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The proposed approach to the delivery of the Garden Town means
that the new communities will not only provide a long-term supply
of new homes, but will also deliver a quality of development,
environment, infrastructure, services and community that would not
otherwise be possible.
This document has been prepared to present and explain the
design process behind the preparation of proposals for Land at
West Sumners, which forms part of the Water Lane Area of Harlow,
as proposed for allocation under Policy SP5 of the Epping Forest
District Local Plan Submission Version 2017.

COLLABORATIVE WORKING
The Water Lane Area comprises two distinct parts; The area to the
north (known as West Katherines) and immediately south of Water
Lane; and land further to the south of Water Lane between Epping
Road and Parsloe Road (known as West Sumners). The two parts are
physically separated by land that is not available for development
and therefore will not share any vehicular access. However, a
collaborative approach is important to ensure the proposals for
both parts evolve together and that any opportunities for some
common approaches and connectivity are exploited.

STRATEGIC MASTERPLAN
The draft Local Plan expects development proposals for sites
within the Garden Town communities to be in general conformity
with a Strategic Masterplan endorsed by Epping Forest District
Council and where appropriate Harlow District Council. The
preparation of a single Strategic Masterplan for the Water Lane
community is expected in order to ensure that the area is planned
and developed in a co-ordinated and cohesive manner.
Whilst the land parcels comprising the Water Lane Area share
the same geographical location being to the west of Harlow,
they fall within a number of ownerships and differ in relation to
their characteristics, features, impacts and potential benefits. It
is proposed therefore that these areas will be masterplanned in
detail separately to take into account these differences and to
address them individually, but under the umbrella of the Strategic
Masterplan, which in this case is envisaged to take the form of a
high level strategic framework.
The conceptual design work set out in this vision document is
intended to feed into the design process for evolving the Strategic
Masterplan and design codes as required by Local Plan Policies
SP.4 and SP5.2. It is envisaged that the concept proposals presented
in this document, which relate solely to the West Sumners site,
will evolve in due course in response to the more detailed
collaborative work on the overarching Strategic Masterplan and
design code. Dialogue and a process of joint working has already
begun between Manor Oak Homes and the owners of land at
West Katherines, and it is believed that this approach will serve
to create a cohesive vision for the Water Lane Area Garden Town
Community.
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RELEVANT PLANNING POLICIES
The Water Lane Area will be a forward thinking 21st Century
Place. The intention is to create an aspirational living environment
that provides a strong sense of place with a choice of different
high-quality living patterns. It will deliver new infrastructure that
will provide residents with real transport choice that will help
move Harlow towards a more sustainable future. Relevant draft
Local Plan Policies are SP3, SP4 and SP5.Draft Planning Policy SP3
sets out a series of place shaping principles that the Strategic
Masterplans and development proposals will be expected
to reflect while Policy SP4 sets out the Council’s expectations
as to how the Garden Town Communities are to be delivered,
including expectations for stakeholder consultation and design
review. Policy SP5 sets out the on-site requirements for each of
the communities; those relating to the Water Lane Area are set out
adjacent.

Policy SP 5 Garden Town Communities
SP 5.2 Water Lane

N

Land allocated in the Water Lane Area (SP 5.2) will be brought
forward on a phased basis for a comprehensive high quality
development to include:
• At least 2,100 homes up to 2033;
• 0.5 hectares for up to 5 traveller pitches;
• Strategic ‘green infrastructure’ comprising natural/semi
natural open space, walking and cycling routes, flood
mitigation and wildlife space and new Green Belt defensible
boundaries as indicated on the map;
• A local centre;
• A two-form entry primary school;
• Contributions towards new secondary school provision within
the Garden Town;
• Early Years Facilities;
• The provision of appropriate community and health facilities;
• Highway and transport improvements including works to
Water Lane/A1169 roundabout; A1025/Abercrombie Way
signals and traffic calming along the A1169 Southern Way
Corridor;
• Satisfactory water supply and waste water network
infrastructure for occupants; and
• Bus services and direct pedestrian and cycle links between
housing and the facilities that serve them.

