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1. Introduction

1.1. The Gilston Area sits at the heart of one 

of the UK’s most dynamic economies.  As 

a result the area is a popular place to live 

and, as such, there is an acute shortage of 

housing that is affordable and accessible to 

local people.

1.2. East Hertfordshire alone estimates that it 

needs 19,500 homes over 22 years to meet 

need.  Together with Epping Forest, Harlow 

and Uttlesford Councils the Strategic Market 

Housing Area needs over 54,000.

1.3. The Gilston Area can make a substantial 

contribution to that need – it is a proposal 

for up to 10,000 homes immediately 

north of Harlow, across the River Stort in 

East Hertfordshire. It is presently largely 

agricultural land - partly in the Green Belt 

and close to historic villages. But it is also 

in close proximity to Harlow Town, Harlow 

Station, the motorway network and Harlow 

Enterprise Zone. 

1.4. The Gilston Area is being jointly promoted 

by Places for People  (PfP) and City and 

Provincial Properties (CPP). 

1.5. Together, they have developed a proposal 

that specifically responds to this context 

and makes the most of this opportunity, 

creating local benefits for East Hertfordshire 

and Harlow – and strategic benefits for the 

region. 
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1.6. The Gilston Area will deliver: 

•	 Thousands of homes that East 

Hertfordshire has identified it needs, 

whilst respecting the landscape that it 

sits in 

•	 £500million of self-funded infrastructure 

providing all essential neighbourhood 

services on-site, including schools and 

healthcare

•	 Circa 66% of land left undeveloped 

with ownership and management to be 

held in trust (or similar vehicle) for the 

community. 

•	 A range of homes across all tenures – not 

just for sale, but rental, affordable and 

self-build 

•	 A real prospect for the regeneration and 

economic rejuvenation of Harlow. 

1.7. The Concept Masterplan is based around a 

detailed assessment of the landscape and 

the character of the existing villages. The 

design, the layout, location and the amount 

of development have all evolved responding 

to this context. 

1.8. The Gilston Area will allow the existing 

villages to retain their identity and character. 

Strategic gaps will protect the existing 

settlements such as High Wych and 

Hunsdon. Each of the new villages will have 

a distinctive design and scale to suit its 

local setting. Gilston Park will be the heart 

of the Estate: a green centrepiece with the 

villages wrapped around it. Villages will be 

designed and managed with the health of 

the community as a central concern.

1.9. There will be genuine protection for natural 

assets, biodiversity enhancements and 

improved access to the countryside for 

local people, in place of intensively farmed 

agricultural land. The Gilston Area can deliver 

up to 10,000 homes on less than 40% of the 

land we own. This enables us to transfer 

the ownership of the remaining land to the 

community in perpetuity. 

1.10. This report sets out the strategic housing 

and economic context for the proposals 

and how the Gilston Area will contribute to 

meeting housing need in one of the most 

important economic corridors in the UK. 
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2. The Need for Housing
2.1 Local Need

2.1.1 The site sits within the West Essex and East 

Hertfordshire Strategic Housing Market 

Area (SHMA) which has been the subject of 

a combined assessment of housing need 

undertaken by ORS (2015).  The area covers the 

districts of East Hertfordshire, Epping Forest, 

Harlow and Uttlesford and the assessment 

concluded that the area needs over 46,000 

houses over the next 22 years. Further more 

recent research has demonstrated that 

54,600 houses will be required in order to 

adequately accommodate need. The results 

are summarised in Figure 1 below.

2.1.2 Housebuilding has not kept up with 

population growth, so house prices are 

climbing – well in excess of wage growth. 

2.1.3 In East Hertfordshire, the median house 

price is 9 times the average income. To be 

affordable, houses should be no more than 

5.6 times average income. 

2.1.4 Even the cheapest 25% of homes are not 

affordable for residents on the lowest 25% 

of wages.

MARKET HOUSING  
  East Herts Epping 

Forest 
Harlow Uttlesford Total 

Flat  1 bedroom  710  430  170  140  1,400  

 2+ bedrooms  810  450  30  80  1,400  

House 2 bedrooms  1,510  1,020  610  690  3,800  

 3 bedrooms  5,640  4,090  1,690  4,290  15,700  

 4 bedrooms  2,740  1,580  50  3,110  7,500  

 5+ bedrooms  770  510  -  1,410  2,700  

Total Market Housing   12,200 8,100 2,500 9,700 32,500 
AFFORDABLE HOUSING  
Flat 1 bedroom  820  570  100  320  1,800  

 2+ bedrooms  470  450  550  330  1,800  

House 2 bedrooms  1,210  710  940  850  3,700  

 3 bedrooms  1,410  1,180  1,400  1,060  5,100  

 4+ bedrooms  310  310  360  220  1,000  

Total Affordable Housing  4,200 3,200 3,400 2,800 13,600 
Total Dwellings Projected 
2015 

 16,400 11,300 5,900 12,500 46,100 

Revised Projections 2016 – 
set out in EH Pre-
Submission District Plan  

 19,500 35,100 54,600 

 
 
 

Figure 1: SHMA Summary Table
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2.1.5 In Harlow, where residents earn less on 

average than those in neighbouring districts, 

local housing options are even more limited 

with prices up to 10 times incomes. 

