
REPORT TO DEVELOPMENT MANAGEMENT COMMITTEE 
3 October 2017 
 
REFERENCE: 
 

HW/OUTAM/17/00246 
 

OFFICER: Jade Clifton-Brown 

APPLICANT: 
 

Mulberry Developments  

LOCATION: 
 

New Frontiers Science Park, Third Avenue, Harlow, Essex, CM19 
5AW 
 

PROPOSAL:  Redevelopment of The Former GSK South Site To Erect Up To 
46,916 sq.m (GIA) of Class B8 Floorspace, Including Demolition of 
Buildings, Construction of New Paved Surfaces, Boundary 
Treatment and Landscaping, Parking and Associated Works 

 
 
 

 
REASON BROUGHT TO COMMITTEE:  
 
More than 2 representations received which are contrary to officer recommendation. 
 
 
 
 
 



Application Site and Surroundings 
 
The application site comprises approximately 18 hectares of land within the Pinnacles 
Employment Area, as shown on the Adopted Replacement Harlow Local Plan (ARHLP) 
Proposals Map. The site is within the ownership of the applicant. 
 
The site is an established employment site, and has most recently been used by Glaxo 
SmithKline (GSK) for research and development and warehouse storage. The site is 
bounded by an existing security fence and landscaping. 
 
The southern part of the site includes Building H89 (23m in height), which is currently used 
for research and development. GSK has entered into a two year lease with the applicant to 
allow continued occupation of this building for 12 months, with a further 12 months 
decommissioning. 
 
To the north of Building H89 is Building H92 (19.5m in height). GSK has entered into a 10 
year lease with the applicant to continue occupying the building as a warehouse. Building 
H92 and its immediate surroundings are not included as part of the application site. 
 
The remainder of the site includes grassed areas. The green space of approximately 6 acres 
within the eastern half of the site is allocated as Green Wedge by the ARHLP Proposals 
Map. 
 
The primary access to the site is via Third Avenue. A secondary access from Peldon Road is 
restricted to non-HGV vehicles only, and includes limited vehicle access times. 
 
The application site is surrounded by allotments to the south-west; residential properties 
within the Katherines residential estate to the south (separated by a landscaped bund); 
Parndon Wood to the west (in Epping Forest District Council’s administrative boundary); 
Church House (a Grade II Listed Building), St Mary’s Church (Grade I Listed) and 
Katherine’s House (Grade II Listed) to the east and the rest of the Employment Area to the 
north.  
 
Details of the Proposal 
 
Outline planning permission is sought for the redevelopment of the site for up to 46, 916 
sq.m of Class B8 (Warehouse and Storage) floorspace. Some ancillary office provision is 
also proposed within the application. 
 
All matters have been reserved, meaning that a decision is sought only on the general 
principles of the scheme. The approval of an application for the reserved matters would be 
required by the Local Planning Authority following any outline consent. 
 
Details of the layout, appearance, scale and landscaping of the development have not been 
submitted at this stage. The submitted Masterplan and Landscape Scheme are indicative 
only and may not therefore be representative of the final development; however, a 
Parameters Plan has been submitted which sets out specific characteristics that the final 
development would need to be in accordance with. 
 
The Parameters Plan shows that the site would include 3 plots. Building H92 is retained as 
Plot 1 and the 3 proposed plots are shown as Plots 2, 3 and 4. The Parameters Plan 
identifies the maximum heights for the buildings, and the maximum amount of floorspace 
within each plot. It defines maximum building lines beyond which the buildings would not be 
sited. Each individual plot would contain a number of units. The heights of the proposed 
units would vary from 15.5m to 21m. Varied colours are proposed to reduce the visual 
impact of the buildings. 
 
Depending on the operators that occupy the site, the proposed warehouse units are likely to 
be in operation for 24 hours a day, 7 days a week. 



The proposed primary access would be from Third Avenue, as existing. The applicant states 
that Peldon Road would provide a secondary access to the site, and would be an alternative 
access for employees, visitors and emergency vehicles.  
 
The exact number of car parking/HGV spaces would be finalised at reserved matters stage. 
The proposal also includes dedicated service yards. 
 
It is anticipated that the proposal would create up to circa 540 full time employment posts (a 
net increase of 160) following the closure of Building H89 (which would be demolished). The 
staff of H89 would be relocated to other GSK sites. 
 
RELEVANT PLANNING HISTORY:   
 
Application Ref Number: HW/PL/05/00408 
Proposal: Outline Planning Application For 260,000 SQ.M of Business Floorspace (B1 Use) 
Including 109,866 SQ.M of Existing Retained Business Floorspace (B1 Use) 
Application Status: Granted Planning Permission 
Decision Date: 20 September 2007 
 
Application Ref Number: HW/PL/07/00289 
Proposal: Erection of a Materials Management Centre 
Application Status: Granted Planning Permission 
Decision Date: 12 October 2007 
 
Application Ref Number: HW/PL/09/00186 
Proposal: Application for Approval of Details Reserved for Application HW/PL/07/00289 
Application Status: Granted Planning Permission 
Decision Date: 17 September 2009 
 
CONSULTATIONS: 
 
Internal and External Consultees 
 
HDC - Consultant Arborist 
 
Having now received amended tree protection plans and an outline detailing of the 
landscaping of the site, enough information has been provided for approval to be 
recommended, in the arboricultural aspect, subject to conditions (Arboricultural Method 
Statement and Landscape Scheme). 
 
HDC Environmental Health Services 
 
No objection subject to conditions relating to dust production, wheel washing and bonfires. 
 
HDC - Regeneration Team 
 
No specific comments. 
 
Harlow Civic Society  
 
No problem with the redevelopment of the site, but concern was raised with regards to 
increased HGV movements within the town. 
 
Essex County Council- Heritage Officer  
 
The significance of the Grade I Listed church is derived from its archaeological, architectural 
and historical merit. The church has historically been the most prominent landmark building 



within its locality and is thus a focal building within the wider setting. Therefore, its setting 
forms a substantial part of its significance. 
 
