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0 500 m100

Education campus

Sports hub

Rampton Drift

Guided Busway

Phase 1

Phase 3

Longstanton

• Northstowe  elds - suburban housing formed around existing 
 eld patterns. 

• Oakington barracks - built around the former barracks and the 
historic street grid. 

• Paddocks parkland - quiet, historic green space with family 
housing at eastern edge.

• Mews quarter - intimate urban residential area on the fringes of 
the town centre.

• The town centre - the heart of the town and focus of commercial 
and employment uses as well as community and leisure activity. 

• Water park edges - residential with a strong relationship to 
the Water Park and open water features. Includes town centre 
approach, formed around the busway’s southern approach to the 
town centre.  

• Urban park - transition between the urban town centre and more 
landscape focused areas area to the north.

KeyKey

Phases of Northstowe Development Town Centre Location - Design Code 2017

Information consolidated from:

Northstowe Phase 2 Design Code - October 2017  

The copyright for illustrations lies with the original authors of the design code.
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01.02  Town Centre Strategy

Northstowe Town Centre - Stage C

A vibrant mixed-use environment fosters community 
engagement. Expansion south to provide for the growing 
residential areas. Key components include more workspace, 
retail, leisure and cultural enhancing the town centre’s appeal.
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Northstowe Town Centre – Stage A Components

Stage A
Stage A represents the birth of the town centre, providing the essential 
facilities and services required by its initial audience which come together 
to deliver the fundamentals of a town centre offer. The initial components 
accommodate the diverse range of early uses in the town centre, which 
caters for and attracts the early town centre audience, and begins to 
establish a strong sense of place within the town centre from day one.

Components

There is the opportunity within Northstowe Town Centre to pilot 
a range of amenity and retail uses through an early meanwhile use 
component which will help to bring early activation to the initial entry 
point to the Town Centre development area. The uses and activations 
that prove successful during this early period will provide a blueprint for 
potential future activity within the Town Centre public realm and adjacent 
to the Market and Civic Hall buildings.

The key non-residential components delivered in this first stage are the 
Education Campus, primary road link and busway, green corridor, market 
hall, and Civic Hub.

The Education Campus within the north east edge of the town centre 
is being delivered in phases with the first elements already delivered. 
The school square and recreational green space sit adjacent to it. 
The provision of this green space links with the green corridor which 
will run through the town centre perpendicular to the high street. The 
route of the green corridor is designed to fit as part of a wider network 
of green spaces. It also provides an uninterrupted green connection 
between the high street and the town park, which is fixed into position 
one block back from the high street. 

The primary road link is already completed, plugging into the wider 
town development and its connectivity with the surrounding area. This 
provides connectivity to the B1050 and future phases of Northstowe, 
and will be supported by a primary and secondary road network that 
develops following delivery of the primary road link. The bus only route 
also comes forward in this stage, running directly through Northstowe 
town centre as part of the wider Cambridge Guided Busway. The route 
through the town centre has been built, although some surfaces are 
interim pending redevelopment of adjoining parcels. Homes England is 
working with the bus company and local authority partners to achieve 
early access for buses.

The Market Hall is a crucial element of the first stage, supporting the 
creation of a new commercial heart within Northstowe Town Centre 
and the first seeds of the enterprise culture that will underpin the town 
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Northstowe Town Centre – Stage B Components

Stage B
Stage B offers the first expansion of the town centre and begins to 
broaden its offer in terms of both the scale and mix of residential and 
non-residential space. It builds out from the intense cluster of activity 
established in Stage A to link the town centre to the new Town Park and 
onwards to new residential development to the west. 

Depending on the speed of housing and town centre delivery an 
alternative phasing could be building out the eastern side of the bus only 
route, followed by the western side in later stages. This would provide 
connectivity to residential parcels being delivered south and east of the 
town centre and safe construction traffic to  enable house building  to 
the north of the town centre.

Components

Stage B will provide the first ‘two sided’ part of the high street, 
complementing the Market Hall and Stage 1 convenience offer with 
further ground floor retail space to the west. This space will provide 
additional ‘standalone’ facilities for retailers and other activities to 
graduate from the Market Hall into their own units and be joined by 
other occupiers attracted to growing of the town centre.

A mix of leisure and cultural facilities will complement the core 
commercial offer, providing a new driver for footfall in the town centre.

The cultural spaces are flexible and will link strongly to the town 
centre’s leisure spaces, supported by clustering with retail and food and 
beverage spaces. These spaces seek to address unmet demand for this 
type of space outside of Cambridge City Centre.