Extract from Epping Forest District Local Plan
Plan 2.1 Garden Town Communities around Harlow

Extract from Epping Forest District Local Plan
Plan 2.3 Water Lane Allocation Area
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ALLOCATION SITE CHARACTERISTICS
West Katherines adjoins an existing residential
area to the east and the Pinnacles employment
area to the north. There are opportunities
to enhance these links and to improve the
site’s connectivity with the built-up area and
central Harlow, both regenerating the existing
residential area and ensure sustainable links
with the proposed development.
West Sumners is locatated adjcent to the
residential areas of Kingsmoor to the east
and Broadley Common to the southwest.
Development of this site provides an
opportunity to link green infrastructure to
the north and south of the site providing key
movement routes and enhancing accessibility
between existing settlements and the
proposed wider allocation area, including West
Katherines to the north.
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WEST SUMNERS SITE
The document will now focus on the characeristics of the Land at
West Sumners site only.

N

SITE FEATURES
The West Sumners site comprises 39.5ha of arable land to the
southwest of Harlow. It is located immediately to the southwest
of Sumners and Kingsmoor, and to the north and east of Broadley
Common.
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The north eastern part of the site adjoins land that forms part
of the Redwings Horse and Donkey Sanctuary, with Water Lane
located further to the north. It is understood that this land,
which separates the West Sumners and West Katherines sites
is unavailable for development and as a reflection of this it has
not been included in the residential allocation. However, for
completeness, it has been included in the boundary of the Water
Lane Masterplan Area.
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The northern boundary is defined by existing, mature vegetation,
separating the site from the curtilages of houses within Sumners
and Kingsmoor. The southeastern boundary is formed by the
land associated with industrial units along Parsloe Road. Part of
the site in this location adjoins Parsloe Road directly. The B181
Epping Road delineates part of the southern boundary, with the
remainder defined by the rear gardens and land associated with
properties along Epping Road.
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Aerial Location Plan of West Sumners site
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SITE PHOTOS
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View 1: From of potential primary access point from Broadley Road looking into the site

V2

View 2: View of potential secondary access point from Phelips Road
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SITE PHOTOS
V3

View 3: View to the south of the site along Epping Road looking east into the site

V4

View 4: View to the south of the site along Epping Road looking north into the site

HARLOW WEST / VISION DOCUMENT

HARLOW WEST / VISION DOCUMENT

8

CONSTRAINTS AND OPPORTUNITIES
LANDSCAPE

ECOLOGY

HIGHWAYS

Constraints
• Site lies within the Green Belt.

Constraints
• Eastern parts of the site are located within the identified impact
risk zone associated with Harlow Woods SSSI, likely due to
concerns over potential increased recreational pressure, which
will therefore need to be mitigated (e.g. through provision of
open space).

Constraints
• It is understood that there are areas of the local highway network
that can experience relatively long periods of delay in peak
travel periods. In the immediate vicinity of the site, this includes
Southern Way and the Epping Road/Common Road junction.

• The southwestern part of the site lies within the Nazeing & South
Roydon Conservation Area
• Potential glimpsed and passing views into the immediate
southern field parcel adjacent to Epping Road from the
immediate and local setting, as a result of a reduced boundary
vegetation cover along the central section of Epping Road.
Opportunities
• The site is within an urban edge setting of reduced sensitivity,
bound by the Sumners residential area to the north and the small
settlement of Tylerscross to the south west. The site also closely
associates with the adjacent road corridors, including Epping
Road and Parsloe Road along its south west and south-east
boundaries respectively.
• Extensive boundary and internal vegetation, will assist in
integrating the development within the immediate urban context
and wider rural setting both visually and in landscape terms.
• Mature internal vegetation structure, provides opportunities for
further, high quality landscaping to establish an extensive series
of green links throughout the site.
• Opportunity to retain and enhance the Key ecological and
arboricultural assets within an extensive landscape framework /
green links, providing robust landscape buffers that will enhance
the setting of the Conservation area to the south and the Donkey
Sanctuary, which forms an important strategic green wedge of
land to the immediate north.
• Opportunity to link the site to the immediate urban and rural
setting, via an extensive network of internal footpaths and
cycleways. These could be provided within the extensive, natural
and semi-natural landscape framework.

• Existing habitats of raised ecological value and associated
wildlife corridors around and through the site, including
Hedgerows, Trees, watercourse, former orchard area and
woodland areas provide spatial constraints and considerations to
be incorporated into any masterplanning.
• Presence/potential for protected species (including in particular
Badger and Great Crested Newt) identified within specific parts
of the site, which will need to be taken into account during any
masterplanning.
Opportunities
• Potential exists to strengthen and enhance the existing corridors
and wildlife habitats through the site, in particular retained
hedgerow corridors through the site as part of the developing
masterplan and landscaping strategy.
• Opportunities to create substantial new habitats of wildlife value
including water bodies, watercourses, wildflower grassland
through new native planting and management as part of the
green infrastructure strategy across the site.
• Potential to encourage additional use by faunal species (in
particular birds, amphibians and small mammals) and provide
considerably greater faunal connectivity around the site and
increased buffers to offsite areas, including through individual
faunal enhancements as well as the comprehensive green
infrastructure design.