The most important view of the church is to be found from Peldon Road. This encapsulates 
the prominence of the church within the open space with glimpses of the other buildings 
within the historical settlement. However, within this view is Building H89, specifically the 
building’s chimney structures due to their respective height, rather than the mass of the 
building as a whole. 
 
This undermines the prominence of the church within the landscape and rural characteristic 
of the view. It should be noted that the view from the north is considered to be nearly as 
significant for the same reasons, with the same limitations. There is another relatively 
important view of the church from the west within the application area, which is compromised 
by Building H89. 
 
The proposed building to replace H89 would be lower than the existing chimneys however 
the overall mass of the building will be greater. In terms of views, it is preferable for the 
reduction in height. 
 
The proposed building adjacent to Building 92 would be more distant than the existing 
building, but its relative larger size adjacent to this building and gap between the two would 
create an increase in massing. There is therefore a concern regarding how this building will 
sit in relation to the existing building. It should be a separate building in terms of design and 
colour. This is to ensure that the impact of this building on the setting of the church is 
minimised. 
 
It is noted the applicant proposed enhancements in the boundary treatments adjacent to the 
church, to the benefit of its setting. 
 
It would be preferred if the proposed buildings were located further to the west, allowing for a 
greater buffer. It is also considered that there are more preferable uses for the site, which 
would result in less overbearing buildings. 
 
However, there is no objection to the principle of industrial development on the site, and it is 
accepted that the proposal would sustain the existing setting of the church. 
  
Essex County Council - Highways 
 
Essex County Council has assessed the above proposal and has concluded that it is not 
contrary to national/local policy and will not be detrimental to highway safety, capacity or 
efficiency at this location. 
 
The applicant has submitted a robust Transport Assessment of the proposal will reduce 
vehicle movements on the highway network in the vicinity of the site compared to the 
existing and previously approved use, especially in the peak hour, to the benefit of all 
highway users. The increase in HGV movements is well supported by the site’s proximity to 
the Strategic Highway network. 
 
The applicant is also proposing not to change the long established arrangement of HGV’s 
using the roundabout access off of Third Avenue. This is a similar arrangement to that used 
by the previous owners of the site and will keep HGV’s away from residential areas, 
especially on Peldon Road, to the east of the site. 
 
Consequently the proposal will not be detrimental to highway safety, capacity or efficiency at 
this location or on the surrounding network. 
 
From a highway and transportation perspective the impact of the proposal is acceptable to 
the Highway Authority subject to conditions relating to a Construction Management Plan, 
Travel Plan, kerbs and details relating to how the Secondary Access (Peldon Road) will 



operate in terms of what types vehicles can use it, what times and of any gates and barriers 
to be erected. 
 
Essex County Council – Public Rights of Way 
 
No objection. 
 
Essex Wildlife Trust 
 
No comment received. 
 
Essex County Council- Sustainable Drainage Team 
 
No objection. 
 
Essex County Council- Learning Services 
 
The Early Years and Childcare contribution requested figure is based on the net number of 
employment posts generated by the proposed development (160). 
 
The proposed development is expected to generate the need for 6.4 Early Years and 
Childcare (EY&C) places. The additional 6.4 places would be provided across the wards of 
Great Parndon, Little Parndon and Hare Street. 
 
This equates to a total cost of £92,921.60 at April 2017 prices, which is £14,519 per place. 
Based on the demand generated by this proposal, a developer contribution of £92,921.60, 
index linked to April 2017, is sought to mitigate the impact on local Early Years and 
Childcare (EY&C) provision. 
 
Essex County Council- Archaeology 
 
No objection.  
 
Recommends a condition to prevent preliminary groundwork until the applicant has secured 
the implementation of a programme of archaeological work in accordance with a written 
scheme of investigation which has been submitted by the applicant and approved by the 
Local Planning Authority. 
 
Essex County Council- Urban Design 
 
No comment received. 
 
Essex Police 
 
No comment received. 
 
Essex County Fire & Rescue Service (Harlow) 
 
Due to the size and nature of the development, it is anticipated that there will be major 
alterations to the existing water main network and additionally, the existing private fire 
hydrants sites around the curtilage of the site will be affected. 
 
Therefore, before any works commence, the applicant should contact Essex County Fire & 
Rescue Service so that discussions can take place to ascertain suitable water supply 
facilities for fire-fighting to serve this development. 
 
A newly installed fire hydrant must be on a water main which is capable of providing the 
required 25 ltrs/sec (1,500 ltrs/min) for the purpose of fire-fighting. 
 



Historic England 
 
No objection. 
 
Whilst the replacement building for GSK facility H89 would extend further eastwards towards 
the Church, it is likely to cause less harm to the setting of the church than the existing 
building. The replacement building’s roofscape would not include prominent dark green 
chimneys, thereby reducing its overall height and the proposed design and colour would be 
less visually intrusive in relation to the setting of the church, as demonstrated in the 
visualisations in the Heritage Impact Assessment.  
 
Natural England 
 
No comment received. 
 
Neighbours and Additional Publicity 
 
Number of Letters Sent: 186 
Total Number of Representations Received: 6 
Date Site Notice Expired: 30 June 2017 
Date Press Notice Expired: 6 July 2017 
 
Summary of Representations Received 
 
Six representations which object to the scheme were received from the following addresses: 
 

• Catherines Barn, Peldon Road 
• Catherines Farmhouse, Peldon Road 
• St Mary's Church, Peldon Road 
• Church View, Peldon Road 
• Limetrees, Peldon Road 
• 51 Bynghams 

 
In summary, the representations principally concern the use of Peldon Road. Other concerns 
include:  
 

• Noise issues 
• Safety issues 
• Environmental impact 
• Construction issues 
• Visual impact 
• Traffic increase 
• Proposed buildings should be moved and additional trees planted. 

