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Foreword

“Becket’s Park is our town centre park. It should be a place for people of all ages to relax and spend
some time, daytime, weekend and evenings. Soon it will be at the heart of major developments to
provide new places for people to live and work. Becket’s Park will be a key reason why people will
want to live and work in our town centre and close to our riverside.
This Masterplan is an exciting project to breathe new life into Becket’s Park and its riverside and to
end a long period of neglect. The river and park will create a gateway to the centre of Northampton,
contributing to our town’s regeneration. It will contribute to the local economy, creating a place that
people will go out of their way to visit.
This project will create a new focus to the River Nene, opening up access to the river and
strengthening links through the town, ensuring that Northampton makes the most of the river at its
heart.
This is a vision for Becket’s Park which is realistic and achievable. With the help of all of those who
have an interest in and around Becket’s Park, we intend to make this reality.

As Northamptonians and users of Becket’s Park we are proud to be involved in this project.”

Trini Crake
Portfolio Holder for the Environment

Richard Church
Portfolio Holder for Regeneration
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Executive summary
1

Introduction

This is a summary of the Becket’s Park Stage 3 Development of
Preferred Masterplan Report dated August 2008. The full report sets
out the process and findings of the studies that have been carried
out by Halcrow Group Ltd to develop the Preferred Masterplan as
commissioned by Northampton Borough Council. The annotated
version of the Preferred Masterplan is attached for information.
2

Vision for the Park

Through extensive consultation with stakeholders, the clear Vision is
that Becket’s Park should be “A Park for Everyone” and “High Quality,
Innovative and Sustainable”.
3

Masterplan Development

The development of the Preferred Masterplan was a three stage
process: Stage 1 was the carrying out of baseline studies and
assessments and identification of options and opportunities; Stage
2 was the evaluation and development of the various options that
had been identified; Stage 3 was the refining of the preferred option
to include broad costings. These stages were all undertaken with
the benefit of extensive consultation with stakeholders and the
final preferred option was approved in July 2008. This option has
been drawn up and the final report has been completed.
4

Evaluation of Options against Key Objectives

Key Objectives for the Masterplan were defined prior to the
commencement of the studies, and the options and final
Preferred Masterplan have been evaluated continually against
these objectives. The Stage 3 Report concludes that the Preferred
Masterplan meets or exceeds all the Key Objectives.

5

Details of Preferred Masterplan

Urban and Landscape Structure: The historical layout of the park
has been broadly respected, maintaining the grand lines of avenues
and vistas and the asset of the green, open space at the centre
of the park. Additionally, an important visual link from the high
point of the park towards Delapre Abbey to the south has been
established, and which should be carried through the proposed
Avon redevelopment site. The park will provide a variety of facilities
and spaces within which many different activities, formal and
informal recreation can be enjoyed. The land uses and activities
have been organised to create a number of activity zones bringing
together compatible uses. These comprise:
•
		

Visitor centre hub with café, information centre, restaurant,
pub and health spa

•
		

Display gardens including exhibition and contemplation
areas

•

Plaza for events and displays

•
		

Residential development - townhouses forming western
boundary of park

•
		

Marina (Environment Agency project) with moorings, 		
chandlery, facilities for boaters, boat sales and hire

•

Play areas for all ages

•
		

Health and wellness garden with pensioners’ play and 		
fitness equipment.

Buildings: The new buildings in the park will be contemporary
landmarks of excitement and relevance, with positive ecological
and sustainable credentials and where situated within the flood
plain it will be elevated on ‘stilts’. The existing Sea Cadets base will
be refurbished or re-built.

Bridges, Gateways and Landmarks: New pedestrian and emergency
/ disabled access bridges are planned as part of the wider
development proposals to provide easier access to and from the
town centre. These will be designed to provide dramatic and
welcoming entrances and landmarks and will create a positive
image for the park. Artist-designed gateways at the park’s four main
points of entry are also proposed to attract people and define the
spirit of Becket’s Park to the visitor.
Water and Water Features: The river is the main water element but
the boating lake is also a valuable, though underused and neglected,
asset. The Environment Agency intends to develop the boating
lake into a new marina with 60+ moorings which will provide
the catalyst for new facilities and other riverside amenities to be
developed which will encourage river users to spend time in the
town. The theme of water and its historic importance to the town
will be incorporated into the detailed designs through terracing to
the river edge thus improving access to the water, water features,
interpretation and public art, wildlife and sustainable use of the
resource.
Street Furniture: A range particular to Becket’s Park of high quality
will be installed.
Public Art and Interpretation: Public art will be an integral part
of the landscape structure of the new park. Public art elements
will mark gateways, create landmarks and vistas and will provide
interpretation, signage and other details.
Cultural Heritage: A comprehensive cultural interpretive network
will be established, highlighting features such as Becket’s Well and
other archaeological artefacts.
Transport and Links: The objective is to maximise sustainable links
to the surrounding area. A new network of shared-use footpaths
for pedestrians and cycles is proposed. Kiosks will provide details of
sustainable transport options to and from the park. Vehicle access
into the park will be for emergency, maintenance and service
vehicles only and parking will be restricted. Ten access points into
the park will be redesigned and improved.

Health, Sport, Play and Leisure: Health and well-being underpin
the approach to the development of the design of the Preferred
Masterplan. The design allows many different activities to take place,
from informal sitting, gathering, walking, cycling and running to new
play areas for children from toddlers to teens, fitness equipment for
older people, boating, Tai’chi, yoga, dance, art, music and drama. A
Health and Wellness garden is also proposed near the hospital site.
A skatepark can be accommodated within the layout but will need
to be subject to further studies.
6

Options Appraisal

A value for money solution for Becket’s Park will be developed. Two
options have been appraised: Option A includes the residential
units, commercial floorspace, marina and a variety of associated
facilities and landscape improvements and Option B includes the
same elements plus the skate park. Option B costs are considerably
higher than Option A costs due to the skatepark. Expert opinion
states that the proximity of a skatepark to high-end commercial uses
may have detrimental effects on the value of the scheme. Therefore
the funding gap is much greater for Option B than for Option A.
A number of potential funding streams have been identified. New
jobs will be generated and the scheme will bring several qualitative
benefits such as reduction in crime, health improvements, brining
people together and fostering social ties. Companies are attracted
to locations that offer well-designed, well-managed public places
and these in turn attract customers, employees and services.

Option A

Option B

7

Sustainability Proofing

A Sustainability Proofing exercise has been carried out alongside
the development of the Preferred Masterplan using core objectives.
The project team has embedded sustainability into the proposals
from the earliest stage. Many opportunities have been identified
and these will be carried forwards to the next stage of the process.
8

Planning Policy Evaluation

The Preferred Masterplan conforms to all levels of planning policy
from national to local level because the development proposed for
Becket’s Park has sought to balance the need for development with
the need to protect and enhance the local environment.
9

Masterplan Delivery

The property market in the UK is currently uncertain due to
the economic climate. In order to provide NBC with the most
advantageous method of capitalising on the proposed commercial
and residential elements of the proposals for Becket’s Park, a site
disposal strategy has been produced.
In order to obtain the outline planning consent which will be
required for prospective operators, a number of further studies
and investigations will need to be carried out. These will enable
detailed plans to be drawn up. Further discussions should be
held with potential ‘end users’ to firm up their requirements and
the financial terms of any leases upon which they would transact.
Following receipt of an outline planning consent the opportunity
could then be marketed by way of inviting Expressions of Interest
from developers, utilising agreed Procurement Procedures.

10

Conclusion

A clear and viable vision for the future of Becket’s Park has been
secured through the development of the Preferred Masterplan.
This vision has been arrived at through several years of extensive
assessment, consultation and evaluation and has now been
demonstrated to be desirable, feasible and deliverable. However
The practicalities of further consultation, site-specific studies and
assessments, detailed design, planning processes and the securing
of funding will require additional work.
The conclusion of the development of the Preferred Masterplan is
one of many steps in a long process. As large-scale strategies are
explored in more detail, issues emerge which may not have been
identified in the initial stages. The vision and goals are clear, but
the route to their attainment needs to be carefully planned. The
collective will and enthusiasm to implement the Becket’s Park
project for the wider profitability of the town and its surrounds are
unequivocal.
August 2008

BECKET’S PARK NORTHAMPTON - STAGE 3: DEVELOPMENT OF MASTERPLAN

1.
1.1

Introduction
Purpose of Report
In March 2008, Halcrow Group Ltd was appointed by Northampton
Borough Council (NBC) to produce a detailed Masterplan for
Becket’s Park with the future aim of securing funding and
implementing the proposals.
This report sets out the process and findings of the studies that
have been carried out to develop the Preferred Masterplan.
For background information on the study and its aims and
objectives, the Stage 1 Baseline Report (Halcrow June 2008)
should be referred to. This provides a comprehensive overview
of the existing situation by way of a full review of existing data,
site survey and appraisal, issues and constraints, socio-economic
analysis and funding regimes, opportunities and a preliminary
economic analysis of key uses for Becket’s Park.

“A Park for Everyone”
and
“High Quality, Innovative and Sustainable”

The Stage 1 Report formed the basis for the Stage 2 Options
Development and Appraisal Report (Halcrow June 2008) which
set out the interim process of the development of options and
ongoing evaluation of the proposals against the key objectives.
This report has in turn formed the basis for this third and final
stage, Stage 3 Development of Preferred Masterplan.
1.2

Aims and Objectives of Stage 3 Masterplan Development
The aims and objectives of Stage 3 are as follows:

1.3

•

Production and submission of Final [or “Preferred”]
Masterplan

•

Production and Submission of Final Stage 3 Report, to contain
Economic Appraisal and Sustainability Proofing.

Vision for the Park
One of the key objectives of Stages 1 and 2 was to define a Vision
for the park. Through extensive consultation with stakeholders,
the clear Vision is that Becket’s Park should be
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2.
2.1

Masterplan Development
Identification and Development of Options
Following the Stage 1 Baseline Studies, Stage 2 commenced in
mid-May 2008 with a Design Workshop attended by the design
and evaluation team members, the client, and representatives
from the steering group which is overseeing the process. The
opportunities which had been identified during Stage 1 were
discussed and debated and those which fulfilled the criteria set
out in the brief and Key Objectives and which had been broadly
endorsed during the stakeholder consultation events were
approved for further evaluation in Stage 2.
Stage 2 involved more in-depth analysis of the various options
in terms of their appropriateness and robustness in a number
of areas and these are discussed in more detail in that report.
Further public, internal and external consultation was carried out
including an exhibition of the options at an event held in Delapre
Park on June 14th 2008.
The findings presented in the Stage 1 Report were re-evaluated
and updated where necessary to take into account the ongoing
assessments. Plans and illustrations of the alternative layouts
based on these options were produced.
The original intention of Stage 2 was to identify two or three
different layouts, the different elements of which would need
to be more fully evaluated and either discounted or included in
the Preferred Masterplan at the end of Stage 2. When the various
opportunities were drawn up on the site plans, however, it was
evident that none were mutually exclusive and all could potentially
be included in the final design. It was therefore agreed that two
options would be presented, Option A to illustrate the layout
without a skate park and Option B with a skate park; but whether
or not the skate park was taken forwards – the issues surrounding
this element are discussed in more detail later in this report – all
the other opportunities would be incorporated into the Preferred
Masterplan, subject to the outcome of the last stage of economic
appraisal, cost estimates and identification and evaluation of
potential sources of funding.



2.2

Evaluation of Options against Key Objectives
The Key Objectives for the Becket’s Park Masterplan were identified
at the outset of the study and the proposed options have been
continually evaluated against these Objectives, as set out in
detail in the Stage 2 Options Development and Appraisal Report
(Halcrow June 2008).
The results of the evaluation process are set out below:

2.2.1

Design Philosophy
There has been unequivocal support from stakeholders and
consultees for high quality, contemporary design that should
be applied to all elements of the park, from built structures and
landscape to signage and public art. Becket’s Park provides an
opportunity to set high standards that will define Northampton
town’s aspirations for the future. When the Avon, Nunn Mills and
Ransome Road developments to the south are implemented,
Becket’s Park’s identity and character will change from an underused park at the town’s edge to an important and strategic green
open space at the centre of an intensively developed, 21st century
townscape (see Figure 1: Existing situation – aerial photograph).
The Park cannot be designed in isolation from its surroundings
and the ongoing, widespread initiatives in the area, therefore the
masterplanning team has taken an extensive overview of the wider
context and considered the Park’s contribution to Northampton
and the region as a whole.
The design philosophy for the Park is based on a firm commitment
to quality and is robust enough to positively influence that of
future developments in the surrounding areas. Most important is
the need for the Becket’s Park proposals to form an integral part of
the process of developing any brief and design guidance for the
adjacent sites.
A strong design philosophy is to form the basis for a holistic
approach to proposals.
This section presents a series of broad design principles, based
upon the previously described study objectives. The results of
stakeholder consultations and options assessment has led to the
formulation of a clear design philosophy based upon the concept
of a ‘Park for Everyone’.
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Figure 1

Existing situation - aerial photograph
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Becket’s Park must be planned, designed, maintained and
managed to provide a high quality, diverse, readily accessible and
safe landscape that is available to all groups of users. It is to be
treated as an essential, multi-functional community facility which
will cater for a range of events and activities and have a selection
of well-used facilities that meet local needs.

New public space should be designed to be purposeful,
meaningful, well integrated, and with a distinctive identity. A
strong network of public open space is important both in terms
of human use but also in terms of protecting ecological systems
and processes.
Diversity should be considered in relation to people and their
activities as much as to built form and public spaces. Built
form helps shape the life of a place, but it is people who add
liveliness and fun. Variety is fundamental to creating a place
with its own character, visual interest and activity. Accordingly, a
well functioning place should cater for a range of lifestyles and
activities, and should respond to the local community.

In order to successfully integrate a range of different uses and
activities it is important to adopt an holistic design approach in
which the different parts of the park are woven together into a
‘seamless’ landscape design.
A comprehensive approach to the redesign of the park is required
in order to fully realise the potential of this important green
space and respond to community demand for new facilities. It is
essential that the park regeneration is tackled on a range of fronts
addressing both physical design issues and the promotion of new
activities, events and community involvement.
It is also important that the design of the park is fully integrated with
the surrounding area. In particular, the numerous development
sites in the immediate vicinity of the park need to be strongly
linked to the park, both in terms of physical connections such
as cycle and footpaths and also in terms of compatible uses and
activities and character.
The quality of public open space is a key aspect of urban design.
The aim for designers is to create a linked network of diverse public
spaces including both green spaces and more urban public spaces
such as squares and pedestrian streets. This part of Northampton
has a range of existing public spaces which will be augmented by
new development opportunities in the Avon/Nunn Mills area.
The open space network should be multi-functional and
incorporate ecological assets, activity areas, recreational facilities
and be linked with routes for walking and cycling. The aim is to
provide attractive green transport corridors and leisure routes. In
this respect Becket’s Park forms part of a series of ‘events’ and a
network of spaces accommodating different activities linking the
town centre with the river corridor. By creating a series of linked
‘waterside spaces’, it is possible to create spaces to stop, and
features for people to see.



