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Chapter 1

INTRODUCTION
This Design and Access Statement (DAS) accompanies
the outline planning application made by Gladman
Developments Ltd for development of Swangleys Green,
Hertfordshire.

Introduction

Site Location

The proposals will be the creation of a
sustainable
residential
development
delivering up to 230 homes, open space and
associated infrastructure.

The site comprises 12.65ha of agricultural
land and is located to the south east of
Knebworth adjacent to Watton Road. The
site comprises three agricultural parcels
referred to as Parcels A-C, as shown
opposite, accessed via Watton Road
and Swangleys Lane. Existing residential
development is located to the west of the
site.

The planning application is submitted in
outline with all matters reserved except
for access. As such, detailed design will be
addressed at reserved matters.
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INTRODUCTION

The overall vision for the site is to provide a distinctive
and high quality place, which complements the qualities
and character of Knebworth.
The Vision
The development is located in Knebworth
Village, which includes elements of Garden
Village design principles. Promoted by
Lord Lytton as a Garden Village, plans for
Knebworth were drawn by the Architect
Sir Edwin Lutyens in 1912, which provided
a blueprint for the newly expanding village.
The design principles included spine road,
straight avenues, formal open spaces and
long views towards special features or
open spaces. A range of Garden Village
style house types were also designed by
Lutyens. These principles are the ambition,
and will provide guidance, for the proposed
development.

The Design Objectives
A Development Framework Plan sets the
parameters of the proposed development.
The Masterplan in the document is
illustrative and demonstrates how the key
design principles (as set out in section 4
of this document) can be achieved. The
precise design and layout of the proposed
development would be determined at the
reserved matters stage.

The development will provide up to 230
new homes with a range of housing to
meet the needs of the area. Housing will
be set within a robust network of green
infrastructure which will help to assimilate
the development with the wider countryside
and create a distinctive sense of place.
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The vision responds to current conditions
and future needs, with the overall aim of
providing a high quality environment. There
are a number of key design objectives
which inform the Development Framework
Plan and Illustrative Masterplan and these
are explained in detail:
• To deliver a high quality “place” which
is sustainable, safe, and attractive,
incorporating key Garden Village
design principles; The Masterplan and
DAS provide a high quality built and
landscaped design that incorporates
best practice principles.
• To deliver a mix of housing - up to 230
new dwellings, offering 2-5 bedroom
properties, comprising a range of house
types.
• To deliver public open space, including
tree and hedgerow planting, habitat
creation, a children’s play areas and
footpath connections.
• To establish a legible environment, with

a choice of interconnecting attractive
streets and pedestrian routes which
provide excellent connectivity across
the site into both Knebworth and the
surrounding countryside.
• To adopt inclusive design, by making
the place accessible for all.
• To promote sustainability and reduce
energy consumption.
Identifying the distinctive components
that define local character has been a
fundamental starting point for the design of
the site.

Building for a Healthy Life
Local character of Knebworth is
influenced, in part, by its Garden Village
heritage and comprises a variety of
design elements, from the way in which
streets
interconnect,
development
blocks and buildings are arranged, the
use of common building materials, visual
containment and boundary treatments,
etc.
The site does not specifically seek to
recreate, or generate what has gone
before, but instead looks forward
to contemporary sustainable design
solutions which effectively integrate into
the existing fabric of Knebworth by way of
referencing common building materials,
layout and street hierarchy.

The scheme has been developed
embracing the Building for a Healthy
Life
considerations
developed
by
Homes England, NHS England, NHS
Improvement and the Home Builders
Federation. The 12 considerations are
divided into three sections: “Integrated
Neighbourhood”, “Distinctive Places” and
“Streets for All”, and include topics such
as walking, cycling and public transport,
character of development, facilities and
services, well defined streets and spaces,
parking, health and wellbeing and green
and blue infrastructure.

This Design and Access Statement
contains the information required for the
evaluation, and is set out to enable the
evidence for the evaluation to be easily
obtained.

BHL helps those involved in new
developments to think about the qualities
of successful places and how these
can be best applied to the individual
characteristics of a site and its wider
context.
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Chapter 2

RESPONSE TO CONTEXT
A clear understanding of the site and its context is fundamental to the development
of an appropriate masterplan and a successful development.

Planning Context

The National Planning Policy Framework
(NPPF) revised July 2021, and the supporting
Planning Practice Guidance (PPG) set out
design guidance for new development
and these design principles have been
embraced as part of the design strategy.
A detailed assessment of the complete
planning policy framework is set out in the
Planning Statement, which accompanies the
planning application. This section focuses
on the planning policies most relevant to
the design and access proposals for the
development.

National Planning Policy
Framework
The NPPF (July 2021) sets out the
government’s planning policies for England
and how these are expected to be applied.
At the heart of the NPPF is a presumption in
favour of sustainable development. Within
Section 12 (Achieving well-designed places),
paragraph 126 of the NPPF makes specific
reference to good design as a key aspect of
sustainable development.

