MICKLE WELL PARK, DAVENTRY
COMMUNIT Y PL ANNING DAY REPORT BACK
July/August 2014
Mickle Well Park - residential clusters set
within retained landscape features

MICKLE WELL PARK COMMUNITY PLANNING DAY
Around 60 people attended the Mickle Well Park Community
Planning Day at the Icon Centre on Saturday 26 July 2014 to
share views and local knowledge and contribute to planning the
new neighbourhood itself. Participants also heard a presentation
from Michael Holmes, chair of the National Custom and Self
Build Association (NaCSBA). In the run up to the event, a series
of meetings and informal conversations took place with a wide
range of stakeholders, including community groups and
individuals.
ISSUES AND OPPORTUNITIES
While participants accepted that Daventry is a growth town,
some were concerned about the pace of housing development
on greenfield land and whether investment, including in schools,
health, community and transport infrastructure, is keeping pace
with this development. Others saw Mickle Well Park as an
opportunity to deliver investment in local services, including
youth and community facilities and better pedestrian and cycling
provision to link neighbourhoods with the town centre.
Participants spoke of the need to create an identity for the new
neighbourhood, which should be designed as clusters of homes
set in attractive landscape. It was felt to be important to provide
a wide range of housing, including affordable, elderly and selfbuild homes to create a sustainable and balanced community.

“We have to build new houses but no one
wants them on their doorstep!”
“The infrastructure is not keeping up with
the building of homes!”
“We need good houses in the right place
with the right facilities.”
“There is money in this town, but we
mustn’t forget the people in this town who
don’t have money. I would like to see a
range of housing here.”
“You need something that brings
people together!”

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

MICKLE WELL PARK, DAVENTRY

MASTERPLAN

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

3.

Bus stop with bicycle parking facility

4.

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

5.

Cycle/ pedestrian/ emergency access

6.

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

7.

Trim trail along existing woodland
and proposed public open space

8.

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

9.

Attenuation ponds integrated with
informal play

14
1

14

2.

11

13

15

Existing woodland and hedgerows
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10. New woodland to form extension to
Bridge Spinneys
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11. Proposed allotments with parking
and shed
12. Public open space to form extension
to existing public open space to the
south
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13. Play areas
14. Footpaths connect clusters of
development and public open space
15. Self-build plots

COMMUNIT Y PL ANNING DAY REPORT BACK

MICKLE WELL PARK, DAVENTRY
COMMUNIT Y PL ANNING DAY
View looking west from enhanced towpath

BACKGROUND
Daventry has plans for growth set out in the Daventry 2040
Masterplan. The planned regeneration of the town centre is
dependent on substantial population and housing growth.
However, there is currently an undersupply of housing in
Daventry. Mickle Well Park can contribute to the housing
delivery requirements in the short-term and allow Daventry
District Council to maintain the required housing supply.
Furthermore, development of the site will not prejudice the
delivery of other larger sites in Daventry and will act as the
catalyst for the delivery of wider aspirations within the town.
NEW NEIGHBOURHOOD
Mickle Well Park is located on the northern edge of Daventry,
near to the Middlemore, Lang Farm and Monksmoor housing
developments and adjoining existing public open space. The land
has the capacity to provide a new neighbourhood of up to 500
market sale and affordable homes and will include plots for
self-build homes. The development also brings the opportunity
for significant investment in local community infrastructure,
including funds for the modernisation and expansion of the
Phoenix Youth Centre at Ashby Road. The new neighbourhood
is being promoted by Landform Estates with Orbit Homes.
John Thompson & Partners (JTP) has been appointed to work
with the local community to develop proposals for the land.
VISION REPORT BACK & PLANNING APPLICATION
Following the Community Planning Day, the JTP led team
analysed and summarised the outcomes and drew up a Vision for
the new neighbourhood, which was presented back to the local
community on Wednesday 13 August at the Icon Centre. The
team will develop the proposal into an Outline Planning
Application for submission in the autumn.

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

KEY THEMES
PRINCIPLE OF HOUSING DEVELOPMENT

IMPACT ON LOCAL RESIDENTS

People are aware that Daventry is a growth town and that
additional development will provide much needed affordable
accommodation for young people and the elderly. It is important
to provide a mixture of tenure, size and design and the social
housing element must be well managed. The provision of
up-market housing can also bring wealth into the town.
However, some participants questioned the choice of a greenfield location, when there are brownfield sites in the town
centre; others pointed out that these needed to be available for
future commercial and retail expansion which should become
viable with a growing population. Other concerns focused on
timing, layout, design and provision of local facilities.

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

“If it wasn’t for the availability of social rented
housing I wouldn’t have my daughter and
granddaughter living near me.”
“The principle of housing is not being contested –
it’s the implementation and location – the way it
will look in the future,”
“If we fill up all the land in the town centre,
there’ll be no space for the things we might get
when the town grows big enough.”
IMPACT ON LOCAL INFRASTRUCTURE

Daventry has experienced considerable residential growth in
recent years, particularly to the north of the town, with more to
come. Although investment has been made in the road network
and new buildings such as the Icon Centre, participants pointed
out that the provision of local facilities has not kept in step with
residential development. There is a belief that more housing at
Mickle Well Park will put extra pressure on existing
infrastructure, such as health care and education and on the
town centre itself, especially in terms of parking.

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

“I’ve got to be honest, I live locally it will spoil my view!”
“There will be a lot of building going on in this
area for the next ten years!”
LAYOUT AND COMMUNITY FOCAL POINT

Participants felt that a ‘sense of community’ must be planned into
the development, with the provision of a ‘focus destination’ to
encourage community interaction, which could evolve as the
housing itself grows. Suggestions also included a trim trail for
older people and a well-designed natural play facility for young
people of all ages. Open space provision should make use of and
connect to the existing open space to the south, retaining trees
within the development. It was felt that Mickle Well Park should
be of a lower density than Middlemore. A safe development
should be created, designed with emergency services in mind, so
that parked cars and narrow streets do not hamper accessibility.

“Make it a destination, not little bits of green with
useless bits of equipment.”
“Why can’t we have trees? They break the street
up – and I just like them!”
INTEGRATION AND CONNECTIVITY

Connectivity was a key aspiration - a regular bus service will be
important and participants wanted excellent walking and cycling
provision to the town centre and other destinations such as local
schools, doctors’ surgeries, Ashby Fields local centre, Welton
village and the Country Park. The A361 and Ashby Road are fast
roads, so vehicle and pedestrian/cycle access should be designed
with care. Integration of the site with neighbouring housing
developments and the wider town is important.

“The trouble with Daventry is that it’s
not joined up!”
“If there were better cycle ways we wouldn’t
need to use a car!”

KEY THEMES
TOWN-WIDE BENEFITS

TRUST AND DELIVERY

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

There is basic mistrust of developers by many local people,
exacerbated by the mooted school for Middlemore, which was
never built. Some people are fearful of the impact of more
dwellings. Lessons can be learned from recent developments,
particularly in terms of road width, parking provision and play
areas. It was however appreciated that the Community Planning
Day was organised early in the planning process, thus enabling an
exchange of information and a full discussion of issues and
opportunities. The intention is to create a high quality,
sympathetic design for the land at Mickle Well Park. Daventry
must become a beneficiary of the new settlement, which should
help with some town-wide issues whilst providing new housing
for the growth town.

“It must have very clear value for the town, to
benefit all of Daventry – not just dump a whole
load of houses on us!”
“The Phoenix is a great place to bring lots of
young people together!”

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

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

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