 
PLANNING POLICY: 
 
BE1:"Character and Identity" new and extended buildings should relate to their setting to 
strengthen, enhance, protect or create local character.  Permission will be granted for new 
development providing: it is well connected to and integrated with the wider settlement; the 
height massing, layout, appearance and landscape makes an appropriate visual relationship 
with that of the form, grain, scale, materials and details of the surrounding area; building 
design is specific to the site and its context; it enhances the character, image and perception 
of the area when highly visible. 
 
BE2:"Quality, Legibility and Public Realm" permission for major  new development will be 
granted when: new buildings are designed as part of a group creating a sense of enclosure; 
public spaces should relate to the scale, appearance, location and function of the buildings 



around it; layout of buildings, routes and spaces are clearly related; fronts of buildings 
provide primary access and clearly define streets and public spaces; public spaces are 
distinguished from private areas; the ground floor encourages activity and interest that is 
appropriate to the location and character of the area; pedestrian, cycling and, horse riding 
routes are shown on the development layout and link to the existing network. 
 
BE3:"Sustainable Development" development on previously developed land at a higher 
density than that existing will be supported providing; it is accessible by public transport or is 
in a sustainable location relative to proximity to supporting services and/or employment sites; 
does not result in over development; is compatible with the character of the area and urban 
design policies and guidance. 
 
BE5:"Crime Prevention and Personal Safety" proposals should demonstrate how the 
potential for preventing crime has been satisfactorily addressed through the design, layout 
and landscaping.  These should be integral to the design. 
 
BE6:”Listed Buildings” proposals for the extension or alternation of any listed building, 
alteration of its setting, conversion or change of use should not adversely affect or harm any 
of the following: the character that forms its value as being of special architectural or historic 
interest; particular physical features that justify its protection; its setting in relation to its 
grounds, the surrounding area, other buildings and wider views and vistas. 
 
BE7:"Listed Buildings" permission for development that would necessitate the demolition of 
a listed building, or buildings, or compromise its/their character or setting, will not be granted. 
 
BE8:”Listed Buildings” permission may be granted for the change of use or conversion of a 
listed building, even if it conflicts with other policies, if it can be shown that this is the only 
way to preserve the building by providing an income for the upkeep and repair.  Justification 
should not be made on increased revenue or property values. 
 
BE14:”Archaeology” proposals that affect a site where archaeological remains exist will only 
be determined after an archaeological field evaluation has been undertaken. 
 
BE15:"Contaminated Land" permission will not be granted for developments on or affected 
by ground that is known to be contaminated until fully investigated. 
 
NE13:”Water Environment” development adversely affecting the quality of the water 
environment will be resisted. 
 
BE17:"Noise Pollution" permission will be granted if noise sensitive developments are 
located away from existing noise sources and potentially noisy development are located in 
areas where noise will not be such a consideration, or adequate provision has been made to 
mitigate the adverse effects of noise likely to be generated and experienced by others. 
 
CP12:”Public Utilities” development that will be at risk of flooding, or will contribute to flood 
risk or has an adverse impact on the river corridor will be resisted. 
 
ER5: "Existing Employment Area" within the following existing employment areas permission 
will usually be granted for B1, B2 and B8 uses: Templefields and Riverway; Pinnacles; Burnt 
Mill; Staple Tye; Bush Fair; Nortel Networks; and Church Langley. 
 
ER12: "Storage and Distribution" new B8 development will be permitted subject to: their 
location having ready access to the railway and/or trunk road network; and there being no 
adverse environmental impacts due to the levels of traffic generated. 
 
ER13:"Education, Training and Childcare" for new or expanding employment generating 
uses, provision through planning obligations will be sought for: employment of local people; 
work related training provision; education opportunities and affordable childcare. 
 



IMP1:"Planning Obligations" permission will only be granted for any development if the 
provision is secured for related infrastructure, services, facilities and environmental 
protection which are fairly and reasonably related to the scale and in kind. 
 
NE1:"Green Wedge" will be protected from inappropriate development.  Permission will be 
granted, for small scale development proposals or replacement buildings that do not have an 
adverse effect on the roles of the Green Wedge. 
 
NE11:"Trees and Hedgerows" in considering applications for development affecting trees or 
hedges the following may be required: a survey of the site and trees and hedges concerned; 
oppose the loss of trees and hedgerows of amenity value and wildlife importance; serve 
TPO's to protect trees with public amenity value; may impose conditions to ensure the 
retention or replacement of trees and hedgerows of amenity value or wildlife importance and 
their protection during construction. 
 
NE12:"Landscaping" major developments shall be accompanied by details of landscaping 
features and wildlife habitats and suitable landscaping schemes to militate against any 
impact, along with new landscaping. 
 
NE15:"Biodiversity and Nature Conservation" permission will not be granted for development 
that would harm habitats or other features of the landscape, or are of significant importance 
for wildlife, unless it can be demonstrated that the reason for the proposal outweighs the 
need to protect the habitat or feature. 
 
NE17:"Wildlife Sites" permission will not be granted for development that will have an 
adverse effect on the ecology of a Local Nature Reserve unless it can be demonstrated that 
the reason for the proposal outweighs the ecological value of the site. 
 
NE18:"Wildlife Sites" permission will not be granted for development that would have an 
adverse effect on the ecology of a Wildlife Site unless it can be demonstrated that the 
reason for the proposal outweighs the ecological value of the site. 
 
NE20:”Protected and Rare Species” applications should be supported by appropriate 
surveys.  Permission will not be granted which will have an adverse impact on species 
protected by Schedules 1, 5 or 8 of the Wildlife and Countryside Act 1981, the Protection of 
Badgers Act 1992, the Habitats Regulations 1994 and other rare species, unless it can be 
demonstrated that the need outweighs the need to safeguard the specie(s). 
 
