Right of Way 

Existing Tracks 

Existing Internal Roads 

Views of Towers 

Views of Buildings & Grounds 

Long Range Views of Hospital 

Proposed Pedestrian Links 

Ridge Line 

Existing Vegetation 

Areas of Potential Contamination 

Underground Reservoir 

Possible Water Attenuation Facilities 

Existing Hospital Grounds 

Areas to be Protected from  
Future Developments 

KEY 

TOPOGRAPHY 

EXISTING VEGETATION 

SETTING OF THE LISTED BUILDING 

SETTING OF PLAYING FIELDS AND 
COMMUNITY BUILDINGS 

The existing ground slopes gently either side of a 
central dome, which runs across the site from north to 
south. The ground falls an average of 5 metres from 
the ridge to the east and west site boundaries. The 
impact of the change in levels is not significant given 
the size of the site. The hospital building itself is 
located on the ridgeline and this impacts on its 
visibility within the wider surroundings. The playing 
fields and sports facilities are also located along the 
north south orientation of the ridgeline.  

The existing vegetation surrounding the listed 
building is important in terms of its setting within the 
site and as viewed from outside within the wider 
landscape setting. Mature tree planting along the 
east, west and southern boundaries is also important 
in terms of its setting within the landscape and value 
as screening potential development within the site. 
Groups of trees and hedge planting are located within 
the site along access routes and around the setting of 
existing buildings and open space. These have the 
potential to be retained and used as landscape 
features within the development.  

The building itself is mainly three storey with a 
number of towers that rise to four storeys high and are 
visible not only within the site but from a long distance 
at certain points in the wider surroundings. The 
immediate setting of the hospital and its ancillary 
buildings is characterised by the strong landscape 
setting with large areas of lawn, mature orchards and 
walled courtyards.  

The playing fields incorporate two tennis courts, a 
football pitch, cricket pitch with a pavilion, and to the 
south of this a bowling green. The area is bounded by 
linear belts of trees and is oriented with the main 
hospital building along the ridgeline. The 
arrangement evokes a ‘village green’ setting and 
should be retained as an important feature within the 
site.     

VIEWS

EXISTING RIGHTS OF WAY 

LINKAGES 

Views of the site within the wider surroundings 
particularly the setting of the hospital building should 
be protected and if possible enhanced. Views of the 
towers have potential to be enhanced with vistas 
created within any development framework.  The 
self-contained nature of the site does not readily 
provide views out into the countryside. The absence 
of any prominent features outside the site, also limit 
the possibility of creating views out. Views of the 
hospital building within the site however should be 
retained and enhanced.  

A public footpath runs east to west across the 
southern portion of the site. This is to be retained. 
There is an established use of the grounds with 
regard to access to sporting and community facilities.  

Potential exists within the site to provide pedestrian 
and cycle links to the adjacent countryside and 
neighbouring settlements. Linkages to existing tracks 
within the site could be upgraded to footpath / 
cycleways or public byways. The mature landscape 
nature of the site boundary provides the potential for 
a circular country walk.     

Sensitive edge 

Archaelogical sensitive area 
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The design solution illustrated on the Master Plan has 
been produced to accord with the aims and objectives 
set out in Section 1 of this document. The design 
takes the form of an enclosed development unique to 
the site and its surroundings closely linked to the 
existing and historic buildings on site.    

The urban core of the proposed development is 
clustered around the existing playing fields and 
community facilities to form an ‘urban park,’ linked 
directly with the existing hospital building and 
grounds. The proposed shops, school and new 
community building will also be located within the 
core and be served by the public transport link 
through the site. The greater housing density will be 
found within the urban core, this will graduate 
outwards with the lowest density threshold found on 
the development edge. The development will be 
served by the provision of designed spaces 
connected by a traditional integrated road pattern. 
Development plots have been arranged based on 
perimeter block pattern of development to give a clear 
definition between the public realm and private 
defensible space.    

The layout contains a clear hierarchy of spaces with 
squares, greens and courtyards linked by a variety of 
streets and lanes. Each space will be given its own 
identity through the use of building form, landscaping 
(proposed and existing), elevational treatment and 
materials to create its own identity. This together with 
clearly defined movement patterns through the site 
will promote accessibility and legibility, whilst taking 
into account issues of community safety.                              

URBAN DESIGN FRAMEWORK

STRATEGY
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Indicative Built Form 

Open Space 

Existing Trees to be retained 

Proposed planting 

Existing internal roads 

School Site 

Community Facilities 

Hospital & associated buildings 
to be re-used 

Existing out-buildings 

Close care unit 

Managed work-space 

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
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EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

NEAP (Neighbourhood Equipped Area for Play)

LEAP (Locally Equipped Area for Play)

Shops

The Master Plan has evolved using principles outlined within 
the Urban Design Framework and takes into account the 
constraints and opportunities set out in Section 2.   

The following pages draw together considerations relating to 
movement, landscape and open space, density, built form, 
key building and groupings, affordable housing and 
sustainability that make up the proposed master plan.  

Section 3: The Design Code contains more desciptive 
information on how the the principles set out on the master 
plan can be achieved. 
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Balancing Pond 

Bus Stop 

Principle pedestrian links 

Existing Footpath

Cycleway/footpath 

Bridleway 

Bus Route 

KEY 

Bus & emergency link only 

Emergency link only 

400m from bus stop 

Bus Gate 

For communities to be successful, 
movement within and good connections to 
adjacent developments and facilities are 
essential features. The quality of the 
environment in which we live is dependent 
not only on the built form but how that 
relates to the surroundings. Roads help to 
determine that quality.    

In the recent past road design has tended 
to dominate housing areas, in many cases 
determining the form of development.  
Current and emerging advice encourages 
the reverse of this and  re-asserts the need 
to create places which serve the needs of 
all, not just car drivers.    

Good, imaginative detailing of roads and 
squares can add to the viability of a space 
and provide visual interest to the public, 
h o w e v e r  s a f e t y  s h o u l d  n o t  b e  
compromised and road speeds need to be 
controlled.   

This can be achieved by two principle 
forms of built control:-  

1.   Vertical - such as humps and cushions 

2.  Horizontal - uses deflection or textural 
change of surface and built form itself.

The development at Fairfield will not be 
dependent on vertical controls but employ 
horizontal measures, which need to be 
incorporated into the scheme design.  

A hierarchy of roads has been identified in 
the movement section of the Design Code 
and design speeds set at 25 mph for the 
bus route with a maximum of 20 mph 
elsewhere. Opportunities exist for lower 
speeds in some areas and this should be 
encouraged.    

Other users of movement zones such as 
pedestrians, cyclists and horse riders need 
to be accommodated with special attention 
required to provide both detail and security. 
It is unlikely that these alternative means of 
transport will be seriously considered 
unless such matters are resolved.     
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Balancing Pond 

400m
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200m

2
0
0
m

400m

Open Space 

Existing Vegetation to be retained 

Proposed Planting 

Combined NEAP and LEAP* 

LEAP 

Distance from play areas 

KEY 

200m

40
0m

* NEAP - Neighbourhood Equipped Area for Play  

 LEAP - Locally Equipped Area for Play  

Areas of open space will be designed to have 
their own identity and landscaping should 
reflect this aspiration. Open space will be 
divided into the following categories: 

! Outdoor Sporting Open Space

! Informal Recreational Open Space 
 
! Play Space  

! Green Corridors  

! Leisure Walks  

Planting will be used within the context of 
streets and lanes to give a ‘sense of place’ 
and reinforce the setting of principle roads. 
New planting will link with existing vegetation 
particularly around the ‘urban park’ area to 
enhance its setting & promote clear routes 
across the site. 
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High Density 35-45 Dwellings per Hectare 

Medium Density 25-35 Dwellings per Hectare 

Low Density 20-25 Dwellings per Hectare 

School Site 

450m  retail with residential over 

Community Facilities 

2 

KEY 

DENSITY RANGE 

High Density 35-45 dwellings per hect: 

Medium Density 25-35 dwellings per hect: 

Low Density 20-25 dwellings per hect: 

 

A  range of densities will be developed through the site. 
When combined with landscape and building form this 
will assist in providing different areas of recognisable 
character. This variety of character will reinforce a sense 
of place and provide legibility to the scheme. The density 
range will also help to provide a more balanced 
community appealling to a variety of social groups.  

The site has been broken down into three main density 
ranges which accord with the guidance set out in PPG3.   

The higher density threshold forms the urban core of the 
development. This density range will assist in enclosing 
the urban spaces and reinforce the setting of the principle 
access routes including the public transport link.  

The medium density threshold reflects the semi-urban 
nature of development that surrounds the core. The 
upper threshold in this density range will be used to 
enclose spaces with the middle threshold used to provide 
the setting of major streets.  

The low density threshold is located around the periphery 
of the site where buildings will sit within a landscape 
setting. 
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The listed former hospital building and other traditional 
buildings in the surrounding district should provide 
examples and inspiration for the new development. 
However this is not intended to be prescriptive or restrict 
design to copying existing development.  

Contemporary design opportunities using the positive urban 
design characteristics which exist, will be considered.  

Fundamental principles have been established for the 
design of the built form which must be followed and can be 
summarised as follows:-   

The scheme should provide terraced groups both of a unified 
design type and of an array constituted of varied house 
types. Unified terraces should be designed as a single 
building with special consideration given to end-of-terrace 
houses and, if appropriate, centre dwellings.    

The design of building groups should also incorporate high 
walls, trees, major landscape elements or other features that 
have a significant visual or functional role in the group. 

Built form should be simple and designed in a similar manner 
to the local vernacular.      

Together the buildings should convey an impression of unity 
relieved by minor points of detail, materials and grouping, 
producing variety with an harmonious identity.    