Opportunities
• The site is well located to an established network of footways
and cycle routes that provide connectivity to a range of local
amenities. There are opportunities to link with these to ensure
the site is accessible by these important modes of transport.
• A number of existing bus services operate within the immediate
vicinity of the site. There is an opportunity to extend these into
the site in order to ensure future residents are encouraged to
travel by public transport.
• The site is bound by several roads that provide the opportunity
to construct several points of vehicular access to the site. There is
the potential to deliver an access strategy that could alleviate the
capacity issues associated with the Epping Road/Common Road
junction.

DRAINAGE
Constraints
Surface water flooding area located in the south of the site, running
adjacent to Epping Road.
Opportunities
An existing watercourse is located along the southern boundary.
There is an opportunity for this to be intergrated into the surface
water drainage strategy.
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Environment Agency Surface Water Flood Risk Map

Constraints and Opportunities Plan
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HARLOW NEW TOWN
Harlow was a “Mark One” New Town, built in the first wave of
development commissioned under the New Towns Act of 1946 to
ease overcrowding in London and its surroundings following the
destruction of houses during World War II.

N

Sir Frederick Gibberd designed the masterplan for the
settlement, strongly influenced by the character of the existing
landscape, including the formation of Rye Hill containing the built
area to the south, east and west.
The continuation of these expanses of landscaping, later known
as “Green Wedges” formed the core structure of the masterplan,
with neighbourhoods located between them. Each of these
neighbourhoods has its own set of services and amenities and
its own architecutral character, a result of a number of architects
collaborating to design different parts of the town.
Harlow has an extensive cycle network which links each
neighbourhood, their services, the town centre and industrial
area.
The Epping Forest District Local Plan specifies that the
development at Water Lane should follow established Garden
Town principles. As such, the emerging proposals will draw upon
influences found in Harlow and surrounding extenisons to the
town.

Initial masterplan for Harlow New Town prepared by Frederick Gibberd - Source: JR James Archive Sheffield University
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NEWHALL
Whilst Harlow New Town provides a number of influences to guide
the proposed development, inspiration can also be taken from
more contemporary residential schemes, such as Newhall to the
east of Harlow New Town.

N

The first phase of Newhall (c.500 units) was completed in the
mid to late 2010s. The second Phase for a further 2,300 units and
associated amenities is currently under construction (2018).
The overarching layout of the development draws upon the
principles of Harlow New Town, with all properties in close
proximity to areas of open space, and “Green Wedges” providing
landscaping and pedestrian / cycle connections between
development parcels.

Newhall Aerial Image

A selection of units found within Newhall
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21ST CENTURY GARDEN TOWN
The draft Local Plan sets out a clear intention for the new
communities around Harlow to form part of a cohesive vision for
the Garden Town through Policies SP4 and SP5.2. The planning
and delivery of the Garden Town communities is intended to
be framed by the objectives set out in the Town and Country
Planning Association (TCPA) Garden City principles. These
principles embody the aspiration for a high quality development,
environment, infrastructure services and heathy and sociable
communities.
The TCPA has recently published new guidance on creating
successful garden town communities in a series of nine guides
titled “Garden City Standards for the 21st Century”, dated
November 2017.
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A Garden Town is a holistically planned new settlement which
enhances the natural environment and offers a range of highquality housing and locally accessible work in beautiful, healthy
and sociable communities. The Garden Town principles are a
distillation of the key elements that have made the Garden Town
model of development successful, articulated for a 21st century
context. They are an indivisible and interlocking framework for the
delivery of high quality places, and include:

6. Multi-functional green infrastructure
A landscape led approach to provide a network of
interconnected green spaces that are not only well managed
open spaces but also provide opportunities to enhance
biodiversity, create sustainable movement corridors ,
sustainable drainage areas, food growing and recreation
opportunities. TCPA recommend at least 50% of a Garden Town
should be allocated to green infrastructure.

1. Ease of Movement
Sustainable infrastructure that promotes and encourages
walking and cycling and public transport ahead of using the car
with the aim of reducing the amount of car related trips. Public
transport nodes and neighbourhood facilities should be within
a short walk (no more than 10 minutes) from every home.