T3:"Transport Impact Assessments" major developments generating the equivalent of 50 
passenger car units or more per hour will be required to produce a TIA, developments will be 
refused where significant impacts are identified and not mitigated against. 
 
T4:"Green Commuter Plans" a green commuter plan will be required where an application: 
generates 30+ staff employments; 10+ additional parking spaces; extensions to existing 
premises where 10+ additional staff generated results in 30+ staff being employed; other 
instances where the location and/or nature of the development are particularly sensitive. 
 
T9:"Vehicle Parking" parking shall be provided in accordance with the adopted vehicle 
parking standards.  Justification is required for the amount of car parking proposed on an 
operational need and, if applicable, a Green Commuter Plan. 
 
PLANNING STANDARDS: 
 
National Planning Policy Framework (NPPF) (2012) - sets out the Government’s key 
economic, social and environmental objectives and the planning policies to deliver them. 
These policies will provide local communities with the tools they need to energise their local 
economies, meet housing needs, plan for a low-carbon future and protect the environmental 
and cultural landscapes that they value. It seeks to free communities from unnecessarily 



prescriptive central government policies, empowering local councils to deliver innovative 
solutions that work for their local area. 
 
Supplementary Planning Documents/Current Planning Guidance 
 
The Harlow Design Guide SPD (2011) 
The Essex Parking Standards: Design and Good Practice (2009)  
Essex County Council’s Adopted Development Management Policies (2011) 
Planning Practice Guidance (PPG) 
The Essex County Council Developers’ Guide to Infrastructure Contributions (2016) 
 
PLANNING ASSESSMENT: 
 
The key issues to assess in the determination of this application include the principle of the 
proposed development; its impact on the character and appearance of the area, including 
Green Wedge and landscaping; heritage and archaeology; neighbouring amenity; highway 
matters; ecology; and flooding and ground conditions. 
 
Summary of Main Issues 
 
Principle of Development 
 
Policy ER5 of the Adopted Replacement Harlow Local Plan (ARHLP) states that B1, B2 and 
B8 Use Classes will normally be granted planning permission within Employment Areas. 

Policy ER12 of the ARHLP states new B8 development will be permitted subject to the 
location having ready access to the railway and/or trunk road network, and if no adverse 
environmental impacts arise due to the levels of traffic generated. 
 
The proposal would redevelop the site to create up to 46, 916 sq.m of Class B8 floorspace 
within the Pinnacles Employment Area. It is anticipated that the proposal could create circa 
540 full time employment posts (net 160). 
 
Paragraphs 18 and 19 of the National Planning Policy Framework (NPPF) confirm that the 
Government is committed to securing economic growth in order to create jobs and 
prosperity, and indicates that the planning system should support sustainable economic 
growth. Therefore, significant weight should be placed on the need to support economic 
growth through the planning system. 

Paragraph 111 of the NPPF states that planning decisions should encourage the effective 
use of land by re-using land that has been previously developed, provided that it is not of 
high environmental value. 
 
It is considered that the application proposes a significant amount of B8 floorspace in a 
suitable location within an Employment Area, which would effectively use previously 
developed land. The proposed development is considered to be supported by the NPPF and 
in accordance with policies ER5 and ER12 of the ARHLP. 

As there is a large amount of floorspace to be provided, the scheme is proposed to be 
phased and GSK retain a lease on Building H89, the applicant has requested that 5 years be 
given in order for all of the reserved matters applications to be submitted. This is considered 
to be reasonable. 

In order to ensure that the development is used for purposes supported by ARHLP policy 
ER5 it is considered reasonable to impose a condition to prevent the use of permitted 
development rights to prevent the development being used for residential purposes. 

 



Character and Appearance 
 
The application site is located within an Employment Area, and includes an area of Green 
Wedge.  
 
Policy BE1 of the ARHLP states that proposals should not result in harm to the character 
and appearance of the local area. Policy BE1 is intrinsically linked with policy NE1, which 
states that Green Wedges are fundamental to the character of Harlow, and proposals should 
not result in adverse harm to the open character of the Green Wedge or its roles. Policy BE2 
of the ARHLP states that new major development proposals should ensure that the layout of 
buildings, routes and spaces are clearly related. Policy BE3 states that proposals for 
developments on previous developed land, at a density higher than the existing, must 
ensure it is compatible with the area. 
 
No development is proposed on the Green Wedge and it is not considered that the proposal 
would impact its openness.  
 
The visualisations and Masterplan are illustrative but provide an indication of the layout and 
scale of the proposed units and the landscaping arrangement, which would all be controlled 
at reserved matters stage. 
 
The warehousing units would be appropriate within the context of an Employment Area. 
 
The proposal would be built out as an energy efficient, low carbon and BREEAM certified 
development, according to the submitted Sustainability and Energy Statement. 
 
A condition to require details of the materials would ensure that the final appearance of the 
warehouses is acceptable. 
 
The Masterplan suggests that service yards and large parking areas would be internalised 
within the development to prevent these spaces from fronting onto public routes and 
landscaped areas. 
 
The boundaries of the application site include trees, hedgerows, planting, and a landscape 
bund along the southern boundary. This vegetation contributes significantly to the site and 
area, and provides visual screening. The illustrative Landscape Design Statement shows 
that new landscaping can be provided that would assist in minimising the impact of the 
development, whilst securing net gains in terms of vegetation and biodiversity. A condition to 
require a landscape scheme to be submitted would ensure that landscaping was delivered 
appropriately once the design and layout of the warehouses is finalised. 
 
An Arboricultural Implications Assessment and a Tree Constraints Plan have been 
submitted. The applicant has also confirmed that those plans are illustrative. Harlow 
Council’s Consultant Arborist has reviewed the information submitted and raised no 
objection, subject to conditions which would be added to any consent granted. 
 
A large boulder of puddingstone is currently placed beside the entrance to Building H92. It is 
proposed to relocate the puddingstone to a location outside of the curtilage of the building. In 
order to ensure that the puddingstone is in an appropriate location, a condition can be 
imposed to require details to be submitted. 
 