Should a ‘big bang’ investment happen, this is likely to deliver the core 
cultural space, which could provide space for creatives and arts uses or 
re-imagined sports/ leisure activity. Alternatively, these spaces may evolve 
and grow over time allowing more grass roots initiatives to populate the 
area. A strong relationship between these facilities and the Town Park 
and Gardens will encourage animation and may support community 
facilities such as a new nursery that can benefit from outdoor space.

The network of green spaces is completed with delivery of the Town 
Park and final Town Garden to the west of the high street. Its link to 
the high street via the Town Gardens and the active frontage along its 
eastern edge support the appeal of this space for recreation and play, 
even without the activity of its other frontages at this stage.

The workspace offer will broaden in Stage B, with new mews style 
workshops and studios occupying ground floor spaces on a series of 
internal and secondary frontages. To the west of the High Street these 
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Northstowe Town Centre – Stage C Components

Stage C
Stage C sees significant growth in the town centre. This diversifies the 
mix of uses along the high street, catering for a much wider audience 
base. This town centre growth happens alongside the delivery of a 
significant number of new homes within the Town’s wider phases.

Components

The residential units which come forward within the town centre in 
Stage C are south of the civic hub and to the west of the primary road 
link, completing four more blocks within the town centre framework. 
Surrounding the town centre residential community is growing to 
the south and east. The commercial components delivered are more 
workspace, retail, leisure and cultural spaces.

The workspace offer and other business uses (such as conferencing 
facilities) will grow and strengthen over time as town centre footfall 
increases and continues to drive commercial demand, taking advantage 
of the wide range of town centre uses and supporting amenities that will 
have been established in Stage A and Stage B.

This will promote the widest possible spectrum of employment within 
the town centre, and can adapt and evolve to meet changing needs and/
or different economic growth directions. Importantly in this phase the 
workspace offer in the town centre can begin to work alongside space 
propositions within the Enterprise Zone and other parts of the area.

Despite the challenges facing the retail and food and beverage sectors 
and their changing nature as a component of mixed use town centres, 
there is still a role for these uses collectively to create a destination – 
albeit in a different (more locally relevant) form to capturing increasing 
levels of residential expenditure as housing is delivered.

Leisure spaces are a key component of Stage C. The Stage C 
components fill the key high street blocks east of the bus only route, 
with a particular focus on completing the blocks to the south of the 
town centre to align with the delivery of the wider Northstowe Town 
residential development. This brings more retail, leisure and cultural 
activity to the town centre offer and will draw footfall along the length of 
the high street.

The block at the south end of the high street (shown green in the 
diagram) shows a potential hotel element within it, however this will 
need to be considered flexibly in terms of the form, nature and timing of 
this use. It may initially take a part or full building within the block.
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Northstowe Town Centre – Stage D Components

Stage D
With Stage D comes the strengthening and consolidation of the full 
range of residential and commercial components. The residential 
development in the wider town maximises the audience of Stage D 
residents, and the increased and diversified commercial offer draws more 
and more workers and visitors to the town centre as it continues to 
evolve and grow.

Components

The town centre components delivered in Stage D, enhance and further 
diversify the types of spaces which are already provided, particularly in 
relation to commercial spaces.

Further office and workspace components come forward in response 
the town centre establishing its role as a supply chain location for 
Cambridge and the wider area. This is only possible due to the increasing 
commercial confidence in this location, underpinned by the key anchors 
and commercial mix already established here.

The hotel offer in the block at the southern end of the high street is 
likely to become more formalised during Stage D, supported by the town 
centres strengthened visitor demand. Alternatively it could be switched 
to another use that supports the established character and demand 
profile for the Town Centre.

The other obvious component of the town centre that is completed 
during this final phase is the residential development clustered in the 
southern parts of the town centre. This completes the activity fronting 
all sides of the Town Park and brings the residential audience up to peak 
levels.

The Stage D components complete the town centre blocks and create a 
fully active high street supporting a dynamic and diverse mix of uses and 
audience activity. The residential development within the town centre fills 
the cluster to the west of the high street, increasing footfall and activity 
levels across the town and bringing the Town Park fully to life with more 
commercial and leisure frontages, providing opportunities for F&B and 
higher end office space.

