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What is an Outline Application? 

Outline planning permission establishes the principle of 
developing the site, such as the amount, type and size 
of development and the infrastructure to be provided. 
It includes a number of parameter plans but it does not 
provide a detailed layout of the development for the designs 
of buildings and spaces.

The proposed masterplan shown in this consultation would 
form part of the outline planning application. But it will only 
be provided to demonstrate how the principles established 
in the outline application could be interpreted and not be 
considered as the final layout.

If approved, outline permission would be followed by 
planning applications on the detailed design proposed 
known as ‘reserved matters’. These would include the exact 
locations of the streets, community facilities and houses and 
their sizes, styles and design. You will have an opportunity 
to comment on these detailed proposals as the ‘reserved 
matters’ planning applications are developed in the future. 
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NOTE:

- The alignment of any vehicular/pedestrian/cycle route may vary as long as principal 
connections are retained.

- Minor variations to the layout shown on this plan may be required at the reserved matters 
stage. Any minor variations would be within the developments limits (number of homes, total 
floorspace, total areas for open space) and the broad layout shown on this and other 
application drawings. 

- - -
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Phase 3A

Residential built development and ancillary 
open spaces

Retained woodland blocks

Indicative outline and location of linear lake

Indicative location of secondary zone for mixed 
use development excluding A5 use class 
(landuse flexibility zone)

Indicative location of Primary School (3 ha - 
3FE - potential to extend to 4 ha - 4FE)

Indicative location of playing fields

Retained Military Lake

Indicative location of primary zone for mixed use 
development (Local Centre)

Indicative location of greenways

Indicative location of Neighbourhood Spuare

Indicative location of Neighbourhood Park (min 
1.2 ha - max 2 ha)

Indicative location of primary street

Busway (including cycle route) delivered as 
part of Phase 2

Potential future bus-only link

Open space (including multifunctional green 
space)

Indicative outline and location of primary 
attenuation areas

1 Mill Road (min 8 m - max 60 m)

2 Conservation Area - CGB greenway (min 8 m - 
max 12 m)

3 Military Lake greenway (min 8 m - max 20 m)

4 Northern greenway (min 10 m - max 15 m)

Indicative location of Primary School (3 ha - 
3FE)
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We are here

Northstowe is a new, 21st Century town in 
Cambridgeshire with up to 10,000 homes, 
a new town centre, education, leisure and 
employment uses.

Northstowe Phase 3 will complete the Healthy New Town 
and will be fully integrated with Phases 1 and 2 to create 
a seamless and coherent new town. Significant amounts 
of infrastructure, including access roads, utilities, drainage 
systems, as well as town-wide facilities including shops, 
schools, health centres and recreation facilities are delivered 
in Phase 2. The final southern and northern neighbourhoods 
(Phases 3A and 3B) will deliver the remaining homes, a 
Local Centre and substantial amounts of open space that 
is designed to encourage activity and the well-being of all 
residents.

A masterplan is being produced for Northstowe Phase 3 and 
this will form the basis of an Outline Planning Application. 

Proposed project timeline: 
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Example of the level of detail defined by a parameter plan. This image shows the Open Space and Land Use 
Parameter Plan for Phase 3A. 
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Community Involvement to Date 
The proposals for Phases 3A and 3B have been informed 
and developed in response to a series of community and 
stakeholder engagement events as well as presentations 
to design review panels. Key feedback from the events is 
presented here. 

July 2018: Initial Concept Feedback: 
• Reflect cultural heritage of the site in the design including the pillboxes, reinstatement of 

Mill Road as a movement corridor and reflection of old routes and the former windmill 
in trails and road names. 

• Keen to promote the sense of a healthy town. 

• Positive feedback with regards to introducing organic green spaces and waterbodies into 
the main body of development as opposed to having peripheral open space; 

• Desire to see variety in retail and service provision to reduce off-site travel;

• Establishing the opportunity to travel from Oakington to Northstowe by bus was 
highlighted; and 

• Sustainable travel was raised as a key interest and ensuring that footpaths and cycle 
paths are provided where possible. 