North Hertfordshire District
Council Local Plan
“126. The creation of high quality, beautiful
and sustainable buildings and places is
fundamental to what the planning and
development
process
should
achieve.
Good design is a key aspect of sustainable
development, creates better places in which
to live and work and helps make development
acceptable to communities. Being clear about
design expectations, and how these will be
tested, is essential for achieving this. So too
is effective engagement between applicants,
communities, local planning authorities and
other interests throughout the process.”
Paragraph 130 requires that:
“Planning policies and decisions should ensure
that developments:
a) will function well and add to the overall
quality of the area, not just for the short term
but over the lifetime of the development;
b) are visually attractive as a result of good
architecture, layout and appropriate and
effective landscaping;
c) are sympathetic to local character and
history, including the surrounding built
environment and landscape setting, while
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not preventing or discouraging appropriate
innovation or change (such as increased
densities);
d) establish or maintain a strong sense of
place, using the arrangement of streets,
spaces, building types and materials to create
attractive, welcoming and distinctive places to
live, work and visit;
e) optimise the potential of the site to
accommodate and sustain an appropriate
amount and mix of development (including
green and other public space) and support
local facilities and transport networks; and
f) create places that are safe, inclusive and
accessible and which promote health and
well-being, with a high standard of amenity
for existing and future users; and where crime
and disorder, and the fear of crime, do not
undermine the quality of life or community
cohesion and resilience.”.

Under the Planning & Compulsory Purchase
Local Plan Act 2004, a number of policies
from North Hertfordshire District Local
Plan No. 2 with Alterations (April 1996) have
ceased to have effect, with the exception of
the saved Local Plan Policies.
A new Proposed Submission Local Plan
2011-2031 has been approved by the
Cabinet on the 26th September 2016, with
the full Council approval for examination on
11th April 2017 and the Plan submitted to
Government on the 9th June 2017. Currently
it is being independently examined by
the Planning Inspector appointed by the
Secretary of State.
A number of saved policies have been
relevant to the proposed development and
include:
Policy 57: Residential Guidelines and
Standards:
“The Council expects that all proposals for
residential development (...) will meet the
objectives of the guidelines as set out in the
following points:
Guideline 1 - Site and Surroundings
“Each housing is unique. Thus, the layout,

North Hertfordshire District
Council Proposed Submission
Local Plan 2011-2031
design and so character of each new
development must relate to site’s physical
shape and existing features, and the character
of the surroundings, whether urban or rural.
Existing features should be retained as far as
possible (...).”
Guideline 2 - Design and Layout
Guideline 3 - Roads and Footpaths
Guideline 4 - Mix of Dwelling Sizes
Guideline 5 - Floorspace
Guideline 6 - Orientation
Guideline 7 - Privacy
Guideline 8 - Plan and Amenity Space
“New housing areas should have play and
amenity space for future residents’ needs as
part of an attractive layout. Such open space
should be well designed and, where possible,
become part of the wider landscape setting.”
Guideline 9 - Landscape
“A proposed landscape should be part of the
overall design. the layout should relate to the
existing landscape features, which should be
kept where possible. Whilst the surroundings
should be taken into account, new housing
schemes should enhance the landscape of the
site and hence the surroundings.”
Guideline 10 - Noise
Guideline 11 - Car Parking and Garaging
Guideline 12 - Servicing.”

The Proposed Submission Local Plan
2011-2031 provides detail of the following
relevant policies:
•
Policy SP1: Sustainable 		
development in North Hertfordshire;
•
Policy SP5: Countryside and Green Belt;
•
Policy SP8: Housing;
•
Policy SP9: Design and sustainability;
•
Policy SP11: Natural resources and
sustainability;
•
Policy SP12: Green infrastructure,
biodiversity and landscape.

•
•
•
•
•

Land north of Watton Road reserved for
long-term secondary education needs;
Integrate Bridleway Knebworth 001 as
part of green infrastructure strategy;
Address existing surface water flood risk
issues through SUDs or other appropriate
solution;
Preserve views from Knebworth to wider
countryside along dry valley to south of
Watton Road; and
Detailed drainage strategy identifying
water infrastructure required and
mechanism(s) for delivery.”

The Local Housing Allocations and site
specific policy criteria include the following
relevant policy:
Policy KB4 - Land east of Knebworth
•
Dwelling estimate 200 homes;
•
“Transport Assessment to consider the
cumulative impacts of sites KB1, KB2 and
KB4 upon key junctions and rail crossing
points for all users, including walkers and
cyclists and secure necessary mitigation
or improvement measures;
•
Structural landscaping and planting
to provide and/or reinforce Green belt
boundary to east;
Swangleys Green, Hertfordshire | DESIGN & ACCESS STATEMENT 9
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Knebworth Neighbourhood
Plan 2019-201