7. Character, Distinctiveness and Harmony
Creating beautiful places where people want to live and are
proud of, that are sensitive to local character and create distinct
neighbourhoods.

2. Walkable neighbourhoods
A sustainable and legible structure of walkable
neighbourhoods based around mixed use local centres where
residents can meet many of their day to day needs.

8. Human Scale
TCPA recommended that Garden Towns should not just be
low density suburbs, the 21st Garden Town should allow for
higher densities to be achieved in more sustainable locations
for example around transport hubs or local centres as long as
buildings are of a human scale.

3. Diversity of housing and employment opportunities
A range of housing opportunities with particular regard to older
people and the provision of plots for self-build. Housing that
meets minimum space standards for all tenures and which is
accessible and adaptable for flexible working and close to a
range of employment opportunities.

9. Designing for climate resilience
Garden towns should maximise opportunities for energy
generation and provide highly energy efficient buildings.
The TCPA aspiration is for Garden Towns to be zero carbon
meaning the energy used in buildings during a year is offset
through renewable energy generation.

4. Designing for art and culture
Creating places that encourage social and cultural vibrancy,
backed up by a long term artistic and cultural strategy.

10. Long term stewardship and community ownership
A strategy for community engagement, social development and
stewardship including community governance arrangements.

5. Healthy and Active Communities
Places that foster heathy and active communities by
encouraging walking and cycling and recreation opportunities.

HARLOW WEST / VISION DOCUMENT
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DESIGN EVOLUTION
One of the successes of Harlow New Town is the provision of
accessible landscaping running through the development. This key
feature is crucial to the successful implementation of a 21st Century
Garden Town.

N

As a result, proposals for the new scheme are landscape led and
will continue the existing Green Wedges running through the
neighbourhoods of Sumner and Kingsmoor, utilising these as the
basic structure for development.
The adjacent landscape, ecology and arboricultural constraints
plan suggests key natural elements that could be retained and
enhanced. It is clear that these natural elements should be used to
form the structure of the development, forming the basis of a strong
Green Infrastructure foundation for the scheme.

Combined Landscape, Aroboriculture and Ecology Opportunities and Constraints Plan
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DESIGN EVOLUTION
CONCEPT SKETCH
The adjacent sketch presents the basic principes of the proposed
development.

N

SUMNERS

Drawing influence from the Garden Town concept as well as
Harlow New Town and Newhall, the scheme utilises a strong
green infrastructure, with generous “Green Wedges” separating
distinct neighbourhoods and providing logical and convenient
movement routes for pedestrians, cyclists and motorists.

POTENTIAL
SCHOOL
GROUND
EXTENSION

Existing ecology and arboriculture features form the basis
for these green wedges, with natural features preserved and
enhanced where possible.
Each proposed neighbourhood provides easy access to areas of
open space for residents, with each containing an area of amenity
space with play provision. Architectural styles would differ
between neighbourhoods.

LOCAL
CENTRE

Clearly defined movement routes link the neighbourhoods to
each other and the local centre. Informal play trails and more
formal areas of play are located along these routes.
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Harlow New Town original concept sketch by Frederick Gibberd
Source: National Education Network

Concept Sketch
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CONCEPT MASTERPLAN
The concept masterplan presented opposite establishes a strong
framework for development of the West Sumners neighbourhood
as part of a 21st century Garden Town vision. The design approach
shown, draws on a variety of influences from the Garden City
principles as set out by the TCPA as well as making historic
references to Frederick Gibberds masterplan vision for Harlow
New Town. This design approach would give the development a
distinctive identity - the key design principles are:

MULTI- FUNCTIONAL GREEN INFRASTRUCTURE
The concept masterplan has evolved from a landscape led
approach that has established a strong green infrastructure. This
approach has created a linear green spine running North West to
South east across the site and greenways running perpendicular
forming linkages for wildlife movement and enhanced biodiversity
opportunities.
As part of a multifunctional green infrastructure the greenway
corridors are also used to define the primary movement routes
for pedestrians, cyclists, buses and cars as well as providing
opportunities for sustainable drainage, swales and ponds and play
trails and informal recreation areas.
The quantum of public green infrastructure proposed is around
47% of the site area which is broadly consistent with the TCPA
target for 50% garden towns.