The commercial mix within the town centres blocks will draw footfall 
along the high street and the green corridor, underpinning activity 
throughout the town centre which will contribute to its vibrancy. 
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KEY

Northstowe Town Centre - Stage A

The inception of the Northstowe Town Centre is crucial 
for laying the groundwork for a thriving community. Key 
components in this stage include the Town Hub and 
Market Hall.

Northstowe Town Centre - Stage B

Connecting the town centre to the new Town Park and 
upcoming residential developments to the west. Key 
components include the High Street and leisure/cultural 
facilities.

Northstowe Town Centre - Stage D 

Completion solidifies a lively, interconnected environment 
that supports a dynamic mix of activities, enhancing the 
vibrancy of the town centre. Additional offices reinforce the 
Town Centre’s role as a supply chain hub for Cambridge.



01.03  Town Centre Massing
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Northstowe Town Centre—widened high street looking south

Northstowe widened high street looking south Building Height Study

Initial Northstowe Town Centre Massing Study
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Northstowe
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02.01  Design Principles



02.02  A Day in Northstowe Town Hub

Patient

Student

1. Maryam is a student. She came to the 
Town Hub, eager to grab a book for her 
school research. Maryam picks out the 
perfect one and decides to settle in at 
the café, sipping on a hot chocolate and 
enjoying a fresh croissant as she dives into 
her reading.

2. Soon, it is time 
to meet up with 
her friends to 
tackle a project, 
so she heads 
over to the 
collaborative 
space where the 
team gets to work, 
brainstorming 
and sharing ideas 
about the project.

3. After a productive session, 
Maryam has a one-on-one 
session with her tutor and moves 
to a quiet pod for a more private, 
focused conversation.

4. As lunchtime 
comes around, 
the group decides 
to joins the 
buzz in the town 
square. The lively 
atmosphere 
is perfect for a 
relaxed break in 
the open space, a 
chance to recharge 
before diving back 
into study.

5. After a long, 
productive 
day, an event 
is happening 
in the town 
square Hall, so  
Maryam  and her 
friends decide 
to unwind 
and enjoy the 
entertainment. 
To decompress 
before heading 
home.

1.  Daniel is a wheelchair user. He 
came to the town hub to attend 
his check up. He is feeling a little 
stressed, so he takes the lift straight 
upstairs to the GP surgery.

2.He occasionally gets bodily pain so the 
doctor prescribes him a medication to 
ease his sore muscles. The doctor also 
offers him an information prescription to 
learn more about his health.
Daniel goes to the pharmacy to collect 
his prescription.

3. Daniel now feels better after 
seeing a doctor after a stressful 
build up to the appointment 
and decides to speak to the 
librarian to learn more about the 
information prescribed for him.

4. He brings the book out to the 
café, orders a cup of  his favourite 
tea and starts reading. He enjoys 
the view out to the Plaza and High 
Street watching passers by.

5. There’s an event 
happening in the town 
square!  Daniel wants 
to join in the fun and 
makes his way to the 
town square.
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GrandparentYoung 
professional

Parent

1. Sarah and 
her son David 
came to the 
Town Hub to 
meet her friend 
Ahmed and 
his daughter 
Aisha. 

2. Sarah and 
Ahmed grab a 
table at the café 
for a catch up 
over a coffee 
while watching 
David and Aisha 
at the children’s 
library reading 
books together.

3. As lunchtime 
approaches, 
Aisha and David 
are ready for 
some food, so 
they join Sarah 
and Ahmed at 
the café. It’s a 
great spot to 
enjoy a bite to 
eat while the 
kids can also 
have fun.

4. With the children 
eager for more activities 
they look at the Town 
Hub’s schedule for junior 
activities in the messy 
room. David and Aisha join 
an arts and crafts class 
while Sarah and Ahmed 
head to the library to enjoy 
a little bit of peace and 
quiet reading time until the 
class finishes.

1. Rachel, a young professional who 
usually works from home, faced a 
challenge when her internet was cut off 
due to nearby construction. Needing a 
quiet place she decided to head to the 
Town Hub.

2. Upon arriving, Rachel found 
a peaceful pod where she could 
focus on her work and take her 
calls without distraction. 

3. She decided to 
take a break and 
grab a sandwich at 
the café. There, she 
ran into Marta, a 
co-worker who also 
worked remotely. 
Marta had come to 
the Town Hub for a 
change of scenery, 
and the two decided 
to sit and have 
lunches together

4. They move to 
the town square 
after the meal and 
they overheard a 
group of people 
talking about an 
exciting event 
happening later in 
the day. Intrigued, 
Rachel and Marta 
decided to attend 
after work.