Detailed matters such as siting, design, access, landscaping and external appearance would 
be controlled at reserved matters stage.  
 
Subject to conditions, it is considered that the proposal would have an acceptable impact on 
the character and appearance of the area. 
 
 
 



Heritage and Archaeology 
 
The proposed development is located within close proximity to the former medieval church 
and hall complex of Great Parndon, a Grade I Listed Church and three further Grade II 
Listed Buildings. The eastern edge of the application site overlaps into the medieval 
manorial site of Jerounds. 
 
Policies BE6, BE7 and BE8 of the ARHLP indicate that proposals should not result in 
detrimental impacts to the setting of Listed Buildings. In addition, as set out by Section 66 of 
the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended), the Local 
Planning Authority has a duty to consider the desirability of preserving the setting of Listed 
Buildings. 
 
The church would be the closest and the highest graded Listed Building to the proposed 
development and the impacts on the church are therefore most important. The building to 
replace Building H89 would be the closest building to the church. 
 
A Heritage Impact Assessment has been submitted which concludes that the proposal would 
preserve the setting and significance of the church. Visualisations of the impacts on the 
area, including the church, are also included within the application. The impacts are 
considered to be acceptable.  
 
Building H89, specifically the chimney structures, are considered to result in a detrimental 
impact to the views and setting of the church. The submitted Parameters Plan shows that 
the proposed replacement buildings would be lower in height compared to the existing 
chimneys by a minimum of 7.5m, but could be positioned closer to the church and have 
greater massing. 
 
The proposal includes enhancements in the boundary treatments adjacent to the church, to 
the benefit of its setting. 
 
Essex County Council’s Historic Environment Advisor states that the proposal would sustain 
the setting of the church and is preferable to the existing situation as the proposal would be 
less harmful than the existing chimneys. Historic England also raised no objection, 
reiterating that the removal of the existing chimneys would be beneficial. 
 
It is also considered that the setting of the other Listed Buildings would be preserved. 
 
The proposed development would therefore sustain the setting of the Listed Buildings, in 
compliance with the Planning (Listed Buildings and Conservation Areas) Act 1990, and 
policies BE6, BE7 and BE8 of the ARHLP. 
 
The precise design, scale and massing of the warehouses would be controlled at reserved 
matters stage to ensure that the setting of the Listed Buildings would be preserved. 
 
With regards to archaeology, Essex County Council’s Archaeological Advisor has requested 
a condition requiring a programme of archaeological work to be submitted to and approved 
in writing by the Local Planning Authority. This condition would be attached to any 
permission granted to ensure that any surviving archaeological deposits are unaffected by 
the development. 
 
The application is considered to be acceptable in terms of heritage and archaeology matters. 
 
Neighbouring Amenity 
 
The existing H89 building is positioned 40m from the shared boundaries with the closest 
properties within Bynghams. The Parameters Plan ensures that the buildings cannot be 
positioned any closer than 15m from the boundaries with the closest neighbouring properties 
within Bynghams. Though the proposed units would be positioned closer to these properties 



compared to H89, the Parameters Plan indicates that the buildings would be a minimum of 
7.5m lower than Building H89, and would not include visually intrusive chimneys. The 
application also suggests that the servicing of the units would be further from the residential 
properties. 
 
The proposed development would also be heavily screened from all residential properties by 
landscaping. The landscaping conditions would help to ensure that the impact on 
neighbouring amenity would be acceptable.  
 
Environmental Health has raised no objection to the proposal subject to conditions to control 
dust, to ensure wheel washing is undertaken and that bonfires are not held on site. These 
matters can be controlled by a Construction Management Plan condition. 
 
Conditions relating to construction hours, external lighting, and to mitigate noise during 
construction and after completion shall also be added to any permission granted to limit the 
impacts on neighbouring amenity. 
 
Notwithstanding the impact of the potential use of the secondary access, which is discussed 
in the following section, the impact on neighbouring amenity is considered to be acceptable. 
 
Highway Matters 
 
It is noted that concern has been raised from neighbouring properties with regards to the 
proposed access of the site from Peldon Road. 
 
A condition attached to planning permission HW/PL/07/00289 prevents HGV vehicles 
accessing the site from Peldon Road and imposes no restrictions on other vehicle types. 
However, restrictions which are tighter than those imposed on the planning permission are 
currently upheld voluntarily, with Peldon Road being restricted to non-HGV vehicles at 
limited times. 
 
The primary access to the site would continue to be from Third Avenue. The submitted 
Transport Statement indicates that this access would be the primary access for HGV traffic, 
as existing. The Planning Statement states that Peldon Road would provide a secondary 
and alternative access to the site for employees, visitors and emergency vehicles.  
 
The Transport Assessment indicates that the proposal would reduce vehicle movements on 
the highway network in the vicinity of the site compared to the existing and previously 
approved use, especially in the peak hour, to the benefit of all highway users. 
 
The proposed B8 use would reduce the amount of traffic entering and exiting the site at peak 
hours compared to the existing B1 use. However, the proposed B8 use would create an 
increase in HGV vehicles travelling to and from the site compared to the existing B1 use. 
Furthermore, the site would be open 24/7 meaning that HGV vehicles could frequent the site 
at unsociable hours. Given the increase in HGV vehicles, and that the site would be open 
24/7, it is considered appropriate to attach a condition to prevent HGV vehicles from using 
Peldon Road, in the interest of residential amenity.  
 
In addition it is considered appropriate that a condition is imposed to require details to be 
submitted relating to how the Peldon Road access will operate, including details of which 
vehicles can use it and any time restrictions.  
 
It is indicated that the proposal would include 312 car parking spaces, which the applicant 
states would be in compliance with policy T9 of the ARHLP and the Essex Parking 
Standards. There would be dedicated service yards for HGV vehicles. However, the exact 
number of car parking/HGV spaces would be dependent on future occupier requirements 
and would be finalised through the reserved matters process. A condition is necessary to 
ensure that the parking provision accords with the Essex Parking Standards to ensure that 
sufficient off-street parking is provided. 



