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Chapter_1.0
Introduction

1.1_Purpose and scope of statement

This document has been prepared to support a full planning 
application submitted by Odyssey Group Holdings Ltd (the 
applicants) for the redevelopment of the site to provide new 
parking facilities for the Health Club, a new entrance off the 
adjacent B197 Stevenage Road and 80 no. Residential units.

The purpose of this statement is to provide an overview of 
the prevailing site characteristics and the existing context, to 
describe the proposals for the site, and to assess these within 
the context of the current site, surrounding land uses and the 
physical environment.

The proposals have been subject of extensive pre-application 
discussion and dialogue with the officers of the Local Planning 
Authority. 

This consultation process started with an initial site visit and 
presentation to senior planning officers from North Hertfordshire 
District Council in January 2014. At this meeting officers were 
briefed on the history of the site, the condition of the existing 
facilities, the need for investment, and the initial details of the 
redevelopment plans.

A formal pre-application document was submitted in June 
2014 with a further design submission in Jan 2015. Comments 
received have been taken into account and incorporated within 
the scheme and have formed an integral part of the process in 
bringing forward these proposals. 

Detailed dialogue has also been undertaken with the County 
Council Highways Department.

Further to the requirements of the Planning (applications for 
Planning Permission, regulations 2006), this document also 
includes a design and access statement to demonstrate the 
design and access rationale for the scheme. The statement 
illustrates how the design process has considered and responded 
to the issues affecting the site.

1.2_The applicant

The applicant is: 

Odyssey Group Holdings Ltd

Head Office, Old Knebworth Lane, 
Stevenage, Hertfordshire SG2 8DU.
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Chapter_2.0
The Site and Surrounding Context

2.1_Location

This 3.9 hectare site immediately adjoins the southern urban 
environs of Stevenage Town and is approximately 1km to the north 
of Knebworth Village.  The site is just within the administrative 
area of North Hertfordshire District Council and the Parish of 
Knebworth and is currently subject to a Green Belt designation.

New housing development has taken place on two sites on the 
northeast side on the branch railway line either side of the London 
Road within the outer urban limits of Stevenage. Open storage 
is taking place on land on the northern side of Old Knebworth 
Lane. The extensive GlaxoSmithKline research establishment 
to the northwest dominates the local scene in visual terms, and 
views towards the northwest from within the site.

2.2_Setting

Old Knebworth Lane runs along the site’s northern boundary at 
a significantly lower level and provides vehicular access via a 
steeply inclined driveway.  This road then connects to the B197 
Stevenage Road 100 metres to the east.

The East Coast main railway line runs along the western boundary 
of the site, elevated on a shallow embankment approximately 2 
metres above the general site level, with Knebworth rail station 
approximately 1.2 miles to the south in the village of Knebworth 
and Stevenage station 1.6 miles to the north.  The smaller Hertford 
Line branch railway line runs along the north eastern boundary 
of the site, approximately 6 metres below the general site level 
within a steeply sided cutting.  There is a row of established oak 
trees on the southwest side of the railway line which provides 
natural screening on to this part of the site

The main B197 Stevenage Road bounds the site to the south 
east.  There is a dense established hawthorn hedgerow and tree 
screen along this boundary. The site is elevated in relation to 
this road.  There is established landscaping along the southern 
boundary of the site, beyond which open countryside stretches 
southwards towards the village of Knebworth.  There are clear 
views across this tract of open countryside from within the site

The site is also adjacent to Knebworth Golf Club to the west.  The 
A1 motorway is a further 500 metres to the west along Knebworth 
Lane, although the closest vehicular connection to this route is 
from Broadhall Way 1.2 miles to the north.

2.3_Existing site

The site currently accommodates the Odyssey Health and 
Racquet Club, which comprise two substantial indoor sports 
and leisure buildings and a number of smaller buildings, which 
collectively provide about 5,100 sq. m (55,000sqft) of floorspace, 
alongside a number of outdoor courts for various sports. 

The various on-site facilities are listed below: 

• Sports club building, which contains two squash courts, 
eight health and beauty treatment rooms, gymnasium and 
fitness studios, a 25 metre swimming pool, reception area 
and ancillary facilities. The facilities are located across two 
storeys.

• A small crèche situated immediately to the north west of the 
sports club building.

• A building containing an indoor bowling facility, which is no 
longer used for this purpose due to lack of demand. Because 
of its relatively low ceiling height it is unsuitable for adult 
racket sports, indoor cricket or football.

• An outdoor bowling green with small pavilion previously used 
by an independent bowls club but now lying vacant since 
2012.

• Four floodlit all-weather tennis courts situated immediately to 
the south east of the sports club building.

• Three 5-a-side football pitches (with one now disused) 
with changing facility (also disused) situated towards the 
southeast corner of the site. The courts are in relatively poor 
condition and are not intensively used. They are used on an 
ad-hoc pay-and-play basis.

• As can be seen on the aerial photograph an area of 
hardstanding between the indoor bowling facility and the 
football pitches was the historic location of additional tennis 
courts.

• Open grass land to the south of the facilities had previously 
been used as a sports ground but now is disused.

• Various areas of hard-surfaced car parking.
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Chapter_3.0
Site Analysis
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3.1_Constraints and opportunities

The principal aim of any redevelopment is to secure the long-
term existence of the Health Club and continued sports use of the 
site. In order to achieve this, options needs to be assessed for 
introducing alternative higher value uses on surplus previously 
developed parts of the site to cross-subsidise and allow for the 
long-term regeneration of the sports club.

The following provides an initial analysis for the opportunities for 
achieving a mixed-use residential development at the site: 

Constraints-

• Green Belt designation.

• Single vehicular access via a steep gradient on a minor road.

• Railway edges to the east and west.

• Electrical cable and sub-station.

• Steep gradients adjoining the site to north, east and south.

• Groundwater source protection zones 2 and 3.

Opportunities-

• Secure long-term enhancement of existing Health / Sports 
Centre and community uses.

• Re-use of previously developed brownfield land.

• Opportunity to meet local and strategic housing need, 
including affordable housing, adjacent to the town of 
Stevenage Road.

• Highly sustainable location in terms of access to local 
transport and local amenities.

• Opportunity to create and adopt a new long term Green Belt 
Boundary.

• Opportunity to enhance local infrastructure with new access 
from Stevenage Road.

• Improve the sustainability of the site.

• Enhance the ecology of the site

• Bring economic benefits to local people and businesses.

• Improve on the energy efficiency of the existing buildings

• Provision of permeable paving to reduce surface water run-
off.

• Not located in conservation area, flood plain or archaeological 
priority zone or subject to any landscape or wildlife 
designations.

• Suitable for sustainable urban drainage systems.

• No evidence of contamination.

 

The design concept for the project has grown out of the detailed 
analysis of the existing site, an understanding of the context 
and a response to the varied and interesting qualities of the 
surrounding environment. 

A residential development is proposed with a combination of 
residential properties, associated amenity and parking facilities

Whilst the site is within a Green Belt designation its unique 
position, the topography, tree belts and surroundings result in it 
being largely screened from view 

The response to the principal constraints of the site have also 
been an integral part of the design, namely:

• The green belt designation and previously developed land.

• Topography and in particular the change in level in relation to 
the adjacent, Stevenage Road.

• Proximity and inter-relationship with the Health Club and its 
users.

• Car parking and alternative access.

• Retention of key existing buildings.

• Noise and impact of the railways.

• Restricted vehicular access.

• Existing trees.

The project will improve the setting of the Health Club and will 
secure the long-term future of an important and distinctive local 
community use. 
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AREA SCHEDULE:

existing buildings to be 
demolished 
footprint- 2871.5sqm
or 30909sqft
total GEA- 5602.6sqm 
or 60306sqft

1

2

3

4

footprint- 2731.1sqm
or 29397.3sqft
volume equivalent to 
2no. storeys 
total GEA- 5462.2sqm 
or 58795sqft
footprint / GEA- 
49.2sqm or 530sqft
footprint / GEA- 
51.4sqm or 553sqft
footprint / GEA- 
39.8sqm or 428sqft

existing man-made 
sport surfaces
6624.5sqm 
or 71306sqft

area of existing paths / 
roads 
7825.0sqm
or 84228sqft

area of existing 
hard-standing
2020.2sqm
or 21745sqft

residual areas
25244.4sqm
or 271729sqft

site boundary
46772.7sqm 
or 4.68 ha 
503457sqft
or 11.56 acres

Planning permission granted 
Ref. No: 01/00253/1-
7 all weather multi-purpose pitches 
with associated fencing and 
floodlighting 
5289.0sqm or 56930sqft

existing buildings to be 
retained
footprint- 2187.1sqm
or 23542sqft



3.2_Previously developed land

The site has a long-standing history of development.

It was first developed for sporting use in 1965 by Kodak 
(Stevenage) to provide a football ground and social club for 
its employees.  Over the years the site has been developed 
incrementally to provide additional facilities.  Since being 
acquired by Odyssey Group Holdings in 2000 the importance of 
the Odyssey Health and Racquet Club as a social and sports/
leisure destination has increased substantially with over 3,200 
members and 50 full-time and part-time staff ensuring that it has 
become an important part of the local community

The counter point to this growth however has been that the 
existing buildings and associated facilities have been subject to 
far more intensive use than was originally intended.  

Although the existing buildings and facilities have been subject 
to a degree of refurbishment and adaptation over the years it 
was never envisaged that they would remain in use over such 
an extended period of time and are showing increasing signs of 
decline.

The continual change, alternate use and alteration over the 
years has also resulted in areas of the site falling into disrepair 
and under-use, and in a number of areas complete dereliction. 

The extent of the previously developed land in the form of 
building footprint and hard-standing is defined on the site plan 
located on the opposite page. Extensive discussion took place 
with the Local Authority and the sub-division of the site to identify 
acceptable area the re-development was defined in equal parts 
by the following factors: 

• The line and extent of existing courts and hard-standing 
areas.

• The footprint and area of buildings to be demolished.

• The alignment and optimum safe location and geometry of the 
new roundabout , access road and associated groundworks.

• The location of existing trees.

• The retention of the maximum area of undisturbed green 
space within the Green Belt designation.

• Calculations have been completed to determine area of 
hard-standing, roads and building footprint and artificial play 
areas.

• Area of new hard-standing and building footprint equal that 
to be removed.

• 
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All visuals and sketches are intended to provide an artistic interpretation of the design 
concept. They are not an accurate representation of the space and by no means represent the 

final finish, fixtures or materials. All design content is copyrighted and protected
 Central Leisure® 2015

_Option
New Architecture

Illustration of planned improvement and growth of Health Club Facility



Chapter_4.0
Development Vision

Integral to this vision is the need secure the long-term retention, 
sustainability, improvement and growth of the health and leisure 
facilities on the site. The economic reality of this is that it will 
only achieved through the introduction of a cross-subsidising 
residential development on the under-utilised and surplus areas 
of the landholding.

The overarching objective of the redevelopment proposals for 
the site is to create a vibrant and fully integrated new community 
with a strong sense of local identity that celebrates the unique 
setting and location of the site, one  that affords the maximum 
opportunities for residents to live a healthy and environmentally 
conscious lifestyle.

The master plan illustrates the potential for the consolidation of 
the existing health and recreational function in the northern half 
of the site for the club members and the local community.  This 
would include the following development:

• A new fully refurbished building accommodating enhanced 
club services including upgraded swimming pool, gym, spa, 
changing facilities and club café/restaurant.

• Designated drop off area to the Club’s Front door.