The Knebworth Parish Council commenced
works on the Knebworth Neighbourhood
Plan in 2016 with the aim to help the local
community to influence development in the
area.
A number of policies with reference to
design and the proposed development are
included in the Knebworth Neighbourhood
Plan:
Policy KBDS2 Density of Housing
Development
“The density of the new development should
be in sympathy with adjacent, existing
buildings, so that, on a large site, the density
could vary. Housing densities should respect
the boundaries, trees and hedgerows in
situ, existing properties and the character of
surrounding areas, in accordance with Garden
Village design principles. Reference should
also be made to the AECOM Design Guidlines
at Appendix K. Any proposed development that
has an inappropriately high housing density
for its location will not be supported.”
Policy KBBE4 Design
“New developments including new build
properties, extensions, or conversions requiring

planning consent, should be sympathetic
in design to surrounding buildings whilst
demonstrating the highest current design
standards and be appropriate to their
context in a Garden Village. Design principles
(extracted from the AECOM report) are
included as Appendix K:
Appropriately screened bin storage should be
provided within the curtilage of each property.
Provision should be made for cycle storage
and charging for electric bicycles, cars and
vans.
Garages are rarely used for parking cars and
off-street parking provision in accordance
with NHDCLP should be provided in addition
to garage spaces unless they meet the
minimum standard of 3m x 7m. Development
proposals resulting in the loss of garages or
off-street parking areas will not be supported
unless space is available within the property’s
boundary to meet NHDC parking standards.
The use of dual function green space and
parking areas would be welcome.”

Sustainability, to create the physical conditions
that residents and users find attractive and
safe to encourage social interaction, and
layouts that are easily understood.
Legibility, easy access and safety together
with a choice of walking/cycling routes will be
encouraged.
Residential parking should be safe and
convenient and should not undermine the
quality and amenity of streets. Where possible,
the predominant parking mode should be on
plot, to the side/front in the case of houses,
or in parking courts for flats. Underground
parking as a solution to minimise land take
for car parking should be incorporated in new
developments at every opportunity.
Negative design features such as vehicle
barriers, gated housing developments or
narrow footpaths between high sided walls or
fences should be avoided.
Placemaking and Design Principles for
development in Knebworth are provided in
Appendix K AECOM Design Guidelines.”

Policy KBBE5 Masterplanning and
Placemaking
“New developments proposed in the NHDCLP
should be masterplanned together in
accordance with NHDCLP Policy SP9 Design and

Policy KBBE8 Site KB4 Land east of
Knebworth
“Land allocated in the NHDCLP, identified as
KB4 should be masterplanned in accordance
with the emerging NHDCLP Policy SP9
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Design and Sustainability, to create the
pysical conditions that residents and users
find attractive and safe to enourage social
interaction, and layouts that are easily
understood.
All of the following criteria should be adhered
to in planning the detailed site design:
a. development densities should be appropriate
to site boundaries, existing properties and the
character of surrounding areas, in accordance
with Garden Village design principles;
b. site reserved for new secondary school with
option to link site with recreational ground;
c. new community centre, including early years
facilities;
d. green buffer at interface with open fields;
e. new footway along Watton Road and
Swangleys Lane for pedestrian connectivity
and safety;
f. on-site roadways remove the need for Old
Lane to be used for vehicles and instead be
reserved for pedestrian and cycle use except
for access to the one existing property; and
g. traffic studies recommended to improve
pedestrian safety on Swangleys Lane between
London Road and Old Lane.”
Policy KBW5 Allotments
“A minimum of 1.5Ha of land will be sought

for use as allotments across all proposed
major development sites, to meet local
indentified demand.”
Policy KBEF1 Biodiversity
“In order to ensure a net gain of biodiversity
and improve biodiversity overall, all
development must:
a. wherever possible, retain existing tress,
hedgerows and green road borders to
minimise disruption to wildlife;
b. preserve existing and propose new wildlife
corridors and habitats;
c. reduce or eliminate gaps in existing
corridors by diverse planting;
d. create new corridors with development to
reduce built ‘mass’, enhance wildlife diversity
and to increase surface water retention. Some
should connect with new small wooded areas.
Additional guidance provided by
Hertfordshire Ecology and Hertfordshire and
Middlesex Wildlife Trust, including use of
biodiversity calculator should be taken into
account when assessing the ecological merits
of planning applications.”

such that there is no net increase in surface
run-off and where possible, provides a
reduction in surface water run-off. Proposals
for rain-water storage and re-use will be
considered favourably. Proposals that create
non-porous ground cover within domestic
curtilage, will not be supported.”

Policy KBEF4 Flooding and Drainage
“All development proposals must be designed
Swangleys Green, Hertfordshire | DESIGN & ACCESS STATEMENT 11
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Design Context
The DAS follows best practice urban design
principles that are aimed at delivering well
designed attractive places. The following
are the principal documents that have been
embraced:
•

•
•
•
•
•

National Planning Policy Framework
(NPPF), Ministry of Housing,
Communities and Local Government,
2021.
Planning Practice Guidance
(PPG), Communities and Local
Government, 2014 (revised 2018).
Building for a Healthy Life: A Design
Code for Neighbourhoods, Streets,
Homes and Public Spaces, 2020.
The Principles of Inclusive Design,
CABE, 2006.
National Design Guide: Planning
practice guidance for beautiful,
enduring and successful places, 2019.
Manual for Streets, Communities and
Local Government, 2007.

