Gilston Park Estate

Planning Applications Guide
This document has been produced by Places for People as a guide to their development
proposals as part of the Harlow and Gilston Garden Town

Planning Applications Guide
This guide explains the three planning applications submitted by Places for People for the creation
of a residential led development known as Gilston Park Estate. The guide describes the scope and
content of each planning application, the different documents that have been submitted within
each and identifies the next steps in the planning process.
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Village 7 application to be submitted
July 2019. Public consultations
expected Aug – Sep 2019

Gilston Park
Gilston

Eastern Stort
Crossing

Village 7
Briggens Estate 1 Ltd.

Eastwick
A414

Temple Fields
Central Stort
Crossing

Harlow

Gilston Park Estate forms part of the Harlow and Gilston
Garden Town. The Garden Town is to be made up of
new and existing communities in and around Harlow,
set in attractive countryside, with transformative
investment in transport and community infrastructure.
Development in the Garden Town will be guided by a
set of Garden City principles, including that new places
will be beautifully designed, provide a wide range of
housing, new jobs, sustainable transport options, high
quality open space and will put in place long term
stewardship arrangements for land and facilities.
Places for People is embracing the Garden City
principles in the design, planning and delivery of the
proposed new community.

to inform the masterplan for the new community.
This guide explains the three planning applications that
have now been submitted by Places for People – one
for residential development (submitted to East Herts
Council) and two for new crossings over the River Stort
(submitted to both East Herts and Harlow Councils).

As part of the Garden Town, policy GA1 of the East
Herts District Plan allocates the Gilston Area for 10,000
new homes to be built across distinct villages, to be
supported by a range of community facilities, open
space and transport infrastructure. The Gilston Area
is north of Harlow and the River Stort, close to the
villages of Gilston, Eastwick and Hunsdon, it comprises
the Gilston Park Estate, being promoted by Places
for People for up to 8,500 new homes across six new
villages, and a seventh village being promoted by
Briggens Estate 1 Ltd. for up to 1,500 new homes.

The Councils will consider all comments made to the
applications when assessing the proposals against
the Councils’ policies, guidance and other material
considerations.

The Gilston Area Concept Framework, prepared jointly
with the Council and the community, sets out principles
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Public consultation on the applications will take place
June to early August 2019. In order to make comments
please visit https://www.eastherts.gov.uk/gilston.
For the river crossings, all application documents will be
held on, and all comments should be made through,
the East Herts public access system as the Councils
have agreed to manage the consultation jointly.

Outline planning application ref:
3/19/1045/OUT
Central River Stort Crossing planning application ref:
3/19/1046/FUL
Eastern Stort Crossing planning application ref:
3/19/1051/FUL and Listed Building Consent ref:
3/19/1049/LBC

The Planning Applications
The Gilston Park Estate Outline Planning Application seeks permission for the principle of
development at the site, and if granted would establish a framework under which future
Village and Landscape Masterplans would be prepared, followed by detailed Reserved
Matters Applications for each plot/building. In addition, Places for People has also submitted
two separate detailed applications for two crossings of the River Stort.
Gilston Area - Allocation to accomodate 10,000 homes
and associated infrastructure

Briggens Estate

Gilston Park Estate

River Stort Crossings

Briggens Estate 1 Ltd.
Outline Application:
Village 7, for up to 1,500
new homes

Places for People
Outline Application:
Village 1 - 6, for up to
8,500 new homes

Places for People
Full Applications:
Central and Eastern
Stort Crossings

In summary, each Places for People application consists of the following:
Village 1 - 6 Gilston Park Estate
Outline Application

Central Stort Crossing Application

Eastern Stort Crossing Application

Up to 8,500 residential homes including
market, affordable (40%), retirement
and extra care facilities across 6
identified areas of development that
will form the future village
masterplanning areas

Widening to the existing vehicular
crossing to create new facilities for
walking, cycling and dedicated bus
lanes

New vehicular crossing linking the A414
and Eastwick Road with River Way and
the Harlow Enterprise Zone

A range of community uses including
primary and secondary schools, health
centres and nursery facilities