2.2.2

Sustainability
As set out in the Stage 1 Baseline Report, in line with best practice,
an ongoing Sustainability Proofing exercise has been undertaken
in line with the development of the Preferred Masterplan to help
embed sustainability into all aspects of the plan.
The Sustainability Proofing methodology is set out in Chapter 4.
Sustainability is to be at the core of the design principles and
objectives
The park must be sustainable in the long term. The key elements
to be considered are:
Sourcing of materials (i.e. minimising length and number of
vehicle trips)
Energy efficiency and renewable energy
Sustainable drainage
Life time environmental costs of materials used.
Materials: The design will address sustainability issues through the
specification of long-lasting, durable and robust materials, thus
taking account of lifetime costs and not just simply construction
costs.
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Adaptability: New development needs to be flexible enough to
respond to future changes in use, lifestyle and demography. This
means designing for energy and resource efficiency, creating
flexibility in the use of property, public spaces and service
infrastructure and introducing new approaches to parking. New
buildings within and adjacent to the park should be flexible
to accommodate changes of use and circumstances through
changing social, technological and economic conditions. This
should be achieved not just in terms of building design but
particularly in the issues which affect the public realm such as the
overall layout and the type of activities and uses provided.
Maintenance and management: Good maintenance is an
essential part of creating a ‘cared for’ environment. The Preferred
Masterplan will embrace sustainable management and
maintenance approaches. Management and maintenance should
be considered from the outset, and the design should consider
how the development will function over time and what the
maintenance implications are likely to be. Recycling facilities for
day-to-day waste should also be incorporated into the park.
2.2.3

Water
Water is the main asset and is to be exploited fully
Water is integral to the design of Becket’s Park. The central location
of Becket’s Park and its waterfront on the River Nene between
the town centre and new development on the Avon/Nunn Mill’s/
Ransom Road sites makes the park a key strategic space. Indeed,
the strategic importance of the river corridor, which is a central,
linking element through Northampton, is recognised in most of
the current local and regional initiatives. One of the key objectives
of the development of the park is to encourage visitors from the
river corridor to make more use of the town, and one of the main
aims of the Preferred Masterplan is to change the river from acting
as a barrier to movement in this area, to being a central focus and
linking element for the whole town. The aim is to create a vibrant
park and waterfront area which promotes activity and creates a
greater sense of community safety.

The marina proposed by the Environment Agency will act as a
draw to river users and attract more people into the park from the
town and vice versa. It is therefore seen as an integral element of
the Preferred Masterplan.
The theme of water and its historic importance to the town
has been incorporated into the Preferred Masterplan through
improved access to the river frontage by terracing, opening up
views to the water, water features, interpretation and public art,
wildlife and sustainable use of the resource.
2.2.4

Clear Identity for the Park
This links to the section on Design Philosophy above.
A clear identity is to be created through distinctive landmarks,
building, structures and artwork throughout
Respecting Context and Character: Good design comes from
a thorough understanding of place and context. The CABE
publication ‘By Design’ (2000) and the English Partnerships and
Housing Corporation publication ‘Urban Design Compendium’
(2000) both promote the importance of context in urban design.
The analysis of the existing character of Becket’s Park forms the
basis for developing a distinctive identity for the park.
A new identity for Becket’s Park will be primarily based upon the
formulation of new activity areas, which respect the landscape
character of the park and integrate new uses, activities and
facilities into the overall landscape. In particular, the location of
key landmarks and the definition of strong views and vistas will be
a key tool in creating a positive identity to visitors from the wider
area.
The park’s identity will also be created through distinctive buildings,
new gateway features, structures and artwork throughout. Local
distinctiveness will also be strengthened by the use of a unified
palette of good quality materials, and the introduction of an
appropriate range of park furniture, planting, lighting and signage
and public art.
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In terms of public art, the best process for making this happen is
the development of the preferred design and detailed proposals
through an in-depth Public Art Strategy. In order for maximum
benefits to be enjoyed throughout the area, the Art Strategy for
Becket’s Park should be intrinsically linked with a wider Art Strategy
for the river corridor, town and surrounding areas. As previously
stated, public art can bring together a wide range of initiatives,
from skills training and education to commerce and events.

Landmark buildings provide the opportunity to make an
architectural statement by providing a focus and vertical emphasis
to the landscape. The treatment of these buildings should be in
keeping with their townscape and landscape role in terms of scale,
materials, style and detailing.
Recognisable landmarks should be developed at key locations,
such as corners, to enhance the legibility of the built environment
and assist people in building a coherent ‘mental map’ of their
neighbourhood. Developments should also define vistas and focal
points and all routes should be legible for motorists, pedestrians
and cyclists who use the area. Public art can also play an important
role in creating local landmarks and should be located at key
locations.

Preliminary ideas for iconic gateway and other art features have
been produced. Public Art, as noted throughout this report, is an
important element which can link otherwise disparate features.
Image and Brand: In order to create a distinctive brand for Becket’s
Park and this stretch of the Nene Valley corridor it is important that
the redesign of Becket’s Park is associated with a quality product.
This is not only in terms of new design work and materials, but
also in terms of the activities and future maintenance.
The main aim is to make the park and river corridor associated
with positive activities and identified as a key tourism and leisure
destination point. By improving access and key views to the
adjacent development area, the park and river corridor can once
again become a central part of the Northampton townscape and
create a more positive image for this area.
Gateways and Landmarks: The way the park is perceived by new
visitors is very important, and first impressions can be decisive.
Gateways play an important role in creating attractive and inviting
entrances to parks, which encourage visitors to enter.
A unique identity for the park and the river corridor can be achieved
by enhancing existing landmarks and by creating new ones.
Landmarks such as distinctive buildings, or features of a building,
help to provide reference points and enhance the legibility of a
town. Landmark buildings are often used to terminate vistas along
key vistas, to define key pedestrian routes, and are placed at key
nodal points such as road junctions and gateways.
The presence of landmark buildings and important public spaces
help assist legibility for both local people and visitors alike. The
public realm can also incorporate public art, both as part of street
furniture, and also as individual pieces.


2.2.5

Linkages Improved
This objective is also linked to the water-related objectives, and
covers transport.
Linkages will be improved, to be comprehensive and cohesive,
and with clear signage and interpretation
The objectives were set out to ensure that linkages to the
surrounding development, the town and wider river corridor
were clearly identified and provided. The aim was also to improve
linkages for all modes of transport, with particular emphasis on
more sustainable modes of transport to and from Becket’s Park.
The Preferred Masterplan has identified key linkages to the existing
transport infrastructure and to existing areas of demand, namely
the following:
•

Northampton Town Centre;

•

Retail / Residential Development to the west of Becket’s
Park;

•

Hospital site to the northeast of Becket’s Park; and

•

Proposed Employment / Residential development to the
south of the River Nene.
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Signage and Interpretation: A key aim of the Preferred Masterplan
is to provide a coherent approach to the provision of interpretation
boards and finger-post signage in the park. A clear, new signage
strategy will need to be developed and implemented to ensure
the successful and optimum use of the new and improved links.
Signage should promote local destinations and facilities and
provide information of interest to visitors. Interpretation has also
been identified as an important new element within the park,
giving relevant and interesting references and links to local history
and culture, wildlife, water and other features. Examples include
Becket’s Well, the town ditch, the Mackintosh House and local
theatres. Both signage and interpretation strategies should be
undertaken in close collaboration with the future Art Strategy and
branding for the park and, very importantly, with other agencies
and stakeholders outside the park study area.
2.2.6

Figure 2

Existing situation - surrounding areas

The identified routes have been considered and measures
identified to provide or enhance any existing routes.
These links into the park and throughout the park itself (between
the proposed amenities and access points) will be clearly defined
through ‘gateway treatments’ and appropriate levels of signage.
A Legible Layout: The Preferred Masterplan proposals aim to
promote walking, cycling and public transport as the principle
means of access to the park. The Preferred Masterplan provides a
network of routes for pedestrians and cyclists within the park and
ensures that these are strongly linked to the surrounding area.
The aim is to provide direct, safe and legible linkages between
the river corridor, the town centre and the surrounding area. New
development presents an opportunity to create new bridges or
crossing places over the river and to enhance existing crossing
facilities. It is essential that these new links are integrated into
the wider pedestrian and cycle network and are closely related to
emerging development proposals.

Activities and Events
Activity will be encouraged through the creation of interactive
and passive places and spaces for walking, cycling and local
events
The consultation processes and assessments have resulted in a
clear need and support for the park to provide a variety of facilities
and spaces within which many different activities and events can
be enjoyed, although there was consensus during consultation
that Becket’s Park was not the optimum venue for large-scale
organised events since other parks in Northampton fulfil this role
more appropriately.
The Preferred Masterplan aims to create a vibrant park and
waterfront by promoting appropriate activities and land uses to
ensure that the public realm is well-used. This is to be achieved
by the provision of a series of new educational, play and leisure
facilities which promote activity and provide a series of key
destination points throughout the park. The location of particular
activities together seeks to cluster compatible uses and minimise
any potential conflicts between users.
Land use significantly affects the way the public realm is used. It is
important that proposed uses within and adjacent to the park are
people-generating uses, in order to encourage increased activity
throughout the day and into the evening.
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The Preferred Masterplan seeks to promote the park as a venue
for a range of activities from sport to education, from play to
informal leisure and relaxation, making them relevant to the local
communities and – most importantly - to the changing way people
will live in the 21st century. The park should also be designed and
managed to be socially inclusive, promoting and supporting social
interaction and being accessible to all potential users.
2.2.7

Environmental Improvements for Wildlife
Environmental improvements for wildlife will be created
and improved through habitat creation, restoration and
enhancement.
The Preferred Masterplan aims to protect and enhance existing
habitats where appropriate, and to promote the interpretation
and understanding of the importance of wildlife along this
stretch of river corridor. Environmental improvements for wildlife
will occur through appropriate habitat creation, restoration and
enhancement. The natural resources of the river and lake will be
exploited to create an exemplar sustainable community facility.

2.2.8

Safety
To design the public realm to address issues of community
safety and r����������������������������������������������
educe opportunities for crime and anti-social
behaviour with the context of good urban design principles.
Safety and Security: Design has a crucial role to play in delivering
and creating a safe and secure environment. Addressing safety
and security issues should be seen in the context of wider urban
design objectives. A primary aim of the Preferred Masterplan is to
ensure that the park feels safe and secure by promoting natural
surveillance and activity.



In April 2004 the Office of the Deputy Prime Minister and the
Home Office published the Government’s guidance on safety and
security in the built environment, ‘Safer Places’. The document
sets out the seven attributes of urban design that are particularly
relevant to crime prevention:
1.

Access and Movement: places with well defined routes,
spaces and entrances that provide for convenient movement
without compromising security;

2.

Structure: places that are structured so that different uses
do not cause conflict;

3.

Natural Surveillance: places where all publicly accessible
spaces are overlooked;

4.

Ownership: places that promote a sense of ownership,
respect, territorial responsibility and community;

5.

Physical Protection: places that include necessary, welldesigned security features;

6.

Activity: places where the level of human activity is
appropriate to the location and creates a reduced risk of
crime and a sense of safety at all times;

7.

Management and Maintenance: places that are designed
with management and maintenance in mind, to discourage
crime in the present and the future.

Natural Surveillance: Sensitive urban design can contribute
significantly to reducing actual and perceived crime within a
neighbourhood. The informal security afforded by busy places and
places which are well overlooked will help nurture an inherently
safer and more appealing environment. Any development should
maximise opportunities for overlooking and contribute to a welldefined and visible public realm. Mixing uses and providing a
greater variety of activities in new development will encourage
natural surveillance. Natural surveillance in the form of doors
and windows overlooking streets and pedestrian routes, (and
therefore creating activity throughout the day and evening)
are essential in making these routes safe and comfortable for a
user. Boundary treatments should not impede or prevent visual
permeability / surveillance of the public realm. The design of the
Preferred Masterplan is intended to reduce the current problems
of anti-social activity in the park through this approach.
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Flood extents on the Becket’s Park site have been derived using
the English Partnership’s hydraulic model of the Upper Nene, for
the case that the English Partnerships Upton Flood Attenuation
Area (FAA) scheme upstream of Northampton is implemented
(due to complete in autumn 2008). The Upton FAA scheme acts
to reduce flood levels in Northampton compared to the situation
before its implementation. The Becket’s Park site would not be
developed until the Upton FAA scheme has been completed. The
derived flood extents are for the 200-year and 1000-year return
period floods with climate change allowance.

Figure 3
2.2.9

Existing situation - flood risk plan

Flood Risk
To address flood risk in the design of the park and ensure that
the existing level of flood risk is not worsened in the area.
The aim of the Preferred Masterplan is to respect the existing River
Nene floodplain by locating the majority of new buildings outside
the 1 in 100 year (+20%) flood plain boundary. The exception
to this is the visitor centre which is considered a building use
compatible to waterside recreation uses.
It is planned that the design of the visitor centre will be worked
up in partnership with the Environment Agency to ensure that
the building has exemplary green credentials and is seen as best
practice in terms of addressing flood risk and climate change
issues. A key aspect of the design of the buildings will be to address
flood storage issues.

Land in Northampton within the 200-year flood extent is
considered to be in PPS25 flood risk Zone 3 and land between
the 200-year and 1000-year flood extents to be in Zone 2. Subject
to consultation with the Environment Agency, the part of the
site inside the 200-year return period flood extent shown could
therefore be considered to be in Zone 3, and the part between
the 200-year and 1000-year return period flood extents in Zone
2. Zone 3 is partitioned into Zones 3a and 3b where 3b is the
functional floodplain (the part within the 20-year return period
flood extent or designed to flood during extreme events).
PPS25 specifies appropriate development types for each flood risk
zone. However, to direct development away from higher flood risk
areas the PPS25 sequential test should be passed to demonstrate
that there are no reasonably available alternative sites within lower
flood risk zones. Northampton Borough Council’s redevelopment
of Becket’s Park arguably has no alternative locations. The
sequential test should also be applied to locating development
within a site.
For Zone 2, all development types are considered appropriate
except for highly vulnerable (defined in PPS25), for which the
PPS25 exception test would have to be passed. For Zones 3a and
3b water compatible development is considered appropriate
with less vulnerable development also appropriate for Zone 3a.
The exception test would have to be passed for more vulnerable
development in Zone 3a.
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2.3

Development of Preferred Masterplan
The elements included in Stage 2 Options A and B were re-evaluated
and refined in order to produce a draft Preferred Masterplan. This
draft Preferred Masterplan was presented to stakeholders on 23rd
July 2008. It was subsequently approved, and then agreed that
subject to some minor adjustments, the final Preferred Masterplan
should be taken to completion.

2.4

Details of Preferred Masterplan
The section below describes the different elements of the
Preferred Masterplan in more detail. The proposals are shown on
Figure 5: Annotated Masterplan and Figures 6-8: Axonometric and
Perspectives.

