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FIGURE 1: Aerial photo of the site, Source © Google Earth

FIGURE 2: Site Location of Highover Farm phase 2a 
dr. n. 0229, Rev P1, not to scale 

1.2.	 SITE CONTEXT 1.1.	 PURPOSE OF THIS DOCUMENT
McBains has been instructed by Redrow Homes to submit a Reserved 
Matters Application for the construction of 157 dwellings at Highover 
Farm in Hitchin, which will be the second phase of this development. 

Outline planning permission for mixed use development was issued 
in November 2024 (18/01154/OP) for all matters reserved other than 
access, comprising residential led development of up to 700 dwellings 
of use class C3 (dwellings), approximately 500 Sqm of neighbourhood-
level facilities, a new 2FE primary school, open space, play space, green 
infrastructure, and associated accesses (vehicular, pedestrian and cycle), 
including a new primary access off Stotfold Road with limited access off 
High Dane (as amended by plans and documents received 6th,13th and 
29th January 2020, 4th, and 20th February 2020, 8th September 2020 
and 17th, 20th and 21st December 2021 and 24th January 2023). 

This document is submitted as part of a Reserved Matters Applications 
and explains how the design requirements indicated in the Highover 
Farm Design Code have been followed and addresses if any points of 
non-compliance. 

The document is divided into 4 sections:

1.1.1.	 Introduction & Assessment

1.1.2.	 Design proposal

1.1.3.	 Appearance & Character

1.1.4.	 Design Code Compliance Checklist

This statement should be read in conjunction with the wider suite 
of documents and plans that collectively comprise the planning 
submissions for the reserved matters application.

The key objectives for the Phase 2a are:

•	 To create a distinctive and attractive residential neighbourhood 
that responds to its landscape setting.

•	 To provide a well-connected and permeable development with 
strong links to the wider Highover Farm site, Hitchin Meadows and 
local facilities.

•	 To provide a range of high-quality homes with a mix of dwelling 
types and tenures.

•	 To promote sustainable travel through a connected network of 
pedestrian and cycle routes.

The outlined site is located at the edge of Hitchin, situated between 
the Hitchin- Letchworth railway line and A505. It covers an area of 
approximately 37 hectares and is owned by BDW Trading. 

Phase 2a is located within the northern section of the wider site and 
extends to approximately 5.59 Ha. The proposed residential development is 
bounded to the south by an existing retained hedgerow, which forms a key 
landscape feature, Dane Walk and defines the site’s southern edge. The site 
currently comprises predominantly arable farmland and areas of grassland. 
Hitchin Meadows, a large open green space within the wider development, 
is located immediately to the north of the Phase 2a Reserved Matters 
application site. In addition, a green corridor is situated directly to the 
south of the Phase 2a application site, providing an important landscape 
and ecological connection within the wider masterplan.

Additionally, a separate infrastructure application will be submitted under a 
different cover.

1.3.	 AIMS & OBJECTIVES FOR HITCHIN

APPROVED PHASE 1

APPROVED PHASE 1

PHASE 2a
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1.	ACTIVE FRONTAGES TOWARDS DANE WALK LINEAR PARK - 
Large detached units actively address the linear park, creating 
a strong frontage and positive relationship with the open space. 
Their distinctive presentation assists in wayfinding through the 
development.

2.	ACTIVE FRONTAGE TOWARDS HITCHIN MEADOWS - The 
frontage towards Hitchin Meadows extends the development 
towards open space, creating a strong transition between built 
form and landscape while enhancing views, surveillance, and 
connection to green infrastructure.

3.	FRONTAGE TOWARDS ICKNIELD LINEAR PARK - A natural 
green corridor that supports walking, cycling, recreation, and 
biodiversity while enhancing connections between surrounding 
open spaces.

4.	FOCAL BUILDINGS - Act as visual focus point, varied roof scene 
to animate the built form and underpin key areas. 

5.	DANE WALK LINEAR PARK - Big detached units actively facing 
the new amenity park. 

6.	CONNECTIVITY - pedestrian/cycle path will link the 
development to the wider scheme.

FIGURE 5: Illustrative Urban Design Plan highlighting phase 2a 
(Page 50 of Highover Farm Design Code)3.1.	 MASTERPLAN & LEGIBILITY 
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The diagram demonstrates the key masterplan principles that create 
a legible, connected and well-structured development, supported by 
clear movement routes, active frontages and a strong relationship with 
surrounding open spaces.

•	 A hierarchy of streets and pedestrian routes, supporting legible 
movement through the development.

•	 Active frontages overlooking key streets, open spaces and green 
corridors.

•	 Focal and corner buildings positioned to aid wayfinding and define 
views.

•	 Positive frontages to Hitchin Meadows, Icknield Linear Park, 
Stotfold Linear Park and Dane Walk Linear Park.

•	 A connected open space network supporting recreation, play and 
biodiversity.
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FIGURE 6: 3D massing of Highover Farm phase 2a. 
Landscape is indicative only refer to landscape drawings for further details.

Focal buildings - Selected buildings 
are positioned and designed to 
mark important routes and act as 
visual wayfinding points within the 
development.

Sense of place - Building form, 
landscape, routes and key views 
work together to create a legible 
development with a strong and 
recognisable identity.

Relationship with open space - 
Homes are positioned to benefit 
from views over parks and amenity 
spaces, while also providing activity 
and surveillance to those areas.

Street hierarchy - A clear hierarchy 
of streets and routes helps organise 
movement, improve orientation and 
create a coherent structure across 
the development.

Active frontages - Homes are arranged 
to overlook streets, green spaces and 
pedestrian routes, supporting natural 
surveillance and creating a safer, more 
welcoming public realm.

Wayfinding - Focal buildings, 
active frontages, key corners and 
connected routes help residents and 
visitors navigate the development 
easily.

Key corner buildings - Buildings on 
prominent corners are designed to 
address both frontages, helping to 
define street junctions and improve 
legibility across the site.

Pedestrian and cycle connectivity- 
A connected network of routes 
links homes with open spaces, 
surrounding streets and wider 
movement corridors.

Community-focused open space 
- Parks and amenity areas provide 
opportunities for play, informal 
recreation and everyday social 
interaction for residents.
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