2.1.6 Therefore many young people cannot afford 

to start a life in this housing market - and 

the existing population is ageing. The sub-

regions’ working age population will continue 

to fall as a proportion of all residents if 

nothing is done to arrest the trend. 

2.1.7 This has serious implications for the 

continued success of the sub-region. 

W
hy H

ere? 

Affordability has become significantly worse.  
 
Median house price to median income is now 6:1 in 
Harlow  
9:1 in East Hertfordshire.  
 
An affordable house is around 5.6 times median income 
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average earnings to house price to be 
considered ‘affordable’ 
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9x 
average earnings to median house price in 
East Hertfordshire

Figure 2: Ratio of Median House Price to Median Income 1997-2013



Gilston Area Case for Growth

10

2.1.8 This was recognised in the SHMA which has 

proposed a 20% increase in housebuilding 

because the market signals are so strong 

that demand is significantly higher than 

supply.  The SHMA also recognises that the 

high rates of economic growth in the area 

will require more housing to ensure there 

is an adequate supply of workers.  It has 

therefore proposed an extra 5,600 dwellings 

to ensure that there will be enough workers 

over the next 20 years.

2.1.9 However, delivery cannot wait until the end 

of the 20 year period.

2.1.10 The Hertfordshire Local Enterprise 

Partnership (LEP) has identified “accelerating 

delivery of housing sites” as one of its top 

priorities in its Strategic Economic Plan - and 

states that it will be a game changer for the 

local economy. The LEP has identified The 

Gilston Area as a strategic housing site. 

2.1.11 Strategic sites should be progressed urgently 

so that homes can be delivered within the 

next 10 years (rather than 20 years). The 

LEP’s objective is to deliver enough homes 

to meet demand and reduce prices and to 

exceed historic delivery. That means 4,500- 

5,000 new homes per year. 

2.1.12 Meeting this challenge will require a massive 

investment to deliver new homes and the 

infrastructure required to support them. 

2.2 Wider Need

2.2.1 Across the SHMA, as in the rest of the country, 

there is an ongoing change in the type of 

housing that is needed.  Average household 

sizes are getting smaller whilst much of the 

existing stock is larger family homes.

2.2.2 Harlow’s housing stock is particularly skewed, 

having a high proportion of large family 

homes - despite the fact that families are 

now the smallest group amongst household 

types in the town. This imbalanced provision 

of housing is unable to respond to changes 

in demographics and need. Harlow Council 

has an objectively assessed need for 5,900 

new homes by 2033. Revised household 

projections indicate that the number of 

homes required just to meet basic needs  in 

the housing market area was underestimated 

in the SHMA and that Harlow should seek to 

deliver circa 9,200 new homes over the Plan 

Period. 

2.2.3 Those homes are just to meet housing 

need. Harlow has identified that it needs as 

many as 20,000 new homes to diversify the 

housing mix, rebalance the demographic 

profile, support the town’s regeneration and 

deliver a step change in economic growth  

(NLP, 2013). 

2.2.4 The SHMA area needs an estimated 13,600 

additional affordable homes over the next 

22 years, of which 4,200 are projected to be 

needed in East Hertfordshire. 
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2.2.5 In addition, local housing options to meet the 

needs of the ageing population are limited. 

This will affect both the quality of life of 

individuals as well as the overall functioning 

of the housing market.  

2.2.6 The current state of the housing market has 

two main implications: 

•	 Young people born into the area 

have to move elsewhere to cheaper 

accommodation when they leave their 

family home. This is resulting in a loss of 

skilled labour from the wider SHMA area.

•	 Firms will be discouraged from locating 

here if they think they cannot attract 

skilled labour to live here. 

2.2.7 Currently, the SHMA area’s housing stock 

does not have the variety of tenure or 

type to be flexible to changing needs or 

demographics – or to attract the types of 

employees to fill skilled jobs. Constrained 

supply and high and rising prices are forcing 

young skilled workers to move out and 

preventing others from moving in.

2.2.8 More detail about the economic risks of the 

housing  shortage are set out in the next 

section: The Economic Case. 