• Newly arranged and rationalised car parking in surfaced 
areas for circa 150 spaces, including disabled provision. With 
safe, separated, illuminated access to the main entrance.

• Retention of the existing tennis courts. Enhanced through 
the addition of areas of surrounding high quality landscaped 
environment.

Whilst the planning application only allows for the provision of 
the re-arranged and rationalise car park for the Health Club it 
is  intended that approval for the remaining refurbishment works 
would be sought by the Club once a funding scheme has been 
generated by the new residential development.

To fund these upgraded facilities the surplus lands generated 
on the south eastern part of the site would be developed for 80 
residential units (56 houses and 24 apartments) supplemented 
by green buffers along the edges, communal and private gardens 
and accesses. 

The densisty range of the proposed development would be as 
follows:

•	 Gross	density-	80 units / 3.94 ha (overall site area)=
       20 units per hectare

•	 Net	density-	80 units / 1.54 ha (development site area)=
       52 units per hectare
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5.2_Use and amount

Car	parking	spaces:

Residential- 135 spaces (average 1 : 1.7 per unit)
Health club- 144 spaces

Chapter_5.0
The Project
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5.1_Proposed development

We believe the proposals will make a very positive contribution 
to the immediate environment. It will integrate well into the 
landscape setting and will ‘repair’ otherwise unsightly areas 
of under-used derelict land within the Green Belt. Inevitably, 
commercial pressure to create a viable scheme is of great 
importance and we believe we have produced a scheme, which 
will be successful in its delivery of attractive homes for residents 
whilst being tempered by the sensitivity to the immediate 
environment, existing buildings and the local micro-climate.

In-line with best urban design practice, a mixture of off-street, 
integral garaging, courtyard and on-street parking spaces will be 
provided to each house with communal parking for the apartment 
to the front and rear of that block.

The scheme will provide for a wide choice of high quality homes 
and opportunities for home ownership, including affordable 
housing.  The Odyssey site proposals have been developed 
with the intention of providing a range of homes to meet market 
demand. The majority of units are 2 and 3 bed types to suit local 
requirements. Although the affordable offer has yet to be defined 
it is intended to offer a range of tenures and ownership options, 
including shared equity.

The built elements of the proposed development will be of a high 
quality with bespoke housing designs being developed for the 
site with specifications exceeding the requirements of Building 
Regulations, including a commitment to achieve the Code for 
Sustainable Homes Level 4 standard. 

The layout is innovative and well considered and includes a 
range of shared surface public open spaces for recreational use 
by residents, including a Children’s Play Area and access to the 
adjoining leisure development. The integration of the residential 
areas and the Health Club has been carefully considered to avoid 
a ‘them and us’ arrangement. 

The scheme will create a unique development, which will firmly 
promote a healthy life style and a unique sense of place. This 
has been achieved by equal consideration of all aspects of the 
site uses.

Vehicular access to the health and leisure facilities would 
continue to be from the existing entrance from Old Knebworth 
Lane.  However, it is proposed to create a new vehicular access 
off Stevenage Road, through the provision of a small roundabout, 
to serve the residential component on the site.  This would not 
only provide improved access but would also act as a traffic 
calming measure.

House / Apartment Types No. of Units %

1 bedroom apartments 16 20

2 bedroom apartments 12 15

2 bedroom houses 16 20

3 bedroom houses 29 36

4 bedroom houses 7 9

Total 80 100%

Parcel A
House / Apartment Types

No. of 
Bedrooms

No. of 
Bed Spaces

HT_A1  (2 beds x 8no.) 16 32

HT_B1 (3 beds x 11no.) 33 55

HT_C2 (4 beds x 1no.) 4 8

Sub-total 53 95

Parcel B
House / Apartment Types

No. of 
Bedrooms

No. of 
Bed Spaces

AT_A2 (1 bed x 4no.) 4 8

HT_A2 (2 beds x 8no.) 16 32

HT_B3 (3 beds x 8no.) 24 48

Sub-total 44 88

Parcel C
House / Apartment Types

No. of 
Bedrooms

No. of 
Bed Spaces

HT_B2 (3 beds x 6no.) 18 36

HT_B4 (3 beds x 4no.) 12 24

HT_C1 (4 beds x 1no.) 4 8

HT_C3 (4 beds x 5no.) 20 40

Sub-total 54 108

Total 187 363

Parcel D
House / Apartment Types

No. of 
Bedrooms

No. of 
Bed Spaces

AT_A1 (1 bed x 12no.) 12 24

AT_B1 (2 beds x 12no.) 24 48

Sub-total 36 72
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5.1_Extent of proposed demolition

It is proposed to demolish as per the plan on the opposite page.

• The building containing an indoor bowling facility (1), which 
is no longer used for this purpose due to lack of demand. 
Because of its relatively low ceiling height it is unsuitable for 
adult racket sports, indoor cricket or football.

• An outdoor bowling green with associated small pavilions  
(2) previously used by an independent bowls club but now 
lying vacant since 2012.
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Chapter_6.0
Design Statement

16

6.1_Design evolution

Following the appointment of Forge Design Studio as Architects 
for the project, work commenced on the design of the master 
plan and detailed residential layout towards the end of 2014.
 
A copy of both of the Pre-application submissions are included 
within Appendices A and B, as follows:

• Pre-Application Submission, June 2014, prepared by Rolfe 
Judd

• Pre-Application Submission _ Options Appraisal, Jan 2015, 
prepared by Forge Design Studio

These document fully explored the site analysis, contextual 
studies and assessments undertaken by the Project Team at the 
outset of the project. Detailed comparative studies are included 
to identify site allocation, area of previously developed land and 
preferred position for the new access. 

3-dimensional modelling of the site was undertaken with particular 
regard to the change in level in relationship to the surrounding 
roads and countryside. Consideration was also given to the 
visual impact on the surrounding areas and the limited number of 
potential viewpoints that have been identified.

The relationship, scale and height of the existing buildings are 
noted and regard is paid to the history and evolution of the site 
and its uses.

Reference should therefore be made to these appendices 
to establish the original design rationale and option studies. 
Meetings were held with the Local Authority and submissions 
made.

After consideration a clear preference was established in respect 
to the following points:

• Location of the new highways entrance and associated 
roundabout agreed.

• Residential Development to be restricted to the areas 
northeast of the access road alignment.

• Areas of open green space to be maximised.

• Potential impact on the Green Belt to be minimised.

• New car parking areas to be planned and located to minimise 
disturbance to the Green Belt.

• Landscape mitigation measures to be developed in parallel 
with the proposals to minimise impact on the Green Belt.

As a result of further detailed site surveys, services investigation 
and detailed design development following consultation with 
the Local Authority the design has gone through a number of 
iterations over the last 6 months. This evolution can be tracked 
through the attached illustrations.

Key to the development was the design of an attractive, well 
integrated layout, which takes maximum benefit from the 
relationship to the Health Club, the location of the site and its 
surroundings.
 
We believe this has been achieved with our current layout and 
are confident that the scheme will create an attractive, highly 
desirable place for the residents to live whilst minimising impact 
on the openess of the surrounding Green Belt.

6.2_Design rationale

The scheme has responded to the strongly established site 
features of existing trees, boundaries and existing buildings. 
Together with the alignment of the new access road and the 
retention of the maximum amount of green belt this has formed 
the key design generators for the layout.

Best urban design practice has been utilised to create a layout, 
which embodies the basic principles of good design as follows:

• Safe and secure shared spaces.

• Clear definition of private and public area.

• Good surveillance and adherence to the principles of Secure 
by Design.

• Compliance with the general principles of Lifetime Homes.

• Properties have been designed to front onto the streets and 
create an active sequence of spaces.

• Creation of a positive approach to the site entrance whilst 
minimising impact on the wider landscape.

• Response to the height and massing of the existing buildings.

• Sufficient and sensible distribution of car parking spaces

• Good provision of private amenity spaces (rear gardens), bin 
storage and cycle provision.

• Good mix of house types and tenures.

The rationale behind the design has developed as a result of 
the responses to the criteria above. Each property has been 
carefully considered as part of the whole layout to offer the best 
living arrangement for the occupants, with easy access to the 
site and its wider amenity, good-sized accommodation and a mix 
of private and public open space.

Distribution of units has been carefully considered and the 
apartments (at three-storeys high) have been located nearest to 
the Health Club to match the massing, scale and height of the 
existing buildings.

The individual plan arrangements have developed as be-spoke 
designs and are not standard house types. These have been 
finalised with input from local agents who understand the trends 
and requirements of the marketplace and know what the local 
population are looking for in the property market.





6.3_Layout

The layout has been agreed following the detailed analysis 
and contextual studies previously described. We believe we 
have arrived at an excellent plan arrangement, which responds 
positively to the confines and constraints of the site.

A number of key issues were identified by the Local Authority 
stage at consultation process, as follows:

Residential	Amenity	/	Garden	Space 

Space for each apartment has been provided through a 
combination of terraces and balconies. We have increased the 
amount of semi-public amenity space through the introduction of 
the pocket park which provides a shared play space together with 
good access to the wider green amenity space and of course, the 
facilities within the Health Club. 
All of the houses have generous garden space in a variety of 
configurations to suit the location on site. Some have front and 
rear areas, others back onto the existing tree belt which will 
provide excellent private space. All have easy access to the 
same communal facilities as out-lined above.

We consider this level of provision is an appropriate response for 
this type of edge of town site. 

Density,	Layout	&	Unit	Mix

The range of densities has had subtle adjustments in layout and 
character as the visitor moves from north to south within the 
layout.

• The northern part of the site includes the apartments and 
pre-dominantly 2-bed terraced units. This is co-located with 
the existing Health Club and provides a good standard of 
accommodation in a compact and accessible layout. The 
highest density of development is in this zone.

• The central part of the site has a greater mix of properties with 
3-bed terraces, semi-detached, coachhouse apartments, 
3-storey townhouses and 2-bed terraces. There is a mix 
of garden sizes, communal amenity space and parking 
arrangements. This is the area of average density. 

• The southern area, towards the entrance, is the lowest 
density. It includes the shared play area and pre-dominantly 
semi-detached properties in a mix of 3 and 4-bed house 
types which are largely 2.5 storeys high.

18

The final location of the apartments and the relationship of the 
properties to the existing Health Club tennis courts have been 
fixed following particular comments received from the Planning 
Officers.

In particular the inclusion of a generous buffer of planting around 
the Tennis Court between units 37 to 44 will ensure that the 
occupants of the housing will suffer no undue nuisance from the 
noise of the players on the courts.

Landscape

Following comments received from the officers an avenue of 
trees following the line of the road has been included to form a 
strong landscape edge to the development area.

Together with the introduction of a generous number of street 
trees, residual communal planting areas, the on-plot gardens 
and the shared pocket park this will create a green and pleasant 
environment.

The landscape treatment will serve to break up longer distance 
glimpsed views into the site from the higher ground to the south 
and screen closer in views into the site from its more immediate 
surroundings.

This is all assessed in more detail in the Landscape and Visual 
Impact Assessment included with the Planning Application.

Acoustics

We have undertaken noise surveys and will build-in appropriate 
mitigation measures to the detail design of the properties, such 
as comfort cooling, triple acoustic glazing and appropriate levels 
of sound insulation to the fabric of the houses.

In addition an earth bund has been proposed along the South 
West boundary to reduce potential train noise from the main line 
railway line.