2.4.1

Urban and Landscape Structure
The historical layout of the park has been based upon a simple
diagonal structure (as seen from historic maps) providing an eastwest route linking to the former railway station to the west of the
park , and a north-east to south-west route linking to the river,
with angled vistas. As the park developed, a towpath along the
waterfront was constructed providing an additional east-west
route.
The Preferred Masterplan aims to respect this historic layout.
The diagonal structure provides direct routes through the park
and important vistas have been created by the planting of tree
avenues. Additionally, an important link from the southern edge of
the town towards Delapre Abbey to the south has been identified.
The main axis of this link runs predominantly through the Avon
and Ransome Road sites and in this respect is beyond the remit
of the Becket’s Park proposals. However, the Preferred Masterplan
has respected this visual axis from the highest part of the site
(almost opposite Becket’s Well) and the landscape scheme keeps
a clear visual corridor from north to south towards Delapre.
Land uses and activities: The consultation processes and
assessments have resulted in a clear need and support for the park
to provide a variety of facilities and spaces within which many
different activities can be enjoyed. The approach to the Preferred
Masterplan has been to consider both purpose-built elements
and spaces for specific activities as well as flexible spaces within
which singular or group activities and events and exhibitions can
take place.
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The land uses and activities have been organised to create a
number of activity zones or hubs bringing together compatible
uses. These uses are not only considered compatible in terms of
the specific activities (e.g. clustered quiet/contemplative uses)
but also in commercial terms (e.g. residential clusters with pub,
restaurant and health spa). The zones are set out below:
Visitor centre hub
� Café/Information centre/Restaurant
� Pub/Restaurant
� Health spa
Display Gardens
� Exhibition garden
� Contemplation garden
Plaza and Events Area
� Civic space for events/displays
Residential
� Town houses forming western boundary of park
Marina area
� Moorings
� Chandlery
� Facilities for boaters
� Toilets
� Boat sales/Boat hire
Play facilities
� Skateboard park
� Children’s play areas
� Adventure play area
Health area
� Health and wellness garden
� Pensioners play and fitness equipment.
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11

BECKET’S PARK NORTHAMPTON - STAGE 3: DEVELOPMENT OF MASTERPLAN

Figure 5
12

Preferred masterplan Annotated
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Figure 6

Preferred masterplan axonometric
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The location of these activity areas has also been considered in
terms of their adjacency to other areas, such as the health garden’s
proximity to the hospital. Similarly, the location of more commercial
uses on the western side of the park will take advantage of their
location adjacent to the marina, food retail store and a direct route
between the southern development areas and the town centre.
It should be emphasised that the success and uptake of many
such activities can only be guaranteed so far by design, and it
is recommended that in the future, initiatives are set up that
encourage and allow local people, groups and clubs to operate
in these spaces on a regular basis, with good management and
publicity (for example, a park newsletter, website, posters etc.),
and networking. Mention has been made by stakeholders of
water-based regattas which took place in the park in the past and
this should be investigated further by the appropriate parties.

Figure 7

Masterplan East to West

The green, open space at the centre of the park is recognised as
a very important asset which should be conserved. Both visually
and physically it adds a great deal to the quality of the area. The
Preferred Masterplan has retained the integral openness of this
part of the park, and has relocated the optional skatepark from
previous iterations to relate more closely to more active uses such
as the children’s play areas.
The existing bowling greens and tennis courts in the park have
been reported as being under-used and financially unviable to
maintain and run. Consultation indicated a strong preference
for these facilities to be removed in order to make way for new
features. The equipment in the children’s play area is in good
repair but the location of the area could be moved to improve
axes through the park.

Figure 8
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Masterplan West to East
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Figure 9

Concept detail image - the central avenue, looking West
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Figure 10
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Concept detail image - Exhibition gardens
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Figure 11

Concept detail image - Contemplation garden (with town sump)
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2.

Buildings
Strongly contemporary in design, the new suite of park buildings
takes advantage of the opportunity to create further new
landmarks within the park. There is a tradition of park buildings
embracing everything from pavilions to bandstands with an
often distinctive architectural slant. Taking this forward into a
new building cluster for Becket’s Park will be a particular design
challenge. Through considerations of this architectural heritage of
park building, current issues of sustainability, and the likely uses of
the buildings, it will be possible to deliver buildings of excitement
and relevance, with positive ecological and sustainable credentials.
As with recent building in places such as the Eden Project it would
be desirable to utilise wind and solar technologies to add to
the innovative nature and landmark qualities of the buildings.
Materials such as stainless steel, glass and timber, as well as green
roofs and even the use of some recycled materials, could all be
utilised. An illustration of the building concept is shown on Figure
12: Buildings overview and Figure 13: Café overlooking river –
concept image.
In response to the proposals developed through Stages 1 and 2 of
the feasibility study, the Preferred Masterplan identifies a number
of key buildings that will establish Becket’s Park as a major
recreational gateway to Northampton and provide a necessary
funding stream for the development of the park landscape and
river frontage. The buildings proposed comprise the following:
Residential Development: It is proposed that the land to the
west and north of the park along the old railway embankment
be planned for residential development. This will create an urban
edge to the park with active frontages along the primary route
from the town, through the park to the new bridge linking with
the marina development and the future Nunn Mills development.
The lower section of housing will also contribute to the public
plaza and events area.

Figure 12
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Overview of buildings
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Figure 13

View of cafe/restaurant over river

The residential block will replace the existing railway embankment
and continue from the existing river front residential development.
Block 1 closest to the river will comprise a minimum of 11 no.,
3 storey (3 bedroom) town houses with views looking over the
river and the public plaza. Block 2 will comprise a minimum of
12 no. 3 storey (3 bedroom) town houses leading up to Victoria
Promenade and forming part of the park entrance gateway to the
new central avenue. The residential units are based on a total floor
area per unit of 1750 sq ft. The total site area identified for the
residential development is approximately 37461 sq ft (excluding
the area required for the vehicle access).
As part of the Preferred Masterplan it is proposed that a new
access road be created as the primary emergency, service and
maintenance vehicle access to the park. This route would also
provide vehicle access to serve the new residential development.
However this new route would require negotiation with the
adjacent land owners as it lies outside the land owned by NBC.
19
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Leisure Development: The new east / west street runs from the
entrance to the park from Victoria Promenade in front of the
residential blocks and down through the public plaza and on to
the river. The new leisure buildings are thus located to address
both the river frontage and the new plaza.

Environment Agency Building: The existing EA building on the
small island located adjacent to the lock would be re-opened by
the EA to provide information specifically about the river and the
marina and to manage boat hire and river taxis from this location.
It is also the intention of the EA to create a picnic area on the
existing green space to the south west of the building. Funding
for this work is envisaged to be part of the marina development
and therefore sourced through the EA.

Leisure building 1 is to be developed as a pub/ restaurant
(Pitcher and Piano or similar) and offers a total of 5800 sq ft on
two floors (ground 3200 sq ft/ first 2600 sq ft). External seating
areas are available on the public plaza at ground floor level and on
the private terrace at first floor level to facilitate outdoor eating /
drinking, taking advantage of the location and views.
Residential 1
12 no. town houses
(3storey)

Leisure building 2 is to be developed as a health spa (Dove Health
Spas or similar) and is again located on the northern edge of the
plaza to define the space and optimise river views whilst allowing
visible connection with the park to the north. This building offers
a total of 4000 sq ft on two floors (ground 2100 sq ft/ first 1900 sq
ft).

Leisure
GF
FF
Total -

Building 1
3200 sq ft
2600 sq ft
5800 sq ft

Leisure
GF
FF
Total kitchens

toilets

restaurant

Leisure building 3 is the main park building and is located on the
south-eastern edge of the public plaza addressing the square, the
river and the park to the north. ��������������������������������������
This building is located in the flood
plain and is therefore built on ‘stilts’ to raise it above the flood
level. ���������������������������������������������������������������
The building is built off a deck that starts on the square and
continues out over the river to provide seating areas for the café /
restaurant. The building is to be developed to provide a park café,
information centre, interpretation and toilets at ground floor level
with a high quality first floor restaurant with riverside views and
terraces.

Ground floor interpretation and information centre including
toilets - 1900 sq ft

Leisure
GF
FF
Total -

Building 3
1900 sq ft (interpretation)
1300 sq ft (coffee shop)
3600 sq ft (restaurant)
6800 sq ft

Interpretation/shop

toilets
education

coffee shop

terrace

River

Residential 2
11 no. town houses
(3storey)

47

43
4

Figure 14
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reception/
shop

terrace

First floor restaurant (Pizza Express/Ziggy’s or similar) - 3600sq ft.
GROUND FLOOR PLAN 1:200

change/ toilets

spa pools

This building offers a total of 6800 sq ft on two floors which has
been split up as follows:
Ground floor café/coffee shop (Costa Coffee or similar) -1300sq ft

Building 2
2100 sq ft
1900 sq ft
4000 sq ft

Building layout

Ne

BECKET’S PARK NORTHAMPTON - STAGE 3: DEVELOPMENT OF MASTERPLAN

Sea Cadets Base: The Sea Cadets currently occupy a building to
the south of the proposed marina development. It is considered
appropriate that they remain in this location as their activities are
widely supported and are considered to be in keeping with the
intended marina and riverside focus of the park. Whist this is the
case, the quality of the building will not be of sufficient quality
within the context of the proposed redevelopment of the park
and it currently belies the quality of the contribution to the local
area of
��������������������������������������������������������������
the organisation�������������������������������������������
. It is therefore proposed that funding be
found as part of the project to refurbish or re-build the facility to
bring it in line with the wider development.
Building Design Philosophy: It is envisaged that the leisure
buildings would be designed as a complementary group of
buildings that respond to their riverside setting and are located
around the public plaza creating a double frontage to address
both the park and the river. The buildings should be contemporary
in appearance reflecting the aspirations for a park that meets
future needs and provides something for everyone. The mix of
uses is based on an initial market analysis and on the type of upmarket developments that would complement the reinvention of
the park and create a desirable destination venue for park users,
boaters (and future residents of the marina), local workers and
other visitors to the area.
The main park building (leisure building 3) is constructed within
the flood plain area and is therefore elevated above this level
on ‘stilts’ to allow flood water to flow beneath the building. The
building entrance from the public plaza starts above the flood
plain from an external deck area that extends through the building
and out to form external terraces over the new pool adjacent to
the river edge. In order to continue the riverside walk across the
new pool, it is envisaged that a low level boardwalk, elevated over
the water, will pick up the end of the river edge and continue to
the lock-side, passing under the new footbridge. The new bridge
link giving access to the marina island also starts from the deck on
the public plaza side. The bridge should be designed for primarily
pedestrian access with sufficient capacity to allow for emergency
and service vehicle access.

The residential buildings should also be designed to create a
contemporary appearance that reflects the quality and aesthetic
for the park and the other buildings proposed. The buildings
should be designed to maximise the riverside and park views with
a quality appropriate to their setting.
Materials: It is envisaged at this stage that the leisure buildings
would be constructed using a steel frame to allow large glazed
areas at ground and first floor level. Solid areas could be a mix of
insulated render and timber cladding.
Sustainability: The new buildings should be designed to integrate
renewable energy and minimise the carbon footprint. Possible
considerations could be as follows:
•

Ground or river source heat pumps

•

Rain-water harvesting (could be used for grounds irrigation as
well as toilet flushing etc)

•

Solar collectors.

These should be considered in addition to high levels of insulation,
maximum use of natural daylight and ventilation in order to
minimise energy usage. Consideration should also be given to
the choice and sourcing of construction materials to minimise
embedded energy in transportation and manufacture. Waste
recycling bins should also be incorporated into the buildings and
the wider park environment where possible.
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2.4.3

Bridges, Gateways and Landmarks
Four key gateway locations have been identified. These areas
should be redesigned to provide welcoming entrance points and
create a positive image for the park.
In addition, the introduction of new bridges presents an opportunity
to create new landmarks. In particular, the new crossing to link the
park, the marina and the Avon site to the south has the potential
to be designed as an important gateway structure, and will be an
especially important landmark for boat users. This bridge should
be integrated into the design of the café/restaurant/information
centre.
Whether or not funding for such features can be secured, either
in the short or long term, other less “grand” features such as
street furniture, lighting and materials should still be developed
alongside or as a part of an Art Strategy.
New Bridges across River Nene and Bedford Road: These bridges
have the potential to be definitive feature gateways into Becket’s
Park and landmarks to raise awareness to those passing both by car
and boat. They will be clearly seen from many points around the
site both now and into the future. This is an opportunity to achieve
dramatic and evocative landmarks and not simply utilitarian
structures of a ubiquitous design. Therefore a bridge design of the
highest visual and structural quality must be developed and the
design team, which should include an experienced public artist,
will collaborate to achieve this. The bridges must be exemplars of
the design quality to be found elsewhere in the park and crossing
over them should raise the expectation and excitement of the
visitor.
In raising the profile of Becket’s Park throughout its regenerative
development, each project/item achieved on the ground within
the implementation programme is a positive PR opportunity.
Therefore any landmark structure, whether a bridge, gateway,
building or landscape feature/area has to have a strength of
design and the “wow factor” to capitalise on this.
An illustration of a high quality, artist-designed bridge is shown
on Figure 15: Illustrative bridge concept.
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Figure 15

Illustrative bridge concept

Landmark Gateways: Parks invariably have well defined boundaries
and entrances often incorporating a mix of railings, walls, hedges,
trees and gates defining the space and acting as a clear separator
and buffer from the surrounding environment. Becket’s Park
is no different from this, though the existing boundaries and
gateways are fragmentary and ill-defined at best, and as the
strong awareness of the vehicular activity of Victoria Promenade/
Bedford Road testifies, perform poorly as a buffer both visually
and aurally.
The establishment of a bold edge treatment to define the
boundaries around the sides leading down to the River Nene,
both through landscape and architecture, will work in concert
with the design of new gateways. These will be contemporary
and dramatic in concept, drawing attention to the park and
exciting and enticing the visitor to enter. They will be in contrast
to the previously implemented new entrance at the western end
of the park off Victoria Promenade which is traditional in design,
undersized and does little to alter entrenched perceptions of
Beckets Park. The change in the offer to visitors of a new Becket’s
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Park must be advertised loudly by the highly visible and clearly
identifiable design of the gateways.
Developed through a strong group design approach, the
gateways should be a combination of access gateway and artwork
potentially incorporating security features, signage and lighting.
The role of the artist in the design of these elements and other
features throughout the park will be as part of a team approach
to provide integrated design solutions and to avoid a separation
between public art, architecture, and landscape. Specific focus on
labelling of ‘public art’ should be avoided to defer a critical “knee
jerk reaction”; rather, emphasis should be placed on appropriate
design solutions for the elements needed to regenerate the park.
Thematic sources for inclusion in detailed design concepts are
readily available from within the site. These can include exploration
of the natural flora and fauna found along and in the river and its
margins, as well as the local history of the site and its adjacent
areas. Some of these will also provide good material for descriptive
interpretation provided through a cohesive interpretation
strategy. Concepts developed as examples so far show how water
margin plants can influence the design of gateways as well as
lighting columns and landmarks (see Figure 16: Illustrative public
art installations 1 and Figure 17: Illustrative public art installations
2).