Visual impact, using special or elaborate details should be 
restricted to buildings in prominent locations or to larger 
buildings.    

Variety should not be gratuitous or regular. Groups of 
identical buildings can be placed alongside individual 
buildings. Alternating detail should be avoided.      

A hierarchy of design detail related to size or importance of 
building should be developed.    

The design of buildings in important positions should be 
considered in relation to the function of their visual impact. A 
single enhanced detail or a particular building form may be 
the only  features necessary to achieve this.    

Generally buildings will be no more than two functional 
stories high, although a few prominent buildings or a group 
of buildings may be an exception. These have been 
identified on the Key Groupings plan see page 11.  

Groups of buildings should be the principal visual elements 
in the scheme design and, with the exception of large or 
prominent buildings, individual buildings should be visually 
subservient to the building group.    

There should be a mixture of types of building groups 
distributed across the development. This mixture should 
provide variety and interest to streets and public areas and 
avoid the monotony of contrived and repetitive or regular 
variety. 

1, 

2, 

3, 

4, 

5, 

6, 

7, 

8, 

9, 

10, 

11, 

BUILT FORM
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Key Buildings 

Key Groupings 

Key 

Key buildings and groupings play an 
important part in the design philosophy.   

Some buildings will have this status by the 
very nature of their function, such as the 
school and community buildings.  

Others have been indicated as such 
because of their important location within 
the scheme, for example where they act as 
gateway buildings, where they are located 
on the axis of an important junction, or 
where they close a view or vista.  

The design of key buildings must reflect 
their importance. This can be achieved by 
appropriate scale & massing together with 
careful attention to detail & materials.  

Key groupings may also contain key 
buildings, but it will be the form and 
relationship of the group as a whole which 
will make them stand out as a set piece.  

The building types and forms that make up 
the grouping should be designed to have a 
coherent character that relates to the area 
in which they are located. Again particular 
attention must be paid to detailing & 
materials.   

Taken together they will form a series of 
designed spaces linking the development. 
This structure will provide legibility for 
residents and visitors alike. 

KEY BUILDINGS & GROUPINGS

STRATEGY
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Affordable Housing 

The section 106 requires the development to 
provide 45 units of affordable housing.  The 
dwellings are to be built in accordance with the 
requirements of the chosen Housing 
Association and of those at The Housing 
Corporation’s current design brief, generally 
however, certain amendments may be required 
to satisfy the requirements of this document.  

The dwellings are to be distributed within the 
site as identified on the Affordable Housing 
Plan in groups of not less than 6 or more than 9 
in any one group.  This guide and code does 
not differentiate between the quality and cost 
impact of open market and affordable housing.  

The built form should respond to the guidelines 
set out in the code, not to its tenure.   

The mix of housing tenure and size of the 
affordable housing are:-  

24x2B4P houses (shared ownership) (76m )  

22x3B5P houses (shared ownership) (86m )  

26x1B2P flats (rent) (47m )  

24x2B3P bungalows (rent) (56m )  

23x4B7P houses (rent) (106m )  

210x3B5P houses (rent) (86m )  

216x 2B4P houses (rent) (76m )   
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Introduction 

Re-use Of Existing Material 

Energy Conservation 

 

The Sustainability Development Strategy for Fairfield 
Redevelopment Identifies criteria to be considered 
when designing buildings to be constructed on the site.  

-   Re-use of existing materials 
-   Energy conservation 
-   Water conservation 
-   Information Technology 
-   Selection of new materials  

The Strategy document confirms a commitment by 
those responsible for the development to achieving the 
sustainable objectives.  

 

Where appropriate materials may be recovered from 
the demolition of existing buildings on site for re-use or 
recycling provided they are of suitable quality.  

 

Reducing energy demands by promoting the use of 
renewable energy sources to reduce carbon dioxide 
emissions and other pollutants thereby reducing 
demand for non-renewable energy supply by 
incorporating  the following:-  

Solar Access – when appropriate main living rooms are 
to face south to make maximum use of passive solar 
gains for heating.  

Day-Lighting – window areas to be designed to provide 
high levels of day lighting to reduce the energy demand 
for lighting. This should also be considered in 
conjunction with efficient thermal insulation especially 
on north facing elevations.  

Window design and proportions are considered within 
the Design Code see page 38.  

Insulation Standards – The new buildings will 
incorporate insulation standards not less than those 
identified in the strategy document below or current 
building regulations which ever is the greater.  

Walls 
0.35 W /m2K or less 

Roof 
0.2 W /m2K or less 

Floors 
0.3 W /m2

Glazing mid frame 
2.4 W /m2K or less  

Achieving the above standards in the existing listed 
building will prove difficult particularly as the 450mm 
thick brick walls provide a U’ Value of 1.3 W/m2K.  
However additional or new insulation within the existing 
roof zone should enable a level of 0.2 W/m2K to be 
achieved.   

Passive Ventilation

Efficient Heating

Energy Efficient White Goods

Low Energy Lighting

Water Conservation 

 – to be provided to new dwellings 
where possible.  Attention to detail and quality control 
will be used to reduce infiltration rates to 6ac/hr at 50 pa.  
This will help to reduce unplanned ventilation loss in 
winter. 

 – Domestic boilers are to be of a type 
which will achieve a seasonal efficiency of at least 80% 
as measured according to the European Commission 
Boiler Efficiency Directive.  Boilers must also be 
selected to have reduced NO emissions.  

A central thermostat to be provided along with 
thermostatic radiator valves, where appropriate Seven-
day programmers to be provided that are easy for 
occupants to understand and set.  

 – The greatest source of 
Carbon Dioxide emissions and energy cost in low 
energy housing is lighting and appliances.  

Where developers install white goods only those with 
an A or B rating under the European Commissions ECO 
label scheme will be offered.  

 – Low energy compact fluorescent 
lamps (CFL’s) to be used in the main living room areas 
of all converted houses and in the majority (minimum 
80%) of new homes.  

Where external lighting is provided compact fluorescent 
lamps are to be specified.  

 

The objectives are to reduce water demand, storm 
water run off and the amount of waste water requiring 
treatment which results in reducing energy 
requirements for pumping and  investment in new water 
supply infrastructure, there by protecting natural 
watercourses.  

To reduce water consumption all homes are to be 
equipped with 6 litre flush WC’s or dual flush WC’s with 
a maximum 6 litre flush and lower 3 litre flush.  
Converted homes and most new homes are to be fitted 
with spray/aerator taps on hand basins.  

Water meters to be installed in all homes to encourage 
occupants to make further savings in water.  

Houses are to be provided with water butts for the 
collection of rain water run off for garden irrigation. 

Information Technology

Selection of Materials 

Sustainable Timber

Ozone Depletion

Energy efficient white goods

Construction Issues

 – Simplifying access to the 
Internet and other services should assist with a 
reduction in transport demand for commuting, 
shopping and entertainment as well as improving 
access to education and other services.  

Provision is to be made to allow people to work from 
home through the use of Information Technology by 
ensuring that sufficient power sockets and twin 
telephone sockets are provided.  

Future IT developments which could enhance the 
access to home entertainment and other services need 
to be reviewed at the time the dwellings are being 
constructed.  

To assist with the monitoring of sustainable measures  
included in the design of dwellings, schedules will be 
required to demonstrate how these have been 
accommodated.    

 

Where appropriate and available demolition materials 
which comply with the quality requirements,  will be 
reused or recycled. The selection of new materials and 
construction techniques will wherever possible favour 
those with the lowest ecological impact over their 
projected lifetime.  

 – Timber is to be sourced from a 
well-managed and licensed European source to reduce 
transport energy requirements.  

Timber from tropical or unknown origins should not be 
used.  

 – All insulation materials specified are 
to be CFC free.  This includes insulation for walls, roofs, 
hot water cylinders, pipework, lintols and cavity 
closures etc.  

 -To exclude fridges and 
freezers using ozone-depleting substances, either as 
refrigerants or in their insulation.  

 – Whilst addressing sustainability 
in the design of buildings, measures must also be taken 
to reduce the impact of construction operations.  

Where waste is generated contractors will be 
encouraged to provide separate segregated skips to 
assist with recycling.
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SUSTAINABIL ITY

STRATEGY



The Design Code is intended as a guide for 
implementing the design philosophy outlined in 
the strategy section of this document.   

The code is divided into four sections: 

SECTION 1: Built Form This section is itself 
divided into sub-sections.  

Regulating Guidance - This is ostensibly 
designed to provide a framework for the size and 
massing of the built form and its relationship to 
the streetscene or the spaces that it forms. This 
will help to define key buildings and groupings 
and provide a foundation for designing areas of 
differing character.  

Key Groupings - Describes in more detail the 
function and form of these groupings and how 
they could be achieved in reality. A certain 
amount of flexibility in their realisation will be 
acceptable as long as their position within the 
design philosophy remains intact.  

Built Form Detail - Describes and details building 
components such as window openings, doors, 
roof eaves and verges that are to be found in the 
locale together with some distinctive details from 
the listed hospital building. These details should 
be the first point of reference for the designer 
when articulating architectural styling. It is not 
intended that a slavish replication of these details 
is necessary, however alternative proposals 
must be in keeping with this design language.   

SECTION 2: Movement This section is divided 
into two sub-sections:  

Movement Hierarchy- This section details a 
hierarchy of movement routes (vehicular and 
pedestrian), appropriate speed constraint 
measures and car parking arrangements.  

Surfacing Details - Indicates some details of 
interface between road/footpath junctions and 
surface and built form.               

SECTION 3: Open Space details the main areas 
of open space including soft and hard 
landscaping provision. This should be cross-
referenced with the key groupings and public 
realm details.   