Parking	

Parking strategy is dealt with in more detail under item 7.0 
Access and Movement. The design includes a high level of 
parking appropriate to the location. With a range of parking 
solutions including on-plot, street parking, communal courtyard 
and integral garaging.
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6.4_Scale and levels

The scale of the development is a mixture of 2, 2.5 and 3 storey 
houses and a 3 storey apartment building.

Site levels and finished floor levels of the houses have been 
carefully set to minimise the impact on the wider landscape. Key 
levels across the site are set as follows:

1. The existing road level and new roundabout are generally 
set at 84.00.

2. The  existing site is generally set at a level 89.50. The change 
in level between existing road and site is therefore generally 
set at 4.5m.

3. The lowest pair of houses on the site are units no’s 29 and 
30 set at 85.95. 

4. Units on either side of 29 and 30 step up incrementally at 
600mm intervals until they match the general level across 
the site.

5. The access road is set at a gradient of circa 1:20 which 
comes up to a level of 88.50 at the first crossroads.

6. Levels, car parking and access arrangements have been 
determined with the need to ensure compliance with Building 
Regs and DDA.

7. The houses on the south-eastern corner next to the 
roundabout have been reduced in size and scale following 
consultation with the Planning Officer.

8. The shape and form of the ground modelling to the new 
access has been determined to ensure the minimum impact 
on the wider views from the surrounding areas of Green Belt.

9. Areas of existing trees have been supplemented and 
strenghtened by additional landscape planting.

10. The remaining site is gentle sloping up to an entrance to the 
existing Health Club at 90.50.

11. The block of apartments at three storeys high has been 
reduced in size and scale through the use of flat ‘green’ roof 
behind a parapet. This will help bio-diversity and provide 
a potential location for renewable energy installations if 
required.
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12. The avenue of trees provides a strong demarkation between 
retained open space in the  green belt and the proposed 
residential development.

All of the above are as noted on the Landscape Master plan.
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02 BRICKWORK

Red multi stock brick
(colour- red / brown)

01 PITCHED ROOF

Plain clay roof tiles
(colour- grey / blue)

11 BALCONIES

PPC steel balustrades
(colour- silver / grey)

03 BRICKWORK

London stock brick
(colour- brown / yellow)

04 CLADDING

Vertical timber cladding
(colour- yellow / red / brown)

09 INFILL PANEL

Aluminium coloured panel
(colour- various)

08 WINDOWS / DOORS

Aluminium windows / doors
(colour- silver / grey)

06 DORMER WINDOWS

PPC aluminium or zinc
(colour- silver / grey)

10 GARAGE DOORS

Vertical timber doors
(colour- yellow / red / brown)

07 FRONT DOORS

Aluminium flat panel door
(colour- silver / grey)

05 CANOPY

PPC aluminium or steel
(colour- silver / grey)
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6.5_Appearance

The approach to the appearance of the scheme reflects the plan 
form of the proposal and recognises the nature of the site and its 
surroundings.

We have been conscious of the need to ensure that the lower 
rise housing sits well in relationship to the apartments and the 
bulk and mass of the existing Health Club.

A be-spoke design is proposed which does not rely on a house-
builders palette of pre-determined house types, materials, sizes 
and proportions.

Simple traditional forms are proposed for the house types with 
generously proportioned contemporary windows to ensure a good 
supply of natural day-light and ventilation within the properties.

It is proposed to use pitched roofs with tiled roof coverings and 
pre-dominantly gable ends with good quality brickwork external 
walling and simple detailing. Consistency of approach extends to 
the use of materials for boundary walls and front garden areas.

Well-detailed, good quality external hard landscape details will be 
considered as an integral part of the design approach. These will 
be co-ordinated and chosen to suite with the house type design.

The apartments are proposed to sit comfortably alongside the 
houses although a flat, ‘green’ roof is proposed in order to reduce 
the bulk and size of the block.
 
Examples of the type of approach envisaged are shown here 
together with extracts from part of the elevation drawings together 
with images of typical material samples.

The use of good quality materials will be a unifying element, 
which will ensure continuity between the different elements of 
the proposals.
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6.6_Landscape

The site has an urban or urban fringe character contrary to the 
character of the open countryside beyond and is visually well 
enclosed by tree cover along Old Knebworth Lane, the Stevenage 
Road and the branch line railway. This enclosure will be retained 
and enhanced and although the new access will result in the loss 
of a short section of hedgerow along the Stevenage Road, the 
gap will be narrowed by reinstatement native tree planting and 
new landscaping within the site, reducing the visibility of the new 
housing to passing motorists. 

The landscape and visual appraisal demonstrates that the existing 
buildings are barely perceptible when viewed from within the 
open ‘Greenbelt’ countryside to the south and the visibility of the 
proposed residential properties will similarly have no significant 
effect on the openness of the greenbelt or the visual amenity 
of people within it. The proposed development will substantially 
enhance the landscape quality of the site, particularly the 
southern area. A landscaped bund along the boundary with the 
East Coast Main Line will beneficially reduce the aural and visual 
intrusion from the railway. The proposed development offers the 
opportunity of establishing a more positive land use which will 
enhance the landscape character and quality of the site with 
no significant adverse landscape or visual effects to the wider 
landscape.

At a detailed level the site landscape will continue the use of 
good quality materials as a unifying element ensuring continuity 
with the house forms and the Health Club landscape:

Soft	landscape
The soft landscape proposals will major on the use of appropriate 
native species for both the boundary and ornamental streescape 
planting, with some evergreen non-natives perhaps included 
around the tennis court planting to improve screening.  Planting 
sizes will vary depending upon function with the native-mix 
boundary planting generally planted as whips, whilst individual 
(street and avenue) trees planted at much larger sizes for day 
one impact.

Hard	landscape
The hard landscape palette will use robust self-finishing materials 
in appropriate colours and include concrete block paving to define 
shared surfaces and footways.  This approach is shown on the 
coloured landscape masterplan and the landscape general 
arrangement drawings together with images of typical material 
samples below.
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6.7_Energy / sustainability strategy

The proposed strategy is based on utilising passive design 
measures, super insulated and air tight building fabric and 
high efficient gas fuelled heating system with the installation 
of Photovoltaic Panels for the provision of supplementary 
renewable energy generation such that a significant reduction in 
CO2 emissions is achieved through LZC/renewable technology. 

To meet building regulations and achieve a >10% reduction in 
CO2 emissions through LZC technologies (as required by the 
Local Authority) a ~45kWp roof mounted solar PV array evenly 
distributed across the dwelling roofs, equating to approximately 
0.25kWp per bedroom, is required. This is the equivalent of a 
total roof area of approximately 300m2 of panels, or 1.58m2 / 
bedroom.

See the roof plan on the opposite page for an indicative layout of 
the PV panels.
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Chapter_7.0
Access and Movement

28

The planning application is supported by a Transport Assessment, 
prepared in a manner which seeks to influence travel to and from 
the proposed development site rather than merely assessing its 
impact. The development includes a permeable layout which 
makes excellent provision for pedestrians and cyclists. The 
internal road layout makes suitable provision for servicing and 
deliveries. The development will deliver improvements to the 
local bus stops which will benefit new and existing residents alike. 
The development will include electric vehicle charging points to 
further promote sustainable travel, even from the residual private 
car trips.

The potential for increased traffic generation as a result of the 
development proposals has been assessed.  Even making 
robust assessments about the predicted traffic generation, 
the proposed development is likely to result in only a nominal 
proportional increase in traffic on the local highway network. The 
small change would be less than daily variation on any part of the 
highway network and therefore imperceptible to other highway 
users.

7.1_Vehicular and transport links

The Health Club currently takes access from Old Knebworth 
Lane. The proposed redevelopment will retain but improve this 
access for the Health Club and provide a new access onto 
Stevenage Road for the proposed housing development.

Old Knebworth Lane is semi-rural in nature; it is subject to the 
national speed limit, has verges on both sides and no footways. 
From its junction with the B197 drivers are advised that the road 
is unsuitable for HGVs. Signage also warns drivers to expect 
horse riders in the road, and that the rail bridge between the 
Health club entrance and the B197 has a maximum head-height 
of 4.19m (13’  9”). Stevenage is an inter-urban principal road 
leading from Stevenage to Knebworth. For most of the length 
is it subject to the national speed limit (60mph) but it reduces 
to 30mph at the settlement boundaries of Stevenage and 
Knebworth. The Stevenage 30mph boundary lies midway along 
the Site’s eastern boundary.

In-carriageway cycle lanes are present on northbound and 
southbound running lanes with solid white lines denoting that 
vehicles may not enter them. This makes good provision for 
cyclists and also narrows the available carriageway for motorised 
traffic. Stevenage road also has a footway on its western side as 
it passes the Site, and on both sides to the north of the Site.

There are a number of points of interest within walking distance, 
including the Health Club itself, a large supermarket, doctor’s 
surgery, a number of restaurants, public house and golf club. 
Bus facilities also fall within easy walking distance of the site. 
At present, the walking route to and from the site is via Old 
Knebworth Lane which has no footways and only limited street 
lighting. Many pedestrians may be happy to use this route but 
others may be uncomfortable using this rural shared-space, 
particularly after dark.

The Site benefits from taking access directly from a number of 
dedicated cycle routes. National Cycle Route 12 crosses Old 
Knebworth Lane immediately adjacent to the Site’s existing 
access. When complete NCN12 will run from Enfield Lock 
in North London to Spalding via Stevenage, St Neots and 
Peterborough. Stevenage Road has dedicated on-street cycle 
lanes in both directing providing a safe cycling environment 
between Stevenage and Knebworth. This local facility and 
NCN12 both link to a wider network of dedicated cycle facilities 
linking the Site to local employment, retail, and leisure facilities 
as well as Stevenage and Knebworth rail stations.

The nearest bus stops are located on the Stevenage Road, 
just south of its junction with Old Knebworth Lane. These stops 
are located approximately 320m (4 to 5 minutes’ walk) from the 
Site. The southbound stop has a shelter, lighting, seating and 
timetable information. The northbound stop is a flag-stop only but 
is well lit and has timetable information.

The nearest railway station is Knebworth which is located 2.1km 
to the south of the Site. From Knebworth Station regular rail 
services link to Cambridge and London Kings Cross. Knebworth 
Station has covered, secure cycle parking facilities and parking 
for disabled drivers.

The Site is well placed to promote travel by sustainable modes of 
transport. Local facilities are located within walking and cycling 
distance and employment, retail, leisure and education facilities 
are accessible by bus. These modes are an attractive and viable 
choice for residents on this site who would not be reliant on travel 
by car.

7.2_New access - design and integration

The existing access into the Health Club from old Knebworth 
Road will be retained and improved. A new vehicular access 
into the residential site will be from created with access from 
Stevenage Road. As Stevenage Road is a classified road the 
size of roundabout is dictated by the speed and volume of traffic 
as well as vehicle swept paths. A small roundabout, as opposed 
to a mini-roundabout, will serve to reduce vehicle speeds both 
entering and leaving the 30mph limit.

The proposed development site is located towards the southern 
edge of the settlement boundary and the proposed junction is 
close to the existing 30mph zone. This lends itself to a form of 
junction that reinforces the 30mph speed limit and acts as an 
additional ‘gateway’ feature into the residential area. A ghost right-
turn lane in this location may indicate to drivers on Stevenage 
Road that this is a through-road whereas a roundabout with 
well-designed features would differentiate this as a street with 
a place function as well as a highway function. The roundabout 
has been located so that adequate forward visibility is available 
for northbound and southbound drivers, and so that the existing 
private access on the eastern side of Stevenage Road can be 
incorporated into the design. 