SUSTAINABLE MOVEMENT FRAMEWORK
Central to the design approach is the “walkable neighbourhood”
where pedestrian cycle and public transport movement is
encouraged over car use. Public transport nodes have been
integrated, with a circular bus route so all residents are within 400m
or less of a bus stop. The green infrastructure greenways form key
routes for cycle and pedestrian footpaths with opportunities to link
to the West Katherine’s site in the future.
Allied to creating a walkable neighbourhood is the central location
of the local centre at the key nodal hub of the intersection of the

three primary access routes within the site. This approach places
everyday facilities within walking distance of the majority of
residents.

PLACE MAKING & LOCAL DISTINCTIVENESS
The landscape led approach to the masterplan provides a strong
green infrastructure, with generous “Green Wedges” separating
distinct neighbourhoods and providing sustainable movement
routes , consistent with Frederick Gibberds original vision for
Harlow New Town masterplan, as well as the latest TCPA guidance.
This design approach will help reinforce a distinctive sense of
place which is consistent with the pattern of evolution of Harlow
and which retains green natural assets and features on the site. The
smaller neighbourhoods located off the green infrastructure spines,
are each separated by extensive landscaping. Each neighbourhood
contains a central area of amenity space with play provision and
each would have a distinct sense of place.

DIVERSITY OF HOUSING AND EMPLOYMENT
OPPORTUNITIES
A range of housing types and tenures will be provided to help
create a mixed community. In particular, specialist housing for the
elderly, as part of a care home or independent living units would
be located near the local centre. Provision of areas for self-build are
also proposed as well as the travellers pitches required under the
planning policy SP5.2.
The local centre will provide a focus for a range of employment,
retail and community uses which will be determined in greater
detail as part of the Strategic Masterplan work. Homes will also be
designed to allow for flexible working.

HUMAN SCALE
There will be a range of densities across the site from higher
densities adjacent to the existing Sumners residential
neighbourhood to lower densities around the Conservation Area

to the east. The higher densities will be focused predominantly
around the local centres or locations which are consistent with
encouraging a walkable neighbourhood. The TCPA guidance
clearly sets out that garden towns should not be low density
suburbs solely for the wealthy and that higher densities are
appropriate in these instances to create mixed and sustainable
communities.

HEALTHY & ACTIVE COMMUNITY
As well as being planned as a “walkable neighbourhood”, West
Sumners will provide a range of recreational opportunities, ranging
from smaller neighbourhood and door step play, to a linear play
trail along the green infrastructure spines. Formal sports provision
is also provided by dual use of the sports pitches to be located on
the school expansion land and on the area of open space to the
North West. Food growing opportunities will be provided as part
of an edible landscape strategy and a community food growing
strategy.

LAND STEWARDSHIP
The TCPA guidance sets out a clear vision for community
management of Garden Towns as a successful part of creating
a cohesive community. Central to this approach is a community
management organisation that is accountable, responsive and
able to deliver the social, economic and environmental benefits
of the development and ensure they are maintained enhanced
and developed further as the community criteria and perspective
evolve.
There are a variety of other guiding principles that the TCPA
have set out as part of a vision for a 21st Century Garden Town;
including energy resilience, homes for all, healthy communities
and community arts strategies. These principles will be explored
further as part of evolving a Strategic Masterplan and Design
Codes for the Water Lane allocation area.
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GARDEN TOWN DETAILS
COMMUNITY GROWING AREAS AND LANDSCAPED STREETS

The provision of community growing areas provides interest
and an opportunity for residents to meet, enhancing social
interaction and a sense of community ownership.

Landscaped streets are key to reinforcing the strong Green
Infrastructure and are a key tennant of the Garden Town
approach.

19

THE LOCAL CENTRE

The local centre will provide a variety of
amenities serving both new and existing
communities

HARLOW WEST / VISION DOCUMENT

PLAY TRAILS AND PUBLIC ART

A range of uses are proposed in the local centre creating opportunities for
residents to meet

Opportunity for informal play trail equipment to be located at key points along the
principle movement routes within the landscaped areas.

The legible movement routes also
provide an opportunity for the
provision of public art installations
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LAND USE
Local Plan Policy SP 5 requires the allocation site to provide a
number of specific uses. The masterplan presented within this
document achieves these requirements and proposes the following:
• Around 1,000 new homes, with a density of 30-50 dph.
• 0.5 hectares of land for traveller pitches.
• A strong Green Infrastructure incorporating walking and cycling
routes and providing opportunities for formal and informal play.
SuDS ponds also proposed to assist in flood mitigation. Retention
of exsiting vegetation to protect wildlife habitat.
• A new local centre located in an easily accessible location for all
existing and new residents.
• Provision of up to 0.8ha of land to accommodate future school
extension land.
• The creation of early years facilities as well as community and
health facilities within the new local centre.
• Highway and transport improvements at the new access points
along Epping Road, Parsloe Road and northern entrances to the
site through existing residential areas.
• Water supply and a comprehensive waste water network
infrastructure.
• The provision of a bus loop, pedestrian and cycleways within
the scheme to serve new residents, linking them to services and
amenities within the wider area.