SECTION 4: Public Realm proposes appropriate 
enclosure types, street lighting, seating and other 
amenities. 

Details of appropriate materials and where they 
are to be located within the scheme is also 
included together with an appropriate colour 
palette for doors, fences and public realm 
structures.    

Although the design code has been separated 
into individual sections for easy referencing, only 
reading the document as a whole will give the 
clearest picture of how the design philosophy can 
be turned into a buildable reality. The designer 
should cross reference the different sections with 
one another in order to obtain the clearest 
understanding of how this environment can be 
generated.         

NOTE :

Reference to particular manufacturers is purely 
to establish type of product, a similar product 
approved by the local authority will be 
acceptable.
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DESIGN CODE - INTERPRETATION

DESIGN CODE - INTERPRETATION



Application 

Regulation Code 

 

The Regulating Code is intended as a tool to 
aid the designer in selecting building forms 
which will most readily reflect the design 
principles set out in this document.      

 

The Regulating Code consists of two elements; 
The Regulating Plan and The Regulating 
Matrix which must be read in conjunction with 
each other.  

The Regulating Plan consists of two tiers of 
colour coding.   

i)  Areas of patterned colour which pick out principal 
groupings of buildings and important routes within 
the development. The code for these areas is quite 
specific to ensure that development proposals 
conform with the principals set out in this document. 
When read in conjunction with the Regulation Matrix 
a code covering unit size, building heights and 
building set backs from the highway or public realm 
is given together with any appropriate notes 
covering the particular coding.  

Ii) Areas of flat colour cover the remaining 
developable areas of the site. The code for these 
areas is more general in scope and suggests the 
types of sizes and forms that the designer might use 
to complete the pattern of development indicated on 
the master plan and within this document.    

The frontages of development blocks are also 
colour coded and reference to the key will give 
guidance on the mix of detached, semi-
detached  and terraces blocks appropriate to a 
particular location. This will ensure that the 
massing of built form is appropriate to its 
location and context.    

The purpose is to create a framework of height, 
scale and massing that reflect the unique nature 
of the development and its relationship to the 
listed hospital building and surrounding 
settlements.   

   

NOTE: 

The Regulating Code is not intended as an entirely 
prescriptive method for designing the scheme. The 
designer may deviate from the code but MUST justify 
that by doing so their proposals still accord with the 
principles and vision set out within this document. 

Cross referencing the code with the plan will 
reveal the pattern of higher density within the core 
areas and bounding the ‘urban park’ with lower 
density towards the development edges.        

8 - 8.5m 

5
 -

 6
m

indicates a unit 
with a higher depth 
to width ratio 

and 

indicates a unit 
with a higher width 
to depth ratio 

 Although a range of block sizes is indicated 
within the matrix the width to depth ratio 
shown in plan form should always be 
observed;  thus                   

The ratio of width to depth should generally be 
that the width is no more than ¾ the depth and 
vice versa. Thus with A above if the depth was 
8m then the width could be no more than 6m. 
Units with an equal width to depth ratio may be 
acceptable in some circumstances. If 
detached they can be used as gatehouses or 
as corner plots with dual aspect frontage.  

Ridge lines will generally be parallel with the 
longer side of the building with the exception 
of deep plan terrace and semi-detached plots.        

The block sizes indicated within the 
Regulation Matrix are intended to indicate the 
basic  housing forms that will be required to 
build a scheme of different buildings and 
building groups whose location and massing 
will convey an impression of unity. 

 The actual footprint of housing forms may differ 
from those indicated within the regulating matrix 
(see below). However the basic shell should 
always remain the same with extensions, 
additions and building wings subservient to the 
main form.                     

 

Semi-detached with 1 or 2 
storey rear extension. 

Detached with 1 or 2 storey 
front projecting bays. 

Detached L-shaped unit. 

A 

B 

4.5 - 6.5m 

6
.5

 -
 9

m
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REGULATING CODE - APPL ICATION

DESIGN CODE - BUILT FORM



Cricket Pitch Football  
Pitch 

Bowling 
Green 

School Site 
(see separate 
design code) 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts Underground 

Reservoir 

H
itc

h
in

 R
o
a
d

Continuous frontage, gaps to be allowed for access to 
parking courts or pedestrian routes only.   

Frontage to consist of terrace and semi-detached units only.    

Frontage to consist of semi-detached and detached units 
of similar size, maintain same distance between units 
addressing the same street to create formal avenue.    

Frontage to consist of detached and semi-detached units.   

Frontage to consist principally of detached units a small 
proportion of semi detached may be used. Areas of frontage 
may consist of back gardens as well as house frontages.   

Key to building frontages 

Parking courts and/or shared surface areas.   

Indicative cross sections (see pages 19 and 20).   

  TO BE READ IN CONJUNCTION WITH THE REGULATING MATRIX. 
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D 
B

B 

C 

C 

E 
E 

F 

F 

A 

A

B B 

REGULATING PLAN

DESIGN CODE - BUILT FORM



BLOCK SIZES STOREY HEIGHTS SET BACKS NOTES 

2 ½ storey 

DPC to eaves to be between 
5.5 - 6.7 metres  

2 storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

2 ½ storey 

DPC to eaves to be between 
5.5 - 6.7 metres  

2 storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

single storey 

DPC to eaves to be between 
2.1 - 2.5 metres  

Buildings to be between 3 and 5
metres from back edge of footpath  

Built form around principal square will consist of  shops 
and flats in addition to housing. The elevational form of 
shops & flats should follow the regulation pattern for 
houses.  

A key feature taller than 2½ may be permitted (see key 
grouping 2)  

          

To create a formal rhythm, units of the same size should 
be used to form blocks. A haphazard arrangement of 
different sizes will not be acceptable.

Buildings tight to back edge of 
footpath or channel (allowing 0.5m 
for opening windows)  

Buildings to be a maximum of 3 
metres from back edge of footpath  

max. 3m  

Buildings to be a maximum of 3 
metres from back edge of footpath  

max. 3m  

Buildings to be a maximum of 3 
metres from back edge of footpath  

max. 3m  

Terrace Semi-detached Semi-detached 

8 - 8.5m 

5
 -

 6
m

Terrace 

Buildings to be between 3 and 5 
metres from back edge of footpath  

Detached 

Terrace forms with some semi-detached should be the 
principal forms used. Some detached units may be 
acceptable but should be used primarily as corner plots.        

BLOCK CODE 1 

BLOCK CODE 2 

BLOCK CODE 3 

BLOCK CODE 4 

BLOCK CODE 5 

BLOCK CODE 6 

BLOCK CODE 7 

BLOCK CODE 8 

BLOCK CODE 9 

This code is used in areas where a formal arrangement 
of built form is required. Buildings marking the boundary 
of the ‘urban park’ should reflect the detail of the listed 
building with defensible space defined with walls and 
railings.  

        

To create a formal rhythm, units of the same size should 
be used to form blocks. A haphazard arrangement of 
different sizes will not be acceptable.

The block located next to the school and community 
building may benefit from the inclusion of some single 
storey units to reflect the size & scale of these buildings.        

Detached 

Detached 

8 - 9m 

5
-

6
m

Semi-detached 

8 - 9m 

5
 -

 6
m

Semi-detached 

Buildings tight to back edge of 
footpath or channel (allowing 0.5m 
for opening windows)  

DPC to eaves to be between 
4.6 - 5.2 metres  

2 storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

2 storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

2 storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

2 storey 2 ½ storey 

DPC to eaves to be between 
5.5 - 6.7 metres  

Terrace forms with some semi-detached should be the 
principal forms used especially along the east-west 
pedestrian route to denote where it passes through the  
higher density urban area of the development.        

Semi-detached and detached units should be the 
principal forms used. Especially along the east-west 
pedestrian route to denote where it passes through the 
medium & low density green fringe of the development.        

Wide fronted cottage type units  with low eaves will  form 
this set piece along the  diagonal link to the central square.        

Principal forms making up the arcadian nature of the 
development fringe will consist of detached & semi-
detached units with deep front gardens to allow for  
adequate vegetation & tree planting.        

Narrow fronted semi-detached & detached units should 
be used to define the planted avenue that runs north to 
south. A combination of wide & narrow fronted semi -
detached units and detached units should enforce where 
the diagonal links run through the lower  density areas of 
the development.        

