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1.0

Introduction

This Design and Access Statement has been prepared on behalf of Market Homes Ltd. to
support the Full Planning Application for the conversion of the existing first floor
accommodation to 4 No. flats, the conversion and extension of the existing outbuilding to form
one dwelling and the construction of 9 new flats at the Station Inn, Station Approach,
Knebworth.
The aim of this report is to demonstrate how design and access has been considered and
incorporated as part of the proposal.
This design and access statement outlines the provisions made in the design to enhance the
form and character, quality of environment, living condition, site access, accessibility, and
takes account of Flood Risk.
This report also details proposals to keep the existing public house/restaurant as well as
providing a new public footpath for the benefit of existing local residents.
1.1

Project Aim/Background

This project has been driven by the sale of the Station Inn and the need to reuse a redundant
site in Knebworth village centre. The desire to keep the existing building as a public
house/restaurant is also a major part of the decision to develop this site. In order to retain the
use the building needs extensive restoration in order to make it a viable, competitive business.
In order to facilitate this the remainder of the site needs to be re-developed.
The Local Development Plan encourages residential development in sustainable locations.
The residential development will be as is detailed on the accompanying drawings. The
proposal we will create an enhanced streetscape as well as a high quality living environment
for new and existing residents.
1.2

Project Overview

This proposal comprises of the conversion of the existing first floor accommodation to 4 No.
flats, the conversion and extension of the existing outbuilding to form one dwelling and the
construction of 9 new flats, all with associated cycle and bin stores.
The proposal also aims to formalise the footpath route the general public have been using
illegally across the site in recent times by dedicating a new public right of way from the
residential properties at the rear to the station and shops beyond
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2.0