5. They invite their 
partners along 
to the event and 
grabs a drink from 
the bar before it 
starts. The event 
turned out to be a 
pleasant surprise. 
As they enjoyed 
the evening, 
Rachel and Marta 
found themselves 
connecting closer 
as friends.

1. Richard’s day started a little 
differently when he received a 
call about his grand daughter 
Matilda’s performance in the 
Town Hub’s talent show.

2. There was no way 
he was going to miss 
it. He made his way 
to the Town Hub, 
where the event was 
being held in the 
main hall.

3. She had worked so hard, and 
it was clear she had poured her 
heart into the performance. 
Afterward, he took her for an ice 
cream at the café to celebrate.

4. After taking Matilda home, Richard came back to 
meet his friends to learn about senior benefits and 
programme. Speaking with Citizens Advisor, Richard 
and his friends feel they understand better about 
what they qualify for and how to apply.

5. Richard remembered 
it is his monthly chess 
club night tonight, so 
he decided to grab a 
light snack with his 
friends at a restaurant 
nearby and come back 
for the club.

6. The chess club is in 
the hall on the first floor. 
As he enters the hall, he 
feels energised to see so 
many players joining and 
eager to start a match.
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HealthcareHealthcare LibraryLibrary

CommunityCommunity

Consultation Rooms

Group Room
Large Room

Treatment Room

Dentistry

Pharmacy

Optician

Minor Surgery Suite
Children’s fiction

X-ray room

Treatment Room

Teenage Fiction

Adult Fiction

Computer/
work spaces

Nooks

Self Service + 
Printer

Large Hall - dividable

Events Hall

Cafe

Town Square Area
Large Meeting Room

Quiet Pods

Town Council Office

Reception

Messy Room

Collaborative Collaborative 
Work SpaceWork Space

Health 
Allocation

Libraries 
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Servers/
Comms

Storage

03.01  Town Hub Accommodation

Town Hub Accommodation Net Internal Area Split Diagrams

Library 330m2

Healthcare 
1200m2

Community 
670m2

Collaborative 
Workplace 
245m2
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04.01  Design Development - Legibility & Accessibility

Legibility - The quality of being clear enough to read to avoid confusion 

Clear wayfinding and accessibility

Option 1 - Street precedents

Option 1 - Spaces ordered in a street format

Option 2 - Square precedents

Option 2 - Spaces ordered in a square format



04.02  Design Development 
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Early studies of spatial adjacency Initial Feasibility Study Options Optimised Study Option



04.03  Initial External Massing Studies

Building footprint Building footprint adjustment

Combined service yard Separate service yard

Building footprint adjustment

Supermarket adjustment

1. 2. 3.

4. 5. 6.



Initial impression of the Town Hub

Ground Floor Active Frontage Ground Floor Set Back

Key Planning View Ground floor set back & colonnade facing the plaza

7. 8. 11.

9. 10.

04.04   Initial External Massing Studies - Key Views



OPTIMISED STUDY OPTION



04.05  Ground Floor

Town square with a large door for the main hall space 

Entrance foyer with a view towards the café and children’s library

The Lantern, London - Marks Barfield Architects



View of the opened atrium with Collaborative Workspace + Adult 
library on the left and messy room on the right

Adult/Teen library space centrally located with views of all building uses

Weston library, Oxford - WilkinsonEyre

04.06  First Floor



04.07  Second Floor

Entrance to healthcare reception

John Henry Brookes & Abercrombie Building, Oxford

Design Engine Architects



Large community room with a Roof Terrace looking out over Northstowe Town Centre

The Bayes Centre, Edingburgh - Bennetts Associates

04.08  Third Floor



KEY
1.	 Supermarket

2.	 Market Hall

3.	 Highstreet

4.	 Market

5.	 Plaza

6.	 Town Gardens

7.	 Residential flats

8.	 Leisure uses

9.	 Retail / mixed use

10.	 Museum / gallery

11.	 Multi-storey car park

12.	 Hotel

1.

2. 3.

4.

5.

6.

9.

9.

9.

7.8.

8.

10.

9.

9.
6.

11.

12.

04.09  Massing in Context



04.10  Biophilic Design

3.

1.

2.



1. C
hildren’s Library

04.11  Optimised Study Option

5. V

isual connection to Healthcare

4. F
orm

al/Informal Workspaces

2. Town square and entrance reception

3. Library and Cafe adjacency

1

2

3

4

5