Figure 16

Illustrative public art installations 1

Figure 17

Illustrative public art installations 2

The gateways can link and complete the boundary design whether
it be hedge, railing or embankment. Materials should be robust,
high quality and of low maintenance such as stainless steel or
other non-ferrous materials, or should be mild steel coated with
hot sprayed zinc, bronze or copper. As shown, economy can be
achieved through the repeat use of a modular unit in various
configurations. The incorporation of low voltage LED lighting can
add interest and varying effects, being inexpensive to run and
maintain while adding to the feeling of security in the park.
The Rush (or Juncus) Gateway feature could be located at the east,
west and north entrances in varying configurations to account
for the varying topography and landscape design arrangements.
Whilst varied in arrangement, the regular element used would
give cohesion to the branding and identity of the park to those
passing along Bedford Road and Victoria Promenade.
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Landmarks: As discussed above, the gateways can and should be
landmarks in their own right if they are to attract and define the
spirit of Becket’s Park to the visitor. They are combined entrance,
advertising hoarding and welcome sign. However, it will be of
benefit to provide elements which are more obviously landmarks
and which, within the context of the park design, draw the eye,
close the vista or hold the space, or a combination of all these.
The high point of the park, at the junction of Victoria Promenade,
Bedford Road and the access routes into the town centre, is an
important site for a landmark linked to a redesigned gateway. The
provision of a prominent feature landmark and gateway here will
act as a fulcrum from which the park fans out down to the river
and to which major footpaths connect.

multicoloured LED lights, creating a dramatic, twinkling effect. It
would be possible to link the beacon to aspects of the Thomas
Becket connection with imagery woven into the design of the
landscape setting and the structure at lower level. Its closeness
to the site of the new viewing and interpretation platform for
Beckets Well would provide opportunities for relating the design
of the two sites. For example, ribbons of carved text on the Becket
theme could extend and weave between these locations (see
Figure 19).

A columnar light beacon is suggested here (see Figure 18), and
its prominence would not only enable it to be highly visible from
within the park but also from further afield at important points such
as Delapre Park. This would create visible connectivity between the
two parks and the new development zones between, signalling
the route and access into the town centre. The beacon would be
animated throughout the day and night by the incorporation of

Figure 18
24

Art concept - light beacon

Figure 19

Art concept - carved text
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Though the existing Becket’s Well cannot be moved, it will be
desirable to bring the spring into the park at this point and create
a water feature that could itself link a number of areas within the
park. The design of this can provide a variety of points of interest
with cascades, jets, gushers and rills linked to a variety of landscape
treatments. The water cascade would extend from the Beacon/
Becket’s Well platform down into the exhibition gardens, finishing
in a recreated pool near to the western gateway. The associated
public art detailing to the cascade such as the text elements
referred to above would also be supported in the exhibition
gardens by smaller pieces of sculpture sited in relation to floral
displays, for example. These could be provided by relocating those
existing sculptures currently sited in the park.
Public artworks of the appropriate scale can also be used within
the park to create landmarks that again draw the eye, close the
vista along an avenue, or create a focus within a subsidiary space,
or a combination of these. A variety of relevant themes can be
explored: the Spirit of the River, the botanical, and the historical
for example. They should be of contemporary design in keeping
with that suggested overall for the masterplan proposals.

Figure 20

Art concept - Juncus sculpture

Figure 21

Art concept - Bull sculpture

Two examples have been illustrated (see Figure 19): the Juncus
sculpture at the intersection of the bridge with the riverside
walk exploring the botanical theme; and the Bull sculpture
commemorating the history of the park land as common grazing.
In the former, the use of stainless steel and low voltage LED
lighting will create a dynamic focal point of interest and incident
within the park, and could be integrated with interpretation of the
natural history of the Nene Valley.
In the latter, the Bull sculpture (see Figure 20) would again create
a strong landmark and focus within the park, positioned adjacent
to the open grassland - originally called Cow Meadow before it
became Becket’s Park. Though more traditional in feel, this would
still be a strong contemporary example of figurative sculpture
cast in bronze. The plinth would provide a good opportunity for
graphic interpretation panels giving historical information about
the park, especially related to livestock and the earlier use of the
nearby Morrison’s supermarket site as a cattle market.
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2.4.4

Water and Water Features
Historically, water – both its presence and its lack in terms of supply
– has played an important role in Northampton’s development.
2011 will mark the 250th anniversary of navigation to the town
centre and plans are underway to celebrate this event.

The establishment of the marina gives rise to the following
opportunities:

The river itself is the main water element but the boating lake is
also a valuable, although underused and neglected, asset. The
Environment Agency intends to develop the boating lake into a new
marina with 60+ moorings and these proposals were welcomed
by the majority of stakeholders during consultation. This site has
been identified as a strategic location within Northamptonshire for
river-based activities by the Agency. Anecdotal evidence suggests
that anti-social behaviour and lack of facilities discourage boat
users from stopping and taking advantage of the town’s offer.
A marina would provide the catalyst for new facilities and other
riverside amenities to be developed which will encourage river
users to spend time in the town. This would potentially generate
increased income and would help support other commercial
activities within the park.
The EA produced a vibrant and informative document for a river
trip in July 2008 during which the vision for Northampton and its
waterways was set out. The document explains the philosophy
behind the creation of the proposed marina and the stimulation
of economic regeneration in and around the river for the benefit
of the town. With their kind permission it is attached at Appendix
1.
The marina is an integral element of the Preferred Masterplan. In
addition, the associated uses, for example the potential for water
taxi travel linking into Becket’s Park (representing another form of
waterside use and sustainable transport), are all in keeping with
the Key Objectives.
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•

Waterside Café/Information centre/Restaurant

•

Chandlery

•

Facilities for boaters encouraging them to stay and spend
(and return)

•

Commercial / retail – food shops etc.

•

Water taxi / river bus

•

Toilets

•

Boat sales

•

Boat hire

•

Links with Sea Cadets

•

Enhanced wildlife habitats

•

Tourist / visitor information centre

•

Inland Waterways Association and other national events.

When the southern side of the river is developed, the river itself
will become the central focus for the area, and its assets must
be both protected and capitalised on. Analysis of the character,
topography and layout of Becket’s Park shows that as the park
is at the town’s edge, so the river is at the park’s edge and is
marginalised both physically and visually. The aim of the design
process has been to maximise all of the park’s current resources
and create new ones that provide the best and most appropriate
uses for the most people.
One of the primary aims is to create improved visual access to
the river and Becket’s Park by strengthening important views and
vistas and promoting local landmarks as focal points. This has led
to the proposal for an iconic new building at the water’s edge with
a “dual frontage”, so that one side is a waterfront setting and the
other is a park setting, thus providing the link between water and
landscape.
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refurbishment. This proposal has been incorporated into the
Preferred Masterplan.
The theme of water and its historic importance to the town
should be further incorporated into the detailed designs through
improved access to the river frontage (terracing – see Figure
22, steps, landscape design), interpretation, water features,
interpretation and public art, wildlife and sustainable use of the
resource. Historical water features on or close to the site include
Becket’s Well and the town ditch and “pond” or sump.

Figure 22

River terracing

One of the key objectives of the development of the Park is to
encourage visitors from the river corridor, and from the southern
development areas, to make more use of the town. The river
corridor currently acts as a well-used east – west pedestrian and
cycle link. It is essential that the Preferred Masterplan, and other
development proposals, provide new crossing points across the
river. A new river crossing is essential to link development to the
south to the town centre and help boost the town’s economy. It
is important that the design of new crossing points are refined
in consultation with relevant stakeholders and taken forward
in tandem with the development proposals to the south of the
river.
The local Sea Cadets have a facility on the island within the park
confines. The facility is well used and seems appropriate to the
context and should be supported within the strategy for the park.
The Sea Cadets are a vibrant and active organisation locally and
their continued existence and use is an important contributor to
any success of the regeneration proposals for Becket’s Park.
The existing buildings are understood to be “adequate” but are not
of a quality that enhances the desired image of the new Becket’s
Park and they would benefit from replacement or considerable

While it is not possible to move Becket’s Well into the park, its
influence can be significant in becoming the origination of water
features that create links through the park, implying a strong
connection to the river. The fall of the land from well to river assists
this process and would enable a visually exciting cascade with
other associated water features and effects. This would create a
dynamic centrepiece to the more intimate and detailed exhibition
garden area within the park with a range of shrub, perennial and
annual planting, as well as the inclusion of both permanent and
temporary sculptures. Other forms of public art such as text and
lighting effects may also be pertinent to the water features.
The design of the cascade would influence and determine
the layout of the adjacent hard and soft landscape areas. Ramped
and stepped paths would guide the pedestrian through the site
while linking with areas for seating and contemplation. This will
act as a welcome contrast to the more open grassed areas of the
main parkland.
A water feature at the approximate location of the pond into which
the town ditch once drained has also been suggested (see Figure
10: Garden of Contemplation), and appropriate interpretation
would be included to mark the site.
As with all water features, the design will require close
attention in association with water feature specialists in order
to assure ease of operation and future maintenance. This will be
essential, as water features that become troublesome due to poor
design or lack of ongoing regular maintenance are unsightly and
send out completely the wrong signals to park users.
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Figure 23
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Street Furniture - Creating a balanced composition:
Integration of furnishings and materials is essential in creating a
brand that people will remember and talk about with their friends
and family

To successfully discourage littering,
bins should be carefully located near
to intensive areas such as access points
and plazas

Bollards can be used to warn where
differing transport routes meet, but they
should be used sparingly

Careful choice of material and finish will
discourage vandalism and graffiti

Cycle racks can be provided to
encourage cyclists to stop and take a
break in the park

Branding - Well thought out and unique
elements are more interesting and
create associations with a place

Seating needs to be comfortable and
durable. Location of seating should
complement views, events spaces and
be placed at regular resting points

Good signage should be accurate,
comprehensive and easily to read with
strong contrasts between background,
text and arrows

Strong signage visually represents a
brand, advertising what the park is
about
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2.4.5

Street Furniture
The requirement for extensive public seating, railings, bollards and
lighting all provides a further opportunity to develop the design
of a range particular to Becket’s Park. This will further reinforce
the environmental design quality and special characteristics of
the park and enhance the regenerated sense of place. In certain
instances it will be possible to incorporate interpretation, lettercut text and graphic imagery in the street furniture to again
reinforce the park’s branding and unique style.
Attention will need to be paid to the management and
maintenance aspects of the park and allowances made to replace
with like-for-like in the future. Figure 23 shows examples of the
range of street furniture reflecting the level of quality of design to
be achieved.

2.4.6 Public Art and Interpretation
The legibility of the park and its links to the wider urban realm of
the town will be reinforced and enhanced by the incorporation
of stand-alone public art and an artistic contribution to the
integrated design team process. This will ensure that public art
is an integral part of the landscape structure of the new park and
not an applied after-thought. Within the park design the public
art elements will mark gateways, create landmarks and close
vistas whilst also providing interpretation and signage details to
the pedestrian spaces and riverside walkways. All opportunities
to incorporate public art - both large and small scale relevant to
the location - will be pursued to enrich the physical environment
and the visitor experience.
It will be essential to undertake a detailed public art study for
the park, exploring and detailing the opportunities related to the
masterplan. These opportunities will be linked to the requirements
for the urban and landscape structure, gateways and landmarks,
street furniture and lighting, signage and interpretation, and the
historical and cultural heritage.
To ensure the integration of public art into the fabric of the park it
will be important for artists to be part of the design teams detailing
the phased elements linked to the categories outlined above. An
ongoing collaborative design approach where an artistic input
is valued will ensure a design for the park greater than the sum
of its parts; a two way process where public art, architecture and
landscape design will be cooperatively influential on each other.
This will avoid producing public art for its own sake rather than in
the wider service of creating an exciting new Becket’s Park as part
of the positive regeneration of the riverside and as a gateway into
the town centre.

Figure 24
A successful art strategy where artistic thinking is
deeply incorporated into the design process.
[Integration of art and landscape : Thomas Heatherwick’s Blue Carpet
Newcastle]
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Using public art will help emphatically define the park and its
access routes through enhanced gateways, landmarks, and
signage, for example. This will create a more legible environment
for resident and visitor alike. Strong visual and physical links
between the residential and business districts to the south side of
the river, including Delapre Park, will encourage pedestrian access
into and out of the town centre. The regenerated attractiveness
and individual attractions of Becket’s Park enhanced by the unique
qualities of public art can reinforce the economic benefits and
interchange between the river corridor and the town centre.
Public art can positively contribute to the clear legibility of the
park and its connections to the surrounding areas. In this way
landmarks and signage should not be underestimated for the
important role they play in establishing strong environmental
legibility with routefinding and waymarking at its heart.
Routes through the park can be defined and enhanced with
public art. This design approach can be influential when applied
to lighting columns, including special illumination effects
provided by LED fittings; street furniture using robust but high
quality materials and incorporating text and interpretation where
necessary; and signage and interpretation at appropriate points,
both to give directions and information about heritage and cultural
details of the park and surrounding attractions. It should also be
noted that the floorscape detailing of both major and minor paths
as well as public spaces is an opportunity for including public art
elements (e.g. the Becket’s Well texts).
The overall branding of Becket’s Park will be an important element
of the signage and interpretation strategy. The branding design
could be developed through a competition aimed at local schools
and colleges with the added advantage of raising the profile of
the park with young people with its associated positive press. The
branding would be applied to the website, newsletter, posters,
flags and the exhibition about the River Nene corridor that might
be a permanent feature within the new main pavilion building in
association with a tourist information / visitor centre.
As well as the general branding of Becket’s Park there will be
opportunities for the use of colourful graphics throughout the
park on a more ad hoc basis. For example flags and banners can
30