Revised Design of
New Development
Supplementary
Planning Document

•
•
•

•

Manual for Streets 2: Wider
Application of the Principles, 2010.
Urban Design Compendium 1 and
2, English Partnerships - Housing
Corporation, 2000-2007.
District Local Plan No. 2 with
Alterations. Originally adopted April
1996. North Hertfordshire District
Council, 2004.
Local Plan 2011-2031 - Proposed
Submission. North Hertfordshire
District Council, 2016.
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Darlington Borough Council

July 2011
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Aerial view of the site looking north.
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Site Context and Features
Knebworth is a village in the borough
of North Hertfordshire. The village lies
approximately 5km south of Stevenage and
approx. 21km west of Luton. London Luton
Airport is located approximately 20km west
of the site.
The site itself is situated on the eastern
edge of Knebworth and consists of three
agricultural plots, adjacent to Watton Road,
Old Lane and Swangleys Lane.
As shown on fig. 1 Aerial photograph (p.
5) the site comprises 3 field parcels and is
currently under agricultural use. Parcels
A and C form distinct field parcels, and
parcel B comprises a part of a larger field
extending eastwards. Parcels A and B are
separated by Old Lane and parcels B and
C by Swangleys Lane. Although the site is
not formally accessible to the public, there
is a number of formal footpaths along the
site boundaries. These provide connections
between the site and the surrounding
road corridors and settlement as well as
the wider Public Rights of Way network
surrounding the site.
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View of the site
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Local Townscape Character
The local townscape character is infuenced
by the architectural style of Sir Edwin
Lutyens, who was inspired by the Garden
City movement at the beginning of the
20th century. He designed the layout
for Knebworth Village, which featured a
tree-lined spine road running through
the middle of the current proposed site,
transecting Watton Road and leading
towards a large village square to the north
of the site. Development parcels appeared
large, often triangular in shape, with spaces
at their centres left for back gardens and
small pocket parks. The main square to the
north of the proposed site was lined with
terraced houses overlooking the formal
space.
The western side of the village contained
similar features, such as straight roads,
tree-lined avenues and open formal spaces.
Front gardens were an essential element
of garden village design. In Knebworth’s
original garden village areas the frontage
sizes vary, with front gardens on Stockens

Traditional Details and Materials
Green measuring 7-8m and on Oakfields
Road 18-20m.
The open spaces, countryside location with
clean air and convenient transport links
created an idyllic settlement for the working
class in the original garden village ethos, for
example in Port Sunlight.
The street layout and architecture
associated with Lutyens’ design, was not
wholly completed. Examples of finalised
design can be seen at several locations
including Oakfields Road, Swangleys Lane
and St Martin’s Road.
Some elements of the original village
design will be implemented as part of the
proposed development, such as the spine
road, front gardens accommodating street
front vegetation and village greens. Other
elements, however would not be possible
to incorporate presently, such as triangular
development block shapes, very deep front
and back gardens, open spaces within the
development blocks or large open spaces
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at the centre of the development. Provision
for on-plot parking also needs to be taken
into account.

The majority of the settlement in close
proximity to the site was established in
the early to mid twentieth century. There
is a mix of built forms and styles evident
throughout the town, predominantly
constructed from red brick and render with
a number of older buildings incorporating
wooden weatherboard cladding at the roof
apex alongside brick work. Black and red
clay roof tiles are also dominant feature of
the local vernacular.
Other elements characteristic to this area
include green road verges, long front
gardens and evergreen hedgerows.
The following photographs are examples
of some of the key local characteristics that
can be found within Knebworth village.

Black wooden cladding

Front hedgerows

Clay roof tiles

Timber front porches

Wall render

M roof gables

Sash windows

Green road verges
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Historic Development
The historic maps opposite show the
application site in the context of the growth
of Knebworth since the late 19th Century.
Until the end of 18th century the main
residential area was associated with the
Knebworth House belonging to Lord Lytton.
As the 19th century map shows, Knebworth
was a very small hamlet to the west of the
site, with the population of approx. 250.
By the beginning of the 1900s, a new railway
line had been constructed (part of the Great
Northern Railway), connecting Knebworth
with London. The opening of the railway
line led to the development of a new
settlement, known at first as Knebworth
Station, and later as New Knebworth.
In response to the population growth in
1912, Lord Lytton promoted Knebworth
as a Garden Village, allocating 800 acres of
land on either side of the railway line for

new residences. New plans were drawn
by the Architect Sir Edward Lutyens, laying
out foundations for the new village, which
included the current site. Examples of the
original house designs from that period
can be seen at various locations around
Knebworth, with some in very close
proximity to the site.
By the 1920s Knebworth Village had further
expanded around the station. However, as
a result of the impact of the First Wold War,
the project lost momentum and ultimately
ended the Garden Village project for
Knebworth.

Example of Lutyens’ cottage design and the original cottage located on
Swangleys Lane in Knebworth.