A traffic regulation order (TRO) will be required to extend the 
30mph speed limit approximately 50m further south so that the 
roundabout falls within the 30mph limit. The speed limit signs 
and the roundabout itself will be visible to northbound drivers 
from 215m.

The internal road network has been designed around vehicle 
swept paths. The first speed control bend allows a large 
4-axle refuse vehicle to pass a car on the bend and includes a 
mountable shoulder on the inside of the bend. Within the site, the 
junction radii have been kept to a minimum to keep speeds low 
and aid pedestrians. This means that two cars can pass within 
the internal roads but a large refuse vehicle would use both sides 
of the road while negotiating the bends. This accords with the 
principles and guidance within MfS and MfS2.
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7.3_Visual impact

In 2005 a planning application was submitted for the formation 
of a new vehicular access onto Stevenage Road, and ancillary 
engineering operations to facilitate construction of an associated 
internal link access road. That access included a ghost right turn 
onto Stevenage Road. In June 2005 North Herts District Council 
(NHDC) refused planning permission on the basis of the harm the 
earth works and loss of mature vegetation would have on visual 
amenity and the openness of the Green belt. In October 2005 
a revised scheme was considered by the Council. The highway 
authority (HCC) raised no objections subject to conditions and 
obligations and the planning case officer recommended the 
scheme for approval; however, the Planning Committee refused 
that scheme for the same reasons as the previous one.

The applicant appealed against the refusal but the appeal was 
dismissed by the Inspector. She considered the engineering 
works to be inappropriate development in the Green Belt and 
therefore weighed up the improvements to highway safety and 
improved access to leisure facilities against any harm to the 
Green Belt. In her decision she concluded that the benefits 
did not sufficiently outweigh the harm to comprise very special 
circumstances.

The proposed roundabout requires significantly less earthworks 
than the previously proposed right-turn lane and minimises the 
loss of vegetation. Furthermore, the cutting through which the 
new road will run lends itself to new landscaping to further reduce 
the visual impact of the access road.

7.4_Parking

Parking provision for the proposed development is based on 
a detailed assessment of car ownership and predicted future 
demand. On the basis of this assessment the evidence shows 
that the larger 3 and 4-bedroom dwellings should have 2 car 
parking spaces each. The apartments should have 1 parking 
space each and the 2-bedroom houses should have an average 
of 1.5 parking spaces each. With the addition of visitor spaces 
this equates to 135 car parking spaces for the proposed 80 
dwellings.

Cycle parking is provided for every dwelling.

The parking for the health club is reconfigured but 140 spaces 
are retained which meets the predicted future demand.

7.5_Inclusive design, pedestrian movement and 
access, cycling and disabled provision

The internal access roads comprise a Minor Access Road leading 
up from the new roundabout at a maximum gradient of 1:20. This 
road has a 2m footway funning along its length, linking to the 
footway on Stevenage Road. Within the site the road network 
is highly permeable comprising a central loop with a number of 
further loops and cul-de-sacs leading from it. These sub-servient 
roads have been designed as variable width shared surface roads 
in accordance with the guidance in Manual for Streets and MfS2. 
The internal layout has therefore been designed to give equal 
priority to pedestrians, cyclists and drivers. The development 
links directly to the surrounding pedestrian and cycle network 
providing good opportunities to reduce the need to travel by car 
an promote sustainable travel patterns.
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The proposals have been carefully considered in relation to the 
site, its context and to relevant policies to ensure that they are 
appropriate to this location. The regeneration of the site, which 
has been in use since the ‘60’s, will secure the long-term future 
of the Health Club as a key part of the local community.

We have carefully considered issues concerning the designation 
of the land within the Green Belt and have developed and 
illustrated the justification of the design strategy with regards to 
the use of previously developed brownfield land.

We have undertaken all the necessary reports and studies and 
these have been co-ordinated within the main proposals.

The design solution has been developed in accordance with best 
practice urban design guidelines and creates a development, 
which will have a strong sense of place and will be well-integrated 
with its immediate surroundings.

An extensive pre-application design process has been 
undertaken with the Local Authority Planning Officers. We 
believe we have arrived at scheme, which responds positively 
to comments received and fulfills the aspirations held for the site 
and its surroundings

In light of the above it is considered that the proposals have a 
sound base and fulfill a well-established local need, and as such 
we would thoroughly recommend that the scheme be granted 
planning consent.
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Odyssey Health and Racquet Club

1.0 Introduction

This pre-application submission document has been 
prepared on behalf of Odyssey Group Holdings 
Ltd in respect of redevelopment proposals for the 
lands currently occupied by the Odyssey Health and 
Racquet Club at Old Knebworth Lane, Stevenage, 
Herts, SG2 8DU.

This submission follows on from an initial site visit 
and presentation to senior planning officers from 
North Hertfordshire District Council in January 2014.  
At this meeting officers were briefed on the history 
of the site, the condition of the existing facilities, the 
need for investment, and the initial details of the 
redevelopment plans.

This document seeks to further expand on this 
presentation by examining the opportunities and 
constraints for development on the site as well as  
the planning considerations which are considered 
relevant in bringing forward development on this 
site, notably its Green Belt designation and amenity 
issues presented by the adjacent railway lines.
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Odyssey Health and Racquet Club

This 4.6 hectare site immediately adjoins the 
southern urban environs of Stevenage Town and 
is approximately 1km to the north of Knebworth 
Village.  The site is just within the administrative 
area of North Hertfordshire District Council and the 
Parish of Knebworth and is currently subject to a 
Green Belt designation.

New housing development has taken place on two 
sites on the northeast side on the branch railway 
line either side of the London Road within the outer 
urban limits of Stevenage. Open storage is taking 
place on land on the northern side of Old Knebworth 
Lane. The extensive GlaxoSmithKline research 
establishment to the northwest dominates the 
local scene in visual terms, and views towards the 
northwest from within the site.

The site currently accommodates the Odyssey 
Health and Racquet Club which comprises two 
substantial indoor sports and leisure buildings and 
a number of smaller buildings, which collectively 
provide about 5,100 sq. m (55,000sqft) of 
floorspace, alongside a number of outdoor courts for 
various sports.  

The various on-site facilities are listed below:

•	 Sports club building which contains two squash 
courts, eight health and beauty treatment rooms, 
gymnasium	and	fitness	studios,	a	25	metre	
swimming pool, reception area and ancillary 
facilities. The facilities are located across two 
storeys

•	 A small crèche situated immediately to the north 
west of the sports club building

•	 A building containing an indoor bowling facility, 
which is no longer used for this purpose due to 
lack of demand. Because of its relatively low 
ceiling height it is unsuitable for adult racket 
sports, indoor cricket or football

•	 An outdoor bowling green with small pavilion 
previously used by an independent bowls club 
but now lying vacant since 2012

•	 Four	floodlit	all-weather	tennis	courts	situated	
immediately to the south east of the sports club 
building

•	 Three 5-a-side football pitches (with one now 
disused) with changing facility (also disused) 
situated towards the southeast corner of the site. 
The courts are in relatively poor condition and 
are not intensively used. They are used on an 
ad-hoc pay-and-play basis;

2.0 Site Location and Existing Use

Site Location Plan @ 1:2500

Indoor Bowling building

Bowling Green and Clubhouse Main Health Club Building
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Odyssey Health and Racquet Club

Old Knebworth Lane runs along the site’s northern 
boundary at a significantly lower level and provides 
vehicular access via a steeply inclined driveway.  
This road then connects to the B197 Stevenage 
Road 100 metres to the east. 

The East Coast main railway line runs along the 
western boundary of the site, elevated on a 
shallow embankment approximately 2 metres above 
the general site level, with Knebworth rail station 
approximately 1.2 miles to the south in the village of 
Knebworth and Stevenage station 1.6 miles to the 
north.  The smaller Hertford Line branch railway line 
runs along the north eastern boundary of the site, 
approximately 6 metres below the general site level 
within a steeply sided cutting.  There is a row of 
established oak trees on the southwest side of the 
railway line which provides natural screening on to 
this part of the site.

The main B197 Stevenage Road bounds the site to 
the south east.  There is a dense established 
hawthorn hedgerow and tree screen along this 
boundary. The site is elevated in relation to this 
road.  There is established landscaping along the 
southern boundary of the site, beyond which open 
countryside stretches southwards towards the 
village of Knebworth.  There are clear views across 
this tract of open countryside from within the site.

The site is also adjacent to Knebworth Golf Club to 
the west.  The A1 motorway is a further 500 metres 
to the west along Knebworth Lane, although the 
closest vehicular connection to this route is from 
Broadhall Way 1.2 miles to the north.

2.0 Site Location and Existing Use
•	 As can be seen on the aerial photograph an 

area of hardstanding between the indoor bowling 
facility and the football pitches was the historic 
location of additional tennis courts

•	 Open grass land to the south of the facilities had 
previously been used as a sports ground but 
now is disused and

•	 Various areas of hard-surfaced car parking

View of Site from Southern Boundary

Existing Car Park

Steep Entrance to Site

Aerial Photograph with site outlined in red

East Coast Rail Line running along Western Boundary
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Odyssey Health and Racquet Club

The site has a long-standing history of health and 
recreational use.  It was first developed for sporting 
use in 1965 by Kodak (Stevenage) to provide a 
football ground and social club for its employees.  
Over the years the site has been developed incre-
mentally to provide additional facilities.  Since being 
acquired by Odyssey Group Holdings in 2000 the 
importance of the Odyssey Health and Racquet 
Club as a social and sports/leisure destination has 
increased substantially with over 3,200 members 
and 50 full-time and part-time staff ensuring that it 
has become an important part of the local commu-
nity.

The counter point to this growth however has been 
that the existing buildings and associated facilities 
have been subject to far more intensive use than 
was originally intended.  Although the existing 
buildings and facilities have been subject to a 
degree of refurbishment and adaptation over the 
years it was never envisaged that they would remain 
in use over such an extended period of time and are 
showing increasing signs of decline.

3.0 The Need for Investment
This is resulting in the need for regular costly repairs 
and maintenance work on the part of the operator 
to deal with major deficiencies in the fabric of the 
main health centre building relating to ventilation and 
insulation.  As shown in the accompanying photos 
this has necessitated the use of temporary internal 
guttering systems in the ceiling to deal with 
excessive condensation and damp from the pool hall 
roof as well as consistent management of car park 
pot holes and the replacement of outdated wiring 
and M&E amongst many others.

The cost of maintenance and the outdated facilities 
has led to the enforced disuse of the Indoor 
Bowling building on the site as well as the Bowling 
Green and clubhouse, which have both been vacant 
since December 2012.  Other facilities on the site 
such as the astro-turf football pitches are also very 
outdated with their usage being substantially 
reduced over time (including the disuse of one of 
the pitches) due to their poor quality, the low level of 
revenue achieved and the need for 
significant investment.

The Odyssey Health and Racquet Club is one of the 
largest employers in Knebworth and the operators 
have the ambition to enable the facility to continue to 
grow.  However, the existing condition of the 
buildings will only serve to reduce rather than 
enhance the quality and capacity of this facility.

Significant investment in the Odyssey Club is 
required to update and expand the range of on-site 
facilities to enable the club to compete for members 
against the many larger sports and leisure 
businesses in the immediate and wider locality.  
Although investigations have been made there is 
a distinct lack of financial support for future invest-
ment.  The landowner is therefore investigating the 
means through to self-finance these upgrade works 
by way of an enabling residential use.