November 2018: Emerging Masterplan Feedback: 
• Approval of the large amount of open space provided;

• Multiple references to prioritising sustainable transport over cars; and

• Desire to ensure cycle and footpaths are integrated into those around Phase 3.

Design Council 17/12/2018
In December 2018 the emerging masterplan for Phase 3 was presented to the Design 
Council Review Panel. The panel welcomed the introduction of green and blue spaces 
at the centre of the masterplan. They challenged the design team and Homes England to 
push boundaries and develop an exceptional place in relation to movement, integration of 
parking and health and well-being; designing a place that can change over time. 

Cambridgeshire Quality Panel (May 2019) 
On 02/05/19 the proposals were presented to Cambridgeshire Quality Panel along with an 
accompanied site visit. The following feedback was received: 

Urban Design Strategy 

• Ensure design strategy addresses potential future trends and aims with the capability for 
self-sustaining healthy communities, landscape quality and recreation at the heart of the 
future town. 

• Reflect site specific landscape characteristics. 

Population/Demographics 

• Provision of information on the likely population and demographics to provide a basis 
to understand the level of services and facilities required to support the development 
and to make it somewhat ‘self-sufficient’ and help promote walking and cycling as part of 
ethos 

• Potential to challenge level of car parking and provide creative solutions to parking, 
appropriate to ensure the public realm isn’t car dominated. 
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Do you have any feedback for us?
Please add your comments to a post-it note and stick it 
inside the box below:
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Do you have any feedback for us?
Please add your comments to a post-it note and stick it 
inside the box below:

Design Principles: Phase 3A 

Mixed use commercial, retail and employment space 
combined with residential uses on the upper floors 

Illustration of the Local Centre on approach from the south

View corridor towards the waters edge

Buildings overlook Mill 
Road Linear Park 

Desire lines towards the 
Western Primary School 
and Local Centre 

Views along Mill Road 
Linear Park will be 
provided from the 
central access route. 

Pocket greens within the 
residential development

N

Overarching Design Principles
• Focus of community facilities/activities around the Local Centre which will be located close to the busway and primary vehicular routes;

• Use of the former runway as main development axis;

• Locate buildings (up to 5 storeys) and higher density (up to 90 u/ha) around Local Centre and create high quality residential areas of mostly 2-3 storey 
housing elsewhere;

• Provide opportunities for a few taller landmark buildings (up to 7 storeys) overlooking the military lake;

• Creation of a variety of public spaces with different characters, allowing for a range of activities from formal sports to quiet contemplation;

• Retention of existing woodland and landscape features;

• Reinstate Mill Road in the form of a green space, pedestrian/cycle route and bridleway. 

Character Area 3: Mill Road Linear Park 
Mill Road was historically an important connection between the villages of 
Oakington and Longstanton.  The reinstatement of this route has significant 
social history and aims to provide a key connection between the villages and 
through the heart of Phase 3A. 

• Provides a link between Oakington and Longstanton through the heart of 
Phase 3A.

• Car-free, shared pedestrian and cycle routes running along its length. 

• Accommodate a range of activities, including play, food growing and visual 
amenity as well as encouraging biodiversity. 

Character Area 2: Runway Lake 
• The lake connects the Neighbourhood Park and Local Centre to the 

Waterpark on the edge of the Cambridgeshire Guided Busway. 

• Its distinctive character is inspired by Dutch waterfront developments 
with buildings sitting right on the waters edge along the eastern side of 
the lake. 

• The western edge of the lake is contained by a boulevard style street and 
promenade, creating an attractive pedestrian and cycle route.  

• This feature brings water into the heart of the development for future 
residents to enjoy. 

Character Area 4: Military Lake Park
• Retention of the existing lake, creating an attractive, natural feature on the 

southern edge to the development. The lake will be retained in a natural 
setting.