2.2.9 The Gilston Area is an opportunity to 

rebalance the housing stock across the 

wider SHMA area. Places for People would 

build all types of new homes ranging 

from affordable, rent and sale, through to 

communities designed for the elderly. More 

detail on the potential housing offer is set 

out in Section 4: What the Gilston Area Offers.

2.2.10 Authorities in the Housing Market Area have a 

duty to co-operate with each other to deliver 

strategic priorities that cross administrative 

boundaries (NPPF, 2012). Housing and 

regeneration needs can particularly require 

cross-border  interventions.  Co-operation is 

even more important where local authorities 

face significant planning constraints  which 

limit their options for delivery - such as the 

Green Belt.  No other site in the housing 

market area can make such a substantial 

contribution to East Hertfordshire’s housing 

needs as well as support the regeneration 

and economic needs of Harlow. 
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3. The Economic Case
3.1 Economic Area

3.1.1 In 2001, Harlow and Bishop’s Stortford were 

designated as a self-contained “Travel to 

Work Area” (TTWA) by the Office for National 

Statistics. In addition to those two towns, 

the area covered Hertford and Ware in the 

west, Great Dunmow in the east and Saffron 

Walden to the north.  TTWAs are defined as 

being areas where 75% of residents work 

within the area and 75% of jobs within the 

area are taken by local residents.  

3.1.2 Changes in commuting patterns meant that 

by 2011 Harlow and East Hertfordshire were 

part of the Cambridge TTWA.

3.1.3 This reflects the changing economy in 

the area and is a key difference from the 

Strategic Housing Market Area as Epping 

Forest is part of the London TTWA.  As the 

following table shows, the key difference 

between the SHMA authorities is commuting 

to London:

3.1.4 The links to Cambridge are particularly 

important as it is one of the fastest growing 

towns or cities in England. These links put 

Gilston Park at the heart of the M11 sub-region 

- one of the most economically productive 

and fastest growing areas of the UK. 

3.1.5 The corridor linking London, Stansted 

and Cambridge is home to world-leading 

clusters in education, life sciences, health, 

pharmaceuticals and technology – meaning 

it is home to the country’s highest skilled 

workers.  

3.1.6 The sub-region has a large number of 

highly productive and globally competitive 

businesses. This means productivity is 

significantly higher here than in other parts 

of the country. 

3.1.7 New jobs here generate more GVA than 

anywhere else in the country.   
 
District of residence % commuting to London 

East Herts 18% 

Epping Forest 42% 

Harlow 14% 

Uttlesford 12% 

Average 23% 

 

Figure 3: Commuting Patterns
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3.1.8 Within this context, Harlow has an important 

sub-regional role as a provider of retail and 

leisure services, as well as employment 

floorspace supporting jobs and key sectors 

to an area well beyond its own boundaries.

3.1.9 The area is a valuable asset for the UK’s 

future as a ‘trading nation’ and should 

be at the forefront of growth driven by 

international competitiveness, exposure to 

new technologies and development of new 

specialisms.

3.1.10 Further evidence of the importance of the sub 

region to the UK economy is demonstrated 

by the infographic on Page 17 of this Report.

3.2 Risks to Growth

3.2.1 Whilst the corridor is very successful and 

a substantial contributor to the national 

economy, the recent report of the London 

Stansted Cambridge Consortium’s Growth 

Commission identified five key risks to the 

corridor, some of which are a product of its 

success. These five risks - and five priories 

for action - are set out overleaf.
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RISK 4. Continued polarisation of the workforce and communities. 
Failure to invest in measures to increase access to jobs and opportunities for all 

residents, including those from deprived communities, will result in continued social 

and economic inequality

RISK 5. Growth in London exerts greater challenges and 
pressures on localities within the Corridor. The likely potential growth 

in London is already known. Failure to plan for this growth in ways that benefit local 

areas within the Corridor could create significant additional challenges and risks.

The London-Stansted-Cambridge Consortium’s 

five key risks to the corridor

RISK 1. A deteriorating location offer. Failure to develop high quality 

business and residential locations will increase demand pressures, congestion and 

skills shortages. This will eventually erode the Corridor’s competitive advantages.

RISK 2. Labour market shortages, which will reduce business 
investment. Talent is the number one location factor for knowledge and 

technology based industries. Failure to keep the skills supply up will force firms to 

expand overseas rather than here.

RISK 3. Increased housing pressures could reduce skills supply. 
Failure to invest in measures to boost housebuilding will lead to further rises in 

house prices. This has major implications for employers and their ability to recruit 

and retain talent.
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 The LSCC then sets out five priorities for action:

1  New powers and financial vehicles for infrastructure, housing 
and placemaking: High-growth economies such as the LSCC have the potential 

and viability to successfully use private finance vehicles to develop infrastructure and 

other assets.

2  Place-making for tech and life sciences: because they thrive in attractive 

places and well connected, vibrant communities.