Planning Policy and Planning History

2.1

National Planning Policy Framework

Nationally, guidance for new housing is set out in the National Planning Policy Framework –
March 2012.
The NPPF recognises the need to achieve sustainable development. ‘sustainable
development is about positive growth – making economic, environmental and social progress
for this and future generations.
The NPPF promotes sustainable development and directs Local Authorities to approve
planning applications where there is a presumption in favour of sustainable development.
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate otherwise. The
National Planning Policy Framework must be taken into account in the preparation of local
and neighbourhood plans, and is a material consideration in planning decisions.
PARAGRAPHS 7 & 8
The purpose of the NPPF and the planning system is to contribute to the achievement of
sustainable development. As part of this the government define three dimensions of
sustainable development; an economic role, a social role and an environmental role.
As suggested in the NPPF we have considered these three facets of sustainable development
as a whole and not in isolation as they are mutually dependant. We believe that this approach
demonstrates the sustainability of this proposal when considered against economic, social
and environmental gains.
PARAGRAPH 9
As identified above we believe that through the pursuit of sustainable development this
proposal enhances the quality of the built and natural environment. In addition this
development:
 Provides a high quality architecturally rich inclusive design solution which sits naturally
in its surroundings.
 This proposal improves the standard and widens the choice of high quality homes and
contributes to the housing requirements in Knebworth
 The proposal facilitates the refurbishment of the existing ground floor commercial
premises to ensure it remains a viable pub/restaurant for all to enjoy for many future
years.
 The proposal also formalises the footpath route the general public have been using
across the site in recent times by dedicating a new public right of way from the
residential properties at the rear to the station and shops beyond.
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PARAGRAPHS 11 - 16
We believe that this Design and Access Statement, accompanying drawings and Local Plan
Assessment overleaf demonstrates how this development conforms to the requirements of
the NPPF and Local Plan.
We believe that this package demonstrates the sustainability of the proposal and meets the
overarching requirements of the NPPF and Local Plan. As this proposal accords with the
development plan the NPPF requires that it is approved without delay.
PARAGRAPH 17
Core Planning Principles outline a set of 12 core land use principles that should underpin both
plan-making and decision-taking. We believe that this proposal fulfils or adheres to these 12
core principles particularly those of:
 Not simply be about scrutiny, but instead be a creative exercise in finding ways to
enhance and improve the places in which people live their lives
 Proactively drive and support sustainable economic development to deliver homes,
business and industrial units, infrastructure and thriving local places that the country
needs
 Recognising and enhancing the intrinsic character of the area
 Providing high quality design with a good standard of amenity
 Support a low carbon future, renewable energy generation and mitigating the risk of
climate change and flood risk
 Conserving and enhancing the natural environment
 Re-using brownfield land
 Making the fullest use of public transport, walking and cycling
 Deliver sufficient community and cultural facilities to meet local needs
PARAGRAPHS 29, 30, 34, 35 & 39
Due to the projects location within the defined centre of Knebworth the proposal is inherently
sustainable and located nearby to all modes of sustainable public transport. Due to the
proposed units (studio apartments) priority is given to pedestrian and cycle movements with a
reduced use of high emission vehicles and maximum use of sustainable public transport.
PARAGRAPH 42
As well as supporting the sustainable economic growth as outlined above the proposal will
have access to high speed broadband, telephone, electricity, sewage and water.
PARAGRAPHS 47 - 50
As outlined above we believe this proposal meets the three requirements for sustainable
development as set out in the NPPF, as such, this application should be considered in the
context of the presumption in favour of sustainable development.
The site is within the village centre and as such this proposal is suitable for development and
contributes to the housing need in Knebworth as well as the vitality of the centre. It also
ensures the pub/restaurant has a bright future for years to come.
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PARAGRAPHS 56-61
Through the iterative design process that has been undertaken this proposal will deliver good
design and enhance the area for residents as well as supporting local businesses. In addition
the scheme is designed to be inclusive and respect the amenities and development forms of
its neighbours. The scheme responds to the local character and draws on materiality, form
and massing of the recently constructed residential development within the local area to
ensure the scheme reinforces the identity of the area.
In line with the NPPF the proposal will ensure that the development:
 Adds to the overall quality of the area over the lifetime of the development
 Enhances the sense of place and streetscape
 Supporting the local facilities.
 Draws inspiration and responds to the local character of the area in terms of the form,
rhythm, massing and materiality of the development
 Creates a safe accessible environment through natural surveillance
 Is visually attractive as a result of good architecture and landscaping that is
underpinned by a rigorous rationale and design ethos.
PARAGRAPHS 73
The development is located in close proximity to the Knebworth Recreation Ground and other
areas of open space. This application will contribute to the open space provision as required
in the Local Plan.
PARAGRAPHS 93, 94, 95, 96, 97, 99 & 100
As outlined in the NPPF planning plays a key role in reducing greenhouse gas emissions,
minimising vulnerability and resilience to climate change and supports the delivery of
renewable energy. It states planning is central to the economic, social and environmental
dimensions of sustainable development.
It is clear from the submitted planning package that this proposal meets these criteria and is
within Flood Zone 1.
PARAGRAPHS 109-118
The site at present has minimal ecological value; in addition the site can be classed as
previously developed land due to the structures that currently exist. As such this proposal will
introduce areas of planting and also meets these criteria as the site is effectively brownfield
land.
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PARAGRAPHS 120 - 125
The proposal complies with these paragraphs of the NPPF as the proposed use fits with the
nearby land use and is appropriate to the area. In addition the lighting levels will be similar to
that of the neighbouring residential development and there will be no noise or air quality issues
arising from the development.
The site is not known to be contaminated, however, should contamination be discovered
during construction works will cease and an investigation and remediation strategy will be
implemented.
During construction the contractor will produce a Site Waste Management Plan and will also
submit a method statement limit spread of dust and observe standard working hours, which
can be restricted by condition.
PARAGRAPHS 128, 131, 137 and 138
The site contains no listed buildings or heritage assets.
In addition the proposal draws inspiration and responds to the local character of the area in
terms of the form, rhythm, massing and materiality of the nearby development. As a result the
proposal will consolidate the form and character of the area and make a positive contribution
to it.
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2.2

Local Plan

As part of the application process we have reviewed the saved policies within the Local Plan.
In the Local Plan 2011-2031 proposed submission document Knebworth is classified as a
Category A village which is excluded from the green belt. This site is within the existing
settlement boundary. The plan identifies the need for 598 new homes in Knebworth.
This site is not within the area designated for employment use, therefore there is no
requirement to retain the current use within the Local Plan. The proposal however does seek
to retain the existing pub/restaurant therefore no jobs will be lost as a result of this
development. The proposal will in fact help to safeguard jobs for the future by ensuring the
viability of the site remains for years to come.
This proposal clearly helps to address the local need for additional housing. The Housing
Options and Growth Levels consultation was published in 2013 and suggests that 10700 new
homes would be an appropriate level of growth up to 2031. It suggests that greenfield land
should be used only because of a lack of brownfield sites in the district. This site offers the
Local Authority the chance to provide 14 new homes in a highly sustainable location resulting
in less greenfield land being taken to achieve that 10700 figure.

2.3

Planning History

There is no planning history associated with this site as far as we are aware.
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3.0

Site and Context

3.1

Site

The proposed site is located opposite Knebworth station and is adjacent to existing residential
properties. It is located within the village centre.

