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1.0 Introduction
This Design & Access Assessment has been prepared by Woods
Hardwick Ltd on behalf of McCarthy & Stone in support of a Full
Planning Application for a purpose built ‘Assisted Living’ Extra
Care (use Class C2), Apartment Block and retail unit(s) (use class
A1, A2, A3 or D1) with associated external works and landscaping.
The purpose of this document is to set out the design solution
proposed for the development of the site and has been prepared
in accordance with the requirements of section 62 of the Town
and County Planning Act 1990 (as substituted by section 42 of the
Planning and Compulsory Purchase Act 2004) which requires the
submission of a Design and Access statement to accompany
planning applications.
The document includes the following :
Site Assessment
Design
Access
Please ensure that this statement is read in conjunction with the
supporting plans and documents, which make up the full detailed
planning application.
Summary
Use: Self-contained retirement apartments with associated
communal facilities (Class C2) and commercial retail unit(s) (Class
A1, A2, A3 or D1)
Amount: 23 x 1 bed apartments, 25 x 2 bed apartments (Assisted
living). Commercial Unit Approx. 244m²/2626.39ft². The sale area
is approx. 239m²/2572.57ft² .
Scale: 2 / 2.5 storey main building.
Appearance: Our approach is to draw influence from the scale
and language present in the adjacent local architectural
vernacular to inform the design proposal for this assisted living
retirement building.
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2.1 Site Location
Knebworth parish lies on the southern edge of District between
Stevenage and Welwyn. The village of Knebworth has a good
range of facilities including a railway station, school, doctors and
dentists, library, a range of shops, village hall and churches. The
railway and A1(M) both cross the parish. East of the A1(M) is
Knebworth village, which grew up around Knebworth Station.
West of the A1(M) is Old Knebworth, adjoining the Knebworth
House estate. Apart from the two villages the parish also includes
the Knebworth House parkland and surrounding countryside.

The main development site is on the west side of London Road,
located in the centre of the village of Knebworth, within the main
retail core of the town. The site currently comprises the Chas
Lowe and Sons business, a builders merchants storage yard,
including several large buildings set back from the road and large
areas of open storage of building materials. The front of the site
includes 148-152 London Road, which includes retail at ground
floor fronting onto the road and to the north of this is the
entrance to the open storage yard which continues to the rear of
the buildings. Towards the South West and North West
boundaries to the site there are primarily residential dwellings
ranging in scale from individual dwellings to larger apartment
blocks.
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2.2 Site Context

1.

2.2 Site Context

View from top of London Road

2.

View looking towards Site Entrance

3.

Existing Site Entrance

4.

View down London Road

6.

5.

7.

Goojerat Barracks Entrance

View looking up London Road
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Existing High Street Frontage

View looking up London Road

5

April 2017 | Rev A

2.3 Social

2.4 Economic

Maintaining independence is a great benefit with the proposed
development being so close to the shops and amenities, residents
are able to satisfy their everyday needs without the need for
transport. With less maintenance to worry about, the upkeep of
the apartment is kept to a minimum. Being able to socialise within
the development itself enables residents to meet other people
without leaving their property. By moving into a McCarthy and
Stone sheltered housing scheme, elderly people are freeing up a
substantial amount of housing stock which can then be used by
families, young couples and first time buyers seeking to enter the
housing market and as a consequence relieves pressure on the
Green belt. Furthermore, the decision to downsize frees up family
-sized housing, flats and bungalows, creating a better use of
housing space within the locality. Comprehensive research has
shown that the residents of private sheltered housing are
healthier, live longer and have less call on the state than those
who remain in ordinary housing.

Private ‘sheltered’ housing schemes play a vital part in the life of
the local communities. The proposed site is located within easy
walking distance of the local shops and facilities and this will
contribute significantly to retail viability providing additional
expenditure within the local community, shops and businesses.
The survey carried out in ‘A Better Life: Private Sheltered Housing
and Independent Living for Older People‘ states that over sixty
percent of residents prefer to shop locally and just over a third do
so on a daily basis. The benefit to local business of the arrival of a
private sheltered housing scheme is therefore significant. Just
under half of all residents buy the bulk of their shopping within
one mile of their scheme.