By 1940s the village expanded further south
and eastwards, with present population
reaching circa 5000 inhabitants.
Throughout this period the site remained in
agricultural use.
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Example of Lutyens’ ‘M’-gabled cottages and the original pair of cottages on
Stockens Green in Knebworth.
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1867

1881

1922

1970

Example of Lutyens’ cottage and the original house on Oakfields Road in
Knebworth.

Example of Lutyens’ pair of cottages and the original houses on Stockens Green
in Knebworth.
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Movement, Access and Facilities
The site is sustainably located with easy
access to local facilities, public transport
links, employment areas, a primary school
and the Public Rights of Way network.
There are frequent bus services to
Stevenage. The nearest bus stop is located
on Stevenage Road, 4 min walk away from
Watton Road and 7 minute walk away from
Swangleys Lane. Knebworth Railway Station
is located approximately to the west of
the site on Station Approach and provides
a number of direct services to London
Kings Cross, Cambridge, Peterborough
and Huntingdon. It takes approximately 7
minutes walk to from Swangleys Lane to
the station and 7 minute walk from Watton
Road.
The closest Primary and Nursery School is
located on Swangleys Lane, approx. 400m
west of the site, with Knebworth Public
Library, Post Office and St Martin Church
also in close proximity.
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Landscape and Visual Appraisal
A Landscape and Visual Appraisal (LVA)
of the proposed development has been
carried out. The report concludes that a
residential scheme can be accommodated
without any unacceptable landscape or
visual effects.
The site is located within the ‘Northern
Thames Basin’ National Character Area (NCA
111) and close to the boundary with two
further NCA’s, No. 110 ‘Chilterns’ to the west
and No. 86 ‘South Suffolk and North Essex
Claylands’ to the north east, as described
by the character map of England by
Natural England. The North Hertfordshire
and Stevenage Landscape Character
Assessment (2011) locates the site within
Landscape Character Area 37 ‘Datchworth
Settled Slopes’.

The key characteristics of “Datchworth
Settled Slopes” landscape type include:
•
•

•

•

Varied landform with a wide
plateau divided by river valleys.
Varied field patterns reflecting
historical activity, with mixed
farming of arable land, pasture,
woodlands, wood pastures and
heathlands.
Diverse range of semi-natural
habitats, including ancient
woodland, lowland heath and
floodplain grazing marsh.
Medieval pattern of small
villages and dispersed farming
settlement, with dominant brickbuilt dwellings.
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It is considered that the character of the
‘Datchworth Settled Slopes’ LCA would
be little affected, with landscape effects
considered to be minimal. Management of
the proposed green infrastructure provides
the opportunity for landscape enhancement
through provision of new tree planting,
habitat creation and reinforcement of
existing field boundaries.
A study of the visual effects has also been
undertaken. This has demonstrated the
limited visual envelope of the site due to the
contained nature of views and screening
effects of existing vegetation. Close
proximity views are possible from houses
that border the site parcel A along Watton
Road and St Martin Road, as well as of the
parcel C from the upper apartment floors of
Haygarth residential area. Restricted views
of parcel C are also possible from Swangleys
Farm on Swangley’s Lane.

In general parcels B and C have very
restricted views due to topography and
existing vegetation.
Views from the wider landscape to the
south are restricted by topography, and
there is no intervisibility between residential
areas of Stevenage and the site. The site is
often seen in the context of the existing
settlement.

Watton
Road

Extent of the Site - Parcel A

Old Lane
Swangleys Farm

Residential properties on St Martin’s Road

PHOTO VIEWPOINT 1:
1 View looking south across the site Parcel A from Watton Road
Extent of the Site - Parcel B
Residential properties
on Old Lane

Swangleys Lane

PHOTO VIEWPOINT 2:
2 View looking east across site Parcel B.
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Chapter 2

Response to Context

Designations

The current Local Plan (1996) includes the
site within the Green Belt. As part of the
evidence base for the proposed replacement
Local Plan (2011-2031), a review of the
Green Belt has been undertaken and shows
the site removed from the Green Belt and
included within the Settlement Boundary.
The site is not subject to any other local or
national designations.
Designations within the local area include
Deards End Lane Conservation Area at the
north west of Knebworth, Stockens Green
Conservation Area to the south west and
Old Knebworth Conservation Area to the
west of Knebworth village. None of these
areas are in immediate proximity to the site.

Knebworth House, grade II listed building in Old Knebworth
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Chapter 2

Response to Context

Nature Conservation and Ecology
An Ecological Appraisal for the site has
been prepared by FPCR. The key findings
and recommendations of the study are
summarised below.
The site comprises three arable fields
intersected by lanes and a road. Residential
development and amenity land borders the
site to the west whilst arable land extends
beyond the site to the north, east and south.
No ecological statutory or non-statutory
designations were identified within or
adjacent to the site.
The
closest
international
statutory
designation to the site is Lee Valley SPA/
Ramsar Site, located approx. 13.45km south
east. A single national level designation,
Mardley Heath LNR, is located within 2km of
the site. Three non-statutory designations
were identified within 1km of the site. The
closest of these is Disused Chalk Pit by
Knebworth Railway with remnant chalk
and acid grassland, located approx. 0.5km

north-west of the site. Significant landscape
barriers separating these sites from the
proposed development site means no
negative impacts are anticipated in relation
to the proposed development.

including woodland strip at Watton Road,
semi-mature trees and hedgerows are to be
retained within areas of public open space
and therefore negative impacts on any
potential roosts are not anticipated.