Terrace Semi-detached 

Semi-detached Terrace 

8 - 8.5m 

5
 -

 6
m

Semi-detached Semi-detached 

8 - 8.5m 

5
 -

 6
m

Terrace 

8 - 8.5m 

5
-

6
m

Semi-detached Semi-detached Terrace 

8 - 9m 

5
-

6
m

Semi-detached Semi-detached Terrace 

Semi-detached Semi-detached 

Semi-detached 

Semi-detached Semi-detached Detached 

Semi-detached 

DPC to eaves to be between 
5.5 - 6.7 metres  

2 ½ storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

2 storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

2 storey 

DPC to eaves to be between 
4.6 - 5.2 metres  

2 storey 

Buildings tight to back edge of 
footpath or channel (allowing 0.5m 
for opening windows)  

Buildings to be a maximum of 3 
metres from back edge of footpath  

max. 3m  

Buildings to be a maximum of 3 
metres from back edge of footpath  

max. 3m  

Buildings to be between 3 and 5 
metres from back edge of footpath  

Buildings to be a maximum of 3 
metres from back edge of footpath  

max. 3m  

Buildings in excess of 5m from 
back edge of footpath  

Buildings to be a maximum of 3 
metres from back edge of footpath  

max. 3m  

Buildings to be between 3 and 5 
metres from back edge of footpath  

8 - 8.5m 

5
 -

 6
m

Terrace 

4.5 - 
6.5m 

6
.5

 -
 9

m

5
 -

 6
m

8 - 9m 

4.5 -  
6.5m 

6
.5

-
9

m

7
 -

 1
0

m

9 - 13.5m 

6
 -

9
m

7.5 - 10m 

7
 -

 9
m

8 - 12m 

4.5 - 
6.5m 

6
.5

 -
 9

m

5 -  
6.5m 

6
.5

-
9

m

4.5 -  
6.5m 

6
.5

-
9

m

4.5 - 
6.5m 

6
.5

 -
 9

m

5
-

6
m

8 - 9m 

4.5 -  
6.5m 

6
.5

-
9

m

4.5 - 
6.5m 

6
.5

 -
 9

m

4.5 -  
6.5m 

6
.5

-
9

m

4.5 - 
6.5m 

6
.5

 -
 9

m

4.5 -  
6.5m 

6
.5

-
9

m

5
 -

 6
m

8 - 9m 

5
 -

 6
m

8 - 9m 

4.5 -  
6.5m 

6
.5

-
9

m

5
 -

 6
m

8 - 9m 

7
 -

 9
m

5
m

8 - 12m 

4.5 -  
6.5m 

6
.5

-
9

m

max. 5m  

< 5m  
max. 5m  

max. 5m  

max. 5m  
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REGULATING MATRIX 1

DESIGN CODE - BUILT FORM



BLOCK SIZES STOREY HEIGHTS SET BACKS NOTES 

Primary locations of terrace units have been 
identified in REGULATING MATRIX 1. The 
remainder of this area should reflect the high density 
pattern of the development core but will also consist 
of shared parking areas policed by sentinel buildings 
which can be detached, semi-detached or smaller 
groups of units.       

GENERAL CODE 1 

GENERAL CODE 2 

GENERAL CODE 3 

GENERAL CODE 4 

Building forms used along formal routes with avenue 
planting should maintain the same distance between 
units addressing the same street to reinforce 
formality.        

To maintain an arcadian form within the low density 
areas the width between blocks should be 5 metres 
or not less than ½ width of the house (whichever is 
greater).        

Block sizes should be a combination of BLOCK CODES 1, 2 and 4 reflecting the relatively higher 
density of this area.        

Block sizes should be a combination of BLOCK CODES 5, 6 and 7 reflecting the pattern of 
development  that surrounds the core of the development.        

Block sizes should be a combination of BLOCK CODES 8 and 9 reflecting the low density pattern 
of development around the development fringe.        

Block should consist of detached units only, sizes to reflect those of detached units indicated 
within BLOCK CODE 9.        

2 storey only.       

2 storey only.       

2 storey only.       

2 storey only.       

Generally tight up to back edge of 
footpath where defining urban space. 
Small front gardens of 1 or 2 metres 
depth and no more than 3 will be 
acceptable in other areas.        

Generally front gardens between 2 and 
5 metres deep. It may be appropriate to 
have some buildings on the back edge 
of footpath within parking courts.        

Generally front gardens to be a 
minimum of 2 metres deep extending to 
5 metres and beyond around the 
development fringe.        

Generally front gardens to between 2 
and 5 metres deep.        
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REGULATING MATRIX 2

DESIGN CODE - BUILT FORM



CROSS SECTION C-C  URBAN STREET 

2.5m 4.8 - 7m 2.5m 

  
  
 2

  
  
-3

 s
to

re
y

5
.3

 -
 8

m
 t
o

 e
a

v
e

s

Building line to back 
edge of footpath or 
max. 1 metre setback 

Road width 4.8 min. but can be 
increased to 7 metre to 
accomodate on street parking 

CROSS SECTION A-A   PEDESTRIAN LANE

7 - 10m 

2
-2

1
/2

st
o

re
y

4
.5

-
6

.7
m

to
e

a
ve

s

9.8 - 12m 

CROSS SECTION B-B  PUBLIC RIGHT OF WAY 

10m 

2
-2

1
/2

st
o

re
y

4
.5

-
6

.7
m

to
e

a
ve

s

1
2/

Pedestrian Lane  

A ‘pedestrian only’ lane with bollards provided to 
prevent vehicle access. Either hard landscaped or 
with tree planting. Buildings to be as close as 
permitted to create a sense of enclosure. Clear lines 
of sight through should be provided for surveillance.             

Public Right of Way  

Existing public right of way retained as a green route 
with 3m footpath cycleway, grass verge and avenue 
style tree planting. Housing fronting onto right of way 
with small front gardens 2-3 metres deep with 1.2m 
high walls, fencing or hedging.                 

Urban Street  

The urban street is typified by a high proportion of 
continuous building frontage. The build line is located 
on the back edge of the footpath or slightly set back for 
small front gardens of 1 metre or less. Road widths 
range from 5.5 to 7 metre wide to accommodate on 
street parking.           
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SECTIONS 1

DESIGN CODE - BUILT FORM



CROSS SECTION F-F  URBAN SQUARE 

2.5m 2.5m 

 2
1

/2
  
st

o
re

y
5

.3
-

6
.5

m
to

e
a

ve
s

Building line to back 
edge of footpath 

40 - 50m 

CROSS SECTION E-E   AVENUE 

5.5 - 6m 2m 2m 4 - 5m 4 - 5m 

  
  
 2

  
st

o
re

y
4

.8
-

5
.2

m
to

e
a

ve
s

Indigineous trees 
planted min 1m from 
garden boundary & 
5m from building line 
to form avenue  

Footpath 
21.5 - 24m 

3m 

Proposed   
cycleway/footpath 

2m 2m 

Verge Footpath Verge 

CROSS SECTION D-D  GATEWAY STREET 

1m 6 - 7m 2-3m 2-3m 

13-15m 

  
  
 2

  
st

o
re

y
4
.8

 -
 5

.3
m

 t
o

 e
a

ve
s

6m bus route 

 2
1

/2
  
s
to

re
y

5
.3

-
6

.5
m

to
e

a
ve

s

Gateway Street  Formal avenue entrance to the 
site with tree planting within a 1 metre verge.  
Buildings to be set back 1 metre from pavement 
with small front gardens enclosed with 1.2m 
high railings.                 

Planted Avenue  Formal avenue incorporating 
tree planting in 2m verge with 2m wide footpath 
behind. Front gardens to houses to be 2.5 – 5m 
deep depending on location.                   

Urban Square  Urban square incorporating 6m 
carriageway for utility vehicle and public 
transport route. Square incorporates vehicle 
parking area for local shops demarcated with 
bollards. A 3-4m wide planted or hard 
landscape strip with seating and 3m public right 
of way behind.                    
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DESIGN CODE - BUILT FORM



Gatehouse buildings 

Key Building 

Vista  

Formal planted avenue 
creating East to West 
vista  

Built form to reflect 
roundabout geometry 

Urban Park 

The grouping will form the entrance to the scheme 
& should create a sense of arrival for visitors & 
residents alike. It is important therefore that it 
makes a strong and clear statement.  

The geometry of the proposed roundabout is to be 
reflected in the built form to create a formal space. 
This will create a gateway to the development 
aligned along the primary access road, 
emphasized by the use of key buildings as 
gatehouses.  

Creating a formal tree-lined avenue along this 
access will reinforce the setting of the route 
creating a vista which continues through the urban 
park into the urban core.  

Built form should be simple with the use of more 
elaborate detailing & an increase in eaves or storey 
height on key buildings to reinforce their 
importance within the grouping. In keeping with this 
front gardens should be walled with railings or 
hedging. 

New trees should be planted in grills near to the 
pavment edge, allowing room for minimum 
footpath width & small front gardens to terrace 
blocks.  

Road width should accommodate public transport 
and may be widened to allow for casual parking.       

LOCATION KEY  

ILLUSTRATIVE EXAMPLE    n.t.s.  SPACE ANALYSIS  n.t.s.  

FUNCTION  

KEY FEATURES  

OVERVIEW  

To provide a gateway to the development, clearly 
defining the principal access and creating a sense of 
arrival.      

Built Form to create Gateway.     

Geometry to reflect roundabout shape.     

Formal Planted Avenue creating vista into development 
emphasizing principle access.      

PROPOSED PLAN FORM  n.t.s.  
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Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

KEY GROUPING 1

DESIGN CODE - BUILT FORM



Principal vehicular & bus 
route offset for traffic calming 

Urban Park 

Combined LEAP/NEAP 

Existing Right of Way 

Tower or similar 
key feature as focal 
point highly visible 
from site entrance 
and surrounding 
areas 

Shops with 
flats over 

Pedestrian/cycle 
access to character 
areas & sports facilities 

Young person shelter in 
highly visible position 
within space 

Existing Right of Way 

Pedestrian/cycle access 
to character areas 

The central space & focal point of the development 
takes the shape of the formal square located on the 
primary access route and facing the ‘urban park’  

The square is to be the commercial centre of the 
development containing shops at ground floor 
level with flats over the top.  

The formal nature of the buildings should be 
emphasized through the use of detail and quality 
materials. Built form should be 2½ stories high 
within this key space. A prominent feature located 
on the axis of the square entrance & primary 
vehicle route will become a focal point of lines of 
sight along pedestrian links & from the urban park. 
This feature should refer to the detailing of the 
listed hospital building  and should be taller than 
the surrounding built form.  

LOCATION KEY  

ILLUSTRATIVE EXAMPLE   n.t.s.  SPACE ANALYSIS  n.t.s.  

OVERVIEW  

PROPOSED PLAN FORM  n.t.s.  

Casual parking should be provided with formal tree 
planting in grills demarcing the extent of parking 
bays. Floorscape generally will be important and 
changes in materials will help define the space 
giving priority to pedestrians. A change in materials 
together with a possible 25mm upstand should 
help delineate the primary vehicle route from the 
rest of the space.  