The North Herts Local Plan identifies 4 possible locations for residential allocation within Knebworth. The estimated total for the
four sites is 598 residences. The site at Chas Lowe Builders Merchants forms part of this proposal and therefore could help to
achieve these targets with a the proposed residential care home.
Again, the Submission Local Plan also identifies this site for development, under site reference KB3. It is outlined/ indicted that the
site would be suitable for 14 homes and the relatively brief notes
state ‘Address existing surface water flood risk issues through
removal of hardstanding, SUDs or other appropriate solution’.

2.5 Planning Policy
Listed below are the main national, local and other relevant policy
and guideline documents which have been considered.







National planning policy guidance
Design and Access statements (CABE)
By Design - Urban design in the planning system: towards
better practice
Building in Context - New developments in historic areas
(CABE)
North Hertfordshire District Local Plan no.2 with Alterations
1996:
North Hertfordshire District Council Local Plan 2011-2013
(Proposed Submission Draft)

The site in question is listed under the Local Plan for
development, under site reference ‘KbR/S/E for ‘Proposed mixed
use (residential, shopping and employment). The brief supportive
text reads as follows: ‘The Council recognises the problems
caused by the present builders merchant to the amenities and
traffic flows in the village. Thus redevelopment from Milestone
Road will be encouraged’.
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2.6 Consultation
Pre-Planning Advice
McCarthy and Stone requested pre application advice from North
Hertfordshire District Council on 15th September and following a
site meeting on 14th October formal written advice was provided
on 21 October. Key areas of discussion were as follows:







Address the height and Massing of the building to be more
sensitive to surrounding context.
Special attention to the Front Elevation to ensure it
enhances the high street
Addressing the parking concerns.
Optimizing the Orientation to reduce overlooking
neighboring dwellings
Retaining the trees where possible.
Adequate Surface Water Drainage

Public Consultation
McCarthy & Stone is committed to consulting the local community
regarding its proposals to redevelop land off Butt Road,
Colchester.
Residents and other stakeholders were given the opportunity to
provide their feedback on the proposals at all stages of the public
consultation via a number of different channels. A freephone
information line was made available throughout the pre-planning
process for interested parties to receive further information and
provide their feedback to the project team.
The consultation process included offering early one-to-one
meetings with local residents, third party groups and key
stakeholders to view the proposals prior to them being displayed
to the wider community.
A public exhibition was also held on Tuesday 28th March 2017 at
Trinity Church, Park Lane, Knebworth, SG3 6PD, which is 0.3 miles
from the proposed redevelopment site. Approximately 2,000 local
residents and businesses were invited to attend, alongside key
stakeholders who were offered a dedicated preview session prior
to the public exhibition.
Approximately 140 people attended, including local stakeholders,
with feedback forms available for attendees to record their views.
67 feedback responses have been received
Residents and stakeholders were given the opportunity to provide
their feedback at all stages of the public consultation and, where
possible, these comments are addressed in the application
submitted. The comments have been to reduce the number of
apartments and provide more parking.
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2.7 Site Constraints and Opportunities
The site has a number of constraints and opportunities with have
influenced the proposed design.
Constraints:

The North East Elevation should be considered in its massing
and scale to be in keeping with the existing high street.

There is a TPO on the trees to the South West corner of the
site.

Sensitivity to the surrounding residential dwellings with to
regards to the orientation of the proposed development.

Minimise disruption to existing retails units along London Road
with phased construction works and associate traffic.

Adequate retention to be provided at boundaries where level
change occurs.
Opportunities

Opportunity to form a proposal to incorporate elements from
the local vernacular and enhanced the proposed site.

Close to Town and local facilities with good public transport.

Shortage of assisted living home in local area .

Relatively Level site ideal to build on

Good sunlight and daylight for the development

New retail units incorporated would help revive London Road
offering new business opportunities to the local community.

Additional footfall on the High Street which would translate
into a increased customer base for existing retailers.

Level Change
at Boundary

SUN PATH
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3.1 Design Development

3.2 Proposals

The principal elements that pre-existed are as follows:

From the site assessment, site survey information and
consultation with local planners the design team could progress
with the feasibility design.