The woodlands, hedgerows and mature
trees are recognised as important habitats
and are recommended for retention where
possible. Measures should be provided
to protect them during construction and
to enhance their future value as wildlife
corridors and habitats.

A
number
of
potential
ecological
enhancements have been identified
including an increase of habitat and species
diversity throughout the site through
the enhancement of retained habitats,
creation of new green space, creation
of new balancing ponds (SuDS) and the
strengthening of ecological networks.

Habitats within the site were found to be
suitable for foraging and commuting bats,
birds and other mammals. One mature
tree within southern section of the site (T5
- Quercus robur) was considered to possess
features characteristic of a veteran tree,
and therefore provided roosting potential
for bats.
The current proposals indicate that this tree
and the neighbouring connective habitats,
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Whilst these will provide inherent
enhancements, they will also provide new
foraging habitat, corridors of movement
and places of rest or shelter for a wide
range of faunal species.
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Water and Drainage
The entire site is located within Flood Zone
1 and faces no flood risk from rivers, with
only flood risk from surface waters affecting
parcel B.
This surface water will be managed on-site
and held in attenuation basin (Sustainable
Drainage System) and water will be
discharged into the surrounding ditch
network at greenfield run-off rates.
A foul sewer, a storm water drain and a
water mains run through part of the site,
with a proposed planting easement of 12m
for the former and 6m easements for the
water mains and water drain.

KEY
Site boundary
Extent of flooding from surface
water:
High risk
Medium risk
Low risk

As shown in Figure 8, the part of the site,
predominantly in the vicinity of Watton
Road, does experience occasional surface
water flooding.

N

N.T.S

Fig 8. Surface Flooding
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Chapter 2

Response to Context

Public Consultation

Gladman Developments has engaged in a
process of community consultation, which
has informed the development of the
proposals for the site.
A leaflet covering the application proposals
was delivered to businesses and residents
in the vicinity of the site for information.
Full details of the consultation and
information presented, which includes
the consultation boards opposite, are set
out within the Statement of Community
Involvement accompanying the planning
application.

30 Swangleys Green, Hertfordshire | DESIGN & ACCESS STATEMENT

Land at Knebworth, Hertfordshire | DESIGN & ACCESS STATEMENT 31

Chapter 3

EVALUATION
The evaluation of the site and its context has identified key on-site and off-site features
which have helped to inform the continuing evolution of the development proposals.

Constraints and Opportunities
In summary the site has very few physical
constraints to development of the type
proposed.
The key constraints and
opportunities are categorised and outlined
adjacent.
The site is located immediately adjacent to
existing residential areas and provides an
excellent opportunity for an appropriate
housing development which respects
existing local character and uses Garden
village design principles.

Constraints
• The primary vehicular access into the site will be via Watton Road;
• Views towards the site are possible from a relatively small number of properties along Watton
•
•
•
•

Road and St Martin’s Road;
Poor accessibility provision for pedestrians and cyclists, with no footpaths along Swangleys Lane;
Existing water main and storm water drain run across parcels A and B (6.0m easement given);
The settlement edge location will influence the proposals in respect of structural planting and
housing densities;
The lowest point of the site is located along Watton Road and represents both a constraint and
an opportunity in respect to surface water attenuation.

Opportunities
• Undulating topography and open views of parcel A represent an opportunity to screen views from
•
•
•
•
•
•

the wider landscape through the provision of structural tree and hedgerow planting along the site
boundaries and in doing so create a robust Green Belt edge;
Areas of open space provide opportunities to create an informal pedestrian and cycle routes;
Existing woodland, hedgerows and trees along the site boundaries should be retained wherever
possible;
The Ecological Appraisal has identified potential for improved habitat within the site. Existing
habitats such as mature trees and hedgerows would be retained where possible and new habitats
created wherever possible e.g. within areas of open space, swales etc;
The creation of a new public open spaces, equipped play area and pedestrian routes would be
available to new and existing residents.
Potential for creation of extention to existing allotments, as advised by the Knebworth
Neighbourhood Plan;
There is evidence of Garden Village design principles in adjacent residential areas, elements of
which can be reflected in the design of this development.
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Garden Village Design Principles

Comissioned by Lord Lytton, Architect Sir
Edwin Lutyens produced a vision to deliver
a Garden Village at Knebworth. Garden
Villages, together with Garden Cities,
share the same design principles aimed at
delivering successful and sustainable places.
These principles are embedded within the
National Planning Policy Framework (NPPF),
which states:
“The supply of new homes can sometimes
be best achieved through planning for large
scale development, such as new settlements or
extensions to existing villages and towns that
follow the principles of Garden Cities” (para
52).
It also states:
“The Government attaches great importance
to the design of the built environment.
Good design is a key aspect of sustainable
development, and should contribute positively
to making places better” (para 56).