• The Military Park will include a number of retained trees, respecting its 
parkland character, as well as providing the opportunity for informal play 
and recreation including picnicking, dog walking and jogging, for example. 

• Mixture of high quality family houses and pavilion blocks providing 
apartments overlooking the lake, with buildings up to 7 storeys.

Character Area 1: Local Centre and 
Neighbourhood Park
• Focal point for Phase 3A with mixed use retail and employment spaces 

overlooking the Neighbourhood Square and Park. 

• Flexible work spaces will form part of the provision within the Local 
Centre, accommodating businesses at different stages of progression and 
of different sizes. 

• A Community Cafe will be provided in the Local Centre, creating a place 
for residents to meet and socialise. 

• The Neighbourhood Square will have the ability to accommodate 
community events including markets. 

• Play opportunities will be located within the soft landscaped 
Neighbourhood Park. 

Contemporary 
waterfront 
development 

Areas of distinct 
character

Urban frontage
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Do you have any feedback for us?
Please add your comments to a post-it note and stick it 
inside the box below:

Site Boundary PRoW - Existing Footpath

Mixed pedestrian/cycle route

Main road

Busway alignment

Potential for bus only link

PRoW - Existing Bridleway

1. BMX track 
2. Primary School 
3. Eastern Sports Hub 
4. Mill Road Linear Park 

5. Local Centre and 
Neighbourhood Square 
6. Neighbourhood Park 
7. Primary School 
8. Western Sports Hub 

Community 
The Local Centre and associated open space will form the focal point for 
the community. It will include: 

• commercial and community facilities;
• retail space; and
• opportunity for markets and events. 

Secondary mixed-use zones have been identified in key locations to allow 
a level of flexibility within the masterplan that allows for future changes in 
employment patterns and enables local shops, cafe’s and small businesses to 
set up in key zones of activity. 

Home-Working 
Home-working is becoming increasingly important and within a town that is 
looking towards the future, such as Northstowe, opportunities for home-
working will be accommodated. 

Living in Phase 3A
A range of housing types and tenures will be provided within Phase 
3A, accommodating for people of all ages and abilities including affordable 
homes for rent and purchase, self-build and custom build housing. This will 
help to establish a mixed community. 

Living and Working: Phase 3A 

Connectivity of the two Primary Schools via Active and Sustainable Modes of Travel.

Above: Open space provision providing a focal point for community useThe Neighbourhood Square will be muti-functional and 
provide space for community events and markets

Areas for socialising will provided across Phase 3.

Urban water features will be incorporated 
into the Neighbourhood Square 

The Neighbourhood Square will comprise 
a hard landscape plaza that connects into 
the Neighbourhood Park to the nor th. 

Key

School Provision
Two Primary Schools are proposed within Phase 3A. The two proposed 
Primary Schools have been incorporated into the green movement network 
so that sustainable and active modes of transport are attractive options for 
new and existing residents to reach these destinations. The locations of the 
schools have been influenced by the following factors: 

• Provision and location of schools within Phase 2; 

• Ensuring that the 800 metre (10 minute walk) catchment area covers as 
much of the proposed development as possible; 

• Connectivity and ease of access from both within Northstowe and from 
surrounding settlements; 

• Ensuring that the schools are located adjoining the proposed green 
network. This creates and enhances the opportunity for Forest Schools, 
for example, within the existing tree belts; and 

• Clustering the schools with informal and formal sports provision, for 
example the BMX track, which could be used, for example, by teenagers 
picking up younger siblings.