Dedicated northbound and
southbound bus lanes delivering part of
the Garden Town Sustainable Transport
Corridor

New pedestrian and cycle facilities
along the length of the crossing

Each development area will have a
future Village centre zone which will
contain a mix of uses including retail
and services, leisure, office space

New foot / cycle bridge over Eastwick
Road the design of which will be
informed by a design competition so is
not included in this application

Retention of Fiddler’s Brook Bridge

Extensive areas of open space, public
realm and sports provision within and
between the development areas and
improved public access on the former
Hunsdon airfield

New 5m combined footway / cycleway
which, with the foot / cycle bridge will
allow a road free connection between
the Gilston Area and the Train Station
and into Harlow

Existing Road to be realigned and
Eastwick Road reclassified as a
pedestrian and cycle route

Vehicular access off the A414 and
Eastwick Road

Landscape & access enhancements to
the Stort Valley

Landscape enhancements to the
Stort Valley

A network of pedestrian, cycle and
public transport routes to and through
the site
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The Planning Applications
The Places for People planning application for Villages 1 - 6 is submitted in ‘outline’ (establishing
the scale and nature of the proposed development), with all matters reserved for future
determination, save for the design of the three vehicular access points into the site. Two separate
identical full applications for the River Stort Crossings have also been submitted by Places for
People to East Herts and Harlow Councils as the proposals cross administrative boundaries.
The outline planning application is accompanied by a suite of application documents. A number
of documents have been submitted for formal approval, as identified below. Other documents
are submitted in support of the application which consists of ‘strategies’ that provide a topic
specific explanation of the approach to development at Gilston Park Estate, and ‘technical’
documents that analyse the compliance of the proposals from a planning policy and guidance
context. The strategies draw on information from a variety of the technical documents, as
graphically presented below.
Outline Planning Application

Documents for Approval
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Planning application forms

Supporting Documents
Strategies

Technical

Placemaking Strategy

Environmental Statement

Sustainability Strategy

Planning Statement

Sustainable Movement Strategy

Landscape and Green Infrastructure
Report
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Application Drawings

Strategic Design Guide
Natural and Historic Landscape
Strategy

Historic Environment Report

Housing Strategy

Housing Statement

Health and Wellbeing Strategy

Statement of Community
Involvement

Planning Permission

•
•
•
•

Application Drawings

•

S106 Agreement / Planning
Conditions

Inclusive Growth Strategy
Infrastructure Delivery Plan

Strategic Design Guide
Environmental Statement
Mitigation

Governance Strategy
Design and Access Statement
Education and Learning Strategy
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Crossings Application
Central Stort Crossing

Approval Documents
Detailed Application Drawings

Eastern Stort Crossing

Supporting Documents
Crossing Options
Report
Environmental
Statement and
Non-Technical
Summary
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Design and Access
Statement
Planning
Statement
Statement of
Community
Involvement
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Village Development - For Approval

Application Forms & Certificates
Application Drawings - a suite of application plans
inclusive of the application site boundary, existing site
plan, proposed access plans (in detailed form) and
Parameter Plans (which identify the spatial framework of
the Village Development).
Development Specification - provides a detailed
description of the constituent parts of the 			
development, including the parameters that will 			
apply to any future Village/Landscape Masterplans
and Reserved Matter Applications (including
Parameter Plans).
Strategic Design Guide – sets out proposed site wide
and village specific design principles that will inform the 		
preparation of Village/Landscape Masterplans and 		
Reserved Matter Applications.
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Supporting Documents - Strategies