This investigation has been tied in to the 
submission of a number of representations on the 
Strategic Housing Land Availability Assessment 
(SHLAA) and the emerging Local Plan.  The detail 
and outcome of these representations is briefly 
summarised later in this document.  

Further evaluation of development options for the 
site has led to the emerging of the indicative 
Masterplan set out later in this document which 
seeks to present a viable proposal for  the 
refurbishment of the existing health and leisure 
facilities on the site alongside an enabling residential 
development.

Internal Access road through Site Disued hardstanding areas on site Example of Excessive heat loss from Health Club 
Building

Poor Quality and Run Down 5-a-side football pitches
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4.0 Relevant Planning History
The site has a long history of sporting and 
community provision, with incremental 
development over the years including:

1963 Planning permission granted for use of 
 the land as sports fields

1968 Planning permission granted for site 
 levelling and extensions to the sports fields

1984 Construction of 3 new all-weather 
 tennis courts, boundary fencing and 
 floodlighting

1989 Planning permission granted for an 
 indoor bowling club and the provision of 
 112 parking spaces

1997 Planning permission granted for extension 
 of existing building to provide an 
 indoor swimming pool with ancillary 
 facilities and a first floor gymnasium

2000 Alterations to existing entrance with brick 
 retaining walls, additional parking spaces 
 and lighting columns

2001 Planning permission granted for 4 new 
 tennis courts and 7 all-weather multi-
 purpose pitches with associated fencing,
 floodlighting, parking facilities and 
 landscaping (this was only partially
 implemented due to a lack of funding)

2002 Planning permission granted for retention 
 of single storey detached building to 
 provide creche facilities

2005 Planning permission refused on appeal 
 for the formation of a new vehicular 
 access onto Stevenage Road and 
 ancillary engineering operations to 
 facilitate the construction of an 
 associated internal link access road
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5.0 History of Representations for Site
Following the Council’s publication of the Land 
Allocations Issues & Options Paper in early 2008 a 
representation was submitted for the site by RPS 
Group on behalf of the Bird Group of Companies 
and Odyssey Group Holdings requesting that the 
site be considered for upgraded sports facilities and 
retirement/nursing homes (Class C2).  The site was 
therefore listed as one of the additional 126 sites 
(Site 54) to be subject to a further public 
consultation process in the autumn of 2009.  As 
shown in the relevant extract from the Council’s 
Land Allocations Document (July 2009), the site was 
identified as having a number of strengths including:

•	 Brownfield	land
•	 Not	in	an	area	of	archaeological	interest
•	 Not	in	a	conservation	area
•	 Site	is	not	within	a	flood	plain
•	 Not	affected	by	landscape	designations
•	 May	provide	affordable	housing
•	 Site	would	support	the	local	economy
•	 Not	affected	by	wildlife	designations
•	 Suitable	for	sustainable	urban	drainage	
 systems
•	 No	evidence	of	contamination

The Council also considered the site to have some 
weaknesses including the fact that it is located next 
to the railway tracks, is more than 800m from the 
town centre and is within groundwater source 
protection zones 2 and 3.  Further work of the Land 
Allocations DPD was suspended pending more 
clarity on the housing needs of the Borough and no 
further analysis has since been carried out on the 
allocated sites.

As the site does not fall within the SNAP boundary 
around Stevenage and was not promoted for 
conventional residential development (Class C3) 
during the 2009 consultation on the Land Allocations 
DPD, the Council appear to have been excluded it 
from availability for housing development in the 
Strategic Housing Land Availability Assessments 
carried out between 2009 and 2011.  

In March 2012 Rolfe Judd Planning submitted a 
further representation on behalf of the landowner 
on the LDF Core Strategy Housing Growth Targets 
2011-2013 (Consultation – February 2012).  This 
representation set out how a more recent evaluation 
by Odyssey Group Holdings Ltd of this underutilised 
brownfield site on the edge of Stevenage has 
identified opportunities for intensification of
development which could include the provision of 
residential use.  

This would in turn have the potential to act as an 
enabling development to finance the upgrade and 
enhancement of the existing health and sports 
facilities currently in operation on the site.

Extract from NHDC Land Allocations Document (July 2009)
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The Strategic Housing Land Availability Assessment 
(SHLAA) dated December 2012 and the update in 
March 2014 deemed the site as being suitable for 
some form of residential development with a 
dwelling estimate of 93 units. However it continued 
to reference the complicated relationship with 
adjoining railways and the separation this creates 
from Stevenage.  The site was therefore categorised 
as a ‘Priority 3’ site for future long term housing 
delivery.

Most recently a representation was submitted for 
the site on the Housing Options Growth Levels and 
Locations 2011-2013 document by Brooke Smith 
Planning on behalf of Extracare Charitable Trust 
and the Odyssey Knebworth Limited.  This sought 
to promote a retirement home for elderly people as 
an enabling use to fund the refurbish of the existing 
leisure facilities on the site.  As further development 
of this document was curtailed towards the end of 
2013 no formal response from the Council appears 
to have been published.

5.0 History of Representations for Site
Since late 2013 / early 2014 it is understood that the 
Council are now revisiting the SHLAA to establish 
whether any further opportunities exist within the 
administrative area to meet the additional housing 
need arising from the adjoining local authorities of 
Stevenage and Luton.  The landowner has 
confirmed to the Council their willingness to engage 
in the consultation process over the coming months 
to ensure that the potential for residential 
development on the Odyssey lands is fully 
investigated. 

Extract from Housing Options Growth Levels and Locations 2011-2013 document 
(Odyssey Site is shown as Site 54)
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6.0 Constraints and Opportunities

Opportunities

•	 Secure	long-term	enhancement	of	
 existing Health / Sports Centre and 
 community uses;
•	 Reuse	of	previously-developed	
 brownfield land;
•	 Opportunity	to	meet	local	and	strategic	
 housing need, including affordable housing,
 adjacent to the town of Stevenage;
•	 Highly	sustainable	location	in	terms	of	
 access to public transport and local 
 amenities;
•	 Opportunity	to	create	and	adopt	a	new	
 long term Green Belt boundary;
•	 Opportunity	to	enhance	local	
 infrastructure with new access from 
 Stevenage road;
•	 Improve	the	sustainability	of	the	site;
•	 Enhance	the	ecology	of	the	site;
•	 Bring	economic	benefits	to	local	people	
 and businesses;
•	 Improve	on	the	energy	efficiency	of	
 existing buildings;
•	 Provision	of	permeable	paving	to	
 reduce surface water run off;
•	 Not	located	in	conservation	area,	flood	
 plain or archaeological priority zone or 
 subject to any landscape or wildlife 
 designations;
•	 Suitable	for	sustainable	urban	drainage	
 systems
•	 No	evidence	of	contamination

Constraints

•	 Green	Belt	designation;
•	 Single	vehicular	access	via	steep	gradient	
 on minor road;
•	 Railway	edges	to	the	east	and	west;
•	 Electrical	cable	and	substation
•	 Steep	gradients	adjoining	the	site	to	north,
  east and south;
•	 Groundwater	source	protection	zones	2	
 and 3

The principal aim of any redevelopment is to secure the long-term existence of the Health Club and 
continued sports use of the site. In order to achieve this, options needs to be assessed for introducing 
alternative higher value uses to cross-subsidise and allow the re-provision of the sports club.

The following provides an initial analysis for the opportunities for achieving a mixed-use development at the 
site:
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7.0 Development Vision for the site
The overarching objective of the redevelopment 
proposals for the site is to secure the long-term 
retention, improvement and growth of the health and 
leisure facilities on the site through the introduction 
of cross-subsidising residential development on the 
under-utilised and surplus areas of the landholding.  

An indicative masterplan shown on this page 
illustrates the potential for the consolidation of the 
existing health and recreational function in the 
northern half of the site for the club members and 
the local community.  This would include the follow-
ing development:

•	 A	new	fully	refurbished	building	
 accommodating enhanced club services
 including upgraded swimming pool, 
 gym, spa, changing facilities and club 
 café/restaurant;

•	 Designated	drop	off	area	to	the	Club’s	
 Front door;

•	 Two-level	car	park	building	for	circa	
 150 spaces, including disabled provision;

•	 4	x	multi-purpose	courts/pitches	
 arranged within high quality landscaped
 environment

To fund these upgraded facilities the surplus lands 
generated on the southern part of the site would be 
developed for approximately 120 residential units 
(90 houses and 30 apartments) at a low 
residential density of 35 units per hectare 
supplemented by green buffers along the edges, 
communal and private gardens and accesses. 
Individual off-street parking spaces would be 
provided to each house with communal parking for 
the apartment to the rear of that block.

It is intended that the scheme will provide for a wide 
choice of high quality homes and opportunities for 
home ownership, including affordable housing.  The 
Odyssey site proposals have been developed with 
the intention of providing a range of homes 
including bungalows, apartments, semi-detached 
and detached housing with 2-4 bedrooms.  Although 
the affordable offer has yet to be defined it is 
intended to offer a range of tenures and ownership 
options, including shared equity.

The built elements of the proposed development will 
be of a high quality with bespoke housing 
designs being developed for the site with 
specifications exceeding the requirements of 
Building Regulations, including a commitment to 
achieve the Code for Sustainable Homes Level 4 
standard.  The proposals include large areas of 
formal and informal public open space for 
recreational use by residents, including a new public 
open space and access to the adjoining leisure 
development.

Vehicular access to the health and leisure facilities 
would continue to be from the existing entrance from 
Old Knebworth Lane.  However, it is proposed to 
create a new vehicular access off Stevenage Road, 
through the provision of a small roundabout, to serve 
the residential component on the site.  This would 
not only provide improved access but would also act 
as a traffic calming measure.

Preferred Masterplan Approach

Alternative Option 1

Potential upgraded Leisure/Health Facility High Quality Low Density Bespoke Housing

Alternative Option 2
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8.0 Relevant Planning Policies
As stated above the site is just within the boundary 
of North Hertfordshire District Council with Old 
Knebworth Lane representing the local 
authority boundary with Stevenage Borough Council 
to the north.  Any application for the development on 
the site would therefore be considered against the 
National Planning Policy Framework (NPPF) (March 
2012) and the North Hertfordshire District Council 
District Local Plan No. 2 with Alterations (Adopted 
1996, saved September 2007)

NB: Following the publication of the NPPF, local plan 
policies which are inconsistent with the NPPF are 
accorded less weight.

National Planning Policy Framework (NPPF)

The NPPF states that Local Planning Authorities 
should adopt a pro-active approach to 
considering planning applications and to have 
accord to the general presumption in favour of 
sustainable development set out in Paragraph 14; 
“the golden thread” running through both plan-
making and decision-taking.

Paragraph 74 states that existing open space, sports 
and recreational buildings and land, including 
playing fields, should not be built on unless the loss 
resulting from the proposed development would be 
replaced by equivalent or better provision in terms of 
quantity and quality in a suitable location.

The Government attaches great importance to 
Green Belts. The fundamental aim of Green Belt 
policy is to prevent urban sprawl by keeping land 
permanently open; the essential characteristics of 
Green Belts are their openness and their perma-
nence.

North Hertfordshire District Local Plan No.2 with 
Alterations (saved 2007)

Although the site forms part of the urban area of 
the town of Stevenage it is currently designated as 
Green Belt in the North Hertfordshire Local Plan 
Proposals Map.  The following policies are therefore 
relevant to the consideration of any application on 
the site:

Policy 2: Green Belt - this sets out the Council’s 
approach to the Green Belt; notably the Council will 
aim to keep the uses of land open in character and, 
in very special circumstances, planning permission 
will only be granted for new buildings, extensions, 
and changes of use of buildings and of land which 
are appropriate in the Green Belt, and which would 
not result in significant visual impact.