The existing public right of way runs through the 
southern edge of the square and an opportunity 
exists to enhance the public realm at this point, 
possibly with seating provision and sensitive 
landscaping.  

It is envisaged that a young persons shelter be 
provided together with cycle storage facilities. 
Located on the boundary marking the edge of the 
urban park it should provide enclosure with 
detailing that complements the space.      

FUNCTION  

KEY FEATURES  

Should reflect its status as the development core 
and primary public space.      

Urban Square     

Key Feature Buildings     

Commercial Centre     

Provides access to ‘urban park’ and play area     

Provides car parking and seating areas     

Bus Stop located next to principal access road     

Key building 
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KEY GROUPING 2

DESIGN CODE - BUILT FORM

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
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 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 



Key building as focal point to 
encourage movement towards 
development core 

Pedestrian only green 
link to equipped play 
area and footpath 
around development 
fringe  

Use of alternative surface materials 
and channels to mark the 
demarcation between public 
highway and pedestrian 
only areas 

Landmark or other 
feature to be focus of 
small public owned 
space, possible with 
seating provision 

Space to act as traffic calming 
feature for bus & primary 
vehicular route 

This grouping consists of a collection of houses 
forming a small semi-public space.   

The space forms an important nodal point where the 
public transport route turns into the development 
core. The space also marks the entrance to the 
lower density areas surrounding the development 
core and footway access to external pedestrian 
route and equipped play area.   

Locating a feature on the axis of available 
pedestrian routes will aid legibility. A small publicly 
accessible area demarcated by alternative surface 
treatments should be provided at this point to 
provide a place where pedestrians can  consider 
their choice of direction.   

The transitionary nature of the space should also be 
reflected in the built form. Detached and semi-
detached forms will emphasis the location outside of 
the development core.  

The detailing to key buildings within the space 
should be commensurate with their importance.    

LOCATION KEY  

ILLUSTRATIVE EXAMPLE  n.t.s.  SPACE ANALYSIS  n.t.s.  

FUNCTION  

KEY FEATURES  

OVERVIEW  

A gateway space marking the location where the 
route from the development core branches out into 
different character areas.      

Gateway Space     

Key Buildings     

Landmark feature within publicly accessible area     

PROPOSED PLAN FORM  n.t.s.  
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DESIGN CODE - BUILT FORM

Cricket Pitch Football  
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Green 
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Site 
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EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 



Road offset within square 
on primary vehicular & bus 
route to calm  traffic 

Formal planting within square to 
define position of on-street 
parking area  

Key building to provide 
visual stop 

Key building to 
provide visual 
stop 

Pedestrian link only 

Square to 
provide access 
to lower density 
areas 

Open Space 

The grouping is located along the bus route 
to the west of Anglian Water’s covered 
reservoir.  

The space is designed as a residential 
square that both incorporates the bus route 
and access to the low density development 
area to the west. The square also provides 
for pedestrian access linked to the north-
south footpath running along the boundary 
of the school site.  

The arrangement is to be formal using the 
existing hospital building as inspiration to 
create the proportions of a victorian 
residential square. On-street parking can 
be accommodated with tree planting in grills 
to define parking bays.  

Building form may be terraced, but may 
contain a proportion of semi-detached and 
detached dwellings. All houses should have 
front gardens with walls and/or hedging. 
Low walls with railings will be appropriate 
for key buildings.    

LOCATION KEY  

ILLUSTRATIVE EXAMPLE  n.t.s.  SPACE ANALYSIS  n.t.s.  

FUNCTION  

KEY FEATURES  

OVERVIEW  

A residential square located on an important 
vehicle route that provide access to adjacent 
lower density areas.      

Formal Residential Square arrangement.    

Key buildings to provide visual 
offset to main road    

Car Parking within square.    

PROPOSED PLAN FORM  n.t.s.  

Formal tree planting within square.    
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DESIGN CODE - BUILT FORM
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Landmark or landscape 
feature as focal point  

Landscaping should reflect 
the formal nature of the 
space  

Brick entance piers used 
throughout the development  

Highway follows the shape 
of the built form becoming a 
traffic calming feature  

Gateway buildings  

Pedestrian crossing 
point to be provided  

Existing tree belt provides landscape 
backdrop  

Use built form to enclose 
path rather than walls  

Key building 

LOCATION KEY 

The formal nature of this set-piece is a deliberate 
attempt to reflect the crescent shape of the former 
chest hospital that was located here prior to its 
demolition.  

The form also mirrors that of the existing vegetation 
which could enclose back gardens forming a 
landscape backdrop to the grouping.  

The area lies along a desire line in the form of a direct 
link to the school, community facilities and listed 
building. The space created will become a focus for 
the southern part of the development.  

Detailing on buildings should be simple  and should 
reflect the formal nature of the grouping. Additional 
detailing to gateway buildings will be required to 
emphasize their status.  

Landscape design should also be formal and should 
reflect the form of the space with avenue tree planting 
appropriate. Refer to page 49 for landscape detailing.     

FUNCTION  

KEY FEATURES  

OVERVIEW  

To reflect the form of previous buildings in the 
same position and to become a focal point for 
the southern half of the development.      

Formal crescent design     

SPACE ANALYSIS  n.t.s.  ILLUSTRATIVE EXAMPLE  n.t.s.  

Gateway buildings     

Landmark or landscape feature as focal point     

Continuous built-form     

PROPOSED  PLAN FORM  n.t.s.  
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DESIGN CODE - BUILT FORM
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Key buildings to mark 
entrance to pedestrian 
green corridor  

combined  
LEAP/NEAP  

Key building 
as visual 
stop  

Play area aligned along 
pedestrian route  

Buildings to 
provide high level 
of surveillance to 
Play Area  

Landscaped island, 
speed constraint 
feature 

LOCATION KEY 

This grouping forms a space that is defined not 
only by built form but by the existing vegetation.  

This is principally a green space dominated by 
an informal grouping of existing trees. This 
should be reflected in any new planting and 
landscaping design. Particular attention needs 
to be paid to the design of the play area within 
the space, so that it nestles comfortably within 
the space rather being a ‘bolt on’ addition. 

For landscape details refer to page 50.  

The built form should lend a degree of formality 
to the scene. The cresent form is to be used 
once again to define the shape of the road and to 
mark the location at it’s mid-point of the diagnal 
pedestrian link that crosses the development. 
Built form should echo a simple cottage style 
with additional detail to the key building or 
gatehouses. Front gardens should be low fence 
or hedging.     

FUNCTION  

KEY FEATURES  

OVERVIEW  

Space marks a transition from formal urban areas 
to more informal areas of housing. Must provide a 
safe & highly visible environment for play.      

Designed equipped area for play.     

SPACE ANALYSIS  n.t.s.  ILLUSTRATIVE EXAMPLE  n.t.s.  

New informal landscaping to reflect 
existing vegetation.     

Cycleway/pedestrian link crosses space.    

Crescent feature built form.    

PROPOSED  PLAN FORM  n.t.s.  
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Feature entrance piers  

Diagonal ‘pedestrian street’  

Highway to 
reflect shape of 
built form and 
act as speed 
constraint  

Informal landscaping  

Buildings to reflect thescale & 
height of the ‘cottage’ form   

Buildings to provide visual stops  

LOCATION KEY 

The grouping is located on the axis of the loop road 
link for the southern half of the development and the 
eastern diagonal ‘pedestrian street’ that links Hitchin 
Road and the development core.  

The concept is of an informal space enclosed by 
cottage style terrace housing. The pedestrian link 
should be emphasised with the free standing brick 
piers of the same type used throughout the 
development (see page 67).  

The shape of the road should be defined by the built 
form, low pavements and a change in surface 
material sympathetic to the building design may help 
to unite the grouping.  

Front gardens should be low walls or hedging. 
Timber type bollards could define the edge of the 
gravel without the need for a kerb.     

FUNCTION  

KEY FEATURES  

OVERVIEW  

A designed space that marks the change from 
medium to low density development on the axis of 
the main road and ‘pedestrian street’.     

Cottage form of housing.    

SPACE ANALYSIS  n.t.s.  ILLUSTRATIVE EXAMPLE  n.t.s.  

Informally landscaped green space    

     

‘Pedestrian street’ crosses space.    

PROPOSED PLAN FORM  n.t.s.  
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VEHICLE ACCESS 
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Existing Trees 

Landmark Feature 

Formal terrace built form 

This grouping marks a boundary of the ‘urban 
park’ area which contains sports facilities in the 
form of a football pitch & tennis courts.  

Existing mature tree groups mark the remaining 
boundaries that make up the space. The 
proximity if the hospital building should influence 
the built form which should take the form of 
regimented terraces.  

Gatehouse building should mark the entrance to 
residential areas with entrances to the urban park 
aligned with these routes. The edge of the urban park 
should be defined by fencing and formal tree planting.   

LOCATION KEY  

ILLUSTRATIVE EXAMPLE  n.t.s.  SPACE ANALYSIS  n.t.s.  

FUNCTION  

KEY FEATURES  

OVERVIEW  

To define and enclose the urban park, with the 
built form making particular reference to the 
listed hospital building.   

Formal landscape park with sports pitches.     

Terrace built form.    

Gateway to residential areas.     

PROPOSED PLAN FORM  n.t.s.    