Site Capacity
The site capacity has been calculated based upon the proposed
concept masterplan which has addressed the site constraints and
opportunities and the various policy requirements including the;
public open space, school expansion land, travellers pitches and
the local centre. The overall gross area of the site is 39.5 ha, and the
resultant net developable area based upon the masterplan is 19.48
ha. In addition, it is anticipated the local centre would be mixed use
and incorporate some residential uses above the ground floor retail,
community and commercial units providing an additional 0.88 ha.
Therefore in total the net developable area would be 20.36 ha.
In assessing a suitable average density range for the site, the Policy
SP3 - Place Shaping of the Local Plan requires densities of between
30 and 50 dph on areas outside of the town and large villages and
higher densities above 50 dph in towns and large village centres
and along main transport routes and / or close to transport nodes.
Policy SP.3 also requires development to respond to the distinctive
character and identity of the area. In this case, there is a distinctive
variation in density between the high density neighbourhood of
Sumners which borders the eastern boundary, where housing is
around 73 dph, and the low density village of Broadley Common
which is less than 30 dph. A density gradient across the site from
the Sumners neighbourhood towards lower densities adjacent
to Broadly Common would therefore be a sympathetic design
response to the local character.

The TCPA guidance also promotes densities should be increased
around local centres and sustainable movement corridors to help
promote walkable neighbourhoods and states that garden towns
shouldn’t just be low density suburban places for the wealthy.
The density strategy adopted therefore allows for high density
development adjacent to the Sumners neighbourhood and around
the local centre and sustainable movement corridors, with a
transition to lower densities closer to the Conservation Area and
Broadley Common village.
The density strategy has also been carefully considered in
relation to providing; an inclusive mix of housing, a mix of smaller
units to meet affordable housing need, and specialist elderly
accommodation in the form of a care home / extra care units, a high
density form of development.
Taking into account the above policy guidance, site constraints,
aims of achieving an inclusive housing mix and specialist elderly
accommodation, an average density of around 46dph is considered
appropriate. This average density generates a site capacity of
around 1000 units when including the additional 60 bed/ units from
the care home/extra care accommodation.
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LAND USE
N

LAND USE

AREA (HA)

Development Parcels

19.48

Local Centre

0.88

School Extension Land

0.88

Travellers Pitches

0.50

Pocket Parks

0.74

Green Infrastructure and
Sustainable Movement Corridor

18.44
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LANDSCAPE
The illustrative layout that has been prepared has sought to
successfully integrate the built elements and take on board the
landscape, arboricultural and ecological constraints. Key trees and
hedgerows of value, both internally and to the site boundaries,
will be retained and further enhanced where possible to retain the
existing character of the locality.
Extensive development setbacks from the important green
framework of the site, ensure that the root protection areas of the
retained hedgerows and trees are not harmed, whilst allowing for
a green spine of public open space to flow through the heart of the
site and within the boundary locations. These spaces will contain
the important attenuation zones as part of the site’s sustainable
drainage system, public footpaths and cycleways.

These features will be provided, within a high-quality landscape
setting, forming a series of connected natural and semi-natural
habitats and will provide a robust and defensible green edge
along the site’s more sensitive southern and northern extents. It
is considered that this landscape led approach, with extensive
open areas, will assist in breaking up the proposed built form,
and connect the site’s strategic green infrastructure with the
surrounding urban and rural context.
It is considered that the site and receiving environment have the
capacity to accommodate sensitively designed development that
will respond to the localised context and will not result in significant
harm to the landscape character or visual environment.

The positive landscape led approach suggested is considered to be
compatible with the emerging Green Town principles and planning
policy. As such, it is considered that the proposed development
can be successfully integrated in this location, whilst positively
contributing to the wider strategic principles identified for
development within the District. It is concluded that the site should
be brought forward as an allocation within the emerging Epping
Forest District Local Plan.
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HIGHWAYS
The NPPF is predicated on the assumption that new developments
are located in areas that provide people with a choice of travel
modes. In this regard, it is noteworthy that the site is well located to
a range of transport infrastructure that will provide future residents
with a real choice about how they travel. The key features are
summarised below.