Policy 5: Excluded Villages – for excluded villages, 
including Knebworth, the Council will normally permit 
development for housing, employment, service 
and community facilities only if the development 
proposed is compatible with the maintenance and 
enhancement of village character, and the mainte-
nance of Green Belt boundaries;

Affordable Housing provision of 25% will be sought 
under Policy 29A; Affordable Housing for Urban 
Local Needs and planning contributions will be 
sought through Section 106 under Policy 51: 
Development Effects and Planning Gain.

Policy 57: Residential Guidelines and Standards 
sets outs a number of design considerations for 
residential developments including design and 
layout, roads and footpaths, mix of dwellings, 
orientation, privacy, play and amenity space, 
landscaping, noise, parking and servicing.

Paragraph 80 sets out that Green Belt serves five 
purposes:
•	 to	check	the	unrestricted	sprawl	of	large	
 built-up areas;
•	 to	prevent	neighbouring	towns	merging	
 into one another;
•	 to	assist	in	safeguarding	the	countryside	
 from encroachment;
•	 to	preserve	the	setting	and	special	
 character of historic towns; and
•	 to	assist	in	urban	regeneration,	by	
 encouraging the recycling of derelict 
 and other urban land. 

Inappropriate development is, by definition, 
harmful to the Green Belt and should not be
 approved except in very special circumstances. 
When considering any planning application, local 
planning authorities should ensure that substantial 
weight is given to any harm to the Green Belt. ‘Very 
special circumstances’ will not exist unless the 
potential harm to the Green Belt by reason of 
inappropriateness, and any other harm, is clearly 
outweighed by other considerations. (Paragraphs 87 
& 88)

Emerging Local Planning Policy

NHDC is currently preparing a new Local Plan 
that will cover the period 2011-2031. As part of the 
preparation of the Local Plan, a paper titled 
Housing Options Growth Levels and Locations 
2011-2031 was published for consultation between 
February and March 2013.  However, the Council 
have now indicated that they are seeking to review 
the SHLAA to further examine the opportunities for 
additional housing supply throughout the District.

Paragraphs 2 and 11 of the NPPF states that 
‘planning law requires that applications for planning 
permission must be determined in accordance with 
the development plan, unless material 
considerations indicate otherwise’, with the 
development plan comprising the Local Plan and 
neighbourhood plans, and the NPPF itself ‘must be 
taken into account in the preparation of local and 
neighbourhood plans, and it is a material 
consideration in planning decisions’.  Paragraph 12 
states that ‘it is highly desirable that local planning 
authorities should have an up to-date plan in place’.

The local plan was originally adopted in 1996. It is 
questionable as to whether it would constitute an 
‘up-to-date plan’ for the purposes of determining any 
planning application. Where the development plan 
is absent, silent or relevant policies are out-of-date, 
planning permission should be granted for 
sustainable development unless any adverse 
impacts of doing so would significantly and 
demonstrably outweigh the benefits when assessed 
against the policies in the NPPF taken as a whole, or 
specific policies in the NPPF indicate development 
should be restricted, such as Green Belt.
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9.0 Planning Considerations - Housing Need
Current Context

The current adopted local planning policies for North 
Hertfordshire are the saved policies of the District 
Local Plan (originally adopted in April 1996).  In 
terms of housing targets, this document is not con-
sidered up to date.

Since 2005 the Council has undertaken a process of 
preparing a new Local Plan that will cover the period 
2011-2031.  To feed into the review of the Local 
Plan, a paper titled Housing Options Growth Levels 
and Locations 2011-2031 was published for 
consultation between February and March 2013, 
with additional consultation on further potential hous-
ing sites between July and August 2013.

The paper identified a number of housing targets 
based on the NHDC Strategic Housing Market 
Assessment (SHMA) (January 2013) and proposed 
a target of 10,700 new dwellings between 2011 and 
2031.  However, contrary to the duty to co-operate 
under the Localism Act and the guidance on 
joint-working within the NPPF, this identified housing 
target did not take into account the housing needs of 
neighbouring authorities.

Stevenage and Luton in particular have identified 
a deficiency in available land to meet their needs 
within their borders.  For example, the emerging 
Local Plan for Stevenage (first consultation, 
June-July 2013) acknowledges that in order for the 
Council to deliver a NPPF-compliant housing target 
it will need some Green Belt land release within their 
Borough boundary.

Potential for Housing Delivery on the site

The Council have acknowledged in their 
previous consultation documents that in order to 
meet the housing targets by 2031 it may be 
necessary to allow for some urban extensions of 
Stevenage into North Herts or to develop less 
desirable Priority 3 sites on the edge of smaller 
settlements in the District. 

Given that the Odyssey site has already been 
developed and forms part of the urban area of the 
town of Stevenage it is our view that it can fulfil the 
requirements of a Priority 1 site (brownfield within 
existing urban area) thereby reducing pressure for 
these less desirable sites to be developed.  As 
outlined early, it would also have the potential to 
contribute towards the upgrade of existing and 
health and sports facilities on the site, thereby ben-
efiting the wider community.

The Odyssey site has the potential to deliver up to 
120 new residential dwellings within North 
Hertfordshire, on the edge of Stevenage.  This would 
greatly assist NHDC in meeting the identified need, 
particularly with the delivery of affordable housing, 
responding to the requirements of paragraph 47 of 
the NPPF in terms of housing supply and paragraph 
52 regarding larger scale developments sometimes 
providing the best way of achieving sustainable 
development.

As set out on the North Hertfordshire District 
Council website a decision has therefore been taken 
by North Hertfordshire District Council to revisit the 
level of need for housing and discussing 
cross-boundary issues with urban authorities 
including Stevenage and Luton.  As part of this
review the Council are carrying out a further review 
of the Strategic Housing Land Availability 
Assessment, which will include Green Belt lands 
such as the subject site at Odyssey.  Our client 
welcomes this re-examination and is committed to 
working positively with the Council on the potential 
for housing development on the Odyssey site. 

Without pre-judging the findings of that technical 
work, there is clearly a critical need issue for both 
housing and affordable housing in both authorities 
and within the sub-region HMA, set against a 
substantial shortfall in supply and historic delivery. It 
is considered highly likely that Green Belt land 
releases will be required around Stevenage to 
accommodate housing need.  Some of those 
releases will need to be across the boundary in 
adjoining local authorities if a defensible and robust 
strategic Green Belt boundary is to be maintained.

As set out in the review of the site’s ‘Very Special 
Circumstances’ later in this document the 
development of residential uses on the site would 
not erode the narrow bands of countryside which 
separate Knebworth from Stevenage and would 
therefore have a minimal impact on existing North 
Hertfordshire communities.  As acknowledged by the 
Council it is not affected by any landscape or wildlife 
designations and is not in an area of environmental 
sensitivity such as a flood plain, area of 
archaeological interest or conservation area.  The 
site is already connected to existing infrastructure 
and would complement the existing substantial 
residential area to the immediate north east of the 
site and support the local economy.

t is acknowledged that the site is in close 
proximity to railways lines.  However, the 
development of residential uses in such areas is not 
uncommon and a number of mitigation measures 
can be put in place to create an acceptable 
residential environment as demonstrated in the 
attached assessment from LFA Acoustics.
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The site comprises approximately 4.6 hectares of 
land which is currently used for a range of sports 
and leisure activities comprising a number of health 
and beauty treatment rooms, squash courts, gym, 
swimming pool, outdoor tennis and five-a-side 
football courts, outdoor bowling green and separate 
indoor crown green bowling facility.  Membership of 
the Club is stagnating and many of the facilities such 
as the five-a-side football courts and the outdoor 
bowling green are underused, and there is little, if 
any use made of the indoor crown green bowling 
facility.

Significant investment is required to improve the 
leisure offer at the club as a means of increasing 
membership and competing with other leisure 
operations in the locality. Without such investment 
there is a strong likelihood that the Club will find 
itself increasingly unable to compete is likely to be-
come unviable in the medium/long-term.

The Odyssey Sports Club is not protected by a 
specific policy within the Local Development Plan 
and accordingly is not considered to be of 
exceptional quality or value in terms of its recreation 
value.  Enquiries with the District Council have 
established that a full audit of open space in the 
Council’s administrative area has not yet been 
undertaken. Nonetheless, the proposals advocated 
by this representation do not intend the loss of the 
sports facilities, merely their rationalisation and 
improvement through a cross-subsidisation 
programme.

The Club does not have the capital to fund new 
facilities and the existing buildings are not readily 
adaptable for other uses. The owners have tried 
using the extensive purpose-built indoor bowls 
building for a variety of alternative sports uses 
including children’s quick tennis, but the low roof 
height makes it unsuitable. 

9.0 Planning Considerations - Rationalisation of Leisure Uses
Consideration has been given to other uses that 
the building could legitimately be used for, including 
a bingo hall or nightclub, but at this stage it is not 
considered that this would necessarily be the most 
appropriate or complementary use for the building 
as part of the existing Odyssey Club.

The intention of the redevelopment proposals is to 
rationalise the sports provision with the 
under-performing and poorly used elements of the 
site removed.  The existing main club building will be 
substantially refurbished and expanded to accom-
modate a more attractive and wider range of facili-
ties to its members.

Another fundamental component of the 
regeneration programme would be to consolidate the 
existing outdoor surface parking on the north eastern 
part of the site into two levels of indoor 
parking within a new attractively designed 
structure. This allows for the provision of four mod-
ern multi-purpose courts in this part of the site for 
use by a multitude of sports including tennis, hand-
ball, basketball and football.  This will ensure that 
these facilities offer an attractive to a much wider 
range of activities.

The overall objective for Odyssey Group Holdings 
Limited is to facilitate a comprehensive 
refurbishment and enhancement programme that will 
ensure the long-term survival of the facility and 
enable it to present a more attractive offer to its 
members.  However, due to the cost-prohibitive 
nature of these works they can only be achieved 
through cross-subsidisation from complementary 
development on part of the site as set out in this 
Masterplan.

Existing Health and Leisure Facilities on Site

Potential Health and Leisure Facilities on Site
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9.0 Planning Considerations - The Green Belt Case
The Odyssey site at Knebworth Lane forms part of 
the southern environs of the town of Stevenage.  
However, despite the brownfield nature of the site 
and its immediate proximity to an established 
urban environment, its location marginally within the 
administrative area of North Hertfordshire District 
Council has resulted in an anomaly whereby the site 
has been designated Green Belt within the 
Council’s existing Local Plan.  This designation, 
coupled with the site’s exclusion from the Stevenage 
North Hertfordshire Action Plan (SNAP) area, acts 
as an unnecessary constraint on the options 
available to our client with regard to optimising the 
value of this strategically well-located site.

In recent years, Stevenage, Luton and other towns 
in the wider area have expanded and grown to the 
point where it has been recognised for over a 
decade through regional planning guidance, and 
more recently North Hertfordshire District Council’s 
own housing consultation paper, that strategic 
development sites will be required in order to meet 
local housing needs.  In this context it is inevitable 
that Green Belt land will need to be reviewed and 
boundaries revised to accommodate well-planned 
strategic developments in appropriate sustainable 
locations, with good links to existing service centres 
and employment areas.