Tennis Court 

Tennis Court 

Football Pitch 

28 

KEY GROUPING 8

DESIGN CODE - BUILT FORM

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 



School Site - Parking & 
play areas to be 
located to the side of 
building & screened 
from main square with 
appropriate planting  

Strong boundary treatment to 
complete the streetscene and 
enclose mews court  

Desirable build line within 
which school building should 
be located  

Footprint of school building 
should enclose the space at 
this point providing a focus 
for views into the space as 
well as creating a visual stop 
terminating views from 
adjacent streets & spaces    

Key building group with single 
storey elements to reflect form of 
school & community buildings  

Community Building  

Possible location of casual 
parking serving school site  

Lay-by to provide drop-off facility 
for school & community building  

LOCATION KEY 

The location of the school and community 
building within this grouping define this as a very 
public space. The resulting form of the school 
square should be defined by the built form of the 
school & community buildings with the school 
boundary treatment being of equal importance.   

The school building itself should be close enough 
to the square to define the space and be picked 
up as a focal point and visual stop from the streets 
and spaces beyond. The building will however 
need to be set back within the curtilage of its own 
boundary.  

A formal boundary treatment of railings with brick 
piers and tree planting will help to enforce the 
space definition as well as complete the street-
scene where the school boundary is located 
parallel to proposed housing. This type of 
treatment is also particularly appropriate given 
the proximity of the school site’s northern 
boundary to the listed hospital building.           

FUNCTION  

KEY FEATURES  

OVERVIEW  

To form a school square as focus for the community.      

Formal school square     

SPACE ANALYSIS  n.t.s.  ILLUSTRATIVE EXAMPLE  n.t.s.  

School & community buildings located on 
principal pedestrian routes      

Single storey and 2 storey built form     
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Key Building  

Key Building to provide visual stop  

Gateway entrance to 
development  

Existing tree to 
provide focus within 
square  

LOCATION KEY 

The space denotes the principle grouping within a 
separate development area to the north of the existing 
listed hospital building.  

The form is of a small residential square enclosed by 
large detached houses whose detail should be 
influenced by the hospital building.  

The square has been designed around a large 
existing tree which is retained as a focal point.  

Front gardens should be walled with hedging, railings 
may be appropriate for key buildings.  

The square should be treated in a alternative surface 
material from adjoining roads.  

The overall character is derived from having large 
detached houses within a mature landscaped setting. 

FUNCTION  

KEY FEATURES  

OVERVIEW  

To form a focus or gateway into this development area. 

Enclosure by large detached housing    

SPACE ANALYSIS  n.t.s.  ILLUSTRATIVE  EXAMPLE  n.t.s.  

Existing tree to be retained.    

PROPOSED PLAN FORM  n.t.s.  
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Flat Square End Stone 
Lintol with Feature 

Brick Header Arch Brick Arch 

Buff bricks 

Red bricks 

Brickwork 

Wall & Openings 

 

A limited amount of render and painted brickwork 
can be used for new buildings but this should not 
exceed 30% of the total number of dwellings.      

 

The examples shown have been used in both the 
hospital and surrounding buildings together with 
traditional building forms found in the locale. 

Key Stone 

Semi Circular Lintol Semi Circular Brick Arch 

1 1/2 course Arch Head 

Vouisiour’s with cant 

Red brick detail 

100mm recess  
from facework  
line 

Springer  
Stones 

Stone window/door  
head 

Lancet Brick Arch 

Brick Arch with Key Stone 

Key stone 

Red brick detail 

Stone  
springer 

Red brick detail 

Key stone 

Stone  springer 

Curved Brick Arch 

Stone  
springer 

Red brick detail 

Gauged Arch 
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WALLS - Br ickwork & Window Heads

DESIGN CODE - BUILT FORM



Paired Windows 

Red brick 

Squint bricks 

Splayed Stone Cill Splayed Stone Cill with Squint Revels 

Paired Semi Circular 
Headed Windows 

Stone cill 

Red brick 

Stone springer 
Stone springer 

Curved Chamfer Stone Head 

Cant bricks 

Stone Cill Weathered Stone Cill 

Flat Chamfered Stone Head 

Cant bricks 

Cant bricks 

Drip groove 

Chamfered stone sub frame 
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WALLS - Window Heads, Reveals & Ci l l s

DESIGN CODE - BUILT FORM



Gable Ventilator 
Gable Ventilator Gable Ventilator 

String Courses Open Brick Diamond 675 High 

Brick Detail Used in  
Gables & Panels 375 High 
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WALLS - Br ick Pat terns & Gable Vent i la tors

DESIGN CODE - BUILT FORM



Red bricks (hatched) 

Gutter 

Inverted cant header projecting 

Buff bricks 

Decorative Eaves Treatment (Elevation) 

Torus moulding 

Cant Brick Dentils 

Roofs 

Rainwater Goods 

 

Variable roofscape adds visual interest and vitality to 
any settlement and may be achieved by using a 
variety of roof pitches and chimneys and other 
features.  The pitch angles to the hospital and other 
important buildings in the surrounding area tend to be 
relatively steep i.e. between 45º and 55º whereas the 
smaller cottages and houses have a lower pitch of 
35-40º. 

It is important to respect this tradition at Fairfield. 
Roof coverings are generally slate with some clay 
tiles such as on the former farm buildings north of the 
hospital.  

Bargeboards are used on some buildings although 
the majority of houses have brick verges with 
decorative brick patterns in plain or polychromatic 
brickwork frequently elaborated with dentils. 
Occasional houses have gable parapets, however 
these tend to be the exception.  

Examples are shown to guide the designs but caution 
should be exercised to ensure that the more 
elaborate detailing is reserved for the prominent or 
key buildings.     

Roof ventilation should be via proprietary over-fascia 
ventilators at low level which should be concealed (ie 
Glidevale over fascia vents or equivalent). High level 
roof ventilation should be via, concealed inline 
contour vent tiles or slates set flush with the plane of 
the roof, or a dry ridge system. Gables may be 
ventilated by vents designed as small windows or 
specific, detailed air ventilation openings. Projecting 
stacks or roof vents above the roof plane will not be 
acceptable.        

 

Rainwater goods shall be black. Gutters shall be 
PVC-U, cast iron or aluminium, half round or ogee 
profiles. 

Sketch View of Decorative Eaves 
Treatment with cant Brick Dentils Slate 

Slate undercloak 
30-50mm oversail 

Stretcher course 
corbeled out25mm 

2No course headers 
alternative colours each 
projecting 25mm from 
each other 

R W goods 
on built in  
brackets 

Brick stretchers 

Brick Stretchers  
course corbeled out 
15mm 

2No Course headers 
alternative colours 
each projects 25mm  

Corbel Verge / Eaves 

Coloured String Courses 

Stretchers 3/4 batt 

Dogstooth Dentil Verge 

Slate undercloak 
oversail 30-50mm 

 
Header course at 45o 
Projecting 150 infront of facework line 

Stretcher course bearing on dogstooth course 

Stretcher course 
projecting 15mm in 
front of face work 
line 

Close Eaves Dogstooth Dentils 

Stub Fascia 

20mm 
Ventilation Gap 

Stretcher course bearing on dogstooth course 

Header course at 45o 
Projecting 150 in front of facework line 

Stretcher course projecting 15mm in front of face work line 
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ROOFS - Dent i l Courses & Verge Deta i l s

DESIGN CODE - BUILT FORM



50x32 Torus Mould 

Verge with Barge Board  
Shown with Exposed Rafter Feet  

125x38 barge 

Slate Undercloak 
10-20mm oversail 

Slates 

50 to 150 soffit 
(Dependant upon position) 

Chamfered Edge 

Slates 

Stub Fascia 

Exposed Rafter Feet 
(generally 150 projection) 

Open Eaves Exposed Rafter Feet Close Eaves 

Slates 

Simple bedded 
Slate Undercloak 

25mm ventilation/shadow  
gap behind very small fascia 

Verge with Exposed Rafter Feet 

Slates 

30-50mm oversail 
of undercloak 

Stub Fascia 

Joint boards 
over rafter feet   

exposed rafter feet 

Simple bedded undercloak 

Verge with Close Eaves 

Slates 

Slate undercloak 
30-50mm oversail 

Simple bedded slate 

Barge Verge 200-300 projections 

150x50 bearer 

150x175x32 Barge Board 

Stub Fascia 

50x32 Torus moulding 

Slate undercloak 
projecting 10-20mm 

63x63 Ladder framing 

Slates 

‘V’ jointed soffit 
boarding 
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ROOFS - Verge & Eaves Deta i l s

DESIGN CODE - BUILT FORM



Chimneys should be constructed 
traditionally above roof level. Other 
means of construction within the 
roof void may be permitted where 
chimneys are used for visual 
purposes rather than functioning as 
traditional flues. 

 

Gable Treatment 

Blue/black bricks 

Red bricks 

Buff bricks 

Detail Section 

 

Chimney 

Hexagonal chimney  pots 

Flaunching 

Weathering 

Offset string course 

String course 20mm offset 

Chimney 

Stone cap 

Flaunching 

20mm offset 

Inverted cant headers 15mm offset 

String course offset 20mm 

Corbel Detail 

Inverted cant bricks 

Tile creasing 

 

Decorative Barge Decorative Barge Board 

Contrast Brick 

Springer Stone 

Curved brace gallows bracket 

Fretwork details 

75x32 corus moulding 

Slate 

20mm  
oversail 

No  Undercloak 

Square Headstock 
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ROOFS - Gable & Chimney Deta i l s
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Deep reveals 

Doors & Openings  

Porches, doorcases and front doors may 
form the principal feature on some buildings 
and therefore the detailing is important. Care 
must be taken with classical detailing of door 
surrounds to ensure it is correct.  Reference 
should be made to good quality traditional 
treatments of door openings within the 
immediate area. 