3  Building talent and ensuring everyone can benefit: to meet the 

workforce needs of tomorrow, industries and employers need to engage with young 

people today.

4  London Stansted Airport as a dynamic source of growth and 
development: Our vision is for an airport that provides the services and routes that 

local tech and life sciences businesses need - and is a big part of the solution to the 

aviation needs of the Corridor, London and the Greater South East.

5  Deepening the partnership with London: building on existing relationships 

and partnerships to work more closely with London, developing new and more effective 

responses to our shared challenges and opportunities
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3.2.2 For the corridor to realise its economic 

growth potential, the working age population 

must grow at a faster rate than is currently 

predicted. Thousands of new homes and 

associated infrastructure are required to 

offer younger workers and their families 

attractive places to live. 

3.2.3 Without major investment in new homes, 

skilled working age people will continue to 

be priced out of the East Hertfordshire and 

wider regional housing markets. 

3.2.4 The sub-region’s economy is already 

constricted because too few homes have 

been built over the past twenty years. 

Hertfordshire Local Enterprise Partnership 

has identified that it needs 16,600 new 

homes just to relieve its existing constraints.

3.2.5 The Gilston Area is a key location to 

deliver this growth.  It represents a huge 

opportunity to capture significant private 

sector investment that will help address 

critical issues facing both East Hertfordshire 

and the sub-region as a whole. 

3.2.6 The Gilston Area represents a more 

sustainable site to meet these needs than 

alternative options of pepper-potting and 

infill development around East Hertfordshire’s 

existing towns.

3.2.7 The Gilston Area will be able to make a 

large scale, lasting contribution to East 

Hertfordshire and to the sub-region whilst 

delivering its own community, transport and 

environmental infrastructure.

3.2.8 If the timing is right, the Gilston Area could 

have newly occupied homes by 2020. 

The Gilston Area is a key 
location: 

1.   Heart of the London Stansted  
 Cambridge Corridor –   
 high productivity and growth   
 area and supporting the growth in  
 Cambridge and London 

2.   Harlow has its own Enterprise  
 Zone 

3.   30 minutes to Stansted Airport 

4.  The sub-region needs large-scale  
 investment to:

•	 Provide the homes and   
infrastructure to support growth

•	 Sustain Harlow as a centre for  
services, retail and leisure to 
serve the wider sub-region

•	 Provide a catchment of workers 
and customers to support   
the sub region’s businesses 
and  the Enterprise Zone

5.   Places for People is committed  
 to maximising employment   
 and training benefits for the local  
 community 
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3.3 The Opportunity

3.3.1 The time is right for investment: the sub- 

region is home to three Local Enterprise 

Partnerships and two Enterprise Zones. 

3.3.2 Work began on the Harlow Enterprise Zone 

in February 2015. It will be a state-of-the-art 

data centre campus and business park. The 

20-acre site is being transformed over five 

years, creating 5,000 new jobs. 

3.3.3 Public Health England has recently 

announced a £350million investment moving 

their operations to Harlow. The new facility 

will be a leading centre for research, health 

improvement and protection, allowing the 

continued development of world leading 

work on international health threats such as 

Ebola. 

3.3.4 This is a pivotal point for the area – 

although investment has been made in the 

Enterprise Zone, for the full benefits of this 

to be achieved, housing growth and Harlow’s 

regeneration are key.  This means that good 

quality homes need to be delivered close to 

new  jobs. It means that homes need to be in 

the right place and provide the right offer to 

correct decades of Harlow’s unsustainable 

commuting patterns. There are  currently 

2,200 more professional and managerial 

jobs in Harlow than there are residents with 

that skill level i.e. there is net in-commuting 

of 2,200 people for Harlow’s higher skilled 

jobs every day.  This is shown on Figure 4. 

3.3.5 The result for Harlow is that workplace 

earnings are significantly higher than those of 

residents. This has knock-on consequences 

for local spending and the vitality of the town 

centre. It will be a significant factor  when 

firms are deciding whether or not to locate 

in Harlow’s Enterprise Zone. 

Figure 4: Net commuting to Harlow by 
occupation level
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“As New Towns (perhaps with the 
exception of Welwyn Garden City) 
all of their infrastructure is decaying 
simultaneously. 

“It needs re-investment: town 
centres are jaded, the retail offer is 
poor and the socio-economic make-
up of our New Towns differs starkly 
from elsewhere in Hertfordshire.

“Re-investment in our New Towns 
needs an active development 
process and –despite the proximity 
of London – this is almost entirely 
absent in large part because of 
planning issues.”

- Hertfordshire Strategic Economic Partnership, 2014
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3.3.6 And as with many new towns, when all 

of the infrastructure was delivered in a 

comparatively short period, it starts to fail 

at the same time. The roads, healthcare, rail 

and facilities all need urgent investment.