Placemaking Strategy – explains Places for 			
People’s approach to the placemaking vision for 			
Gilston Park Estate, and how the constituent parts 		
will collectively create a successful new place.
Sustainability Strategy – Sets out how Gilston Park
Estate will be created as a sustainable place, 			
addressing environmental issues, resource use and the 		
challenges of climate change.
Natural & Historic Landscape Strategy – outlines Gilston
Park Estate’s approach to landscape, green 			
infrastructure and the historic environment.
Housing Strategy – explains how Gilston Park Estate
will deliver an accessible and genuinely inclusive 			
housing offer.
Health & Wellbeing Strategy - through design, delivery,
management & partnership with relevant bodies a
healthy place will be created, supporting healthy lifestyles
& promoting healthy choices for all Gilston Park Estate
residents, employees and visitors.
Education and Learning Strategy – explains Places for
People’s vision, and the design and delivery principles 		
for education and learning at Gilston Park Estate.
Inclusive Growth Strategy – outlines how Gilston Park
Estate will deliver locally-led and sustainable, inclusive 		
growth in East Hertfordshire, which also supports 			
Harlow’s growth and regeneration.
Sustainable Movement Strategy – Explains how Places 		
for People think people will move around within Gilston 		
Park Estate, to and from Harlow and further afield. Sets
out how we will meet the Harlow & Gilston Garden
Town target that 60% of all trips will be made by 			
sustainable travel.
Governance Strategy – describes how Places for 			
People are committed to governance arrangements 		
and long term stewardship at Gilston Park Estate.

Supporting Documents - Technical

Environmental Statement - presents the results of 			
the Environmental Impact Assessment (“EIA”) process, 		
identifying the likely significant environmental impacts 		
of the proposals, and where appropriate, proposed 		
mitigation measures.
Environmental Statement Non-Technical Summary.
Planning Statement – providing a detailed assessment 		
of the proposals against relevant planning policy and
guidance, which includes a draft Section 106 			
Agreement Heads of Terms.

Design and Access Statement - explains the design 		
concept for Gilston Park Estate and how the proposals
have responded from the site’s context and as a
result of public consultation.
Housing Statement – details the residential component 		
of the development in terms of type, tenure, mix and 		
affordability within the context of the housing
market area.
Landscape and Green Infrastructure Report - describes
how Gilston Park Estate responds to the existing 			
landscape context, and how the proposals create 		
an enhanced and integrated landscape and green 		
infrastructure network.
Historic Environment Report – explains how the 			
proposals respond to the heritage context of the site in
the context of planning policy and guidance, and sets 		
out heritage principles to inform future detailed
design stages.
Statement of Community Involvement – describes the
extensive consultation process undertaken and
explains how key outcomes have been considered in
the design process and evolution of the proposals.
Infrastructure Delivery Plan – describes the approach
to the delivery of Gilston Park Estate, and identifies the 		
key infrastructure required to support the development 		
as well as the proposed triggers to control
delivery timing.
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Crossing Applications

Application Forms & Certificates
Application Drawings – a full list of application drawings
for each application, with identification of which are
for approval and which are provided for illustrative 		
purposes.
River Stort Crossing Options Reports – a separate
report has been prepared for each River Stort crossing 		
application which describes the design process for 		
the crossings and factors considered in finalising the 		
proposals.
Environmental Statement - a single Environmental
Statement has been prepared which covers the 			
residential led mixed use development at Gilston Park 		
Estate, in addition to the two River Stort crossings. The 		
document presents the results of the
Environmental Impact Assessment (“EIA”) process,
identifying the likely significant environmental impacts
of the proposals, and where appropriate, proposed
mitigation measures.
Environmental Statement Non-Technical Summary.
Planning Statement – provides a detailed assessment 		
of the proposals against relevant planning policy and
guidance, which includes a draft Section 106 			
Agreement Heads of Terms.
Design and Access Statement – a single document 		
has been prepared which covers the residential led
mixed use development at Gilston Park Estate, in 			
addition to the two River Stort crossings which form 		
the basis of these applications. The Design and
Access Statement explains the design concept 			
for each of the crossings and how the proposals have
responded from each of the sites’ context and as a 		
result of public consultation.
Statement of Community Involvement – describes the
extensive consultation process undertaken and 			
explains how key outcomes have been considered in 		
the design process and evolution of the proposals.
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Planning Stages
District Plan
1

Outline Planning Applications
& Detailed Crossing Applications
Village Masterplans,
Design Codes &
Landscape Masterplan
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Reserved Matters
Applications

Gilston Charter

Gilston Area
Concept
Framework

District Plan
Sets out East
Herts’ strategy
for new housing,
employment and
other development
to 2033 and
beyond. Within this
Plan, the Gilston
Area is allocated
for a mixed-use
development
of 10,000 homes.
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3 - We are here

Gilston Area
Concept
Framework
Prepared by
Places for People,
Briggens Estate 1
Ltd. & East Herts
District Council.
It summarises
the baseline
characteristics
of the site and
surrounding area
and sets out how
these inform
the concept of
creating new
villages through
an illustrative
masterplan.