800m (10 minute walk) isochrone 
from proposed Primary Schools 
and Local Centre

Oakington 

Phase 3ALongstanton 

Phase 2 and Northstowe 
Town Centre
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Site Boundary 

Residential development

Indicative location of attenuation areas

Open space

Retained Military Lake

Indicative location of playing fields

Indicative location of primary zone 
for mixed-use development
Indicative location of secondary 
zone for mixed-use development

Indicative location and outline of Runway Lake

Retained woodland blocks

Indicative location of greenways

Indicative location of schools

Indicative location of  ‘Centres’

Indicative location of local parks

Key
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Do you have any feedback for us?
Please add your comments to a post-it note and stick it 
inside the box below:

Landscape Strategy: Phase 3A

Illustrative Landscape Masterplan
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Westwick
Conservation

Area 
‘Gateway’

Green Corridor

Longstanton

Northstowe New 
Town Phase 2

Oakington

Westwick

Ridge and Furrow 
Landscape Paddock

Pathfinder Long Distance 
Walk and Regional Cycle 
Route 24 linking to 
Longstanton and Phase 2

Vehicular Corridor 
Link to Phase 2

Busway Link
to Phase 2

Pathfinder Long Distance Walk and 
Regional Cycle Route 24 linking to 

Oakington

Open Space Typologies: Green Infrastructure Outcomes

Civic Space/Urban Parks

Parks & Gardens

Formal Outdoor Sport
(Pitches)Natural / Semi-Natural

Urban Green Space

Open Water Bodies

Underpinning 
Principles
 x Long Term Stewardship
 x Community Engagement
 x Resilience

Allotments & 
Community Space

4.9%

7.5%
18.8%
(33.8ha)

2.2%
2.3%

2.6%

Total Green Infrastructure

40.2%
Developable Area (180 ha)

100%

Amenity Green Space
2%

Includes existing Military Lake and 
proposed Runway Lake  

Includes Neighbourhood square and park as 
well as surrounds of Runway lake

Includes woodland blocks and 
ecological buffers, open land i.e. SUDS 
zones, grassland and scrub etc., with 

associated nature, art and history trim 
trials, semi-formal sport and incidental 

play opportunities

Green zones within 
development and school plots. 

Includes formal and 
semi-formal play areas  

Southern  entrance highway corridor is excluded 
from this calculation

The Landscape vision and Strategic principles 
The vision for the Landscape and Green Infrastructure contribution has 
been built around several key considerations;

• Firstly, the existing character of the surrounding area, with which 
the development aspires to connect, has been an important 
driver to maximise the use of natural resources and maximise the 
benefits to the community who live there. 

• Secondly the environmental, economic and social opportunities 
and constraints that have shaped the Landscape Strategy and its 
contribution to the wider development goals. 

• Thirdly, the principle aim of the Landscape Strategy vision is 
to contribute to and support the achievement of the wider 
development vision to meet local housing needs and deliver a 
liveable place for its community.

Overall, the Landscape Strategy seeks to contribute to the Phase 3A 
Northstowe Masterplan, through the provision of usable, open spaces 
that are accessible to residents of Phase 3A, Phase 2 and surrounding 
settlements via a connected network of corridors, footpaths, cycle and 
bridle ways.  At the same time, the Landscape Strategy seeks to provide 
an appropriate setting for the development that connects into its 
surrounding and make the most efficient use of those natural resources.

The benefits of this include enhanced Green Infrastructure, natural way-
finding, access to multi modal transport, education and health and well-
being of the residents of Northstowe. 

N

Runway Lake/
Urban Waterfront
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Do you have any feedback for us?
Please add your comments to a post-it note and stick it 
inside the box below:

Design Principles: Phase 3B 

Important area of townscape 
- built environment 

Important area of townscape 
- natural features

Phase 1

Water

Indicative low-medium density 
development blocks

Existing woodland trees

Continuous primary frontage

General green space

Fragmented primary frontage

Primary tree alignment

Pedestrian/cycling path 
and bridleway 

Continuous frontage with 
town-wide importance

Secondary street

Primary street

Potential future connection

Primary school

Phase 3B  boundary

Masterplan Design Principles
• Retain an open space corridor of high value in terms of 

biodiversity and ecology. This will be focussed around the 
exist copse and hedges; 

• Create a series of attenuation ponds that have a 
multifunctional purpose, including attenuation and 
environmental and play value;

• Provide self/custom build homes;

• Create pedestrian and cycle links through Phase 1 
towards the local centre and CGB stop;

• Retain building heights mostly around 2-3 storeys. 