Given the inherent delays in the formulation of an up 
to date NHDC Local Plan founded on a robust 
evidence base the Green Belt review process has 
not been progressed.  It is therefore considered 
appropriate to test the proposals on the Odyssey 
site against the Green Belt policies set out in Section 
9 of the National Planning Policy Framework (‘the 
Framework’).  Under those policies new housing is 
considered to constitute inappropriate development 
within the Green Belt.  There is therefore a 
requirement to demonstrate ‘Very Special 
Circumstances’ to off-set the harm caused to the 
Green Belt in order that the planning application can 
be approved.

It is against these five purposes that the proposed 
development on the Odyssey lands will be 
assessed.

To check the unrestricted sprawl of a large 
built-up area

Since the establishment of Stevenage as a post-war 
New Town and the designation of the Metropolitan 
Green Belt, Stevenage has grown and extended in 
all directions.  The evidence suggests that over the 
next planning period Stevenage will need more new 
housing, some of which will need to be 
accommodated outside its administrative boundary.  
This will impact upon neighbouring authorities such 
as North Hertfordshire.

Together with the recognition that strategic sites 
are required to accommodate North Hertfordshire’s 
growth there is therefore the requirement to review 
the Green Belt boundaries around Stevenage and 
other areas in North Hertfordshire and re-define 
these to enable well-planned developments to be 
brought forward to meet the housing need.

As already outlined, although the Odyssey site 
is located within the administrative area of North 
Hertfordshire, it has a distinct previously developed 
character adjacent to a number of highly urban uses 
of a residential, commercial and industrial character 
which is markedly different to the surrounding open 
Metropolitan Green Belt that extends to the south 
towards Knebworth.  The presence of large build-
ings, extensive areas of hard surfacing and car 
parking, and artificial playing surfaces contrast 
markedly with the open land that adjoins to the south 
and west.

The proposals for the Odyssey site have been 
designed to enable a revised Green Belt boundary 
to be drawn that will allow for an appropriate amount 
of well-planned new development to be brought 
forward within boundaries that make use of existing, 
recognisable and permanent features.  

“Very Special Circumstances”

The NPPF attaches great importance to Green Belts and the prevention of urban sprawl.  Paragraph 80 of 
the NPPF sets out the five purposes of Green Belt as follows:

•	 to	check	the	unrestricted	sprawl	of	large	
 built-up areas;
•	 to	prevent	neighbouring	towns	merging	
 into one another;
•	 to	assist	in	safeguarding	the	countryside	
 from encroachment.

•	  to preserve the setting and special 
 character of historic towns; and
•	 to	assist	in	urban	regeneration,	by	
 encouraging the recycling of derelict 
 nd other urban land

Extract from 2007 Local Plan Proposals Map - Sheet 20
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9.0 Planning Considerations - The Green Belt Case 
It would represent a valuable opportunity to 
contribute to addressing housing need in the wider 
area and secure long term permanence with minimal 
harm to the Green Belt.  It is considered that few 
opportunities such as this exist within the Green Belt 
of the District to allow for the development of appro-
priately located brownfield land.

Although the overall landholding is 4.6 hectares in 
area, a large proportion of the site (2.1 hectares) 
at the northern end would continue to be used for 
health and leisure facilities that would normally be 
considered appropriate in principle in the Green Belt, 
with only the housing area on the southern part of
the site representing a potentially harmful use.

To put this loss of Green Belt into context, based 
on the total figure of 14,250  hectares of Green Belt 
within North Hertfordshire, the amount of Green Belt 
to be lost through the Odyssey proposals represents 
a tiny fraction (of much less than 1%) of the existing 
Green Belt within North Hertfordshire.

To prevent neighbouring towns merging into one 
another
In response to representations made by the 
landowner to the emerging Local Plan, some local 
residents expressed concern about the 
redevelopment of the Odyssey lands in terms of its 
potential to contribute to a harmful coalescence 
between Stevenage Town immediately to the north 
and the village of Knebworth 1km to the south.

Most importantly, the significant ground level 
difference between the subject lands and the 
surrounding countryside to the south, west and 
east and the urban area to the north, ensures that 
it is possible for passers-by to be unaware of this 
level of existing development when viewed from the 
surrounding area as the higher terrain on the site 
provides an effective means of concealment from 
the public domain.

This unique characteristic of the site is considered 
to be a significant asset as it becomes possible to 
design and position the redevelopment proposals so 
that they generate minimal additional visual impact 
from the surrounding area.  Any perception of 
coalescence between Stevenage and Knebworth 
as a result of the more intensive development of the 
site would therefore be greatly reduced.

Further to this, the 1km area between the site and 
the village of Knebworth to the south consists 
almost entirely of agricultural land where the 
prospect of any further development is significantly 
impeded by the Green Belt designation. The 
long-term retention of this substantial area would 
therefore ensure a permanent and clearly 
delineated separation a permanent and clearly 
delineated separation between the two settlements, 
protecting the identity of Knebworth Village and 
preventing merging with Stevenage in the long term.

To assist in safeguarding the countryside from 
encroachment
The subject lands are not considered to fall within 
the category of countryside as they have already 
been extensively developed for buildings, 
hardstanding areas and outdoor recreational 
activities.

As illustrated on the indicative masterplan the 
proposed residential component on the site will 
continue to retain a substantial green environment 
through the use of large residential gardens and the 
proposed central open space.  Existing landscaped 
buffer zones, including mature trees, will also be 
maintained and supplemented with additional 
planting to re-enforce the main countryside features 
in the area and further contain the proposed 
development.

Furthermore, the strong artificial topography of the 
site is very distinctive and differentiates it from the 
adjacent countryside. The site is distinctive, being 
artificially made-up ground, up to about 5m higher 
than the adjacent land. 

As already outlined, the site is considered to be 
brownfield in character due to the extensive 
number of buildings, structures and hardstanding 
areas which are already present.  Indeed the site 
makes no positive contribution to Green Belt 
objectives and is physically distinct from land to the 
south; being up to 5m higher in places.  It appears 
that much of the site is made ground, probably 
associated with construction of the rail lines that lie 
immediately to the west and north-east.  The 
principle of development and activity on the site is 
therefore considered to already be well established.

Whilst the site is currently situated within the Green 
Belt it is well screened from the surrounding area. 
The site is bounded by two railway lines and two 
roads.  The railway line forms a visual boundary to 
the western edge of Stevenage, with a golf course 
beyond.  A large mature vegetation belt forms the 
eastern road boundary, with a substantial unnatural 
change in levels to the southern boundary.

Extensive Hedgerows and Site Level Changes which 
Conceal Any Views of Site from Stevenage Road
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9.0 Planning Considerations - The Green Belt Case
In summary the site comprises previously-developed 
land, and its form, character and appearance con 
trast markedly with the open countryside to the 
south.  Visually, it forms part of the urban edge of 
Stevenage, and this impression is accentuated by 
the presence of the various developments such as 
the GlaxoSmithKline complex which are located in 
close proximity, forming a backdrop of urban 
development when viewed from the south.

On this basis it is considered that the proposed 
Masterplan for the site will continue to preserve the 
character of the countryside and will not result in any 
harmful encroachment.

To preserve the setting and special character of 
historic towns

This purpose of Green Belt is not of relevance as 
there are no historic town within the application site 
or the surrounding Green Belt area.

To assist in urban regeneration, by encouraging 
the recycling of derelict and other urban land

As identified earlier, the housing needs of adjoining 
large urban Boroughs such as Stevenage and Luton 
now far exceed their ability to deliver new housing 
within their administrative and existing built up area.  
Strategic sites are therefore required in North 
Hertfordshire to meet this housing.

Given this pressing need, NHDC are currently 
revisiting the potential for housing to be delivered on 
sites in North Hertfordshire as part of their review of 
the Strategic Housing Land Availability Assessment 
(SHLAA).  Given the predominantly rural character 
of North Hertfordshire there is considered to be a 
general paucity of available derelict or other 
underused urban land that would be capable of 
delivering meaningful levels of housing.  It is 
therefore becoming increasingly necessary to 
examine to potential of sites beyond existing urban 
boundaries.

It forms a plateau created from material extracted 
while building the railway. The top of the site is flat 
with steep slopes down to the natural ground level to 
the north, east and south.

Groups of trees on and off site serve to ensure that 
the site is fairly well screened from most directions 
except the south, with only limited views into the site 
glimpsed from transport corridors and upper 
windows of some buildings. The viewpoints to the 
south are limited.

This view is supported by the detailed landscape 
character assessment for North Hertfordshire District 
Council carried out by Babtie Group in 2004.  Within 
this document the landscape around the Knebworth 
area is characterised as the ‘Datchworth Settled 
Slopes’.  However, the Odyssey site was specifically 
excluded from the study area, with the boundary of 
the countryside character area running along the 
southern boundary of the site.

This demonstrates clearly that the authors of the 
study considered that the site did not have a rural 
character, but was part of the Stevenage built up 
area. The Landscape Character Areas are shown 
on the diagram attached. The diagram shows the 
exclusion of the Odyssey site from the surrounding 
countryside and its clear association with the urban 
form of Stevenage.

In addition, with the exception of the south west 
corner, the site is categorised as urban settlement 
by the Department for Communities and Local 
Government (www.magic.gov.uk). These 
designations are shown on the following diagram 
below at Figure 1.  MAGIC is a partnership project 
involving six government organisations who have 
responsibilities for rural policy-making and 
management; DEFRA, English Heritage, Natural 
England, Environment Agency, , Forestry 
Commission and Department for Communities and 
Local Government.

Site Location outside Datchworth Settled Slopes Landscape Character Area
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The lands subject to this pre-application submission 
at Old Knebworth Lane are considered to 
represent one of the few tangible opportunities to 
deliver housing without unacceptable impact on 
Green Belt.  Given that one of the principal 
objectives of the latest review of available land in the 
Borough is to address the housing need 
generated by Stevenage it is considered to be 
eminently sensible to investigate the opportunities 
that exist on the subject site given that it is already 
developed brownfield land immediately adjacent to 
the existing urban edge of Stevenage.

The site is currently underutilised and requires 
significant investment.  A component of residential 
development on the site has been the ability to 
generate the funding required to allow for the 
long-term survival and growth of the existing health 
and leisure facilities on the site, thereby further 
reinforcing uses which are considered to be 
sensitive to the Green Belt designation.  Without this 
investment the facilities will continue to decline along 
with their important contribution to the social and 
recreational well-being of the local community. 

The proposed development would therefore be 
considered to represent appropriate urban 
regeneration through the reuse of underdeveloped 
brownfield land.

Summary of Harm

For the reasons given in the above sections, it is 
considered that the harm to the purposes of Green 
Belt would be minimal due to the fact that the 
proposals are for the redevelopment of existing 
brownfield lands with a form of development that 
would still retain the Green Belt function on a large 
portion of the site with the remaining residential 
component being designed to ensure minimal visual 
intrusion on the surrounding area and generating an 
attractive, open and green suburban environment.

The contained nature of the proposals as illustrated 
in the indicative Masterplan means that the impact 
on the wider countryside will be extremely limited 
and overall the openness of the Green Belt in this 
area of North Hertfordshire will be maintained. This 
therefore limits any potential effects of ‘unrestricted 
sprawl’ and ‘encroachment’.

On this basis any perceived impact on the Green 
Belt in which the site is located is considered to be 
substantially outweighed by the overall benefits of 
the proposal including providing funding for the 
long-term survival of existing health and recreational 
facilities and addressing the chronic need for 
housing in this area.  It is therefore our view that the 
Odyssey proposals include a number of elements 
that together comprise very special circumstances, a 
number of which are unique to these proposals and 
area.