offer a colourful animated focus in the park in association with
gateways, public spaces and major routes. Designs could again
be produced through liaison with local schools, colleges, youth
and community groups, possibly on a rolling programme so that
as each series of banners wears out physically they are replaced
by new designs. Once the banner/flag poles are installed the
cost of manufacture would be relatively inexpensive and could
be an attractive sponsorship opportunity for local business. It is
interesting to note that the quality standard for public parks and
green spaces is the Civic Trust’s Green Flag Award and it is to be
hoped that following the implementation of the regeneration
plan Becket’s Park would achieve this accolade.
The signage and interpretation of a more permanent nature will
encompass route marking, wayfinding and interpretation of the
history, culture and biodiversity of the park and its environs. A
strategy identifying signage and interpretation requirements and
opportunities will be required in order to identify a detailed design
brief. This strategy will identify locations and type of signage/
interpretation necessary, content of interpretation, materials,
and colour scheme, as well as identifying opportunities for
idiosyncratic interpretive approaches (e.g. see Beckets Well text in
paving). It will also identify sources of interpretation information
and imagery as well as any requirement for specialist authors of
historical or botanical information.
The introduction of new sculpture as features/focal points within
the park has been discussed previously. These would be planned
for and integrated into the overall masterplan design and seen as
part of the structure of the landscape. Such features would both
influence and be influenced by the detailed landscape layout.
However, to date two sculptures have been introduced into the
park as part of earlier initiatives linked to the Spirit of the Valley
Millennium Arts project in 2000. Made of mosaic and stainless
steel respectively, they seem out of scale within the existing park
and relate poorly to the landscape layout. It will be important
out of respect to these artworks to relocate them within the new
masterplan layout in a way that is sympathetic to them, is more
balanced in terms of scale, and mutually enhances the sculptures
and the setting.
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The area laid out as exhibition gardens, where the layout is
small scale and intimate with a wide variety of planting designs
and areas for seating and contemplation, would be an ideal
location for these sculptures. They may even be the precursor
for a number of other small-scale artworks commissioned over
a period of time, exemplifying the classic relationship of garden
design and sculpture. It may be possible for some spaces to be
left vacant for temporary artwork displays. Again this would be a
possible opportunity for interaction with local college students or
local professional artists to showcase their work via an ongoing
managed scheme such as that administered by the organisation
‘Open Spaces Open Places’ based in the town.
The new pavilion buildings proposed for the park will have a variety
of uses and attractions to achieve viability. A range of facilities and
attractions here will encourage the use of the park and act as a
draw for visitors. Some facilities for tourism-related businesses
could be a desirable contribution to the list of attractions. These
could include some craft workshops with a craft retail outlet/
exhibition gallery which could also have some links with the
nearby 78 Derngate, possibly acting as an extension to the gallery
and retail facilities there. Links with academic institutions could
be facilitated through the provision of educational facilities such
as meeting/conference rooms for field studies or visiting groups.
These could cater for both arts and natural sciences students
exploring the River Nene valley.
Workshop facilities could also be provided for skills training or skill
days for a variety of activities using the area for inspiration such as
painting, drawing, woodcarving, willow weaving, natural history
studies, craft papermaking etc. Historical research for local history
students could also be facilitated, for example, field walking in
connection with the Thomas Becket, the Battle of Northampton,
and the history of the river and its industries. Given the poor access
and lack of topographical remains of the Battle of Northampton a
large-scale model diorama explaining the battle with background
multimedia contextual and interpretive displays would provide an
additional public attraction. This could also be linked to historical
re-enactment events in the park and generally raise the profile of
the battle and the importance of Northampton in the medieval
period. A diorama of Northampton as a medieval town with its
walls and castle, abbeys and churches could also be included,

and artefacts loaned from the museum could provide additional
historical and archaeological displays.
2.4.7

Biodiversity
The creation of new habitats for wildlife was not seen as a
high priority by many of the stakeholders, perhaps because, as
previously stated, it is recognised that the intensive redevelopment
of land to the south will put pressure on existing habitats and
make it unlikely that extensive new terrestrial habitats could be
successfully established in the park.
Although it may be perceived otherwise, the current wildlife
interest in and around the lake is low due to stagnation, poor
water quality and human disturbance. The biodiversity of the lake
can be improved when the marina is created by way of “soft”, less
intensively managed riparian edges. The marina will also breach
the bank which will improve water circulation and quality. Nonuniform profiles, structural diversity of vegetation and buffers
to reduce disturbance will also encourage wildlife. Specific
enhancements for otters, water vole, bats, birds, invertebrates
(including white-clawed crayfish) and fish could be included
following consultation with statutory bodies and the Wildlife
Trust.
Existing biodiversity will be protected and enhanced and the
natural resources of the river can be exploited to create an exemplar
sustainable community facility. The strategic importance of the
river corridor to nature conservation is recognised and priority
should be given to maintaining and enhancing this key habitat.
A habitat management plan should be devised to maximize the
potential for biodiversity on the site.
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2.4.8

Cultural Heritage
The cultural heritage of Northampton and its district is extensive
as a result of the town’s distinguished history. A number of themes
and events have already been touched on in reviewing the
possibilities for public art and interpretation linked to Becket’s Park.
It will be possible in most instances to incorporate information/
interpretive displays at appropriate locations in the area and these
can be linked back to exhibitions in the park pavilions. In this way a
comprehensive cultural interpretive network can be established.
In certain instances, features occur within the park. These
comprise both existing and either indeterminate or lost, and all
would benefit from interpretation and possibly reinstatement. For
example, though Becket’s Well is outside the park it will benefit
from added focus and interpretation from within the park as it
is currently adversely affected by close proximity to the busy
Bedford Road. The development of a viewing platform with
interpretation, as well as a water feature related to the spring
which can form a focus within the exhibition gardens, will help
restore the importance of Becket’s Well in the context of the park.
In addition, the incorporation of Becket’s words cut into the paving
will also act as an expressive and dramatic means of interpreting
the Becket connection in the park design (see Figure 14: Becket’s
Well overlook – concept image and Figure 25).
Also there was an ancient barrow in the park which was levelled
in the 19th Century and a pond at the end of the town ditch to the
west end of the park. As previously mentioned, the intention is to
restore or recreate the latter as a new water feature and possibly
as a concluding feature to the water cascade within the exhibition
gardens in association with further interpretation features.
According to some sources, Becket and Henry II met to reconcile
their differences in the meadow that later became Becket’s Park;.
Again this provides a subject for interpretation and educational
exploration. Another subject worthy of exploration is Becket’s
link with water. According to local historian David Blackburn,
Becket translates into ‘Little Stream’ which may be a play on
words, but nonetheless a number of legends associated with
him relate to water. Due to these he became forever associated
with water following his beatification and canonisation, with his
hospitals being built on bridges over water as at Canterbury and
Northampton, and with bridges and of course wells being so
named.
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It is likely that further research will produce a wide range of
cultural and historical threads that may contribute both to the
physical design and interpretation of the new Becket’s Park further
contributing to the development of a park for everyone.

Figure 25

Becket’s Well overlook concept image
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2.4.9

Transport and Links
The aim has been to maximise sustainable links to the surrounding
area, including the Hospital site, Northampton Town Centre,
residential areas and existing sustainable links as well as within
Becket’s Park itself. Transport considerations are shown on Figure
27 overleaf.
On-site transport facilities: A new network of shared use footpaths
for pedestrian and cycles is proposed throughout Becket’s Park inline with anticipated desire lines to provide direct access to the
proposed facilities and existing external links.
Several ‘Choice’ areas are provided at the key access points into
Becket’s Park. This will allow people entering the area to make
a free choice in relation to the direction they want to go. These
‘Choice’ areas are naturally where several footpaths merge.
Any future ‘information kiosk’ located within Becket’s Park would
provide details of all the sustainable transport options available to
/ from Becket’s Park. Information will include the following:
•

Nearest bus stops and services;

•

Location of Northampton Railway Station, timetable
information and routes from the station to Becket’s Park;

•

Convenient and direct walking and cycling routes to / from
Becket’s Park; and

•

Location of cycle parking facilities.

Access points: Access into Becket’s Park will be provided as per the
ten access points marked on Figure 27. Access point ‘1’ will cater
for vehicle access however this is subject to further discussions as
detailed below.
The location of the proposed new access from the west to Becket’s
Park is shown on Figure 27. The access road would provide an
alternative vehicle access to Becket’s Park and allow the existing
vehicle access (straight onto Victoria Promenade to the north)
to be re-designed and focussed on the needs of pedestrians
and cyclists. It would also reduce the potential conflict at this
location between vehicles and sustainable transport users. Figure
32: Access points – illustrations shows an example of the existing
situation where conflicts occur and also shows examples of good
practice.
This proposed route would provide the primary emergency,
maintenance and service vehicle route into Becket’s Park and also
serve any car parking associated with the residential elements
of the Masterplan and disabled car parking associated with the
amenities within Becket’s Park.
However, land ownership is an issue and Northampton Borough
Council (NBC) only owns the land as shown on Figure 18. Therefore
to provide vehicle access at the proposed location would require
further negotiations / buying land from the private owner of the
area shaded blue on Figure 25.

This information would also need to be included on any location
plans situated across the park.
Vehicle access into Becket’s Park will be for emergency, maintenance
and service vehicles only. Parking will also be restricted across
Becket’s Park with only disabled parking spaces available directly
outside the proposed amenities and parking associated with
any residential buildings (in accordance with Northamptonshire
Supplementary Planning Guidance on parking, March 2003 and
complementary to the surrounding area). The proposed marina
will be serviced by water access and supplies will also be provided
via water access. Emergency and access for disabled users will be
via the new bridge.

Figure 26

Land ownership
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Figure 27
34

Transport considerations
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It is considered that by providing the link between the two sites
it would prove to be beneficial to both parties and the amount
of traffic that would need to use this link would be minimal and
unlikely to cause any impact on the roundabout junction to the
north. It is also highly unlikely that any disruption would be caused
for visitors to the retail park as a result of the new link. Minimal
land take would also be required to facilitate the link, although
this is subject to future discussions and detailed design issues.
If vehicle access is not possible due to land ownership issues,
several alternatives would be possible; however this would rely on
the existing vehicle access into the park continuing to provide the
main access into Becket’s Park for emergency vehicles. As stated
previously this has associated conflicts of interest and safety
issues and therefore is not ideal. Alternative options would be as
follows:
•

Provide an eastern pedestrian access only – this would be
mutually beneficial for both Becket’s Park and the retail park;

•

Create a‘Car-Free’residential area – the proposed development
is situated in a highly sustainable location whereby owning /
using a car would not be essential;

•

Utilise the existing car parks (retail park / NBC owned multistorey) for the needs of future residents, via some form of
long-term leasing arrangement;

•

Provide only emergency, servicing, maintenance access and
disabled parking within Becket’s Park and retain the existing
vehicle access.

Access point ‘2’ on Figure 32 will be a footbridge (primarily for
pedestrians and cyclists) but strengthened to allow access for
emergency vehicles into the marina area. The marina would be
serviced by water access. The assumption is that there would be
no vehicle trip generation (in terms of on land vehicles) associated
with the marina development.
Details of the remaining eight access points are detailed below:
Access 3: Downgraded (subject to future discussions as outlined
above) to provide a dedicated pedestrian and cycle access only.
This will tie-in with the existing signed cycle route linking to the
town centre;

Access 4: Proposals for a toucan crossing to link the park with
the residential area to the north and the existing footpath linking
to Scholars Court. This would serve a dual purpose of providing
a key link to the north and direct access into the park from the
north and secondly, and importantly, slowing traffic down along
this section;
Access 5: Potential to upgrade existing pedestrian / cycle
crossing facilities to provide more direct and convenient access
into Becket’s Park;
Access 6: A new pedestrian / cycle link to the hospital is subject to
the proposed masterplan for the hospital area. At this stage, one
option would be for a footbridge to link the two areas that would
be fully accessible from both directions;
Access 7: This area currently has planning permission for a
revised layout which includes a signalised junction with toucan
crossing facilities. There are also proposals for a separate
footbridge to the west of Nunn Mills Road. It is recommended
that further consultation is carried out with the planning authority
to highlight the potential conflict with this new layout and the
proposed masterplan for the Becket’s Park area. The aim at this
location is to have a ‘Choice’ area for pedestrians / cyclists entering
Becket’s Park and the current layout of the proposed footbridge
would severely restrict desire lines and movements at this point.
The ideal situation would be for the footbridge to tie-in with the
riverside Nene Way route and sweep round to provide pedestrians
coming from the south of the River Nene similar ‘Choices’ in terms
of movement. In addition to the signalised crossing, further
consideration should also be given to the through movement for
people utilising the Nene Way route. This could be facilitated by
ensuring that the design of the proposed new Nunn Mills Road
bridge allows enough height for the existing Nene Way route
to pass underneath it. If this preferred option was not possible,
a raised table at a narrower point in the carriageway could be
implemented on Nunn Mills Road to benefit people using the
Nene Way route;
Access 8: As per ‘Access 7’ this is subject to the future layout of
the footbridge and would provide a new pedestrian / cycle access
directly between the new development south of the River Nene
and Becket’s Park;
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Access 9: A new footbridge to link Becket’s Park, the marina and
the new development south of the River Nene. This would provide
a direct and convenient pedestrian and cycle access to / from the
south of Becket’s Park. This would also provide residents (south of
the River Nene) with the most direct and convenient route to the
Town Centre; and
Access 10: Existing pedestrian and cycle access point linking into
Nene Way to the west of Becket’s Park along the north side of the
River Nene.
Car parking: On-site car parking will be provided for disabled
users only. Becket’s Park is situated within short walking distance
of three main car parks – Midsummer Meadow, St John Surface
and St John Multi-Storey. It is therefore considered appropriate
that these facilities could be used by people who needed to drive
to Becket’s Park. With much of the activity at Becket’s Park taking
place outside of the typical peak periods, there should be capacity
at these local car parks to cater for the demand. This will ensure
that only priority parking (i.e. disabled parking spaces) is required
within Becket’s Park.

Figure 28 The Eastern entrance to Becket’s Park is very unpleasant
(even dangerous) for pedestrians and cyclists
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Figure 29

A good example of priority cycle crossing

Figure 30

A good example of a toucan crossing

Figure 31

A good example of a mixed crossing

BECKET’S PARK NORTHAMPTON - STAGE 3: DEVELOPMENT OF MASTERPLAN

Figure 32

Access points
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2.4.10

Health, Sport, Play and Leisure
Health and well-being underpin the approach to the development
of the design of the Preferred Masterplan. The provision of a large
open space where a wide variety of leisure-based activities can
take place is a great asset to an urban area and the intention for
Becket’s Park is that it will be the perfect venue for predominantly
informal recreation.
This section describes the landscaped open spaces throughout
the park in which healthy activities can take place.
As previously mentioned, the existing central grassed area is
visually and physically a great asset to the park and will be retained.
Here, people can sit, gather, talk, lie on the grass, kick a ball around
and walk their dogs. This space could also accommodate smallscale public social events such as concerts.
The decision to remove the existing tennis courts and bowling
greens has been arrived at through extensive consultation and
although there is inevitably a level of demand for such facilities,
especially the tennis courts, during popular events such as
Wimbledon, the interest is always short-lived and the cost of
maintenance does not justify their retention.
It should be noted that the best use of the park will not simply be
through the facilities installed. The design objective has been to
provide areas in which different activities can take place such as
Tai’chi, yoga, dance, art, music, drama etc. but these activities can
only develop through management and organisation, therefore
the concept of permanent, dedicated, personal and informed
park management for this type of use is essential; links with local
groups and clubs should be established. The more the park is used
for this type of activity, the more interest it will generate and the
more pleasure and success it will deliver.
Walking and cycling will be encouraged through the park with
good connections and signage to the wider strategic transport
network beyond. Boating and river transport will also be a key
activity that will generate wide interest, especially if links with the
Sea Cadets are maintained and promoted.
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A clear need was identified for a wider range of play activities than
exists at present and therefore different and separate play areas
for toddlers, 5 – 8, 8 – 14 and older teenagers have been provided.
All the play areas have been located to the eastern end of the site,
in order to minimise conflicts of use between the various park
activities, such as quiet sitting areas and high-end restaurants. The
range of play areas is comprised of:
Toddlers – The existing play equipment is in good condition but
the current siting of this facility conflicts with the new overall
park design structure and it has therefore been relocated slightly
further south from its present location. The existing equipment
and fencing would be checked for health and safety requirements
and then reinstalled. The design of the play space itself needs to
be considered in more detail with the objective of aiding small
children’s development of both spatial and social awareness. It
should provide a colourful and friendly atmosphere, with features
such as sculptures of cartoon animals and plants. New, more
interesting coloured safety surfacing should be laid and small
changes in level, small mounds and undulations created which
could be used to create ‘play landscapes.’ Shelter and seating will
be provided for parents/guardians who will need to watch over
the children.
Ages 5 – 8: This age group needs to be catered for at Becket’s Park
and a new play area is proposed which allows for imaginative
role play and the development of social skills. Elements will be
as adaptable and integrated as possible and will allow several
different kinds of activity, including low-height walkways, ropes,
huts and slides. Seating will also be provided. This play area is
situated next to the toddler’s play area so that both age ranges
can be supervised at once.
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Figure 33