Special attention to creating enhancing landscaped areas has been
incorporated, ensuring residents can make use of and look out on
to high quality communal areas.

Our initial design proposals sought to emulate some of the
language used in and around London Road.

The apartments on the second floor form part of the roof space
which in turn helps to bring down the overall scale of the
proposal.






The site has one existing fixed vehicular access point from
London Road.
The frontage on to London Road is to be enhanced and
retained
The materials, scale and design should draw similarities to
the existing vernacular
Preservation of a collection of trees with TPOs at the South
West end of the site.

Assisted Living Care Home
The proposed assisted living care home is comprised of 23 one
bed apartments and 25 two bed apartments with enhanced
landscaping to the North West, South West and South East.
Principal Design Criteria for communal spaces are as follows:

Restaurant

Commercial Kitchen

Lounge

Function Room

Laundry

Guest Suite

Refuse Store

Mobility Scooter Store

Staff Room

Office

Plant Room

Landscaped Gardens/Courtyard

The massing of the front elevation is sensitively broken down to 2
storey units at either end, drawing parallels to the existing
adjacencies.
Stone and Brickwork detailing applied to the elevations help to
further finesse the scheme, enforcing the Residential aesthetic.
The Orientation and distance from adjacent dwellings has been
carefully considered to avoid overlooking residential dwellings to
the NW and SW boundaries.

The building and the associated car parking need to have minimal
gradients to ensure safe access for staff and visitors.
The size of the unit and the parking facilities are appropriate for
the proportions of the site, whilst maintaining a substantial
planting zone between the proposals and any adjacent land use.
The building size is appropriate for use.

Retail
The new retail units provide an area of 239m²/2572.57ft²
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3.3 Elevation Development

Elevation 01

- Large frontage on to the High Street
- Overall mass too large for surrounding
residential scale buildings

Elevation 02

- Overall massing reduced
- Two storey element increased
- Ridge lines reduced

Final Elevation - Scale further reduced at either end to match the scale of the High Street
- Chimney’s added to be more in keeping with surrounding context
- Alternating ridge lines to further reduce the overall mass
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3.4 Site Layout
The ‘U’ shaped plan of the proposed assisted living care home
helps to keep the majority of the building screened from London
Road. Therefore making the building read smaller in scale from
London Road.
The main access to the site is formed under an archway helping to
form a protected entrance from London Road. The residents have
the option to dispose of mobility scooters and refuse in the area
before proceeding on to the main entrance.
The main entrance is located centrally facing out towards the
north west with dedicated enhanced gardens on the approach.
Visitors arriving by car will walk though the gardens and enter the
reception to be greeted by staff in the office.
Towards the south east of the site the club lounge branches out
onto a large paved patio area and a further landscaped garden
and lawn. Giving the residents high quality external spaces to
make their own.
Protected trees form part of the boundary to the Southern edge
of the site. Help to screen the development from the residential
dwellings adjacent.
The overall car parking provision for the site is 26 spaces to
accommodate the residents and visitors. A further two additional
spaces have been incorporated following the public exhibition.
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3.5 McCarthy & Stone

Typical One Bedroom Apartments

McCarthy & Stone is the UK’s leading
retirement housebuilder, with
approximately 70% share of the owneroccupied market. The Group buys land
and then builds, sells and manages highquality retirement developments. It has
built and sold more than 51,000
apartments across more than 1,100
developments since 1977.
McCarthy & Stone’s Retirement Living
and Assisted Living developments offer
one and two bedroom apartments across
the country in a wide variety of locations,
from city centres to rural villages and
coastal locations. Retirement Living
developments offer the independence of
retaining home ownership while living in
an apartment specifically for the over60s, as well as greater peace of mind and
companionship. Assisted Living
developments for the over-70s offer all of
this, plus a helping hand through flexible
care and support packages that make life

3.6 Schedule of Flats
1 Bed

2 Bed

Ground Floor

8

4

12

First Floor

9

11

20

Second Floor

6

10

16

Total

23

25

48

The Assisted Care home with have a mixture of one bedroom and
two bedroom apartments. All apartments are self contained with
their own front door, kitchen, bathroom and at least one double
bedroom. This complies with lifetime homes requirements.