Knebworth is located near several Garden
Villages and Cities, with Welwyn Garden City
approx. 9km to the south and Letchworth
Garden City approx. 16km to the north.

• A strong vision;

The ideals of Garden Villages, promoted by
Sir Ebenezer Howard, the English founder of
the garden city movement, remain relevant
for new modern placemaking. They focus on
providing sustainable development centred
on walkable neighbourhoods with treelined streets, vibrant parks and community
spaces. Shops, recreation and community
facilities are all close by and within easy
reach.

• Healthy homes in vibrant 			
communities;

The TCPA “Understanding Garden Villages:
An Introductory Guide” 2018 provides
the following holistic set of principles to
deliver economic, social and environmental
benefits:

• Mixed tenure homes;

34 Swangleys Green, Hertfordshire | DESIGN & ACCESS STATEMENT

• Community engagement;
• Opportunities for community
ownership;

		

• Walkable neighbourhoods with
access to local shopping, 			
employment, recreation and 		
cultural facilities;
• An integrated and accessible 		
transport system;
• High quality and imaginative 		
designs;
• Generous green space linked to 		
the wider natural environment, 		
with a mix of public and private 		
spaces; and,
• Tree lined streets, open spaces 		
and high quality gardens.

The layout of Garden Villages is essential to
their success. Typically, they adopt some of
the following urban design characteristics:
• A well planned layout of 		
movement and efficient blocks 		
for built development;
• Larger development blocks with
enclosed green space to 			
accommodate parks, gardens, 		
allotments and recreational 		
areas;
• Green tree lined streets, which 		
are usually expressed by 		
carriageways, on-street parking,
tree lined verges, footways, soft 		
boundary treatments, front 		
gardens and homes; and
• Well designed homes with 		
quality architecture and 		
landscape design.

Fig10. Edwin Luteyn’s Garden Village plan for Knebworth
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Design Principles

The following design principles have been
developed following the evaluation of the
site’s context, constraints and opportunities.
They are also informed by national and local
design guidance.
In order to reflect local character, the design
approach will adopt, for example, the
commonality of local materials and colour,
block patterns, street trees and narrow and
wide building plan forms.
The emphasis should be upon simplicity
and legibility with well proportioned
buildings and spaces which deliver
attractive high quality designs. The design
principles outlined in the following section
aim to deliver a high quality place which is
sustainable, safe and attractive.

Housing
• Deliver a layout that adopts the key
Garden Village principles (as set out
on previous pages)
• Provision of up to 230 new homes;
• Deliver a mix of housing, offering 2-5
bedroom properties comprising a
range of house types, from terrace/
linked mews cottages to detached
properties. The housing mix will
include a proportion of affordable
housing;
• Create a series of character streets
(Primary Street, Secondary Street
and Lanes) that will deliver changes
in street design;
• Car parking to be located so as not to
dominate or detract from the street
scene, with a number of parking bays
avaliable along the Spine Road;

36 Swangleys Green, Hertfordshire | DESIGN & ACCESS STATEMENT

• Provide a high quality built and
landscape design that incorporates
best practice design principles
detailed in ‘Manual for Streets’ and
‘Building for a Healthy Life’;
• Creation of feature spaces at key
locations within the residential area
e.g. through set backs of buildings,
tree planting;
• Create
a
development
which
addresses the street with active
frontages.

Access and Movement
• Vehicular access to be provided from
Watton Road;
• Establish a legible environment with
a choice of interconnecting attractive
streets and pedestrian routes which
provide excellent connectivity across
the site and into the surrounding
context;
• Create a hierarchy of higher and
lower order streets that are designed
as primary and minor movement
routes;
• A network of well connected,
attractive and inclusive streets
and footpaths are to be provided
to deliver a choice of different
movement routes;
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• Footpath links should be introduced
into existing surrounding residential
areas and at locations around the
perimeter of the development for
informal recreational routes;
• Streets
should
be
designed
principally for people, with priorities
for pedestrians and cyclists e.g..
varied surface treatments, tree
planting.

Social Infrastructure

Environment

• Incorporating the use of public spaces
at key intersections to reinforce
legibility and provide focal areas
within the layout as a place to meet.
Dwellings will face onto open spaces
to provide active surveillance;
• An equipped children’s play area
should be provided that is easily
accessible, overlooked and integrated
with existing and proposed landscape
features.