The proposal includes the relocation of the internal circulation road, which would be 
dependent on occupier requirements. This would be finalised at reserved matters stage. 
 
The Highway Authority has assessed the proposal and concluded that it is not contrary to 
national/local policy and would not be detrimental to highway safety, capacity or efficiency at 
this location. Essex County Council requested conditions relating to a Construction 
Management Plan and implementation of a Travel Plan. These conditions shall be added to 
any consent granted. 
 
The proposed development is considered to be in compliance with policy T9 of the ARHLP. 
Detailed matters relating to access shall be finalised at reserved matters stage. It is 
considered that the proposal is acceptable in terms of highway matters. 
 
Ecology 
 
There are three Sites of Special Scientific Interest within 2km of the site, with four Local 
Wildlife Sites within the proximity. 
 
An Environmental Impact Screening Request for the proposed development was submitted 
in March 2017. The Local Planning Authority considered that the overall scale and nature of 
the impacts that would arise from the scheme do not require an Environmental Impact 
Assessment. 
 
An Ecological Appraisal accompanies the application, which advises that grassland on site 
should be retained and where possible enhanced, a sensitive lighting plan should be created 
and other detailed mitigation measures are required to minimise the impacts on biodiversity.  
 
No representations have been received from Natural England or the Wildlife Trust. As the 
site is large and the application has been made in outline only, it is considered likely that the 
development can be delivered without having an unacceptable impact on ecology provided 
that surveys are undertaken and mitigation is put in place. The landscape and lighting 
conditions would also mitigate the impacts on ecology.  
 
Subject to conditions, it is considered that the proposal would have an acceptable impact on 
ecology. 
 
Flooding and Ground Conditions 
 
The proposal is located within Flood Risk Zone 1 (lowest risk of flooding). A Flood Risk 
Assessment and Surface Water Drainage Strategy accompany the application.  
 
Essex County Council Sustainable Urban Drainage team have reviewed the information and 
raised no objection, subject to conditions relating to the submission of a detailed surface 
water scheme, a scheme to minimise offsite flooding and a surface water Maintenance Plan. 
Foul water can also be managed appropriately by condition. 
 
A preliminary Geo-Environmental & Geotechnical Risk Assessment has been submitted. 
Environmental Health has raised no concerns regarding ground conditions. 
 
Subject to conditions, the proposal is not considered to result in detrimental impacts to 
flooding and ground conditions. 
 
Planning Obligations 
 
Policy IMP1 of the ARHLP states that proposals will only be granted for development if 
provision is secured for related infrastructure, services, facilities and environmental 
protection which are fairly and reasonably related to the development in scale and in kind. 
Policy ER13 of the ARHLP states that for new or expanding employment generating uses, 
provision through planning obligations will be sought for education and affordable childcare. 



The proposal would create demand for an additional 6.4 early years and childcare places. To 
create these places, Essex County Council requested a contribution of £92,921.60. 
 
In addition, the Highway Authority request that a contribution of £3000 is secured for 
monitoring the travel plan. 
 
The developer has agreed to enter into a S106 Agreement with Essex County Council and 
Harlow Council to secure the contributions. 
 
The obligations are considered to be necessary in order for planning permission to be 
granted and are therefore required. No other obligations are considered appropriate in this 
case. 
 
CONCLUSIONS: 
 
Outline planning permission is sought for the redevelopment of the site for up to 46, 916 sqm 
of Class B8 (Warehouse and Storage) floorspace within the Pinnacles Employment Area.  
 
All matters have been reserved, meaning that a decision is sought only on the general 
principles of the scheme, which are shown principally on the submitted Parameters Plan. 
The approval of an application(s) for the reserved matters (including the layout, scale, 
appearance and landscaping of the development) would be required by the Local Planning 
Authority following outline consent. 
 
The National Planning Policy Framework and the Adopted Replacement Harlow Local Plan 
are considered to be supportive of the principle of the development, which seeks a large 
amount of employment development in a suitable location within an Employment Area. 
 
It is considered that, subject to the reserved matters process, planning conditions and a legal 
agreement, the scheme would have an acceptable impact on the character and appearance 
of the area, heritage and archaeology, neighbour amenity, highway matters, ecology and 
flooding and ground conditions. 
 
Therefore, it is recommended that the application be approved. 
 
RECOMMENDATION: 
 
That Committee should resolve to GRANT PLANNING PERMISSION subject to the 
applicant entering into an appropriately worded Section 106 Legal Agreement and the 
following conditions: 
 
1. Details of the access, appearance, landscaping, layout and scale of the development 

(hereinafter called "the reserved matters") in respect of any phase shall be submitted 
to and approved in writing by the Local Planning Authority before that phase is 
commenced. The development in each phase shall be carried out in accordance with 
the approved details in respect of that phase. 
 
REASON: To comply with Section 92 of the Town and Country Planning Act 
1990. 

 
2. Application(s) for approval of the reserved matters in respect of the first phase shall 

be made to the Local Planning Authority no later than three years from the date of 
this permission and no application(s) for approval of the reserved matters shall be 
made in respect of any phase later than five years from the date of this permission. 
 
REASON: To comply with Section 92 of the Town and Country Planning Act 
1990 and to prevent an accumulation of unimplemented planning permissions. 

 



3. The development hereby permitted shall begin no later than two years from the date 
of approval of the last of the reserved matters to be approved. 
 
REASON: To comply with Section 92 of the Town and Country Planning Act 
1990 and to prevent an accumulation of unimplemented planning permissions. 

 
4. Prior to any construction works above ground level details of the types and colours of 

all external facing and roofing materials to be used shall be submitted to and 
approved in writing by the Local Planning Authority. The development shall be 
carried out in accordance with the approved details. 
 