Play equipment enjoyment for all ages

Landform can be utilised and integrated
with equipment, providing a dynamic
and robust environment

Toddlers need vibrant colours aand
a safe friendly atmosphere when
developing their spatial and social
awareness

Older children like to have a more
challenging and exciting space to
explore

Teenagers require more targeted
activities and somewhere they can
socialise

Play equipment for the elderly is serious
stuff. Controlled excercise helps maintain
balance and control of the body,
reducing the risk of falls

Local groups should be encouraged
to have special days for fun creative
excerises within the play areas

Play equipment needs to be safe but
also a lot of fun or it won’t get used

Involving local children in the design
process will increase a sense of
ownership and should create a more
unique experience
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Ages 8 – 14: This age group will benefit most from an adventure
play area, which encourages play and fitness levels from basic to
more advanced, allowing a level of involvement and wide range
in age. This area will have more exhaustive activities where the
older children will be able to push themselves physically, testing
out their abilities. This approach allows for competition without
exclusion. The adventure play area is situated north of the “Central
Avenue”, but in the same zone as the rest of the play facilities. It is
recommended that equipment is selected through consultation
with children – either individually or through schools and groups
such as Cubs and Guides / Scouts etc. – so that a sense of ownership
and protection of the new equipment is engendered.
Teenagers: The design of this area will need very careful
consideration to avoid being “dismissed” or not respected. The
involvement of local teenagers will be required to help develop
a good brief for the design. Specific activities will be included,
possibly multi use goals, areas to sit with shelter, and some basic
exercise equipment such as soft floors and bars. The teenagers
zone is situated below the skatepark area (see below).
Examples of types of play equipment that should be considered at
Becket’s Park are shown on Figure 33.
In addition, a range of fitness equipment for older people is
proposed. Such equipment is gaining in popularity and is a good
way to encourage mobility in those who may not otherwise get
much exercise. It is also considered to be great fun and can bring
old and young together. This is to be located near the eastern
edge of the park.
The design includes a proposal for a new “Health and Wellness”
garden. This would be located opposite the hospital site on the
Bedford Road boundary of the site to the east. It is hoped that
a pedestrian link across this road to the hospital site can be
established and this garden would provide a quiet space for rest,
relaxation and recuperation. It could also incorporate exhibitions
of medicinal plants and herbs. Planting should be used in various
heights at the edges of this area to allow views across to the park
beyond as well as creating sheltered, intimate areas.
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2.4.11

Skatepark
The previous reports have set out in some detail the background to
the proposal for a skatepark in Becket’s Park. It must be reiterated
here that there has been widespread support for the skatepark
during consultation, and from a design point of view it has been
demonstrated that it can be designed to integrate successfully
with the overall park concept and complement other uses. The
skatepark would not only attract skateboarders, it would also be
available for use by bladers, BMX bike riders and Trials bike riders.
It would be able to stage major, international events especially if
and when skateboarding becomes an Olympic sport – such an
advancement would undoubtedly raise the profile of the sport
and increase demand. Anecdotal evidence also indicates that it
is an appealing spectator sport, not just for teenagers but for old
and young.
There is the opportunity for the skatepark to be designed as
a community project, with the collaboration of professional
skatepark designers. Suggestions of design ideas from consultees
have been forthcoming, for example incorporating representations
of local archaeological features and cultural heritage and art by
local artists into the layout.
The Stage 2 Options Appraisal process identified a number of
issues relating to the inclusion of the skatepark. The two main
points are as follows:
1. The view of GVA Grimley is that in their experience, potential
operators will see the skatepark as a detractor and will therefore
be unlikely to come forwards with expressions of interest if the
skatepark is a committed part of the scheme.
2. No studies have been carried out to assess the optimum location
for a new skatepark in Northampton. Without such studies, it is
currently not possible to justify Becket’s Park as the best place for
the skatepark.
Our recommendation at the end of Stage 2 was that notwithstanding
the points made above, the Preferred Masterplan should still
include the area set aside for the skatepark, since it would be shortsighted at this stage to discount it as an option. The Masterplan
therefore shows a 3000m² skatepark (which is comparable in size to
the new Olympic-size skate park in Shanghai). Once the Preferred
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Masterplan has been approved and is ready to be taken forwards
for funding applications and at the point when expressions of
interest from operators are invited, consultation will be needed
to confirm or reassess the view that operators would be put off.
Prior to this, however, a study should be carried out to assess the
options for skatepark sites in the area, with a clear brief drawn up
by consultees and interested parties including the Police. Should
such a study conclude that Becket’s Park is the best site, this will
add weight to the proposal for it to be included.
It must also be noted, however, that the cost of implementing
the skatepark – when based on the above assumptions – leaves
a considerable funding gap. This is set out in detail in Chapter 3
Options Appraisal.

2.4.12

Soft Landscape Design
The concept of the “soft” elements of the landscaped areas and
open spaces has been developed to complement the overall
urban and landscape structure and high quality vision.
The central green open space has been retained and since the
underlying historic structure of the park has been respected, many
of the original avenues have been retained. Clumps and groups of
trees particularly on the western side of the park, and some along
the path to the east of the central space will be removed in order to
accommodate the new facilities and paths. It is important to take
a long-term view about tree planting. Many of the existing species
are either short lived (e.g. poplar and birch) or subject to diseases
and fungal attacks which are affecting trees nationally (e.g. horse
chestnut). Climate change will also need to be taken into account
in the future and trees more appropriate to these changing
conditions will need to be considered. Existing trees should be
surveyed in accordance with the British Standard BS5837: 2005
– Trees in Relation to Construction: Recommendations in order
to ascertain their health and longevity. A long-term tree strategy
should then be drawn up to ensure that as the existing trees start
to decline, the recommended trees are planted in their place. The
new Central Avenue (see Figure 9: Central avenue looking west)
should be planted with appropriate long-lived species such as
lime.

A contemporary approach to landscape design has been adopted
for the proposed Exhibition Gardens (see Figure 10: Exhibition
Gardens – concept image) and Garden of Contemplation with
pool (see Figure 12). It is hoped that through collaboration
with institutions such as Moulton College, these gardens can
be maintained throughout the year to show how to garden
sustainably, for example, and to teach people about plants
adapting to climate change. Edible and medicinal plants could
also be included and this could be a resource for schools and
clubs.
In principle, old fashioned shrubberies, beds and borders will be
avoided – these have connotations for security and maintenance
and are often litter traps. But where such features form part of the
overall design concept, such as in the Health and Wellness Garden,
the planting will be maintained to a high level. Figure 34 shows
examples of the approach to soft landscaping that will be adopted
for Becket’s Park. A long term management plan with annual
maintenance schedules will need to be produced alongside the
detailed designs and ideally should be the responsibility of the
dedicated Park Manager.
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Figure 34
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Soft Landscape specification

Suitable trees will be carefully chosen
to be successful and healthy for
generations to come

Healing gardens use shade and colour to
create a relaxing calming atmosphere to
reduce the stresses of a hospital visit

Display gardens can be created and
managed by external specialists who
want to show off their talents, providing
a unique point of interest in the park

Play planting needs to be colourful,
robust and above all safe. Thorny and
poisonous plants should obviously be
avoided

Planting defines spaces and views with
complex form, colour and shade

Some of the most striking contrasts
are made between the complexity of
planting and the simplicity of hard
materials

Outdoor play connects children with the
physical world. Planting can provide an
introduction to natural elements within
urban environments

Contemporary planting design follows a
more natural flowing composition with
layers of texture, form and colour
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1.
3.1

Options Appraisal
Introduction
The purpose of this chapter is to demonstrate how a value for
money solution for Becket’s Park can be created, and to set out
how the most viable option can be developed. Two possible
options have been appraised for the project in terms of costs and
benefits to ensure that the recommended actions provide value
for money for any public investment in the scheme.
Option A includes 23 residential units, 16,600sq ft of commercial
floorspace, a 65 berth marina and a variety of associated facilities
and landscape improvements.
Option B is as above but with a skate park.
This chapter will first look at the costs and values of both options.
It will then identify potential public sources to fund the different
elements of the options. Thereafter, the chapter presents an
assessment of the likely benefits of the project leading into an
appraisal of the value for money of any public investments in
the options. The chapter also gives due consideration to the
operational costs of the Becket’s Park proposals.

3.2

Costs
The costs for the options A and B have been assessed. The table
below shows the cost summaries:

Cost elements

Option A

Option B

Landscape
works

2,190,000

2,190,000

Skate Park

-

1,000,000

Sundry
structures

75,000

75,000

Service works

400,000

400,000

Contract
preliminaries
& fees

399,750

549,750

Contingency
allowances

306,475

406,475

Total

3,371,225

4,621,225

It should be noted that the above table does not include any cost
estimates for the proposed marina or new bridge crossing from
the park to the marina. This element of the scheme is being driven
forward by the Environment Agency. In addition, the above costs
do not include any estimates for the following elements, as they
are not viewed as essential deliverables:
•

New gateway features or major pieces of public art

•

New terraced edge to river frontage

•

New pedestrian bridge link over road to hospital site.

It is also assumed that the new bridge link over the River Nene to
the Avon site will be funded by others.
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This is not least because in the current economic climate it is
considered unlikely that costs for these ‘less essential’ elements of
the masterplan could be funded through developer contributions
from developers working on and around Becket’s Park, or from
public monies. Should more funding be available through private
or public sources, the above elements could be delivered to
improve the quality of experience at Becket’s Park (see Section 3.4
below).
3.3

Values
The values of residential and commercial plots at Becket’s Park
have been estimated by GVA Grimley. According to GVA Grimley, a
skatepark on the site will have detrimental effects on the value of
the scheme as this formula is currently untested in the market. It is
anticipated that the value will be low or even nil with a skatepark.
This in turn means that the funding gap is much greater for
option B than for option A. At the next stage of development of
the Preferred Masterplan, Northampton Borough Council will be
searching for developers to respond to and / or provide potential
development briefs. At this stage, it will then be possible to test the
market to see if the skatepark is a viable option and will provide
value for money.

Costs, Values and Funding

Option A

Option B

Costs

£3,371,225

£4,371,225

Total Values

£1,900,000

Nil

Need for funding / financial
gap

£1,471,225

£4,621,225

Northampton Borough Council is likely to be testing the options
by inviting developers to submit formal bids or development
briefs. It is strongly recommended that formal testing of the
market for a skatepark at Becket’s Park is undertaken at this stage.
Responses from developers will clearly indicate the viability and
development potential of a skatepark on the site. 


  Please note that this is an outline estimate and not a ‘Red
Book’ compliant land valuation.
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3.4

Capital Funding
It is important to note that the funding process is relatively
dynamic. The level of funding available depends not only on
the prevailing economic conditions, but also the objectives and
thematic priorities supported by respective funders. The amounts
available through various thematic funding sources changes quite
frequently. In addition, there is a risk that at the time a funding
application is made for this project, the information presented in
this section is out of date.
It is therefore recommended that the information presented in
this report is viewed as indicative and revisited prior to any specific
applications to potential funders. The table below presents the
most likely funding sources for the Becket’s Park scheme in the
current state:

Funding Streams
EMDA

1

Moulton College (exhibition
gardens) 2
County Council (public
realm improvements) 3
S106 contributions 4
CIF / GAF 5
Skate park funding /
community investment 6
Total funding required

Option A

Option B

1,000,000

1,000,000

250,000

250,000

100,000

100,000

120,000

1,000,000

0

1,000,000

0

1,300,000

1,470,000

4,650,000

A number of different funding organisations have been
identified as potential sources of funding for the various
elements of Becket’s Park. Details of all funding sources
appraised are presented as an annex to this document – see
Appendix 2 Funding Matrix. This section presents a summary of
the most likely funding sources.
Growth Area Funding (GAF) is one option and it could potentially
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fund the whole project. The main criteria for the funding are
that the project will contribute to the growth of Northampton;
however, it should be noted that this fund is very frequently
over-subscribed, therefore this may hinder the application. It
has therefore been discounted as potential funding for Option A
at this stage (although it should not be ruled out), but Option B
could in all probability not go ahead without it.
Discussions with the East Midlands Development Agency (EMDA)
suggest that the proposals for Becket’s Park will be eligible for
The High Quality Workspace Initiative. This initiative is based on
five distinct priority sectors: Transport Equipment, Construction,
Food/Drink, Healthcare, Science and Technology. Although there
are no specific criteria for this funding stream, the success of a
project application is based on an assessment of the project’s
merits. However, it is worth noting that mixed-use schemes are
often funded through this scheme. Depending on the nature of
the applicant, EMDA are able to fund up to 100% of the project
costs although match funding is preferable.
Another potential fund sourced by EMDA is the Waterside
Investment Initiative. However, it appears that funding would not
be available for Becket’s Park as it is not in the geographic area
which is being supported by the fund.
There are numerous programmes within the National Lottery that
could assist with funding various elements of the project. However,
they are extremely popular and frequently over-subscribed. For
these reasons, they have been discounted as a potential funding
source for the Becket’s Park scheme. They should not, however, be
ruled out.
The Arts Council’s Grants for the Arts programme is a potential
source of funding for public art in Becket’s Park. Organisations
can apply for grants of up to £100,000 but 10% of the costs of the
project must be funded from another income. The project must
meet at least one of their criteria. The complexities involved in the
application process and the small scale of funding available makes
the Arts Council’s Grants an unattractive source for the Becket’s
Park proposals. For these reasons, they have been discounted as
potential funding. They should not, however, be ruled out.