Typical Two Bedroom Apartments
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3.7 Ground Floor Plan
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3.8 Floor and Roof Plans

First Floor Plan

Second Floor Plan

Roof Plan

14

17713 | London Road | Knebworth

April 2017 | Rev A

3.9 Use

3.10 Amount

3.11 Scale

The site currently comprises the Chase Lowe and Sons business, a
builders merchants storage yard, including several large buildings
set back from the road and large areas of open storage of building
materials. The front of the site includes 148-152 London Road,
which includes retail at ground floor fronting onto the road and to
the north of this is the entrance to the open storage yard which
continues to the rear of the buildings.

The site is 4348m² / 1.07 acres

The scheme varies in scale in different locations as a part of the
on-going design development in creating a proposal which is responsive to the surrounding context.

The building areas are as follows:
Ground Floor – 1463m²/ 15,748ft²
First Floor – 1726m²/ 18,586ft²
Second Floor– 1458m²/ 15,697ft²

Building Total – 4647m²/ 50,031ft²
The proposal is an Assisted Living home 23 x 1 bed apartments, 25
x 2 bed apartments. The apartments are Self-contained
retirement apartments with associated communal facilities (Class
C2)

The front elevation has two storey elements at either end and tapers up to 2.5 storeys in the centre. Varying heights and massing
helps to breakdown the front elevation, creating a frontage which
is residential in scale and detail.
As you work your way around the elevations the scale remain predominantly the same at 2.5 storeys with gables breaking up the
facades. Bands of brick work detailing and the ground floor rendered plane help to reduced the scale of the proposal.

Commercial Unit Approx. 244m²/2626.39ft². The sale area is
approx. 239m²/2572.57ft² .
The retail unit(s) (Class A1, A2, A3 or D1) will provide
approximately 239m²/2572.57ft² of shop floor space.
.
Retail and care home to have separate car parking.
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3.12 Appearance
A mainly traditional palette with a modern twist. The materials
are based on local traditional and modern buildings surrounding
the site.
1. Chartham Multi
Stock

These materials include:







Chartham Multi Stock brickwork,
Sandtoft Wienerberge brown roof tiles,
Ornamental stonework to entrance portico and feature
band/keystone/cills,
Black Polyester Powder Coated steel Juliet balconies
Standard White UPVc windows & doors.
Monocouche Sruff finish render

2. Monocouche
render

3. Sandtoft
Wienerberge

3

1
Existing Frontage to London Road

2
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4.1 Site Access
The main access to the site is from London Road under an
archway helping to form a protected entrance from the main
road. The residents have the option to dispose leave mobility
scooters and refuse in the area before proceeding on to the main
entrance.

The main entrance is located centrally facing out towards the
north west with dedicated enhanced gardens on the approach.
Visitors arriving by car will walk though the gardens and enter the
reception to be greeted by staff in the office.

4.2 Residents Accessibility
Local shops, services and public transport are all within a
reasonable walking distance of the proposed development, this
provides great independence to the older occupants.

The Site

Internal floor levels throughout the development have been
designed without the need for steps, access to different floors is
by way of lifts for wheelchair users. The apartments door widths
are sufficient to allow for wheelchair access and meet lifetime
home requirements.
For ease of access for residents and visitors, all communal areas
are located at ground and lower ground floor levels including
access to external amenity areas.
While cycle parking is provided Mobility scooters are also a
popular form of transport for the proposed user. A dedicated
integral storage room with direct access both externally and
internally has been provided, together with charging points.
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4.3 Entrance
The main entrances to the Assisted Living Care home will be
orientated to face the car parking, accessed though the garden
area. Visitors arriving by car will walk though the garden and
enter reception to be greeted by staff in the office. The car
parking areas will be fully annotated with signage to help patrons
negotiate the proposed site and to ensure that the spaces are
utilised correctly.
The retail units at the front of the site and can be assessed by car
or foot from London Road.