REASON:  In the interests of the visual amenities of the area in accordance 
with policy BE1 and BE2 of the Adopted Replacement Harlow Local Plan. 

 
5. Vehicle parking shall be provided within the site in accordance with Essex County 

Council’s ‘Parking Standards: Design and Good Practice Guide’ (or any successor 
document). 
 
REASON: To ensure adequate vehicle parking provision within the site and in 
the interests of highway safety in accordance with policy T9 of the Adopted 
Replacement Harlow Local Plan. 

 
6. No development shall take place, including any ground works or demolition, until a 

Construction Management Plan has been submitted to and approved in writing by the 
Local Planning Authority. The approved plan shall be adhered to throughout the 
construction period. The plan shall provide for the following all clear of the highway:  

 
• Safe access into the site  
• The parking of vehicles of site operatives and visitors  
• Loading and unloading of plant and materials  
• Storage of plant and materials used in constructing the development  
• Wheel and underbody washing facilities  
• Routing of construction traffic 
• Measures to minimise dust production 

 
REASON: To ensure that on-street parking of these vehicles in the adjoining 
streets does not occur and to ensure that loose materials and spoil are not 
brought out onto the highway in the interests of highway safety in accordance 
with the Highway Authority’s Development Management Policies.  

 
7. Prior to the first occupation of the development a Travel Plan shall be submitted to 

and approved in writing by the Local Planning Authority. The Travel Plan shall be 
adhered to as approved. 
 
REASON: In the interests of reducing the need to travel by car and promoting 
sustainable development and transport in accordance with policy T4 of the 
Adopted Replacement Harlow Local Plan.  

 
8. Prior to the first occupation of the development raised height kerbs to the bus stop 

adjacent to the site at the Third Avenue roundabout and the installation of Real Time 
Passenger Information shall be installed to Essex County Council specifications.  
 
REASON: In the interests of improving accessibility for the site and the locality 
in accordance with the Highway Authority’s Development Management 
Policies. 

 
9. Heavy Goods Vehicles shall not access/egress the site from Peldon Road (labelled 

as the ‘Secondary Access’ on the Parameters Plan) at any time. Prior to first 
occupation of the development the proposed use of the Secondary Access by 



vehicles shall be submitted to and approved in writing by the Local Planning 
Authority. The details shall include the types of vehicles and times that those vehicles 
would use the Secondary Access, together with any details of proposed gates or 
barriers. The approved details shall be implemented as approved prior to the first 
occupation of the development and retained in that form thereafter. 
 
REASON: In the interests of the amenity of neighbouring properties, in 
accordance with policies BE1 and BE17 of the Adopted Replacement Harlow 
Local Plan. 

 
10. No preliminary groundwork of any kind shall take place until the developer has 

secured the implementation of a programme of archaeological work in accordance 
with a Written Scheme of Investigation which has been submitted to and approved in 
writing by the Local Planning Authority. 
 
REASON:  In the interest of protecting and conserving any archaeological 
assets in compliance with policy BE14 of the Adopted Replacement Harlow 
Local Plan. 

 
11. There shall be no external illumination on the site at any time other than in 

accordance with a detailed scheme which shall first have been submitted to and 
approved in writing by the Local Planning Authority. 
 
REASON:  In the interests of the amenity of occupants of neighbouring 
properties and ecology,  in accordance with policies BE1, NE15, NE17 and 
NE18 of the Adopted Replacement Harlow Local Plan. 

 
12 No development shall take place on site until a scheme has been submitted to and 

approved in writing by the Local Planning Authority which specifies the provisions to 
be made for the control of noise emanating from the site during construction and after 
completion. The development shall not be carried out other than in accordance with 
the approved scheme. 
 
REASON:  In the interests of the amenities of the occupants of nearby 
premises in accordance with policy BE17 of the Adopted Replacement Harlow 
Plan.  

 
13 No construction work shall be carried out on the site at any time on Sundays or public 

holidays, or before 7am or after 7pm on Mondays to Friday, or before 8am or after 1 
pm on Saturdays.      
  
REASON:  To ensure that the proposed construction works do not prejudice 
the amenity of neighbouring residents, in accordance with policies BE1 and 
BE17 of the Adopted Replacement Harlow Local Plan. 

 
14. No development shall take place on site, including site clearance, tree works, 

demolition or any other works, until an Arboricultural Method Statement (AMS) has 
been submitted to and approved in writing by the Local Planning Authority.  

 
The AMS shall be in accordance with current BS5837 recommendations. The AMS 
shall include details relevant to the safe retention and protection of trees. The AMS 
shall include a detailed Tree Protection Plan showing the positions and dimensions of 
protective fencing to safe guard all retained vegetation. The AMS shall include details 
such as level changes, demolition and construction techniques, location of services 
and drainage, design detail of structures, foundations and the control of potentially 
damaging operations such as burning, storage and handling of materials and access 
and parking of vehicles during construction. Details of supervision at key stages of 
development shall be included. The AMS shall also include a detailed list of tree 
works including access facilitation works required to provide the necessary clearance 



for construction works. The development shall be carried out in accordance with the 
approved details. 
 
REASON:  To ensure that damage to vegetation identified for retention is 
avoided, in compliance with policy NE11 of the Adopted Replacement Harlow 
Local Plan. 

 
15. No development shall take place until a detailed landscape scheme has been 

submitted to and approved in writing by the Local Planning Authority. The scheme 
shall be implemented in accordance with the approved details during the next 
planting season following completion of the first phase of the development. The 
scheme shall include details of all hard and soft landscaping and details of boundary 
treatments. A specification of all materials shall be supplied within a detailed method 
statement which shall include site preparation, planting techniques, aftercare and a 
programme of maintenance for a period of 3 years following completion of the 
scheme. The scheme shall include measures for new tree planting and enhancement 
of trees / vegetation located on the southern boundary.  