• Green
infrastructure
should
encompass a network of integrated
green spaces with links to the
surrounding area;
• Native specimen trees are to be
integrated into the design, either by
retaining suitable tree or reserving
sufficient space for new tree planting,
including mature specimen trees
where appropriate;
• Create drainage attenuation features
that are designed to provide habitat
for wildlife and amenity benefits e.g..
attractive, naturalistic design and
marginal planting;

• To provide landscape buffer
planting along the boundaries
of the site to provide a visual
mitigation and to help integrate
built form with the wider
landscape setting;
• To conserve existing landscape
and habitat features to deliver
an immediate mature landscape
setting for the built development,
where possible;
• Encourage use of sustainable
materials
and
techniques
including measures to deliver
energy efficiency and water
conservation.
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DESIGN EVOLUTION
The design concept has evolved over the duration of the project time scale and considered all
the constraints and opportunities of the site itself and the wider context.

Design Process
At the outset of the process only general
options
were
developed,
including
development, access and the buffer. As
the site is located within the Green Belt, a
strong green buffer was an essential part of
the design concept.
A general indication of development parcels
was included and possible access points to
the site and through the individual parcels.
As the design process progressed, issues,
such as the sensitivity of the adjacent built
form, the exact positioning of the main
access, water retention ponds and green
infrastructure were considered.
At this stage the site’s topography was
taken into account to locate the preliminary
setting for the water retention ponds. A Tree
Survey conducted on site indicated existing
vegetation, and on-site services were also
detected. All these aspects informed the
Constraints and Opportunities Plan, which
directly fed into the design process.
Several

options

were

considered

for

provision of open space, including the
north-eastern edge of Parcel A, eastern
edge of Parcel B, as well as the eastern
edge of Parcel C. Eventually the greater
preference was given for the eastern side
Parcels B and C, adjacent to the Green Belt.
This would ensure the most efficient use of
space as a wide buffer separating the Green
Belt from new development.
The placement of water retention ponds
slightly changed during the course of the
design process, as well as the site access.
Careful consideration of the surrounding
access links, such as Old Lane, Swangleys
Lane and St Martin’s Road were examined
in regards to the capacity for the proposed
traffic volumes.
Knebworth’s Garden Village heritage was
also taken into consideration and the village
plan created by Sir Edwin Lutyens has been
studied. It revealed a Spine Road, which
dissected the site from north to south,
with several village squares and provisions
for open spaces. The movement and
permeability through the parcels suggest
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a main Spine Road reflected the initial
Lutyens’ road patterning.
With the Spine Road set as the main feature
of the site, the development blocks and
open spaces started to take shape, revealing
the framework for the site.
To continue the Garden City concept
the remaining road hierarchy has been
incorporated and to address the movement
through the parcels with strategic open
space provisions and children’s play areas
located to provide a unique sense of place.
The location of the Spine Road and the main
access to the site was revised again, taking
into account the highway design principles,
as well as the Ecological Report advice on
retained hedgerows, existing habitats and
protected trees.
The development blocks were studied
individually to develop a sensible approach
and the most efficient use of space within
the site constraints.

The final framework for the site has been
ultimately achieved, taking into account the
previous stages of the design process.
The resulting framework plan can be seen
opposite, featuring the Spine Road, the
extent of the proposed development, final
siting of the green buffer and proposed
allotments.
Additional design along the Spine Road
will include focal buildings, public realm
structures/ landscaping with various
footpaths meandering within the linear
green spaces to provide walking locations.
The overall design process has carefully
considered every aspect of the site and
the surrounding context to help deliver
an optimal residential development with a
Garden Village character.
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DESIGN PROPOSALS
The Design Proposals have considered all aspects of the site design and progressed the
design through subsequent stages of Development Framework Plan and Illustrative
Masterplan.
Use and Amount

The development proposals are illustrated
by the Development Framework Plan,
which indicates the parameters of the
development. The plan identifies the
following:

•
•

The application site boundary;

•

The location and extent of proposed
land uses;

•

The means of vehicular access into the
site;

The amount of built development (net
developable area).

The outline planning application covers
an area of 12.65Ha and comprises the
following elements:

•
•

Residential Development (6.61Ha)
Green Infrastructure (~5.00Ha)

Residential Development (6.61Ha)
The development provides land for up to
230 homes with associated streets, private
gardens and parking space. Housing
will be set within an attractive network
of connected streets and surrounding
greenspace. Character streets will create
variety and a sense of identity within the
layout.
The housing mix will be determined at the
detailed stage, but it is expected to include
a broad range of house types as found
within the local townscape that will allow for
modern living and for a wide demographic.
The development will also include the
provision of affordable housing.
The average net density for housing blocks
will be approximately 33 dwellings per
hectare. Generally, lower densities will occur
along the eastern and southern boundaries.
Higher densities will be primarily located
along the main vehicular route.
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Green Infrastructure (~5.00Ha)
One of the key elements of the design vision
is to create an attractive, multi-functional
landscape setting for the development.
The green infrastructure (GI) would deliver
functional well-designed spaces that
will enhance biodiversity and landscape
character as well as providing play and
recreation opportunities. The GI would
include the following:

•
•
•
•

Existing retained habitats and features
(e.g. existing woodland, hedgerows);
New areas of greenspace with an
equipped children’s play area;
Drainage attenuation basin;
Potential pedestrian and cycle routes
created through open space.