4.4 Vehicle Movement
Car ownership levels amongst older people are relatively low. The
number of car parking spaces on the site has been carefully
considered. The usual provision for this type of development is
based on research into car ownership and usage levels at existing
McCarthy & Stone schemes, both historic and recent and similar
locations. A car parking provision of approx. 0.5 per unit is
proposed for the assisted living section of the scheme 26 spaces
with three disabled.
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4.5 Internal Movement
It is an essential feature of Assisted Living care homes that access
within the building is to be achieved without the need for steps.
Therefore level floors are provided throughout the development,
and access to different floors is by way of a lift, residents or
visitors do not need to use the staircases. The entire building is
‘wheelchair friendly’, built to Lifetime Homes Standards. The lift is
designed to be accessible by wheelchair users.
The apartments have door widths sufficient to allow access by
wheelchairs and are also built to Lifetime Homes Standards.

4.6 Public and Private Space
The proposed buildings will have very clear accesses for the
public. There will be only one route into the car parking to ensure
that no confusion can occur for visitors to the premises.

4.7 Access for all
Priority parking will be provided directly adjacent to the unit
entrance. Accessibility to the proposed building is foremost and as
such will be designed with access for all in mind. All thresholds
will be level, facilities fully encompass all requirements and routes
through the building at ground floor are designed to enable full
accessibility.

4.8 Emergency Access
We have allowed for access in accordance with current Building
regulations for a large fire appliance and all ancillary emergency
vehicles.
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5.0 Landscaping
The Landscape Strategy submitted with this planning application
shows the intended layout and general character for the
landscape that will surround the proposed building. The
distribution of proposed planting and lawns are highlighted in
contrast to paths and other hard landscape elements, which are
either described within the key or annotated in detail together
with proposed boundary treatments. Trees to be retained are
accurately represented together with the constraints they impose
in terms of their root protection zones. Existing and proposed
spot levels are included to help show changes in proposed
topography, particularly beneath trees.
The landscape proposals broadly aim to provide a setting for the
new building, helping to root it into the site and surrounding
context, whilst creating attractive usable garden spaces and
outlook for the amenity and enjoyment of the residents who will
live here.
Views of the new building and site from neighbouring properties
and from London Road have all been carefully considered as part
of the proposals.
Along London Road the architecture of the new buildings has
been carefully detailed to complement and enhance the street
scene, reflecting local character and vernacular detailing. In views
from the north, the development is partly hidden by two storey
buildings immediately adjacent to the boundary whereas further
to the east tree planting within the carpark will not only break up
the building outline but will also provide an attractive feature in
itself, improving local visual amenity. The southwest boundary is
closed by an existing long garage block so views of the new
development are predominantly from first and some second floor
windows of properties along Pondcroft Road, albeit fragmented
by a number of mature garden trees set within gardens in the
foreground.

Toward the south, existing fruit, Yew and Leylandii trees at the
end of neighbouring gardens are retained, screening views toward
the new building and where the boundary becomes more open
further tree planting is proposed, that will again break up views of
the building outline and contribute to local amenity. To the
southeast the site is bounded by several single storey workshops
so any views toward the planned development are predominantly
from properties on the southeast side of Milestone Road. Once
again tree planting within garden spaces will help to break up the
building outline.
New boundaries to the site will generally take the form of 1.8
metre high timber close board fencing
Entry to the proposed building will be via a main entrance off of
the carpark, being fully accessible and compliant with part M of
the building regulations. A separate pedestrian route is also
provided between this entrance and the London Road.
Garden spaces and other areas around the building have also
been designed to enable full access, including flush thresholds at
all external doorways and shallow gradients throughout to avoid
the need for steps and handrails.
Pavement materials for the hard landscape have been carefully
chosen with the elderly and disabled in mind, being slip resistant
and suitable for wheelchair access.
External lighting around the building will be designed to be
functional but as low key as possible, using low energy LED
fittings, shielded to direct light down, reducing both glare and
light pollution. Recessed brick lights, lighting bollards and discrete
wall mounted bulkhead units will all be used to illuminate
entrance spaces, the main communal terrace, paths forming fire
exit routes and each of the individual ground floor patios.
The proposed planting will generally be detailed to provide year
round colour and interest for residents whilst at the same time
being easy to maintain. Most areas will be planted with larger
plant stock to give an impression of maturity from day one,
reinforced by use of larger specimen shrubs in key locations.
Species will also be selected to be attractive to wildlife, providing
food or shelter to insects and birds that will help improve the
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Landscape Plan
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6.0 Sustainability
The proposed site is in a sustainable location with sustainable
transportation links and close proximity to Knebworth centre. The
site is located within walking distance of bus stops and Knebworth
National Rail Station. These sustainable transport links help to
connect the site and its future residents with the wider context.
McCarthy & Stone have been acknowledged by the WWF as one
of the UK’s top leading house builders who not only recognise the
importance of issues of sustainability but have gone to great
lengths to ensure that this is reflected in their governance,
management resources, policies and operational performance.
Key sustainability proposals associated with the development will
be:
The main expanse of hard standing will be permeable paving
to reduce surface water run-off rates.