9.0 Planning Considerations - The Green Belt Case

Location of Majority of Site within Stevenage Settlement Boundary with the Site outlined in Red 
(Source: www.magic.gov.uk)



20www.rolfe-judd.co.uk

Odyssey Health and Racquet Club

10.0 Deliverability 
Introduction

This section summarises the deliverability 
credentials of the proposals in terms of being 
achievable, available and viable, demonstrating 
that following granting of outline planning consent, 
detailed designs could be completed and the first 
phase commenced.

Achievable

The North Hertfordshire Strategic Housing Land 
Availability Assessment (SHLAA) 2013 states some 
form of residential development may be possible, 
but the railways would act as a constraint.

The proposed development has been thoroughly 
tested during the design development, including 
appraisal of a number of layout options.  Additional 
assessment work on the proposed revised transport 
and access arrangements for the site have also 
been undertaken in the enclosed document from 
Entran.

This has led to the development of a roundabout 
solution to provide vehicular access to the site from 
the Stevenage Road, in addition to the retention 
of the existing access from Old Knebworth Lane.  
These are intended to initiate discussion with the 
Council’s highways team and will be augmented by 
a full transport assessment and Road Safety Audit in 

Available
All the land within the site application boundary 
required to deliver the necessary infrastructure is 
under the control of the applicant, with all off-site 
works being contained within local authority highway 
land.  All the on-site and off-site infrastructure 
requirements and associated legal agreements can 
be delivered by the applicant.

The residential development proposed on the site is 
required to cross-subsidise the repair, 
regeneration and enhancement of the existing health 
and recreational facilities on the site.  Without this 
investment the facilities will continue to decline. 
Therefore, following the granting of planning 
permission for the development, the redevelopment 
can be brought forward quickly.

Furthermore, an examination of the impact on noise 
generated by the adjoining road and rail traffic on 
the future residential environment has also been 
carried out by LFA Acoustics in the attached report.  
This recommends potential mitigation measures for 
discussion with the Council’s Environmental Health 
Officer subject to further development prior to 
submission of a planning application.

It is intended that any planning application for the 
scheme would be supported by a comprehensive 
suite of technical and design documents, including a 
Design and Access Statement (DAS) and an 
Illustrative Masterplan to demonstrate that the 
quantum of development applied for can be
accommodated within the application parameters.

It is considered that the information presented in this 
pre-application submission demonstrate that the 
redevelopment plans for Odyssey would be 
achievable at the site as suggested in the illustrative 
materials.

Viable
To guide them development of an appropriate design 
solution for the site a full investigation of the costs 
associated with developing the site was undertaken 
by a well-established viability consultant appointed 
by the landowner.  This assessment work, coupled 
with an evaluation of the site constraints and a 
consideration of what would be an acceptable form 
of development in this location, has led to the 
evolution of the Masterplan layout and the proposed 
quantum of residential development.

The applicant is therefore confident that the 
Masterplan proposals set out in this pre-application 
submission can be viably delivered.Potential for Ghost Island Option

Proposed Roundabout Solution

Examples of Noise attenuation adjacent to Housing
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10.0 Deliverability 
Summary

In over view, the applicant and project team are 
confident that the proposals at the Odyssey site, as 
illustrated by the Masterplan, would pass the three 
tests of the SHLAA in terms of being achievable, 
available and viable and would therefore provide 
the Council with a further site capable of meeting 
short to medium term housing demand in the District 
including the provision of affordable housing. This is 
consistent with the recently published NPPF which is 
explicit in stating that local plans should 
encourage brownfield sites to be brought back into 
effective use, provided that the site is not of high 
environmental value and that local authorities can 
consider setting local targets for the use of
brownfield land.
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11.0 Conclusion
It is our view that the site has all the key 
characteristics to be considered a Priority 1 
residential site due to its brownfield nature, 
proximity to the town of Stevenage, existing 
connection to services and infrastructure and 
absence of any landscape or environmental 
designations.

It is recognised that the key constraints to the 
development of the site consist primarily to its Green 
Belt designation as well as the position of road and 
rail lines along the site’s boundary.  On the former 
issue it is noted that North Hertfordshire District 
Council (NHDC) has stated in its Housing Options 
consultation (February 2013) that it is likely that 
some strategic sites within the existing Green Belt 
are likely to be required to meet future housing 
needs.

It has been demonstrated in this document how the 
proposals have a negligible effect on the five 
purposes of the Green Belt set out in the NPPF with 
the conclusion that any perceived harm to the Green 
Belt is limited and off-set by the development 
specific suite of ‘Very Special Circumstances’.

In visual terms the site has a strong affinity with the 
urban fringe of Stevenage.  It has strong 
topographical features, in particular the 
embankments, which differentiate it from the rest 
of the open countryside.  The proposals have been 
designed in such a way to enable NHDC to adopt a 
new long term and more robust Green Belt boundary 
along the southern edge of the site using permanent 
existing features that will continue to protect the 
existing villages and key elements of the wider 
Green Belt area.

To ensure that residential proposals can 
successfully come forward on the site without 
unacceptable impact on future residential amenity 
initial transport and noise assessments have been 
prepared to accompany this submission.  These 
assessments conclude that, despite the existence of 
roads and railway lines adjacent to the 
landholding, a suitable access arrangement for 
vehicles and a high quality internal living 
environment can be ensured for future residents.

We believe that the Masterplan proposals set out in 
this document provide the owners of the site with the 
opportunity to rationalise and upgrade the existing 
on-site sports facilities through cross-subsidisation 
from the addition of much needed housing. This 
would enable the club to compete successfully with 
other large, established leisure businesses in the 
longer-term.
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AREA SCHEDULE:

existing buildings to be
demolished
footprint- 2871.5sqm
or 30909sqft
total GEA- 5602.6sqm
or 60306sqft

1

2

3

4

1

2

3

4

footprint- 2731.1sqm
or 29397.3sqft
volume equivalent to
2no. storeys
total GEA- 5462.2sqm
or 58795sqft
footprint / GEA-
49.2sqm or 530sqft
footprint / GEA-
51.4sqm or 553sqft
footprint / GEA-
39.8sqm or 428sqft

existing man-made
sport surfaces
6624.5sqm
or 71306sqft

area of existing paths /
roads
7825.0sqm
or 84228sqft

area of existing
hard-standing
2020.2sqm
or 21745sqft

residual areas
25244.4sqm
or 271729sqft

site boundary
46772.7sqm
or 4.68 ha
503457sqft
or 11.56 acres

Planning permission granted
Ref. No: 01/00253/1-
7 all weather multi-purpose pitches
with associated fencing and
floodlighting
5289.0sqm or 56930sqft

existing buildings to be
retained
footprint- 2187.1sqm
or 23542sqft
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Proposed Development Area:
14413sqm or 1.44ha
155140sqft or 3.56ac

Development contained to Eastern side of 
the site area

Centralised shared garden spaces

Axial plan

Potential for additional planting to minimise 
the impact on wider landscape at southern 
entrance

Rear view of properties facing Health Club 
entrance and boundary trees to eastern 
boundary

Health club parking on a twin deck 
arrangement

Existing tennis courts to remain in current 
location

Drop-off, visitor and disabled parking 
adjacent to Health club entrance

3 storey apartments to form a buffer 
between parking and lower rise residential 
including a mix of detached, semi-detached 
and terraced units

Proposed Deck Parking Area:
1147.9sqm or 12356sqft

Design Concept- Sketch Option A
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area of proposed
buildings
footprint-
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6947.7sqm
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area of roads /
parking courtyards
3016.3sqm
or 32467sqft

area of pavements
/ footpaths
1651.9sqm
or 17781sqft

private gardens
areas
4371.9sqm
or 47059sqft

public landscape /
residual areas
2146.8sqm
or 23108sqft

site boundary
14413sqm
or 1.44ha
155140sqft
or 3.56ac



02 Aerial view looking from the North East

01 Aerial view looking from the East

04 Aerial view looking from the South East

03 Aerial view looking from the North West

www.forge-ds.co.uk

Forge Design Studio
Cowesfield
Whiteparish
Salisbury
SP5 2RB

info@forge-ds.co.uk
studio 01794 885872

Zog Group

Odyssey Health and Racquet Club Site, Stevenage

3D Model: Proposed Concept Layout A

Status:

Project no:

Drawing no: Revision:

For Information

Drawn by: NvW Date: December 2014

Checked by: Date:

Revisions:

Scale: NTS @ A3

201415

ASK007

Figured dimensions only are to be taken from this
drawing. Do not scale from this drawing. All dimensions
are in millimetres unless otherwise stated. All dimensions
and setting out co-ordinates shall be checked on site
prior to work commencing. Any discrepancies shall be
reported to Forge Design Studio.

Forge Design Studio asserts its rights under the
Copyright, Designs and Patents Act 1988, unless
otherwise agreed in writing. All rights reserved.



www.forge-ds.co.uk

Forge Design Studio
Cowesfield
Whiteparish
Salisbury
SP5 2RB

info@forge-ds.co.uk
studio 01794 885872

Zog Group

Odyssey Health and Racquet Club Site, Stevenage

Land Arrangement / Concept Plan B

Status:

Project no:

Drawing no: Revision:

For Information

Drawn by: NvW Date: December 2014

Checked by: Date:

Legend:

Scale: 1:1250 / 2500 @ A3

201415

BSK014

Figured dimensions only are to be taken from this
drawing. Do not scale from this drawing. All dimensions
are in millimetres unless otherwise stated. All dimensions
and setting out co-ordinates shall be checked on site
prior to work commencing. Any discrepancies shall be
reported to Forge Design Studio.

Forge Design Studio asserts its rights under the
Copyright, Designs and Patents Act 1988, unless
otherwise agreed in writing. All rights reserved.

Proposed Development Area:
18491sqm or 1.85ha
199035sqft or 4.57ac

Short terraces,detached and semi-
detached units facing shared village 
green central space

All properties orientated with rear face to 
site boundary

Existing tennis courts to remain in current 
location

Health club parking rationalised and 
re-orientated

Design Concept- Sketch Option B

3 storey apartments to form a buffer 
between parking and lower rise residential 
including a mix of detached, semi-detached 
and terraced units

Drop-off, visitor and disabled parking 
adjacent to Health club entrance



www.forge-ds.co.uk

Forge Design Studio
Cowesfield
Whiteparish
Salisbury
SP5 2RB

info@forge-ds.co.uk
studio 01794 885872

Zog Group

Odyssey Health and Racquet Club Site, Stevenage

Concept Block Plan B

Status:

Project no:

Drawing no: Revision:

For Information

Drawn by: NvW Date: December 2014

Checked by: MH Date: December 2014

Revisions:

Scale: 1:1250 @ A3

201415

BSK015

Figured dimensions only are to be taken from this
drawing. Do not scale from this drawing. All dimensions
are in millimetres unless otherwise stated. All dimensions
and setting out co-ordinates shall be checked on site
prior to work commencing. Any discrepancies shall be
reported to Forge Design Studio.

Forge Design Studio asserts its rights under the
Copyright, Designs and Patents Act 1988, unless
otherwise agreed in writing. All rights reserved.

AREA SCHEDULE:

area of proposed
buildings
footprint-
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area of roads /
parking courtyards
3443.5sqm
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/ footpaths
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private gardens
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public landscape /
residual areas
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site boundary
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or 1.85ha
199035sqft
or 4.57ac
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