The Community Investment Fund could be used to fund the Skate
Park in Option B. Projects must be able to demonstrate how a
significant increase in participation would be achieved, explain
how it could be sustained and make a commitment to monitoring
and evaluating the benefits. Projects should demonstrate how
they will increase participation by encouraging more people to
become involved in sport, increasing skill levels, increasing the
numbers and quality of available coaches, and improving support
to volunteers. Although they have a very tough target to meet in
terms of increasing participation, it is important that we do not
just consider ‘quick fixes’ and lose sight of the need to ensure they
balance their investment in areas of greatest need as opposed to
areas of greatest capacity. The minimum amount to apply for is
£10,000 and there is no maximum.
Planning obligations or Section 106 contributions are agreements
between local planning authorities and developers, negotiated in
context of granting planning consent. The agreements provide a
means to ensure that developers contribute towards infrastructure
and services that local authorities deem to be necessary to facilitate
proposed developments. Contributions may be either in cash or
in kind. National standards suggest that seeking contributions
from developers for provision and maintenance of open space in
the form of local parks, district parks, play areas etc, is required
to provide the necessary community infrastructure. Planning
policies for Northampton suggest a provision rate of 1.6ha per
1000 residents as well as proposed developer’s contributions at
100% for development of the open space and maintenance costs
for 40 years. An estimate of contribution levels has been made but
this will ultimately be subject to negotiation between the parties.
Discussions are currently being held with Moulton College about
delivering the ‘exhibition gardens’ element of the Becket’s Park
proposals. These early consultations suggest that the College are
keen to set up and operate such a facility on the site. Hence, Moulton
College would consider covering all development and operational
costs for the ‘exhibition gardens’. It is strongly recommended that
Northampton Borough Council and any developers on the site
keep the College involved through the design and development
stages.
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3.5

3.51

Benefits
The benefits have been assessed for the different options and
they can be classified in two different elements – quantitative and
qualitative. These are summarised below.

Total Jobs
Created

Quantitative Benefits
Jobs Generated: The provision of new floorspace will lead to the
creation of new jobs and subsequent benefits for Northampton’s
economy. The total employment floorspace created as a result
of the redevelopment of the Becket’s Park site will create an
estimated 86 gross jobs (under both options). These have been
calculated using OFFpaT guidance and are summarised in the
table below:

Employment
Density

Employment
Impact (in terms
of Gross Full Time
equivalents or
FTEs)

Building no

Land use
type

New gross
internal
floorspace
area sq ft

Leisure
Building 1

Bar/
Restaurant

5800

140

41

Leisure
Building 2

Spa/Fitness
Suite

3163

600

5

Leisure
Building 3

Coffee Shop

1300

140

9

1900

390

5

3500

140

25

Restaurant

(Source: Employment Density taken from OffPAT guidance based on research undertaken by
Arup for English Partnerships, 2001)

Additional Economic Output: Additional employment created
on the site will create economic additionality for the Borough’s
economy. At the Northamptonshire’s current per capita average
GVA of £18,298, the 86 gross new jobs will create additional GVA
of £1.6 million pounds on an annual basis for Northampton’s
economy.
The Value of Public Space highlights that better managed public
spaces in town centre locations can increase local trade by up
to 40%. Applying this as an assumption to the current annual
shopping expenditure of £51.9 million in Northampton, it is
estimated that the Becket’s Park proposals can bring a further
economic additionality of approximately £20.7 million per
annum.
Hence, the Becket’s Park proposals can generate approximately
£22.3 million of additional economic output for Northampton’s
economy (under both options).
Housing units created: There are two blocks of townhouses
planned as part of the Becket’s Park redevelopment. In total there
will be 23 units built as part of Option A. The housing development
might be unviable under Option B.
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Sourced from Northamptonshire Observatory (2005 estimate)
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3.52

Qualitative Benefits
Along with the quantitative benefits stated above, the scheme
is expected to bring with it a number of qualitative benefits. The
socio-economic baseline (see Stage 1 Baseline Report, Halcrow,
June 2008) highlights that the resident population of the of
Becket’s Park context area suffers from high levels of crime and
poor health. Good quality open spaces can assist in reducing
crime and fear of crime and can also have a positive impact on
health. Safe, clean spaces encourage people to walk more and
therefore offer significant health benefits. Evidence suggests that
parks are also beneficial to psychological health. Review of good
practice guides such as The Value of Public Space (CABE) and the
Economic Impact of the Public Realm (EEDA) suggest that an
improved public realm results in positive impact on the physical
and mental health of local residents.
Guidance on public open space also suggests that public spaces,
when designed properly, can bring communities together and
foster social ties. Such spaces shape the cultural identity of an
area and are part of its unique character and provide a sense
of place for local communities, which in turn promotes social
inclusion and generates community cohesion. Within this
context, an active Becket’s Park can play the role of being a focal
point for the interaction and cohesion between new and existing
communities.
The social benefits mentioned above can also result in economic
benefits such as an increase in productivity of the workforce and
less sick leave being taken. Good quality public space also has a
positive impact on inward investment; The Value of Public Space
suggests that companies are attracted to locations that offer welldesigned, well-managed public places and these in turn attract
customers, employees and services. The document also suggests
that green spaces increase commercial trading in an area by 40%
which could equate to the current expenditure stated in the report
of £51.9 million increasing to £72.66 million. Improving open space
also has a positive effect on visitor perceptions of the area which
would contribute to the economic vitality of Northampton. A welldesigned and maintained public landscape also offers very clear
benefits to the local economy in terms of stimulating increased
house prices, since house-buyers are willing to pay higher prices
to be near quality green space.

3.6

3.61

Value for Money
This section looks at two key quantitative measures and the
qualitative outputs that justify public spend on the Becket’s Park
Scheme.
•

Quantitative outputs
Cost per job created
The table below shows the cost per job created. It demonstrates
that Option A provides significantly better and acceptable value
for money of public investments than Option B.

Indicators

Option A

Option B

Public Funding /
Cost

£1,471,225

£4,621,225

Jobs created

86

86

Cost per job

£17,107

£52,513

•

Additional GVA generated for every £1 of public spend

Indicators

Option A

Option B

Public Funding /
Cost

£1,471,225

£4,621,225

Additional GVA /
Economic Output
(p a)

£22,300,00

£22,300,000
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Additional Annual
Economic Output
for every pound
of public spend

£15.16

£4.83

3.62

Qualitative outputs
Qualitative outputs need to be taken into account as well as
the quantifiable ones. They can also be used to justify public
intervention for a project. They include reduction in crime in the
area and also the delivery of significant health benefits. Good
quality public spaces will foster social ties and generate a sense
of place for local communities; this in turn promotes community
cohesion. For young people, the park provides opportunities for
fun, learning, collaboration, social interaction, exercise and the
chance to experience the natural environment.

3.7

Operational Costs and Funding
There are three main elements to the operational costs for the
Becket’s Park project. These are as follows:
Open space, play areas and public realm: These will cost
approximately £50k per annum. This is for maintenance only and
does not include any other elements such as security etc. We
propose that these costs are funded from the commercial and
residential occupiers. GVA Grimley, our market experts, are of the
view that such an approach is viable, as high quality public open
space will bring increased trade for commercial operators and
maintain high residential property values.
Development zones (commercial and residential): We expect
this to be the responsibility of the operators of the commercial
and residential zones as owners of the land. The costs for this have
not been assessed at the time of writing.
Exhibition Gardens: Moulton College have been informed of the
Exhibition Gardens and discussions have taken place about them
paying for the management of these gardens. Further discussions
are necessary between the key decision makers at Northampton
Borough Council and Moulton College.
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Health and Wellness Garden: We propose to hold discussions
with the hospital to establish whether they will maintain this
facility.
3.8

Conclusion
In conclusion, this chapter has shown the social and economic
benefits that good quality open spaces can deliver. Two options
have been appraised and it is highlighted that Option A is clearly
deliverable. However, it also shows that. Option B does not
deliver good value for money as the skatepark increases costs.
Nor does the skatepark generate direct quantifiable benefits and
this assessment concludes that it is highly likely to reduce values
generated from the sale of residential land. The financial gap is
significantly higher for Option B. The way around this would be
for the skater community to be asked to formalise the activity as
a charitable trust as this would allow it to attract funding for the
development and operation of the skatepark.
As a first step, NBC needs to test the impact of housing land
values as a result of the skatepark through direct negotiations
with developers and if in principal a skatepark is unlikely to
have an impact on values, then the viability for Option B will be
improved.
Also, if NBC can attract more funding for Becket’s Park, they can
deliver the desirable but “non-essential” elements which have at
present, been left out of the final costings.
Further, in order to increase chances of attracting public funding
like EMDA and CIF, it is vital that the funding applications
demonstrate how the delivery of the Becket’s Park project in its
entirety will deliver social and economic benefits for the town as
opposed to each of the separate elements of the project.
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4

Sustainability Proofing

4.1

Introduction
In the initial stages of planning for this project it was ascertained
that the Preferred Masterplan was not a Supplementary Planning
Document and therefore did not legally require a Sustainability
Appraisal (SA). For this reason a full SA was not deemed necessary.
In lieu of this SA, a ‘Sustainability Proofing’ exercise was seen as
the most appropriate course of action. The SAs of Northampton
Borough Council’s Core Strategy and their Central Area Action Plan
already contained a framework of SA ‘objectives’, covering various
environmental, economic and social issues. In order to avoid
duplication, and following SA guidance, these existing objectives
were used as the basis for the ‘Sustainability Proofing’ exercise. The
proofing involves examining the Preferred Masterplan at various
stages of its development and attempting to predict any impacts
under each of the fifteen environmental, economic and social SA
objectives. Cumulative and synergistic impacts have been and will
continue to be considered.

Table 4.1 Sustainability Proofing – Opportunities

4.3

Consultation Outcome
Two of the statutory consultees to be consulted by anyone carrying
out Sustainability Appraisals in England, the Environment Agency
(EA) and Natural England (NE), were approached to offer input into
the sustainability proofing of the Preferred Masterplan. Two other
organisations were also approached to provide specific input into
the sustainability proofing, as described below. Comments from all
of these consultees have been incorporated into the sustainability
proofing work to date and will continue to inform any future
sustainability proofing work on the Preferred Masterplan.
•

Requirements of Planning Policy Statement Document 25
(PPS25)
‘As this information has been requested for a Flood Risk Assessment
you should be aware that by supplying the information we have
not made any assessment of the suitability or otherwise of any
proposed development at this site from a flood risk perspective.

An initial list of opportunities under each of the SA topics was
drawn up and circulated to the project team in order to embed
sustainability into the Preferred Masterplan at an early stage.
Following the production of two illustrated design options for the
park, a summary of the possible sustainability impacts of each
option was produced as part of the Sustainability Proofing exercise.
This summary was written using advice specific to Becket’s Park
received from Natural England.
4.2

Stage 1: Baseline Report
Sustainability Opportunities: Using the previously developed SA
objectives, as described above, as a framework in which to appraise
the Becket’s Park Masterplan, a list of opportunities was drawn up.
These are shown in the table overleaf:


Sustainability Appraisal of Regional Spatial Strategies and
Local Development Documents. Office of the Deputy Prime Minister,
London. November 2005.

Environment Agency: The EA was approached with particular
regard to flood risk in the park and surrounding area. The
following comments regarding PPS25 were provided:

Planning Policy Statement 25 (PPS25) ‘Development and flood
risk’ requires Local Planning Authorities to apply a risk-based
‘sequential test’ with the aim of steering development to Flood
Zone 1 wherever possible.
We strongly recommend that you contact the Local Planning
Authority to ascertain the likely outcome of a sequential test
for this site before committing monies to a detailed flood risk
assessment.’
•

Natural England: Draft maps for Becket’s Park (Options 1 and
2), together with initial sustainability proofing work (Table 4.1:
Sustainability Proofing Opportunities) was sent to NE as part of
the consultation process. NE made some comments regarding
Green Infrastructure to emphasise that Becket’s Park could assist
in the dispersal and natural migration of species between the
park and sub-regional ‘green corridors’. Ecological connectivity
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was already an SA objective under the ‘Biodiversity, Flora and
Fauna’ topic but these comments were noted and emphasised
in subsequent sustainability proofing comments. More general
comments from NE on the sustainability proofing were as
follows:
‘The sustainability proofing document appears to pick up most
of the things that we would expect to see, we are particularly
encouraged to see an objective on climate change adaptation.’
•

Other consultees: Northamptonshire Wildlife Trust was
contacted with regard to ecological constraints and
opportunities associated with the Masterplan. It was
established that, although Midsummer Meadow is no longer
seen as potentially in the Becket’s Park study area, any future
links with this area should be maximised. This may significantly
improve wildlife corridors and the integrity of habitats.
Northamptonshire Biodiversity Records Centre highlights part
of the Midsummer Meadow area as being a potential wildlife
site, which adjoins the existing Barnes Meadow Local Nature
Reserve. Connections between these areas that are free from
development could have significant biodiversity value. Becket’s
Park Island was also listed by the Biodiversity Records Centre as
being a potential wildlife site.

In stage 2 of the Preferred Masterplan development an option of
building a concrete skatepark in Becket’s Park was put forward
by the Masterplan team. A manufacturer of skateparks, ‘HAGS’,
was consulted in order to obtain more information that would be
relevant to the possible sustainability impacts of building, operating
and decommissioning such a park. Subsequently, a short report
on the possible sustainability impacts of a concrete skatepark was
produced and circulated to the Masterplan team.
4.4
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Stage 2: Concept Proposals
Concept proposals for the park were drawn up by the Masterplan
team after a consultation event in Becket’s Park, a project team
meeting and liaison with all interested parties. The following options
were the result of this process.

Concept Proposals - Option A
Many of the proposals for this option fulfilled the sustainability
objectives set out in Stage 1. General comments were provided on
the topics below. These have been summarised as follows:
• Drainage. The potential for the use of permeable, easily drained
or natural surfaces and the avoidance of soil sealing and/or
compaction was described.
• Buildings.The potential for high quality park buildings potentially
being a showcase for sustainability, particularly if they were
to use recycled construction materials, have composting and
recycling facilities and consider using green roofs, solar panels
or other initiatives that are innovative. Such measures were seen
as potentially leading to increased footfall in the park. However,
the park buildings also have the potential to cause a significant
environmental impact if environmental considerations are not
taken into account.
• Concrete. The impact of using materials such as concrete (high
carbon dioxide use in production) or materials that are not
recycled or recyclable was highlighted.
• Waste disposal. The disposal of materials at the end of their
lifetime should be taken into account. Life Cycle Analysis should
be used to aid choice of materials and design.
• Vehicle trips. The number of vehicle trips needed in the
construction of the park buildings should be taken into account
and their impact on local roads, dust and air quality assessed.
• River Access. Access to the river should be encouraged but there
is a danger of making the access routes too manufactured and
sterile. Access routes should aim for shallow graded natural river
banks where possible to maximise opportunities for wildlife.
‘Wild’ areas that are left relatively undisturbed by people should
also be created for wildlife conservation. Shallow banks and
wild areas around the edges of the new marina should also be
created where possible.
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Concept Proposals - Option B
The proposals for Option B mostly also have good opportunities
for sustainability that meet many of the criteria set out under
the sustainability objectives. The same issues and opportunities
described above for Option A also apply. However, the key difference
with Option B is the inclusion of a skatepark in the proposals.
This was examined separately for sustainability impacts and a
separate summary of the sustainability impacts of the skatepark
was provided. This included potential impacts on trees, landscape,
drainage, pollution and end of life disposal.

•

Be seen as an environmental or sustainability ‘showcase’,
particularly with respect to the development of new buildings.

•

Connect wildlife areas of the park with other local nature
conservation areas, either through proximity or physical links.
Undisturbed natural habitats, including river banks, should be
retained or enhanced wherever possible.

•

Enhance biodiversity through initiatives such as bat and bird
boxes, creation of otter holts etc.