Recycling facilities will be provided for both construction
and domestic waste.

All timber to be used in construction will be sourced from
renewable sources with FSC certificates.

Where appropriate, there will be a reduction in the CO2
emissions of the development through sustainable transport
strategies and energy efficient strategies.

The proposed landscaping strategy plan will provide a
sensitively designed scheme which will enhance the
environmental quality as well as its surroundings. This will
include low level bollard lighting angling light down to avoid
light pollution and to easily locate paths and parking areas
without impacting on neighbouring residents.

The building orientation enables the majority of apartments
to benefit from direct sunlight at some part of the day for
most of the year.













All the flats and communal spaces will be highly insulated
with high performance glazing. These spaces are then fitted
with efficient underfloor heating which will be controlled
from within each unit to individual preference.
The proposal is designed to allow for ease of access and
movement for people with disabilities, and meet Lifetime
homes standards.
The user group would have minimal Noise Impact on their
neighbours as by their nature are quieter and are involved in
fewer antisocial actives. Additionally, their traffic
movements are limited. The building windows would be
suitably glazed to avoid noise disturbance to the residents
The emphasis on local sourcing of effective contractors and
sub-contractors who can deliver their services to the
construction site on time provides on opportunity for
McCarthy & Stone to contribute to the economic viability of
the local and surrounding areas.
The proposed scheme has been designed to include
principles of ‘Secured by Design’, and ‘Designing Out Crime’.
McCarthy & Stone are currently seeking approval from
Secure by Design for all their flat types this well be
reinforced during the specification stage prior to
construction.
HCFC’s (ozone depleting substances) within the building will
be reduced and where possible will not be included in the
specification. The standard specification already includes
zero ozone depleting insulation types such as 2L2 Super
Class O for external walls, Catnic for window lintels,
Rockwool mineral fibre for roofs, Acorn polystyrene for
floors and foundations, Pulsacoil for the hot water tank and
Armaflex for the pipe work.

These strategies among others and the ongoing development
of strategies for reducing CO2 emissions will ensure that the
development will achieve a minimum 10% improvement the
current building regulations requirements.
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7.0 Summary
This Design and Access Statement provides supporting
information for the application for the development of Assisted
living care home (Class C2) and retails units (A1, A2, A3 or D1)
with associated external works and landscaping on the site at
London Road.
The scheme will provide extra care facilities for the elderly as well
as a new commercial store. It details how the proposed
development seeks to deliver a high quality scheme that will
integrate and contribute to the surrounding community.
The exemplary qualities of the development are listed below:

Provides a valuable care facility with excellent and attractive
accommodation for older people in Knebworth.

Provides a scheme that responds to the constraints of the
site whilst respecting the existing qualities within the
surrounding context in terms of its scale, massing and
materials.

Provides a secure environment with convenient but
passively controlled access.

Provides a variety of amenity space appropriate for the
recreational needs of the residents with an integrated
landscaping scheme that reinforces the form and quality of
the proposals.

High Quality and where possible local materials will be
specified to the external envelope.

Provides modern, purpose-built accommodation which will
enhance the quality of life of residents, visitors and staff
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