3.3.7 When Harlow New Town was created it 

provided urgently needed homes and 

jobs. Harlow’s original planners were very 

concerned that the town should reach and 

maintain a size that ensured the town was 

balanced and sustainable demographically 

and ensured the continued viability of and 

investment into local services (Gibberd 

et al 1980). However, the Green Belt has 

constrained Harlow.

3.3.8 The population of Harlow was intended 

to stabilise at 80,000 people. The social, 

economic and community requirements for a 

town of this size were delivered accordingly.  

However, Harlow’s population was  only 

73,000 in 1994 and only reached 80,000 

in 2011. In the meantime, jobs declined 

significantly as did investment in the town’s 

infrastructure. 

3.3.9 The long term stagnation of both the town’s 

population and jobs growth (over a 40 year 

period) coincides with the emergence of a 

wide range of socioeconomic and physical 

issues now affecting Harlow (NLP, 2013).

3.3.10 Harlow has not achieved the scale it 

needs to sustain the kind of infrastructure, 

economy or town centre from which many of 

its comparator towns benefit (NLP, 2013). 

3.3.11 Economic performance has been 

constrained as a result. It now has all of the 

ingredients for sustainable economic growth 

and prosperity. But it needs investment into 

homes and the quality of life that will ensure 

that new jobs have the maximum local 

benefit and realise the original potential of 

the New Town.

3.3.12 The Gilston Area can play a major role in 

achieving this. 
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4. What the Gilston Area Offers
4.1 Introduction

4.1.1 Based on its own assessments, East 

Hertfordshire District Council estimates 

that it will need 19,500 new homes over the 

next 22 years. Even now, young people and 

families face chronic barriers to buying their 

own homes. 

4.1.2 The Gilston Area can deliver the new homes 

that are desperately needed to give everyone 

within the local communities the opportunity 

to live and work in East Hertfordshire. New 

schools, sports and community facilities, 

infrastructure improvements and much 

more will also provide services for existing 

communities and neighbouring villages. 

4.1.3 Over 700 hectares of countryside and parks 

will also remain undeveloped, with improved 

access for local residents and visitors. 

4.1.4 Development at the Gilston Area would 

prevent the expansion of other towns and 

villages in East Hertfordshire which have 

accommodated the majority of new homes in 

the past decade and do not have the ability 

to easily support the required infrastructure 

improvements.

4.1.5 By focusing new homes in a single strategic 

location we can plan and provide all the 

facilities and infrastructure needed to 

establish the best possible quality of life. 

4.1.6 The alternative approach of distributing new 

housing around existing towns places an 

unfair burden on local roads, existing schools 

and services. Smaller developments like this 

are unlikely to provide the new facilities that 

the Gilston Area is ready to deliver. 

4.1.7 We have not only one of the worst housing 

crises this country has seen, but face huge 

skills shortages in the construction industry. 

We need practical ways of tackling both. 

4.2 Meeting Housing Need

4.2.1 The Gilston Area would deliver up to 10,000 

new homes with the first homes completed 

and occupied well within the Plan Period – 

by 2020.  

4.2.2 Given the number of homes proposed on the 

Gilston Area site, there is a real opportunity 

for Places for People to provide a unique 

proposal which enables a wide spectrum of 

affordable products to be offered, meeting 

the needs of residents at all stages in their 

housing career.

4.2.3 It offers a clear opportunity to diversify 

significantly the housing offer in the area 

through a mix of types, tenures and sizes of 

housing. Potential tenures that could be on 

offer at the Gilston Area include:

•	 Social and affordable rent: for vulnerable 

households including those dependent 

on Housing Benefit.

•	 Intermediate rent (for various income 

levels and discout rates): this will enable 

some households to save while they 

rent  and  will support income groups 

who struggle to raise sufficient mortgage 

deposits.

•	 Intermediate sale / shared ownership: 

providing a suite of options for shared 

equity aimed at a tenants aspiring to own 

their own home.
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•	 Start Homes: for sale capped at £250,000 

Open Market Value.

•	 Homes for the elderly: ranging from 

purpose build private and independent 

living to sheltered homes and extra care 

living for a range of income levels. 

•	 Traditional sale: for young professionals 

and working families.

•	 Self-Build.