Outline Planning
Applications &
Detailed Crossing
Applications
Responds to the
East Herts District
Plan and Concept
Framework
and includes
parameter plans
to show where
development
will be; as well
as the detailed
applications for the
two river crossings.
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Gilston Charter
Proposed to be
prepared jointly
by the councils,
developers and
community to
set clear and
measurable quality
commitments
to guide future
development.

Village
Masterplans,
Design Codes
& Landscape
Masterplan
Adhering to the
principles in the
Outline Planning
Application, each
Masterplan will
fix the location
of key village
components such
as the primary road
network, key open
spaces, education
provisions, key
cycling and
pedestrian links.
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Reserved Matters
Applications
Detailed designs
for homes, open
space, community
infrastructure.

How Have We Got Here?
Over the last 5+ years Places for People has worked closely with the District and County Councils through
the District Plan process to secure the site allocation for the Gilston Area. The submitted applications
respond to the policy designations and follow extensive feedback and refinement with partners, local
communities and technical stakeholders (further details can be found in the accompanying Statement
of Community Involvement).

September 2013

May 2014

October 2016 - September 2017

July - September 2017

Places for People

Places for People

3 day bus tour
consultation

Information pack sent to
local 17,000 residents

Gilston Area Community
workshops with Eastwick &
Gilston and Hunsdon
Parish Councils

Concept Framework
Public Consultation

September 2017

May 2018

July 2018

March 2019

Places for People

Transport Community
Workshop

Gilston Park Estate and
Briggens Estate Public
Information Event

Gilston Area Public
Consultation
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Gilston Area Community
workshop focusing on the
Eastern Crossing

What Happens Next?

Outline and Full Applications

The applications have followed extensive consultation with a large number of stakeholders including the
parish councils. East Herts District Council (and Harlow District Council in respect of the River Stort Crossing
applications) will ask for your views and those of statutory consultees which will be used to help the Council
assess the application before determining the applications. Village and Landscape Masterplans will then
be prepared, followed by detailed Reserved Matters Applications. This process is shown below, including
details of how your views will be sought at each stage.
Briggens Estate 1 Ltd.
Outline Application
Submission: Village 7, for up
to 1,500 new homes

Places for People
Outline Application Submission:
Village 1 - 6, for up to
8,500 new homes

Places for People
Full Applications Submission:
Central and Eastern
Stort Crossings

Councils Assessment / Consultation / Planning Committee

Approved Documents
Planning Conditions
S106 Agreement

Approved Documents
Planning Conditions
S106 Agreement

Application Drawings
Planning Conditions

Village & Landscape
Masterplans & Village Design Codes

Construction

Pre Application Consultation / Community Engagement on
Village & Landscape Masterplans and Village Design Codes

V7 Masterplan and Landscape
Masterplan and Village Design
Code Submission

Councils Assessment / Consultation / Determination

V7 Masterplan and Landscape
Masterplan + Village Design
Code Approval

Reserved Matters
Applications

V1 - 6 Masterplans and
Landscape Masterplan and
Village Design Codes Submissions*

V1 - 6 Masterplans and
Landscape Masterplan + Village
Design Codes Approved*

Pre Application Consultation / Community Engagement on Reserved Matters

V7 Reserved Matters Application
Submissions and Determinations

Gilston Charter
To be prepared jointly by
the councils, developers
and community to guide
village masterplans and to
set clear, measurable and
quality commitments to
guide future development.

*These steps will be
required for each village
but the order and timing
for each village is not
being fixed at this stage.

V1 - 6 Reserved Matters Application
Submissions and Determinations*

Building of new homes, community facilities and infrastructure
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Gilston Park Estate:
enquiries@gilstonparkestate.com