Doorway with Transom Simple Doorway Recessed Door 

Label Course 

3 Centre arch 

Squint Bricks 

Vousior soldiers 

4 Panel Door 

Transom
light 

Upper panel is 
usually glazed 

Raised  
panel 

4 Panel Door 

V joint 
boarding 

4 Panel Door 

Decorative 
feature 

Raised 
panel 

Glazed 

Arched 
lights 

Glazed 

Cheveron  
boarded 
panels  
or raised 
panels 

Boarded Door 
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DOORS & OPENINGS
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The pattern of windows on a plain façade is 
one of the principle elements in the design. 
The size and relationship of the windows to 
one another should be carefully considered.  

Brick buildings should have the windows 
recessed at least 85mm. Rendered buildings 
can have the windows positioned either close 
to the wall surface or recessed to varying 
amounts.  There should be a mixture of 
window reveal depths on different rendered 
buildings.  Windows should normally be of the 
same type on a building and, except 
occasionally for central or individual windows, 
should share the same type of structural 
opening and level of decoration.  Windows 
whenever possible should be placed vertically 
above one another on a common centre line. 

On larger buildings odd windows, such as 
staircase windows or oriel windows can be 
placed in asymmetrical positions on a façade. 
These different windows should be small, 
individual or of a different format to the other 
windows and should not dominate or 
unbalance a façade.  The window to wall ratio 
on any one wall should be no greater than 1:3, 
on any building no greater than 1:5 and on a 
north facing wall no greater than 1:5.  

Window openings should have one of the 
treatments indicated.  

Key buildings should incorporate the more 
ornate stone or decorated details with the 
simpler solutions utilised on the majority of 
houses.  

Window Openings 

‘Golden Section’ sub-divisions 
also should have correct 
proportions 

Square 
(a=b) 

Double Square 
(b=2a) 

‘Golden Section’ 
(a:b=2:  +b) 

a 

b 

a 

b 

a 

b 

a 

2 
/
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STRUCTURES - Dormer Windows
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STRUCTURES - Dormer Windows
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Road Type Road Width Design Speed 

Bus Route 6.0m + 1.5m 
for casual parking 

25 mph 

Avenue
(incorporating bus route) 

5.5m + 1.5m 
for  casual parking
in built up area 

20 mph 

Distributor Road 
(incorporating bus route)

6.75m 25 mph 

 Urban Street 5.5m + 1.5m 
for casual parking 

20 mph 

Pedestrian Lane 20 mph 

Public footpath/ 
cycleway 

Urban Square 

Mews 

Parking Court 

4.8m + 1.5m 
for casual parking 

Car Way 20 mph 3.7m 

Upgrade Existing Road 

Key 

Dist.  
between  
Speed 
Constraints 

80-100m 

approx 60m 

80-100m 

approx 60m 

approx 60m 

approx 60m 

3.0m 

6.0m 

STREET TYPES   

To establish a coherent movement pattern, it is 
necessary to have a clear hierarchy of generic 
road types.  

The appropriate use of these roads in conjunction 
with built form and landscaping will be the basis 
for creating this hierarchy.  

It is important that the public transport link should 
have no direct access from properties for car 
parking.  

Bus Route  Urban Street Avenue Pedestrian Lane 

Illustrative Road Types 

6.0m vehicle width 5.5m vehicle width 5.5m vehicle width 4.8m vehicle width
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HIGHWAY DESIGN

DESIGN CODE - MOVEMENT



Reducing vehicle speed within the 
development is important for pedestrian 
safety and to create an environment  
where travel on foot or bicycle is promoted 
above vehicular means of transport.  

The principle means of controlling vehicle 
speed will be through the pattern of the 
built form which should be designed to 
reduce long lengths of straight road and 
prevent drivers seeing too far ahead.  

The following examples illustrate some 
forms of speed control such as road 
narrowing and chicanes as well as the 
standard road junctions and bends 
together with suggestions for their 
location on the master plan.     

STANDARD BEND ROAD JUNCTION ROAD ALIGNMENT 
OFFSET 

ROAD NARROWING 

ROAD NARROWING 

Vehicle deterrent 
paving for 
service vehicle 
overrun 

ISLAND 

5.5m 

3.7m 

5.5m 

3.7m 

Narrowing to act as a  
crossing point between 
areas, and should ideally be 
located along determined 
movement routes.  

Footpath/ 
cycleway Bollards 

M
a

x.
1

0
m

Bends in the road of 45  or 
greater will act as a natural 
speed constraint. A mountable 
area is needed to be provided for 
larger vehicles overrun.  

Standard road junction as a 
traffic calming measure.  

Where road narrows built 
form should follow the 
back edge of pavement to 
block drivers view and 
slow traffic.  

CHICANE 

Chicanes should wherever 
possible incorporate a by-pass 
for cyclists.  

Rumble strip 

Alternative road surface 

1m cycle track 

Raised kerb 

This measure will be more 
appropr ia te  in  lower  
density areas and should 
be incorporated carefully 
as a landscape feature.  

To be used in conjunction with 
built form to limit drivers view of 
road ahead & thus slow traffic 
speed.  

TYPE A TYPE B TYPE C TYPE D 

TYPE E TYPE F TYPE G 

Island to be 
signed & 
illuminated 

Cricket Pitch Football  Pitch 

Bowling Green 

School  Site 

Cemetery 

Existing Hospital Grounds 

Tennis Courts 

Community Facilities 

Sewage Works 

Green Lagoon 

Multi-use 

Underground Resevoir 

H
itc

h
in

 R
o
a
d

Shops with flats over 

EMERGENCY LINK ONLY 

EMERGENCY LINK AND BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

A   

A   

D   

C   

C   

G   

B   

C   

D   

B   

A   

C   

E   

A   
A   

Speed Constraint Location 
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Policed courtyard 

Garages 

Min 7.2m 

3.9m 

With or without 
covered link 

BLOCK WITH INTERNAL PARKING 

Where integral garages are used, the door 
is to be set back behind the building line 
and should be restricted to Mews Courts 
and detached dwellings in a landscape 
setting.  

A minimum distance from the garage door 
to the back edge of the footway or the 
edge of the road should be 5.5m. 

IN-CURTILAGE PARKING 

PRIVATE SHARED PARKING COURT 

OFF- STREET UNDER ARCH PARKING 

INTEGRAL GARAGE PARKING 

LOW DENSITY DETACHED GARAGE PARKING 

Garaging in lower density area can 
be used to close the street providing 
sufficient space is allowed to ensure 
parked cars do not dominate the 
street scene. 

The design and location of car parking will 
have a pronounced effect on the quality of 
the built environment.  

Car parking provision should be designed 
such that vehicles do not dominate the street 
scene or cause inconvenience to 
pedestrians and cyclists.   

Due consideration also needs to be given to 
the proximity of the parking to the property it 
is intended to serve. If car parking is 
inconvenient it will be ignored.    

Principle means of achieving this objective 
could be  via:    

Shared Courtyard Parking  

Off-street under-arch parking  

Detached garage within curtilage of 
property  

Integral Garage Parking    

Additional “on-street” parking can be 
provided by widening roads at appropriate 
locations.  

Parking for shops and community facilities 
should be provided within formal squares 
designed for vehicle and pedestrian use.   

Parking courts should not be excessively 
large in scale and where ever practicable, 
should be provided with suitable lighting and 
gating and should only be served by one 
entrance / exit.  
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“Pavement” surface  30mm higher 
than  road with crossfall 

Channel at edge of main 
carageway formed from 3No 
courses 200 x 100 x 65 paving 
blocks coloured to  blend with 
chippings 

Surface dressing of sharp gravel 
chippings or resin bonded granular 
surface  

Tegular paviours 

Drainage Channel - Detail 1 Drainage Channel - Detail 2 
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 Illustrative examples of appropriate location of details 

Detail 2 

Detail 1 

DETAILS - Dra inage Channels

DESIGN CODE - MOVEMENT



Wall/Pavement Abutment - Detail 2 

Tegular paving or resin 
bonded granular surface 

200 x 100 x 65 Block Paviours laid 
stretcher bond as property 
demarcation line 

200 x 100 x 65 Block  
Paviours laid  stretcher bond 
in line 

Wall/Pavement Abutment - Detail 3 

600mm

25mm cross fall

200 x 100 x 65 Block 
Paviours laid stretcher bond 
as property demarcation line 

200 x 100 x 65 
Block  Paviours laid  
stretcher bond laid 
accross 

Wall/Pavement Abutment - Detail 4 

Tegular paving or resin 
bonded granular surface 

Illustrative example of appropriate location of details 

Detail 1 
600mm

25mm cross fall

Extent of highway boundary

Extent of highway 
boundary

Tegular paving or resin-
bonded granular surface 

450sq. 38mm th. 
“Old Town” 
weathered 
paving slabs 

200 x 100 x 65 Block 
Paviours laid stretcher bond 
as property demarcation line 

Wall/Pavement Abutment - Detail 1 

600mm

25mm cross fall

Extent of highway boundary

Tegular paving or resin-bonded  
granular surface 

200 x 100 x 65 block 
paviours laid stretcher bond 
as  property demarcation line 

600mm

25mm cross fall

Extent of highway boundary
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The illustrations depict transition areas 
between roads or footpaths and designed 
spaces. 