Housing Tenure and Income Matrix

6

£15,000 £20,000 £25,000 £30,000 £35,000 £40,000 £45,000 £50,000 £55,000 £60,000 £65,000

Market Sale

IR @ 80%

PRS

SHI

SHI

SO @ 40%

IR @ 80%

SO @ 25%

SO @ 25%

IR @ 70%

PRS

SO @ 40%

SO @ 25%

IR @ 70%

SO @ 40%

PRS

SO @ 25%

IR @ 70%

PRS

SO @ 40%

IR @ 80%

SO @ 25%

IR @ 70%

IR @ 80%

IR @ 80%

AR @ 50% AR @ 65% IR @ 70% SO @ 40%

Market Sale

AR @ 50% AR @ 65% PRS

Market Sale

AR @ 50% AR @ 65%

Market Sale

AR @ 50% AR @ 65% SHI

SHIAR @ 50% AR @ 65%
1 Bed 

Apartment

2 Bed 
Apartment

2 Bed House

3 Bed House

4 Bed House

*Market Sale & PRS products will also be provided as 4 and 5 bedroom houses at higher income thresholds.

4.2.4 The new homes at the Gilston Area will 

range from 1 bedroom flats to family houses 

with various affordability levels across the 

housing types. 

4.2.5 The chart below demonstrates Places for 

Peoples’  indicative proposed housing offer 

and how it meets the needs across the 

sizes and types of households - from 1 bed 

apartments to family homes - and across 

income levels. 

Figure 5: Places for People’s Proposed Housing Tenure and Income Matrix

AR = Affordable Rent; SO = Shared Ownership; SHI = Starter Homes Initiative; PRS = Private Rented Sector
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4.3 Promoting Community 
Health

4.3.1 The Gilston Area has excellent potential to 

deliver a new community in which health 

and wellbeing is considered from the very 

earliest stages of planning and design.   It 

presents a chance to build on the original 

vision for Harlow, one of the original New 

Towns and viewed as exemplary in terms of 

placemaking - whilst meeting contemporary 

health needs and challenges. 

4.3.2 Health is a key local issue.  A third of Harlow 

residents and 23% of East Hertfordshire 

residents do no regular physical activity. 

In Harlow, 29% of people are estimated to 

smoke, which is amongst the highest rates 

in England. The ageing population locally will 

put a substantial and unsustainable pressure 

on local services if it is not managed 

adequately. 

4.3.3 There is real scope at the Gilston Area to 

achieve NHS objectives of integrating health 

and social care. Alongside this, there is 

potential for a joined-up approach between 

health and placemaking, welfare, education 

and affordable housing.  Places for People 

has extensive experience of delivery and 

management across these areas.  

4.3.4 Places for People sees the strategic delivery 

of housing - carefully planned alongside 

services, infrastructure and open space - 

as an opportunity to enact the ambitions 

set out in the NHS Forward View (2014).

The Gilston Area will be an opportunity to 

pioneer techniques in disease prevention, 

community engagement and patient care.  

4.3.5 This could include:

•	 New ways to deliver healthcare to, and 

empower, older and disabled people in 

tandem with their housing needs

•	 Sustainable financial models for 

community facilities and affordable 

housing in a tight fiscal climate

•	 Best practice in partnership between 

public and private

•	 Using technology to support healthy 

communities and promote healthy 

choices.

4.3.6 Places for People would welcome partnership 

with Public Health England to develop and 

deliver a masterplan that establishes best 

practice in healthy design and reduces the 

burdens of ill-health for future residents and 

the wider community.  
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4.4 Delivery 

4.4.1 The Gilston Area will be built and managed 

by Places for People and City and Provincial 

Properties.

4.4.2 Places for People is a not-for-dividend 

organisation and one of the largest 

property, management, development and 

regeneration companies in the UK. The 

company owns or manages over 140,000 

homes and has assets in excess of £3billion. 

It has been building homes since 1965 and 

has a national development pipeline of over 

6,000 new homes, making it one of the 

country’s largest house builders. 

4.4.3 Places for People has a proud track record 

of building and managing successful 

housing schemes, providing long-term place 

management and delivering the essential 

infrastructure: creating communities and 

places where people want to live. 

4.4.4 They are supporting the next generation 

of social businesses across England 

through capital investment in the Big Issue 

Invest Corporate Social Venturing (CSV) 

programme. 

4.4.5 Places for People is about creating and 

managing new places. The delivery and 

management of new schools, shops, leisure 

facilities, job opportunities and training for 

support services is considered alongside all 

new homes. 