Attenuation ponds as water features 
within the areas of open space

Existing 
Cambridgeshire 
Guided Busway 

Longstanton 
Park & Ride 

Longstanton  

Northstowe Phase 1  
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the access road

* 

Illustration of development character
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Landscape Design Principles
• Enhancing the Central Woodland Copse and radiating 

hedgerows helps improve biodiversity and provides 
educational amenity for local schools.

• Combining ecological enhancements and mixed plant 
profiling with SuDS and recreation maximises the flexibility 
and usability of the public opens spaces, helping enhance 
biodiversity.

• Grassland buffers help increase biodiversity and promote 
informal recreation. 

• Public open spaces integrate informal recreation and 
natural play space into ecological buffers, helping retain and 
protect existing hedge/ditch habitats. 

• Retention and enhancement of landscape buffers between 
Phase 3B and the B1050 formalises the Longstanton 
approach incorporating an amenity route to the north 
within Phase 3B.

• Retention and enhancement of existing trees help establish 
the Community Gardens and Wildlife Corridor, helping 
provide and access the allotments with community gardens 
and orchards, linked by edible trees throughout the 
development. 

• The enhanced West Green Corridor helps link the 
woodland copse to the wider landscape, protecting badger 
sets and helping establish an attractive landscape setting.                                       

Ecological DesignationsExisting Vegetation 
& Connectivity

Green Infrastructure & Recreation

Ecological Enhancement 
and Multifunctional SUDsTree blocks to be retained

Public Open Space
Cambridgeshire Guided 
Bus Way (CGB) & 
National Cycle Route 51
Proposed Indicative 
Cycle Connection
Indicative Amenity Route

Play and Community Focus

Educational opportunities

Productive Landscape (Orchards, 
Allotments, Community Gardens)
Key Indicative Edible Streets 
leading to Community Space

GCN Pond Confirmed
Bat Commuting and Foraging
Species rich grassland buffer
Ecology buffer within school plot

Key

Informal area for 
kickabout play
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Do you have any feedback for us?
Please add your comments to a post-it note and stick it 
inside the box below:

Transport and Access
A fundamental guiding principle of the masterplan for 
Northstowe Phase 3 is achieving sustainable travel. The key 
principles for movement and access are outlined below:

Public transport provision:
• The dedicated busway is already being constructed as part of the Phase 

2 infrastructure which will branch off the CGB and bring primary high-
quality public transport services through the centre of Northstowe Phase 
3A, also connecting with the Phase 2 town centre

• A bus-only link connecting the existing Station Road to the primary and 
secondary street network, enabling a bus connection from Oakington into 
Northstowe.

• A network of primary and secondary streets that will enable local bus 
services to be extended through Phase 3A and provide access for the 
majority of homes to a bus stop within 400 metres.

• Through enhanced bus services, a high-level of connectivity will be 
ensured to and from Northstowe Phase 3A within the sub-region by 
frequent and high-quality public transport.

• Phase 3B is within walking distance of Longstanton’s Cambridgsehire 
Guided Busway stop. 

Walking, cycling and equestrian connections
• Creation of highly permeable walkable neighbourhoods and a Local 

Centre (Phase 3A), schools and bus stops highly accessible by walking and 
cycling.

• The majority of homes within Phase 3A be within 250 metres of a 
principal cycle route.

• Informal pedestrian, cycling and equestrian links providing connectivity 
by walking, cycling and bridleways into the surrounding countryside and 
existing communities of Longstanton and Oakington and Phases 1 and 2.

• Phase 3B will incorporate pedestrian/cycle links to Phase 1, connecting 
the development into the wider town. 

• Integrate the access and travel network into the existing strategic and 
local networks and upgrade the network where necessary. 