N

Opportunities to walk and cycle
The site is located in close proximity to an existing pedestrian and
cycle network that has the potential to encourage future residents to
make use of these important modes of transport. These include:

The local highway network is focused around single carriageway
roads with Epping Road and Water Lane providing connections to
Harlow town centre to the north east and Epping to the south. Water
Lane provides onward connections to Hoddesdon; the Pinnacles and
Temple Fields employment areas and; Jct 7 of the M11 Motorway. The
site is well located to key local centres and wider region.

• A dedicated off-road pedestrian/cycle route that provides a direct
traffic free connection to the Town Centre as well as the Pinnacles
and Temple Fields employment areas; and,

Essex County Council has identified a strategy to alleviate
congestion on Southern Way. Policy SP 5.2 of the draft Local Plan
includes provision for elements of this strategy and it is clear the
West Sumners site will play an important role in the future transport
strategy for Harlow.

Walking distance

N

N

Existing pedestrian and cycle network

The site is located within walking distance to a number of bus stops
with routes from these stops incorporating key local employment and
retail centres, including those in Epping; Harlow Town Centre and;
Waltham Abbey. The local bus services also provide connections to
Epping Forest Underground station and so, onward connections to
Central London and other key local centres. The site is well located
for people to undertake longer journeys via combined bus-rail trips.
Access to the highway network

• Footways adjacent to Broadley Road, providing access to the
existing Sumners Local Centre and Water Lane Primary School;

• Dedicated crossing facilities on key desire lines, which typically
incorporate dropped kerbs and tactile paving. There are areas
where tactile paving is not currently provided which will need to
be addressed in order to ensure those that are visually impaired
are adequately catered for.

Opportunities to travel by public transport

Cycling distance

N

Existing bus network
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HIGHWAYS
The NPPF is predicated on the assumption that new developments
should provide safe and suitable access for all, and include
measures that ensure sustainable transport options are taken up.
The emerging sustainable transport access strategy for the site is
shown opposite. A summary of the key features are summarised
below.
Pedestrian and Cycle Access
The indicative masterplan has been designed to be peopleorientated. It therefore provides a strong relationship between built
form, the street and open space, to create locally distinctive streets
that are connected with the existing settlement character and
pattern. In this regard, the site accords with Policy SP 5.2 of the Draft
Local Plan.

Public Transport Access
To ensure good access to public transport to and from the site,
pedestrian links to the existing bus stops will be provided. These
will be supplemented by the creation of new bus stops within the
site. The delivery of the later will be dependent upon the outcome
of discussions with local bus operators, but it is considered viable
to divert or extend one or more of the existing routes that serve the
site. As shown opposite, this includes potentially:
• Extending Route 1 into the site from Broadley Road upon where it
would complete a loop within the site; and,
• Extending Route 87 through the site before joining Epping Road
at the proposed southern access roundabout.

N

Proposed cycle network

In addition, there is scope for the current routes of these bus
services to be diverted into the West of Katherines portion of
the Water Lane Masterplan Area. In this regard, the indicative
masterplan is also consistent with the requirements of Policy SP 5.2
of the Draft Local Plan.

N

Proposed bus network

N

Proposed bus network (full allocation)
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HIGHWAYS
The indictive vehicular access for the site comprises:
• The conversion of an existing turn around area on Broadley
Road to form a two-arm roundabout, which would require the reprovision of parking that currently takes place in this location.
• The extension of Phelips Road into the site, which would also
require some minor modifications to the existing turn around
area provided in this location and the re-provision of parking that
currently takes place in this location;
• Constructing a new simple priority controlled junction on
Parsloe Road, located circa 170 metres to the north east of the
Epping Road/Parsloe Road priority controlled junction;
• The creation of a three arm roundabout on Epping Road, which
would create a new gateway feature to the new south west
boundary of Harlow and help overcome an existing highway
capacity issue at the Epping Road/Common Road junction.
It is important to note that potential vehicular access points to
the site have been designed with reference to current guidance
contained within the Design Manual for Roads and Bridges (DMRB).
In this regard, they benefit from visibility splays that accord with the

current posted speed limit and incorporate radii that accommodate
the types of vehicles that are likely to access the site on a regular
basis. Indicative layouts are provided in the supporting high level
'Highway Impact Assessment' note.