Figure 1 – Aerial View Showing Site in Context with the Town Centre

Figure 2 – Aerial View of the Site
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Figure 3 – Location Plan
The application site has an area of 2040m2 with the existing public house building and
outbuildings to remain. This site is located opposite Knebworth Station and has been a public
house for many years. The area surrounding the site is a mixture of residential and
commercial properties and is within the built up central part of Knebworth.
The site is located within Flood Zone 1 and is accessed via existing accesses off Station
Approach. It is in close proximity to all of its amenities and public transport. This site promotes
the use of public transport, cycles and pedestrian footways.
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The site itself is a corner site and comprises of the existing brick built public house and
outbuilding. The public house is 2 storey in height whilst the out building is single storey but
contains a room within it’s roof space. Existing residential properties bound the site to the East,
South and West with Knebworth Station to the North.
The existing building itself is not listed as being of historic, local or architectural interest. The
surrounding land uses are mixed as such the proposal fits in with the surrounding land uses
and the principle of development is in accordance with the surrounding area, Local Plan and
would constitute sustainable development.

Figure 4 – Existing Building – Front
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Figure 5 – Existing Building – Rear

Figure 6 – Existing Out-Building
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3.2

Context

The following images illustrate the form and character of the area surrounding the proposed
site. As can be seen at this location Station Approach consists of mixed use developments
ranging from 2 to 3 storey buildings, with many of the buildings at 3 storey in height. The form
and massing tends to be blocks of buildings with pitched roofs and steps in the elevations to
break up the mass of brickwork.

Figure 7 – Knebworth Station

Figure 8 – Flats to the Rear
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Figure 9 – Wordsworth Court

Figure 10 – Buildings Opposite
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Figure 11 – Flats Opposite
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4.0

Design Proposals

The following sections provide the design ethos and process followed to arrive at the current
scheme including the response to the form and character of the area.

Figure 12 – Street Scene

Figure 13 – Side Elevation from Station Approach

Figure 14 – View from Wordsworth Court
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4.1

Use

The site is currently the Station Inn public house. This consists of the pub with a residential
flat above, an out-building and the associated garden and car park. The proposal is for the
redevelopment of this site to include residential flats together with the retention of the existing
pub/restaurant.
This proposal comprises the conversion of the existing first floor accommodation to 4 No. flats,
the conversion and extension of the existing outbuilding to form one dwelling and the
construction of 9 new flats with associated cycle and bin stores.
The proposed use for this site is residential, which is in keeping with the surrounding land uses
within the area and the size, layout and accommodation are driven by the desire to provide
good quality, modern and sustainable living accommodation in this town centre location.
There is a clear local will to keep the public house/restaurant open to serve the community.
There is a current ‘save the pub’ campaign and has been registered as an Asset of Community
Value. A website and facebook page has been set up to support this campaign and the parish
council’s website has a page dedicated to this too. It is the intention of Market Homes Limited
to work with the community in order to retain the pub/restaurant, not fight against them. It is
recognised that the Asset of Community Value status could be removed but this would be a
long and costly process but is achievable.
In order to retain the pub/restaurant for the community the minimum level of accommodation
required to make this viable is as detailed in this planning application. Should a reduction be
required Market Homes Limited would have to reconsider the status of the Asset of Community
Value.
It is also recoginsed that local residents have been using the site as a cut-through in order to
access this side of the village more quickly. With this in mind, and in order to rationalise this
activity, new public footpath for the benefit of existing local residents is also proposed.

4.2

Layout and Amenity

The site has a number of constraints due to its orientation, existing arrangement and adjacent
developments.
The layout of the site has been driven by the form, massing and amenity of neighbouring
properties, to ensure the entrance is visible from Station Approach and to ensure the existing
building continues to be read in the street scene.
The proposed layout is indicated in figure 15 and as can be seen this respects the form and
character of the sites neighbours.
With regards to amenity the site is located in close proximity, and easy walking distance, to
the areas of public open space. This proposal does retain a small garden for the
pub/restaurant as well as a garden for the out-building conversion and a communal garden
space for the new flats.
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It should be noted that there is no minimum level of amenity required through planning policy
through individual sites. In addition due to the sites village centre location and constraints
(previously identified) the level of private amenity will inevitably be limited. This is the case for
many other sites in the area. However, this proposal maximises both semi-private and private
amenity space for its occupants. These amenity spaces ensure that natural surveillance
occurs, while minimising overlooking and contributing to the form and character of the
development.
The proposal includes cycle stands providing space for cycles to be stored under cover.
The proposed bin stores allow for the secure and covered storage of the restaurants existing
bins as well 5500 litres of refuse storage for the dwellings mixed across food waste, dry
recycling and residual waste.