Highway Access and Parking:
• Access to Phase 3A to be primarily via the Southern Access Road West 

connection to the B1050 and A14 at Bar Hill (with a secondary access 
point via Phase 1 and 2). A junction on the south side of the development 
will provide the option of entering Phase 3A on two primary streets and 
a tertiary route on the west side.

• Provision in application for delivery of a Southern Access Road East 
connection to Dry Drayton Road, subject to further modelling and 
monitoring of traffic.

• Minimise and manage the impacts of traffic on the existing road network 
particularly through existing communities and other sensitive areas.

• Access to 3B to be provided from the existing roundabout on the B1050. 
Further potential access options are currently being explored. 

• Provide for parking requirements for cars and bicycles with levels to be 
agreed in detailed applications.

Sustainable travel initiatives: 
• Implement a range of sustainable travel behavioural measures to 

encourage use of sustainable modes (to be set out within the Framework 
Travel Plan).

Technical Updates
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Cambridge Guided Busway 
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Existing local bus route: CITI 5
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Potential for bus only link
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Do you have any feedback for us?
Please add your comments to a post-it note and stick it 
inside the box below:

Technical Updates

Energy and Sustainability 
• Enhanced building fabric efficiency 

• Air tightness 

• Low energy lighting/appliances 

• Passive solar gain (where appropriate) 

 
Directed by: 
• Future Homes Standard 

• Continued de-carbonisation of the grid 

• Aim to reduce fuel poverty 

• Strategy considers use of electric sourced heating, with air source heat 
pumps being a potential technology 

Roof mounted solar PV likely to be most cost effective technology to meet 
on-site renewable energy and low carbon technologies targets, combined 
with air source heat pumps. 

Smart grid infrastructure and innovative measures also considered. 

Target to achieve a reduction on Building Regulations to exceed SCDC 
policy requirement. 

Sustainability: Climate Change Strategy 
• Aim: to create a development that adapts to climate change. 

• Building design, overheating, materials, flood risk and layout will be reviewed based on climate models. 

• Protecting and conserving water supplies. 

• Extensive green infrastructure

• SuDS are an integral part of the design of Phase 3. 

• Sustainable travel is a key aspect of the development to minimise carbon impacts

Drainage 
• Sustainable drainage measures will be incorporated throughout the 

development proposals, providing significant attenuation for rainfall events 
up to and including the 1 in 200 year rainfall event (including an allowance 
for climate change)

• It has been agreed with Stakeholders that any increase in surface water 
runoff as a result of the development proposals will be limited to the 
existing mean annual greenfield runoff rate, for up to and including the 1 
in 200 year rainfall event (including an allowance for climate change). This 
will provide significant reductions in runoff rates in higher order rainfall 
events.

• In addition mechanisms are proposed to be put in place to stop discharge 
from the site for up to 48 hrs if the water levels in adjacent watercourses 
are elevated. This will allow the peak watercourse levels to recede before 
surface water runoff is released from the development site.

Heritage
• Desk-based research of the 3A and 3B sites as well as information from 

previous excavations in the Phase 1 and 2 areas has informed an initial 
impact assessment. This also considers the settings of heritage assets in 
the landscape surrounding Northstowe.

• A geophysical magnetometry survey of the whole of the 3A and 3B sites 
has been undertaken. This will enable further investigation works to be 
targeted on areas which show archaeological potential.

• Cultural Heritage features have been incorporated into the masterplan, 
including preserving the line of the runway of the former RAF Oakington 
airbase in the new Local Centre.

• The Grade II Listed Oakington Type pillboxes will all be retained 
and incorporated into a heritage trail which runs through the new 
development linking the villages of Longstanton and Oakington.

Be Lean
(use less energy)

Be Clean 
(supply energy efficiency)

Be Green 
(use low and zero 

carbon energy)

  

The alignment of the former runway has 
been reflected in the masterplan. 

The Listed pillboxes will be incorporated into a new heritage 
trail. 