A high level traffic impact assessment has been undertaken to
evaluate the likely impact of the Water Lane Masterplan Area. Full
details of the modelling undertaken are provided in the Highway
Impact Assessment'.

A central spine road will be provided to connect the proposed
site access on Broadley Road and Epping Road. At this stage it
is intended that this road will be designed in accordance with
the principles of a 'Link' as outlined in Manual for Streets (MfS).
In this regard, its design will ensure users, including buses, can
pass through the development in a timely manner with limited
disruption.

In summary, it has been established that following the delivery of
mitigation measures, the junctions that are likely to experience
the greatest increase in vehicular activity will operate within
acceptable thresholds at the end of the Plan Period once all
development identified within the Water Lane Masterplan Area is
fully occupied.

Away from the central spine road there will be a network of
secondary streets and shared surfaces that will be designed in
accordance with the sense of 'Place' that is outlined in Manual for
Streets, which is based on the concept of 'Living Streets'. As such,
the side roads will be seen as a destination in their own right for a
variety of activities, including providing access to open space. On
this basis these roads will be designed to ensure pedestrians and
cyclists taking precedence over vehicles.

N

Proposed vehicle access

Notwithstanding this, it is accepted that there will be a need to
prepare a detailed Transport Assessment in support of any future
planning application having regard to the detailed traffic model
that has been developed by Essex County Council to evaluate
the cumulative effects of the Local Plan. In this regard, Manor
Oak Homes is committed to working with the promoters of the
Katherines site and the local highway authority in order to identify
mitigation measures that are in scale with the respective impacts of
the two parcels of land and reasonable in all other respects.

N

Proposed Epping Road site access

N

Highway impact
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DRAINAGE
The proposed development site is located within Flood Zone 1
as defined by the Environment Agency’s maps, hence, is at a low
risk of river or sea flooding. The majority of the site is at a very
low risk of surface water flooding, however, there is a raised risk
of surface water flooding (High, Medium and Low) associated
with the watercourse within the site and adjacent to the southern
boundary. All dwellings will be built beyond the extent of
this flooding, therefore the risk of flooding from all sources to
dwellings will be low.

N

Surface water from the development site will discharge to the
watercourse located within the site. Discharge rates will be
restricted to greenfield equivalent rates with surface water
attenuated within several online detention basins. Attenuation will
be provided to accommodate all storms up to and including the 1
in 100 year + climate change event. Online detention basins and
incorporation of upstream source control measures will ensure
that water quality objectives are also met.

Attenuation basin precedent

Drainage Strategy Plan prepared by JPP
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DESIGN CODING

NEXT STEPS

In order to provide a cohesive design approach and the delivery of the garden town vision for the
Water Lane Area, Local Plan Policy SP.4 requires that the development is delivered in accordance with
a design code which would sit alongside the Strategic Masterplan.

The conceptual design work set out in this vision document is intended to feed into the design process
for evolving the Strategic Masterplan and design codes as required under the Local Plan policies SP.4
and SP5.2. It is envisaged that the concept masterplan will evolve in response to this more detailed
work which will help create a cohesive garden town vision for the West Sumners and West Katherine’s
neighbourhoods.

The Design Code will assist in delivering better quality development and is of particular value in this
instance where the site is large, the land is in multi ownership and where the development involves
several design teams.
It is envisaged that the design code will be structured as three documents:1. Spatial Vision and Design Charter - An overarching code that covers the Strategic Masterplan
for the entire Water Lane allocation sites and sets out high level principles for both the West
Katherine’s and West Sumners developments. In particular, this document will set a cohesive
garden town vision approach and look at opportunities for a shared approach to the wider
infrastructure, and sustainable movement. The strategic design code should also consider
opportunities for shared and complimentary mixed use facilities, formal recreation strategy,
energy strategy, land stewardship, community and arts strategies.
2. Neighbourhood Design Codes – Sitting below the overarching Strategic Design code will be
two neighbourhood design codes for the West Katherine’s and the West Sumners development
areas respectively. The neighbourhood codes will focus on establishing parameters and guiding
principles for the each neighbourhood, focusing matters such as:
• Sustainable Movement Strategy
• Walkable Neighbourhood
• Multi-functional green infrastructure
• Mixed uses and homes for all.
• Neighbourhood energy strategy
• Accessible and adaptable homes
• Locally distinctive character and place making
• Neighbourhood energy strategy
• Community and arts strategy
• Land stewardship
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