Places for People: 

•	 One of the largest property, management, 

development and regeneration companies 

in the UK  

•	 National reputation for high quality 

development, sustainability and social 

returns on investment  

•	 Experienced, with over 150,000 homes 

under ownership or management  

•	 Demonstrable experience of delivering 

complex infrastructure requirements on 

large scale residential development

•	 Not-for-dividend – any profit is reinvested 

back into the company and the 

communities it serves  

•	 Invested in - and committed to - the long 

term success of communities, retaining a 

financial stake in perpetuity  

•	 Sustainable and robust funding 

mechanisms based on Land Value Capture 

and long term returns on investment  

•	 Funding all essential infrastructure without 

reliance public subsidy  

•	 Providing a broad housing offer, tailored to 

local needs with affordability, diversity and 

sustainability in mind  

•	 Securing apprenticeships and local 

employment for Harlow and East 

Hertfordshire  

•	 Directly investing in the regeneration of 

Harlow  
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4.4.6 Together, the developers can demonstrate 

that they can fund and deliver all on-site 

infrastructure including: 

•	 Primary and secondary schools  

•	 Primary healthcare  

•	 Roads  

•	 Utilities  

•	 Sports and leisure  

•	 Landscaped parks and green spaces  

4.4.7 They will also work in partnership with East 

Hertfordshire, Harlow, the county councils 

and utility and infrastructure authorities 

to secure investment and maximise local 

economic benefits (see below).  

4.4.8 The Gilston Area funding mechanism 

is based on ensuring that the costs of 

infrastructure and providing a portfolio of 

assets are funded by the landowners. The 

funding and long term governance structure 

are true to the original Garden City principles 

(further details are set out in the Gilston Area 

Governance Strategy).

4.4.9 Places for People and  City and Provincial 

Properties can demonstrate that they 

could fund all on-site infrastructure without 

reliance on public subsidy. 

4.4.10 The first homes could be occupied by 

2020 when the new sites at the Enterprise 

Zone will be delivered - bringing in a new 

generation of workers and families to the 

region to support growth. 

CPP:

•	 Over 30 years of property development experi-

ence across a team including founding members, 

specialising in brown and green field regenera-

tion.

•	 Combines ambition, passion and creative flair to 

deliver successful results

•	 Experienced throughout the UK across planning 

disciplines from student accommodation and 

mixed-use to listed buildings, regeneration and 

land allocations

•	 Prides itself in regeneration that improves not just 

a site itself but the wider area - to the benefit of 

the whole community they serve. 

Project examples:
•	 Tileyard Studios in King’s Cross, currently being 

built out, provides 100,000+sqft of office space: 

employment on site has increased from below 

100 to in excess of 1,300 within a creative hub. 

•	 CPP’s residential-led mixed use scheme at 

Deptford regenerated an area of south east 

London providing over 900 homes and 200,000 

sqft of other uses. 

•	 CPP seeks to give back to communities in which 

it develops and Gilston is no exception. One of 

CPP’s largest contributions is the Amplifi Acad-

emy, set up by CPP, and which aims to educate 

and inspire people looking to follow their dreams 

with a career in music. The Academy provides 

courses, classes and input from leading industry 

professionals.

•	 CPP provides studio space to post-graduate art-

ists to help them developer their careers; CPP is 

a patron of the Royal Academy Schools scheme.
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4.5 Delivering Local Benefits

4.5.1 The Gilston Area presents a once-in-a- 

lifetime opportunity to create thousands 

of new jobs for East Hertfordshire and 

its neighbours – both during the 20 year 

construction phase and for generations to 

come as part of the new communities that 

will be created. The total investment in and 

around the site is likely to exceed £1.5bn.

4.5.2 In addition, Places for People will help 

support the area’s economic growth over the 

coming decades by: 

•	 Creating 1,500 more jobs in the business, 

retail and service industries and at the 

schools, nurseries and health centres we 

will build (a further 200 would be located 

on CPP land)

•	 Developing skills within the local 

community by working in partnership 

with local schools and other providers 

•	 Creating new communities at The Gilston 

Area, bringing thousands of potential 

new shoppers to the area 

•	 Supporting Harlow’s Enterprise Zone, 

which is creating modern business space 

for businesses in the ICT, Advanced 

Manufacturing and Life Science sectors 

that will ultimately employ 5,000 workers 

•	 Providing significant investment in 

transport links 

•	 Supporting improvements to Harlow 

Station and the viability of local services 

such as Princess Alexandra Hospital. 

•	 Supporting East Hertfordshire and 

Harlow Councils’ ambition to deliver a 

new junction 7a on the M11 

•	 New residents would spend £124.8 

million every year on household goods 

and services, much of which could be 

captured locally. 

4.5.3 This substantial supply chain requirement will 

see the benefits spread across the region. 

Contractors will be selected based on a 

proven commitment to skills development 

and a positive legacy to the communities 

they work in. 

4.5.4 The construction programme will offer a 

rare opportunity for an extensive, long-term 

on-site apprenticeship programme, with 

at least five cohorts of apprentices able to 

complete their training across a wide range 

of disciplines. 

4.5.5 Employment and Skills Plans will create 

partnerships with local stakeholders and 

employment providers to ensure they have 

early notification of new positions and are 

able to match local unemployed people 

to the opportunities and training. All new 

vacancies created would be advertised 

locally and there would be a guaranteed job 

interview for all eligible local residents (with 

appropriate skills) for new vacancies. 