Figure 15 – Proposed Site Layout
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Figure 16 – Flats above Pub Floor Plan

Figure 17 – Out-Building Floor Plan
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Figure 18 – Typical New Build Flats Floor Plan
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4.3

Density and Scale

The scale, form and massing of the proposed development has been informed by the sites
immediate context. It has developed during the design process and is illustrated well in the
following figures.
The proposal limits the bulk of the building to match the existing flats adjacent to the site to
ensure that the scheme does not create an overbearing sense of enclosure and
overshadowing.

Figure 19 – Pub Elevation

Figure 20 – Out-Building Elevation
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Figure 21 – New Build Flats Elevation
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4.4

Appearance

The proposed site is located within the village centre.
This proposed site is bordered by large 3 storey buildings to the South and West, 3 storey
existing building opposite (fronting Station Approach), and the station also opposite. It is clear
that views in to and out of the site are limited, however, the proposal has been designed to
draw inspiration from the neighbouring developments in terms of scale, massing, form and
materiality.
As identified in the context section of this report the form and character of this area is varied.
However, the area immediately surrounding the site consists of modern mixed use
developments ranging from 2 to 3 storey buildings, with many of the buildings at 3 storey
height. The form and massing tends to be blocks of buildings with pitched roofs and steps in
the elevations to break up the mass of brickwork.
The appearance of the proposed development reflects the buildings adjacent in terms of
materiality. It consists of block type construction with a central gable feature reflecting on
details seen on the adjacent flats and existing pub buildings. The proposal is limited to three
storeys with the bulk providing a step back to between the adjacent building and public house.
The proposal completes the street scene in this location.
In addition we have selected a small pallet of materials (red brick, neutral render and a tiled
roof) to match the surrounding buildings.
The proposal reflects the appearance and character of the area and ensures that it is in
keeping and enhances the area without adversely affecting the area. This is illustrated in the
following 3D Visuals.

Figure 22 – 3D Visual of New Flats
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Figure 23 – 3D Visual of Outbuilding

Figure 24 – 3D Visual of New Flats and Pub Garden
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4.5

Connectivity and Accessibility

The site is in Knebworth village Centre and in close proximity of all of its amenities. The site
is located close to the retail area. This proposal promotes the use of existing footpath routes
to travel around the village. It also formalises the footpath route the general public have been
using across the site in recent times by dedicating a new public right of way from the residential
properties at the rear to the station and shops beyond
In addition the site is well placed centrally to maximise the use of other sustainable transport
modes, namely bus and rail services. The rail service provides links to London and other
surrounding towns such as Luton, Stevenage and Milton Keynes.
The existing site accesses to Station Approach will be retained to gain access to the site
together with a new access for the new build flats. The topography of the site is moderately
sloped towards from the road, but a level access from the pavement will comply with Part M
of the Building Regulations to ensure level access to the proposal. Large front doors provide
access to the proposal and units within and the part M compliant staircase provides access to
the upper floors.
The site is adjacent the public highway affording adequate access for the fire service in the
event of an emergency.

4.6

Car Provisions

Parking is provided on site. The existing car park is retained for the use of the pub/restaurant
whilst new parking areas are provided for the flats above the pub and the out-building as well
as the new build flats.
The site is in a central location within Knebworth and is clearly in a sustainable location. It is
within walking distance of all of the main facilities including shops, public open space, sports
facilities, etc.
The NPPF steers residential development to locations that are sustainable and aims to
‘actively manage patterns of growth to make the fullest possible use of public transport,
walking and cycling’.
The Vehicle Parking and New Development SPD (September 2011) has provision for the
reduction in the levels of parking required for such sites due to the level of accessibility.
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4.7

Drainage and Flood Risk

The site is located within Flood Zone 1 of the Environment Agency Maps, as such this further
enhances the sustainability of this proposal and development is encouraged in these areas.
The proposal is not at risk of flooding and will not increase the risk of flooding on other sites.

Figure 32 – Environment Agency Flood Zone Map
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4.8

Contamination and Air Quality

The proposed site is not located within any of the North Herts District Council Air Quality
Management Areas.
It is noted that there is potential to cause air quality issues during construction, as such, the
proposal will incorporate dust mitigation measures to minimise the impact of this. Full details
will be provided by the contractor ahead of construction for the approval of North Herts District
Council.
In terms of air quality impacting on the end use of the proposal, it is clear given the recent
neighbouring developments that mixed use residential and commercial developments are
deemed to be acceptable and this proposal will result in improvements to the air quality of the
area.
Although the site is previously developed land the site is not known to be contaminated. The
site has been a public house for numerous years and no fuel storage occurs on-site. Should
any situation arise where contamination is found on site during construction this will be
indicated to the local authority and all work will stop until the situation is fully rectified.

Page 26 of 26