Bollards 

Grass 

“Bitmac” paving 

HB2 textured kerb 
& race 

“Bitmac” road surface 

Granite setts 
in ramp 

20mm Gravel infill 

Stretcher course  
paviours 

Marshalls type  
kerb block 

Herring bone 
paviours 

Sketch of Ramp Detail 1 

Detail 1 
Detail 2 

Detail 1 

Wall mounted  
street light 

Protective  
bollards 

20mm Gravel 
infill 

Tegular block  
path surface 

Marshalls type 
kerb block 

Tegular block 
road surface 

Granite setts 
level with footway 
to form rumble 
strip 

Sketch of Junction Detail 2 

Illustrative example of appropriate location of detail 

Sketch of Ramp Detail 1 
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CENTRAL URBAN OPEN SPACE WITH NEAP LEAP

DESIGN CODE - LANDSCAPE

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

AREA B



PARK

DESIGN CODE - LANDSCAPE

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

AREA A
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CRESCENT OF TREES OPEN SPACE WITH NEAP / LEAP

DESIGN CODE - LANDSCAPE

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

AREA C
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WESTERN PUBL IC OPEN SPACE WITH LEAP

DESIGN CODE - LANDSCAPE

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

AREA D
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GARDEN OF REMEMBRANCE

DESIGN CODE - LANDSCAPE

Cricket Pitch Football  
Pitch 

Bowling 
Green 

School  
Site 

Cemetery 

Existing Hospital 
Grounds 

Tennis 
Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

EMERGENCY LINK ONLY 

EMERGENCY LINK AND 
BUS ROUTE ONLY 

VEHICLE ACCESS 

Balancing Pond 

AREA E
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ENCLOSURES - Br ick Wal ls

DESIGN CODE - PUBLIC REALM
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ENCLOSURES - Br ick Wal ls

DESIGN CODE - PUBLIC REALM
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ENCLOSURES - Wal ls With Ra i l ings & Ra i l ings

DESIGN CODE - PUBLIC REALM
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ENCLOSURES - Ra i l ings & Gates

DESIGN CODE - PUBLIC REALM
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ENCLOSURES - Ra i l ings & Fencing

DESIGN CODE - PUBLIC REALM
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ENCLOSURES - T imber Fencing

DESIGN CODE - PUBLIC REALM
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STRUCTURES - Feature Gate Post / P iers

DESIGN CODE - PUBLIC REALM
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ENCLOSURES - Tree Guards / Fencing

DESIGN CODE - PUBLIC REALM
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STREET FURNITURE - Seat ing

DESIGN CODE - PUBLIC REALM
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STREET FURNITURE - Seat ing, B ins & Bol la rds

DESIGN CODE - PUBLIC REALM
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STREET FURNITURE - S ignage & Shel ter

DESIGN CODE - PUBLIC REALM
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STREET FURNITURE - St reet Lamps

DESIGN CODE - PUBLIC REALM
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NOTE :

Reference to a particular manufacturer or product is to establish the style, quality and colouring of the 
lighting columns.  Columns and shades of a similar quality and appearance may be acceptable subject to 
the written approval of the Local Planning Authority.  



PARKLAND FURNITURE - P icn ic Tables

DESIGN CODE - PUBLIC REALM
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Cricket Pitch Football  Pitch 

Bowling Green 

School  Site 

Cemetery 

Existing Hospital Grounds 

Tennis Courts 

Sewage Works 

Green Lagoon 

Underground 
Reservoir 

H
itc

h
in

 R
o
a
d

Balancing Pond 

Tegula paving or resin-bonded granular 
surface edged  with brick or conc. 
blocks.

Resin-bonded granular surface, tegula 
paving or fibre dec (or similar)

Conc block (Tegula paving) 

Cycleway utilising existing tarmac road 

Cycleway/pedestrian route: Tarmac with 
chippings rolled into surface 

Pedestrian route: Tarmac with higher 
proportion of chippings rolled into surface 

Resin-bonded granular surface or tar spray 
and chips with fibreglass membrane such as 
fibre-deck or similar

Pedestrian route: Tarmac 

Tegula paving, fibre deck (or 
similar) or loose gravel with 3m 
rumble strip to entrance/exit 

Tarmacadam 

Existing tarmac roads

Materials including colour to be co-ordinated 
within and between phases

The materials master plan should be read in conjunction with 
the key groupings and landscape sections of the Design 
Code.  

Areas of this master plan not covered in additional sections of 
the Design Code should be considered indicative but referred 
to for the purposes of detailed design. 
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EXTERNAL MATERIALS

DESIGN CODE - PUBLIC REALM
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FACING BRICKWORK

Facing brickwork to be predominantly buff brickwork 
with random mix of render / painted brickwork to 
provide variation throughout the development.

Main facings to be guided from the following palette:

Milton Hall Mayfield Yellow Multi Stock (Hanson)
Todhills Mellow Richmond (The Brick Business)
Old English Weathered Buff (Brickability)
Antique Gilt Cream (Brickability)
Highcliff Weathered Buff (Brickability)
Todhills Cottenham Cream (The Brick Business)
Wealdon Findon Yellow Mixture (The Brick Business)
Wealdon Hurstwood Multi Stock (The Brick Business)
Burwell/Warboys Reclaim (Brickability)
Leicester Multi Cream Stock (Ibstock)
Leicester Multi Yellow Stock (Ibstock)

Detail
 
Leicester Red Stock & Leicester Orange Stock  
(Ibstock)
Staffordshire Blue (Ibstock)

Brick bond, joint type and mortar mix to be agreed with 
the Local Planning Authority prior to final acceptance 
of specific proposals.

Brickwork detailing, ie (plinths, strings, dentil courses, 
etc) to be as indicated elsewhere in this document. 
Where brickwork is to be painted,  micro-porous paint 
to BS EN 1062 Pt.1 (Materials) and BS 6150 Pt 4 
(Preparation of surface materials) to be used.

ROOF TILING

Roof tiling to be predominantly slate profile with 
approximately 30% alternative profile, ie. (plain tiling 
or pantiles). Main dwellings to have either slate profile 
or plain tiling finish with pantiles generally reserved for 
single storey or courtyard structures. Alternative forms 
(and colours) could be grouped to create 
ne ighbourhood theme/ ident i ty  and avoid  
unnecessary variation and fragmentation, although 
this should not mitigate against certain buildings  
being individually considered. 

Sensitive areas, ie (key buildings, key groupings and 
areas adjoining setting of listed building) to be guided 
by the following slate options:

SLATE

Eternit - any natural
Canadian slate  - (Glendyne)
Brazilian - good quality ‘A’ grade

Remaining areas to be guided by the following palette:

PLAIN TILE

Keymer  - Handmade clay *
Sandtoft - Handmade clay *
Sandtoft - Humber in tuscan / flanders  

red / natural red
Redland - Rosemary red / russet / 

mixed brindle

PANTILE

Sandtoft - Greenwood handmade *
- Arcadia in  ‘ rec la imed’     

colour
- Old English natural red / 

flanders red

Slate predominant roof material. 

Where tile used * denotes use of at least 40% - must 
be used key groups and urban area.

Roof pitches to be at least appropriate to traditional 
covering and increased where required for specific 
design objective.

Roof form and surfacing should not be compromised 
by ventilation terminal  systems. Mortar haunching, ie. 
(verge and ridge) to be similar in appearance to 
brickwork mortar- see above.

JOINERY

RAIN WATER GOODS

! Windows to be timber (painted).  The use of 
UPVC shall be the exception rather than the rule 
and must be justified in sustainable and design 
terms. The exception areas can not be located 
within the setting of the listed building, or views of 
the listed building, or the key buildings, groups or 
areas of those buildings, or in any of the main 
roads or avenues as set out in the design guide.

! Barge boards and fascias (including exposed 
rafter feet and ‘structural’ roof members where 
relevant) to be white painted timber or UPVC.

! Doors to be either timber or steel finished in 
various colours considered on neighbourhood 
theme from ‘Colour Selection Palette’ sheet.

! Possibility of individually colour themed key 
building/groupings could be considered on their 
individual merits.

! To be black paint finish aluminium or cast iron or 
black UPVC, half round or ogee profile.

! No UPVC is to be used within the setting of the 
listed building or on key buildings.

STONEWORK

PAINTED BRICKWORKAND RENDER

EXTERNAL SERVICES

! To be natural stone where relating to key 
buildings, key groupings and areas around the 
immediate setting of the listed building.

! To be reconstituted stone elsewhere.

 

! As noted on the ‘Colour Selection Palette’ sheet.

! Meter boxes to be located sympathetically to 
minimise impact on frontage street scenes.

! Individual households’ satellite dishes to be 
sensitively located to minimise visual prominence 
on street frontages.

! Meter boxes should not be used on external 
frontages except where incorporated within a 
design feature and approved by the local 
planning authority.

NOTE :

Reference to a particular manufacturer or product is to 
establish the style, quality and colouring of the 
preferred materials.  Materials of a similar quality and 
appearance may be acceptable subject to the written 
approval of the Local Planning Authority.  



COLOUR SELECTION PALETTE
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Design statement to be provided stating how the proposals conform to the principle set 
out in the Master plan and Urban Design Strategy and how they relate to neighbouring 
sites.  

Initial site layouts to be supplied at 1:500 scale with subsequent layouts provided at 
1:250 or 1:200 scale once general principles have been revised.  

Landscape plans to be provided at 1:500 scale with subsequent plans provided at 
1:250 or 1:200 scale and to include details of soft/hard landscaping and street furniture 
to be subsequently submitted for concurrent determination with layout details.  

Street elevations to be provided of key groupings and important street-scenes as 
required by the local authority.  

Individual house type plans including differing external details dimensioned where 
necessary.  

Materials layouts for highways, built form and all types of enclosure (for example - 
boundary walls and fences).     

APPENDIX 1 - Supplementary Information To Be Submitted With Planning Applications



APPENDIX 2 - Crescent Of Trees Open Space, Play Equipment - NEAP / LEAP



APPENDIX 2 - Southern Open Space, Play Equipment - LEAP



APPENDIX 2 - Western Public Open Space, Play Equipment - LEAP



APPENDIX 2 - Central Urban Open Space, Play Equipment
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