4.5.6 As a not-for-dividend organisation, Places 

for People has committed to also invest a 

multi-million dowry  from its own resources 

into Harlow Town’s regeneration. 
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5. Summary & Conclusions

5.1. The Gilston Area would make a strategic 

contribution to addressing local challenges 

and priorities through commitment to deliver 

housing and through investment in skills, 

communities and exemplary placemaking. 

5.2. For Cambridge and its sub-regional economy 

to realise its growth potential, the working 

age population must grow at a faster rate 

than is currently predicted. New homes and 

infrastructure are required to offer younger 

workers and their families attractive and 

affordable places to live. Without major 

investment in new homes, skilled working 

age people will continue to be priced out of 

the local housing market.

5.3. There is a risk that young people will be 

priced out of both the purchase and rental 

markets. The local housing market is 

increasingly failing to meet the needs of older 

residents too. The effects are threatening 

the sustainability of the local economy - one 

of the UK’s most dynamic and important 

economic regions.  This is a significant 

concern of the Greater Cambridge – Greater 

Peterborough Local Enterprise Partnership 

who know that house prices are threatening 

the sustainability of their growth. 

5.4. The Gilston Area would play a critical part in 

delivering the housing that East Hertfordshire 

and the wider Cambridge economy needs. 

It has the capacity for 10,000 new homes. 

These will be built alongside all of the 

neighbourhood facilities, roads, utilities 

and open space that will be required to 

support it.  These 10,000 homes would make 

a substantial contribution to meeting East 

Hertfordshire’s need for 19,500 new homes 

by 2033.  

5.5. These homes would be concentrated in one 

area with all their required infrastructure 

carefully planned and delivered alongside 

them.  This is a more sustainable solution 

than dispersing housing delivery across the 

district where it may put pressure on existing 

infrastructure. It will also provide the critical 

mass to support Harlow’s services, leisure 

and retail offer so the town can sustain its 

role as a regional centre for the corridor. 

5.6. The time is right for investment: the sub-

region is home to three Local Enterprise 

Partnerships and two Enterprise Zones. 

Public Health England has recently 

announced a £350million investment moving 

their operations to Harlow. This is a pivotal 

point for the area – although investment has 

been made in the Enterprise Zone, for the 

full benefits of this to be achieved, housing 

growth and Harlow’s regeneration are key. 

If the timing is right, the Gilston Area could 

have newly occupied homes by 2020.

5.7. The range and quality of homes across 

all tenures – not just for sale, but rental, 

affordable and self-build – will help to attract 

and retain the skilled workforce required to 

support the growth of the Cambridge and its 

wider economic area. 
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5.10. All neighbourhood facilities for the Gilston 

Area would be delivered on-site including 

schools, healthcare and open space – new 

residents would not put pressure on existing 

services.  New household spending and 

footfall would help to support the viability of 

Harlow Town Centre. 

5.11. The development will deliver up to 

1,700 permanent new jobs on-site. The 

construction programme will facilitate an 

extensive, long-term on-site apprenticeship 

programme; and partnerships with local 

stakeholders and employment providers will 

capture these benefits locally.  

5.8. The Gilston Area will be delivered with 

sustainability, placemaking, health and 

sensitivity to existing residents in mind.  

5.9. Our masterplan is based around a detailed 

assessment of the landscape and the 

character of the existing villages: it responds 

to and respects their existing boundaries.  

Circa 66% of the Gilston Area  will be left 

undeveloped as parkland and open space, 

with ownership and management to be 

transferred to the community in perpetuity. 

There will be genuine protection for natural 

assets, biodiversity enhancements and 

much improved access to the countryside 

for local people.
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5.12. This will all be brought forward by 

two developers that can demonstrate 

deliverability. Places for People and City 

and Provincial Properties already own the 

land and could fund all on-site infrastructure 

without reliance on public subsidy. The total 

investment in and around the site is likely to 

exceed £1.5bn.

5.13. Places for People is a not-for-dividend 

organisation. It has a proud track record of 

building and managing successful housing 

schemes, providing long-term place 

management and delivering the essential 

infrastructure: creating communities and 

places where people want to live. Delivery 

will be planned so that all essential 

infrastructure will be on-site in time to meet 

the needs of all new residents moving into 

the Gilston Area. 

5.14. The Gilston Area will meet both local 

and strategic needs. It is deliverable and 

fundable. It could meet circa 30% of East 

Hertfordshire’s needs up to 2033 on this 

one site alone – sustainably, supported by 

all the essential infrastructure and driven 

and funded by experienced and committed 

developers.
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