•

Implement a biodiversity management plan.

4.5

Stage 3: Preferred Masterplan Development
A further sustainability proofing, again using the sustainability
objectives as a framework, has been undertaken to assess how
well the Preferred Masterplan addresses sustainability and to help
to identify opportunities for further embedding sustainability It is
understood that the development of the marina in Becket’s Park
would be an Environment Agency project which would undergo a
separate feasibility study and environmental assessment.

•

Adapt to climate change by choosing species that may be resilient
to the effects of a changing climate. A ‘tree strategy’ for the park
could also be developed for the park to help conserve existing
trees and introduce new, more appropriate species. This could
be done as part of a wider long-term environmental strategy
that would also protect or enhance soil, landscape and other
resources. Such a strategy should be developed in consultation
with Natural England and Northamptonshire Wildlife Trust.

4.6

Summary and Recommendations
Various recommendations have arisen as a result of the
Sustainability Proofing exercise. The principal recommendations
from a sustainability proofing point of view are that the Masterplan
adheres to the SA Objectives and opportunities provided in Table
4.1. In summary, there are significant key opportunities (i.e. not
exclusive) for the park to:

•

Promote links between the hospital and the park.

•

Establish ‘exhibition gardens’ that could be developed in
association with local horticultural colleges, such as Moulton
College. Such gardens could demonstrate the growing of food,
wildlife friendly species or climate resilient species.

•

Maximise bus travel and walking and cycling opportunities and
minimise private vehicle trips within and around the park.

•

Use products and surfaces in the park that have undergone a
‘Life Cycle Analysis’ (where possible) to aid choice of materials
and limit end of product life waste. This would include products
associated with any potential skatepark.

•

Use permeable or natural, free-draining surfaces where
possible.

•

Use the park as an education resource – for example, to
demonstrate sustainable living, or using public art with a
sustainability theme.

It is also recommended that a flood risk assessment is carried out
with significant input from the Environment Agency. This could be
used to inform building design and location and the overall layout
of the park.
51

BECKET’S PARK NORTHAMPTON - STAGE 3: DEVELOPMENT OF MASTERPLAN

5

Planning Policy Evaluation
As part of the Stage 1 Baseline Report a thorough planning policy
appraisal was undertaken. This chapter analyses these policies in
light of the Preferred Masterplan. The following development plan
documents were appraised as part of the stage 1 baseline report:
•

National Planning Policy Guidance (Sustainable Communities
Plan, PPS 1 & PPG 17)

•

Regional Spatial Strategy for the East Midlands (RSS 8) (2005)

•

Milton Keynes Sub Regional Strategy (2005)

•

Northamptonshire Structure Plan (2001)

•

Northampton Borough Council Local Plan (1997)

•

Local Development Framework (Draft West Northamptonshire
Joint Core Strategy).

Planning Policy Statement 1 – Delivering Sustainable
Development (2005)
The proposals conform to the overall aims of PPS 1 because it states:
‘Planning should facilitate and promote sustainable and inclusive
patterns of urban and rural development by making suitable
land available for development in line with economic, social and
environmental objectives to improve people’s quality of life’. The
Preferred Masterplan is proposing to improve the quality of Becket’s
Park by introducing sympathetic development, which will provide
facilities that have been identified as being needed by the local
community. As such, it is considered that the proposals are in
accordance with PPS 1.
Planning Policy Guidance 17 – Planning for Open Space, Sport
and Recreation (2002)
PPG 17 states ‘open space, sport and recreation are fundamental to
delivering broader Government objectives, which include health
and well being’. The Preferred Masterplan will help support the
Governments objectives.
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Regional Spatial Strategy for the East Midlands (RSS 8) (2005)
One of the aims of RSS 8 is to ensure that all development in the area
enhances the East Midlands to become a region where communities
are sustainable, and environmental, social and economic well being
is evident. The Preferred Masterplan will meet this aim. Furthermore
RSS 8 identifies the provision of a green infrastructure as an essential
element of delivering sustainable communities. Again, this will be
complied with.
Policy 34 of RSS 8 promotes the development of River Corridors
for recreational purposes including the Nene Valley. Policy 38 also
states: ‘developments should include provision for children’s play
and informal recreation’.
In conclusion, the Preferred Masterplan will help to deliver the RSS
8 objectives by helping to support sustainable communities and
improve the quality of the green infrastructure.
Milton Keynes and South Midlands Sub Regional Strategy
(2005)
MKSM states that the two key requirements of sustainable
communities are: a safe, healthy local environment with well
designed public and green space; and urban areas that relate to
the surrounding landscape and contribute to maintaining and
enhancing assets as a cultural and recreational resource, and as
resources for biodiversity. The Preferred Masterplan will help meet
these two requirements.
Northamptonshire County Structure Plan (2001)
Within the Northamptonshire Structure Plan there are a number of
policies that support riverside development; these include Policies
RT3 and RN2. Paragraph 15.9 states: ‘although much of the River
Nene flows through open countryside, a number of urban areas
border the River and have stretches of riverside frontage. On the
whole these are poorly utilised and attractive, yet have potential
for enhancement’. The structure plan goes on to state in the next
paragraph (15.10) that ‘Local Planning Authorities will identify
measures and opportunities for improving the quality of the urban
riverside environment, particularly through redevelopment and
enhancement, and ensuring that development is of a particularly
high standard and in keeping with a riverside location’. In light
of the above, the Preferred Masterplan is in accordance with the
Structure Plan.
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Northampton Borough Council Local Plan 1993 – 2006 (1997)
Within the adopted local plan there are a number of land use
designations that affect Becket’s Park. These include: Greenspace
(Policy E6), Locally Important Landscape Area (Policy L17), River
Valley Policy Area (Policy L16, L29 & E2) and Site of Acknowledged
Nature Conservation Value (Policy E1). The Local Plan sets out
that development within these areas will not be granted if it
has a detrimental impact upon the area. However, these policy
designations do not preclude development.
The adopted Local Plan recognises the need to improve the visual
character of the riverside and enhance the landscape along the
River Nene including securing and improving public facilities
where appropriate, having regard to the landscape character. In
addition, Policy L17 states ‘Planning Permission will be granted for
development associated with the leisure use of the River Nene’.
Further L29 states ‘In granting planning permission for any major
development in the River Policy Area the Council will seek the
provision of new facilities where appropriate which are of benefit
to tourism’.

Summary
The Preferred Masterplan conforms to all levels of planning policy
from national to local level because the development proposed for
Becket’s Park has sought to balance the need for development with
the need to protect and enhance the local environment.
The Masterplan hereby produced will provide users of Becket’s Park
with the facilities that they have identified as being appropriate
within this area and which have been agreed with the Local
Planning Authority.

Policy L16 states ‘within the River Policy Area planning permission
will not be granted for development other than agriculture, leisure
or recreational uses’. In the main the proposals are in compliance
with this policy, however, some retail development has been
included, which is not in accordance with this policy. Nevertheless,
because the retail element is only an incidental part of the whole
scheme it is considered to be acceptable.
Local Development Framework
There are no policies within the Local Development Framework
documents that the proposals for Becket’s Park can be assessed
against.
Local Strategies and Other Initiatives
The proposals for Becket’s Park are in accordance with the various
local strategies for the area and in accordance with the River Nene
Waterside Master plan (2005).
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6.

Masterplan Delivery

6.1	������������������
Disposal Strategy
We are currently experiencing an uncertain property market due
to the UK’s economic climate and therefore there is a high degree
of concern shown by developers who do not wish to undertake
speculative work. Therefore in order to provide NBC with the most
advantageous method of capitalising on the proposed commercial
and residential elements of our proposals for Becket’s Park, we
advise the following site disposal strategy.
Whilst we have undertaken as part of our brief an ‘initial market
testing’ to ascertain the level of potential demand from the leisure
industry (bar/restaurants, cafes etc) and received encouraging
results, we are not able at this stage to provide architectural floor
plans of any proposed development, timings of construction
and possession and other important facts (including planning
consent) which will be required for these operators to make firm
commitments.
Similarly we consider that developers will require the comfort of
knowing not only the demand from ‘tenants’, but whether there is
also a good chance of receiving a detailed planning consent.
In order to obtain even an outline planning consent we are aware that
a number of reports and investigations will need to be carried out
and submitted with any application in order to satisfy the Planning
Authorities. Such reports would include an Environmental Flood
Risk Assessment for the proposed scheme, ground investigations,
highways and transportation assessments as well as investigations
into legal title particularly as this is Command Land.
We therefore suggest that prior to marketing the commercial
and residential opportunities at Becket’s Park that NBC obtain
authorisation to undertake the necessary investigations in order to
prepare these reports and obtain an Outline Planning Consent for
a mixed use scheme on this site. In order to facilitate this they may
need to employ external consultants to carry out this work.
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In tandem with these proposed plans being produced more detailed
discussions could be held with potential ‘end users’ to firm up their
requirements and the financial terms of any leases upon which they
would transact.
Following receipt of an outline planning consent we advise that the
opportunity could then be marketed by way of inviting Expressions
of Interest from developers, utilising agreed Procurement
Procedures.
In order to assess the marketability of this opportunity to developers
we suggest that a two-staged procurement strategy be instigated,
which would briefly involve the following:
a) Stage 1 - This would involve advertising the opportunity
and inviting Expressions of Interest from potentially interested
developers/operators. Developers would complete a Pre-Qualifying
Questionnaire and make initial comments on the Outline Planning
Consent.
Dependent upon the outcome of the response which would be
marked against agreed criteria, we would down-select developers
prior to proceeding to Stage 2, providing shortlisted developers
with a detailed Development Brief which would include the full
Outline Consent and set out the aspirations of the Borough Council
and Stakeholders, including the design criteria and other related
matters.
b) Stage 2 - From the design and financial submissions received,
a shortlisted developer would be chosen as the ‘Preferred
Developer’.
Notwithstanding the above we are aware that for NBC to prefund the receipt of a successful Outline Planning Consent (with
all the inherent costs of carrying out the necessary reports and
investigations as outlined previously) may be a cause of concern.
It would be hoped that any receipts from the disposal of the site
would enable NBC to recover these costs (as well as benefit from
any residual profits).
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However, in order to offset the requirement for pre-funding an
outline consent, we would recommend that exploratory discussions
were held with WNDC to ascertain the potential for the Preferred
Developer of the Avon and Nunn Mills developments being
required (under a Section 106) to either physically build or make
a major contribution to the costs of the proposed development in
Becket’s Park.

6.2.1

By making the development a condition of any planning consent
for the larger mixed use development of the Avon site, it could
provide the much needed regeneration into the southern side of
the Canal/River Nene which would act as a gateway to any proposed
development upon the Avon site.
6.2

Recommendations for Further Work and Studies
The Preferred Masterplan has been approved by and delivered to
NBC. There is now likely to be a process of further consultation with
stakeholders to agree the way forwards.
During the development of the masterplan, several issues have
arisen which were outside the scope of this commission but which
nonetheless will need to be dealt with during the next stage of the
process and ideally prior to any planning applications or seeking
of expressions of interest from other parties. Several of these
issues will need to be dealt with through further surveys, studies
and assessments. Most have been identified in the text but are
summarised right:

Masterplan Refinement
In order to establish the feasibility of and refine the proposals set out
in the Preferred Masterplan, it is recommended that the following
surveys, studies and assessments are carried out:
•

Ground investigations

•

Engineering and structural surveys (embankment, walls etc.)

•

Phase 1 & Phase 2 Habitat Surveys

•

Tree surveys in accordance with British Standard

•

Flood modelling and Flood Risk Assessment

•

Traffic surveys and modelling

•

Utilities and services – check capacity / relocation etc.

•

Establishment of Legal Title

•

Environmental Risk Assessment

6.2.2

Planning
It is recommended that the Becket’s Park masterplan is formally
adopted by NBC as Supplementary Planning Guidance. Following
this one or several outline planning applications would be
submitted to agree the details of the masterplan. An outline
planning application can be submitted with some or all matters
reserved. Screening should be carried out to determine whether an
Environmental Impact Assessment is required.

6.2.3

Sustainability
If the Becket’s Park Masterplan is formally adopted as
Supplementary Planning Guidance, the Masterplan will be subject
to a full Sustainability Appraisal (SA), which will provide a far more
detailed sustainability analysis of the Masterplan than the ‘proofing’
exercise undertaken thus far. Under Section 39(2) of the Planning
and Compulsory Purchase Act 2004 Sustainability Appraisal is
mandatory for new or revised SPDs. The SA will build on the previous
Sustainability Proofing work and the Sustainability Appraisals of
Northampton Borough Council’s Core Strategy and Central Area
Action Plan. It will also comply with the Strategic Environmental
Assessment Directive (European Directive 2001/42/EC).
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6.2.4

6.2.5
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Detailed Designs
The detailed design process (which may in part be carried out
during the development of plans for outline consent), will need
to be informed by several in-depth and site-specific studies. Other
strategies and plans will need to be drawn up once the detailed
designs have been drawn up in sufficient detail. These are likely to
include:
•

Public Art Strategy

•

Sign Strategy

•

Branding Strategy

•

Events Strategy

•

Park Management Strategy and establishment of Park
Manager

•

Environmental Management Plan

•

Tree Planting Strategy

•

Long term Management Plan

•

Annual Maintenance Schedules

•

Habitat Management Plan

•

Design Guides and Codes

•

Interpretation Strategy

•

Design and Access Statements.

Consultation
It is recommended that the public are kept informed throughout
the life cycle of the next stages and involved where possible in some
of the design aspects of the park such as play areas, gardens and
establishment of wildlife habitats. Programmes for schools such as
‘Learning Through Landscapes’ and artists’ residencies are a good
way of engendering a sense of ownership and pride in the new park
for years to come.
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Conclusion
A clear and viable vision for the future of Becket’s Park has been
secured through the development of the Preferred Masterplan.
This vision has been arrived at through several years of extensive
assessment, consultation and evaluation and has now been
demonstrated to be desirable, feasible and deliverable. However
the practicalities of further consultation, site-specific studies and
assessments, detailed design, planning processes and the securing
of funding will require further input.
The conclusion of the development of the Preferred Masterplan is
one of many steps in a long process. As large-scale strategies are
explored in more detail, issues emerge which may not have been
identified in the initial stages. The vision and goals are clear, but the
route to their attainment needs to be carefully planned.
The collective will and enthusiasm to implement the Becket’s Park
project for the wider profitability of the town and its surrounds are
unequivocal.
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APPENDIX 1
Environment Agency Northampton Vision

APPENDIX 2
Funding Matrix

(Footnotes)
1	
		

Funding between £250,000 - £5 million available however £1 		
million for this project generates good value for money

2
		
		

Initial consultation with Moulton College indicates an interest 		
in setting up and managing the exhibition gardens. Further 		
discussions to be organised by Northampton Borough Council.

3
		

Up to £100,000 available for public realm improvements from 		
County Council

4	

S106 developer contributions for Avon and Nunn Mills sites

5	

Available for projects which tie in to the growth of Northampton

6	
		

Possibility of attracting funding for skate park if skater 			
community form a charitable trust