 
REASON:  To ensure satisfactory landscape treatment of the site in the 
interests of visual amenity and to screen and enhance the development in the 
interests of visual amenity, in accordance with policies NE11 and NE12 of the 
Adopted Replacement Harlow Local Plan. 

 
16. No works shall take place until a detailed foul and surface water drainage scheme 

has been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall be based on sustainable drainage principles and an assessment of the 
hydrological and hydro geological context of the development. The scheme should 
include but not be limited to: 

 
• Limiting discharge rates to 4.5l/s/ha for all storm events up to an including the 1 in 
100 year rate plus 20% allowance for climate change. 
• Provide sufficient storage to ensure no off site flooding as a result of the 
development during all storm events up to and including the 1 in 100 year plus 20% 
climate change event. 
• Final modelling and calculations for all areas of the drainage system. 
• The appropriate level of treatment for all runoff leaving the site, in line with the 
CIRIA SuDS Manual C753. 
• Detailed engineering drawings of each component of the drainage scheme. 
• A final drainage plan which details exceedance and conveyance routes, FFL and 
ground levels, and location and sizing of any drainage features. 
• A written report summarising the final strategy and highlighting any minor changes 
to the approved strategy. 

 
The scheme shall subsequently be implemented as approved prior to first 
occupation. 

 
REASON:  To prevent flooding by ensuring the satisfactory storage of/disposal 
of foul and surface water, to ensure the effective operation of SuDS features 
over the lifetime of the development and to provide mitigation of any 
environmental harm which may be caused to the local water environment in 
accordance with policy CP12 of the Adopted Replacement Harlow Local Plan.  

 
17. No works shall take place until a scheme to minimise the risk of offsite flooding 

caused by surface water run-off and groundwater during construction works and 
prevent pollution has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall subsequently be implemented as approved. 

 



REASON: To ensure the development does not increase flood risk elsewhere 
and does not contribute to water pollution in accordance with policies NE13 
and CP12 of the Adopted Replacement Harlow Local Plan. 

 
18. No development shall take place until a Maintenance Plan for the surface water 

drainage system has been submitted to and approved in writing by the Local 
Planning Authority. The Maintenance Plan shall identify who is responsible for the 
maintenance of the different elements of the surface water drainage system and 
maintenance activities/frequencies. The Maintenance Plan shall require yearly logs of 
maintenance to be carried out. The maintenance logs shall be available for 
inspection upon request by the Local Planning Authority. The development shall be 
carried out in accordance with the approved details. 

 
REASON: To ensure appropriate maintenance arrangements are put in place to 
enable the surface water drainage system to function as intended to ensure 
mitigation against flood risk in accordance with policy CP12 of the Adopted 
Replacement Harlow Local Plan. 

 
19. No development shall take place until a Biodiversity Management Plan has been 

submitted to and approved in writing by the Local Planning Authority. The 
Biodiversity Management Plan shall be based on the findings of the Ecological 
Appraisal (Project Number UK 1422960, dated March 2016) and shall include 
detailed surveys and proposals for the protection of flora, bats, birds, reptiles, great 
crested newts and badgers and measures for the mitigation of any harm to them 
likely to be caused by the development. The works and other measures forming part 
of that Biodiversity Management Plan shall be carried out in accordance with it. 

 
 REASON: To identify and ensure the survival and protection of important 

species and those protected by legislation that could be adversely affected by 
the development, having regard to policies NE15, NE17, NE18 and NE20 of the 
Adopted Replacement Harlow Local Plan. 

 
20. Prior to any construction works above ground level a scheme for the relocation of the 

‘Puddingstone’ as shown on page 42 of the Design & Access Statement (dated May 
2017) shall be submitted to and approved in writing by the Local Planning Authority. 
The development shall be carried out in accordance with the approved details. 

 
REASON:  To ensure that the puddingstone is in appropriate location in the 
interests of the character and appearance of the area in accordance with policy 
BE1 of the Adopted Replacement Harlow Local Plan. 

 
21. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any Order revoking and re-enacting that Order with or 
without modification) the development shall not be used for residential purposes. 

 
REASON:  To prevent the use of permitted development rights to use the site 
for residential purposes, in order to protect the character of the Employment 
Area, in accordance with policy ER5 of the Adopted Replacement Harlow Local 
Plan. 
 

22. The development hereby permitted shall be carried out within the area shown on 
Application Boundary Plan (drawing 7805/P100 rev. A, received 2nd June 2017). Any 
reserved matters submitted pursuant to condition 2 shall be in strict accordance with 
the Parameters Plan (drawing 7805/P110 rev. E, received 19th September 2017). 

 
REASON: In order to secure a satisfactory development, for clarity and in the 
interests of proper planning. 

 
 



INFORMATIVE CLAUSES 
 

1. The Local Planning Authority has acted positively and proactively in determining this 
application by assessing the proposal against all material considerations, including 
planning policies and any representations that may have been received and 
subsequently determining to grant planning permission in accordance with the 
presumption in favour of sustainable development, as set out within the National 
Planning Policy Framework. 
 

2. All work within or affecting the highway is to be laid out and constructed by prior 
arrangement with, and to the requirements and satisfaction of, the Highway Authority, 
details to be agreed before the commencement of works. The applicants should be 
advised to contact the Development Management Team by email at: 
  
development.management@essexhighways.org or by post to Essex Highways, Unit 
36, Childerditch Industrial Park, Childerditch Hall Drive, Brentwood, Essex, CM13 
3HD. 

 
3. The applicant has a legal Duty of Care to correctly dispose of all waste arising from 

the development hereby permitted and for developments with a relevant cost greater 
than £300,000 (excluding VAT).  
 

4. In Britain all species of bat are protected through their inclusion in Schedule 5 of the 
Wildlife and Countryside Act 1981 (as amended). This makes it an offence under 
Section 9 of the Act to: 
 

• Intentionally kill, injure or take a bat; 
• Sell, hire, barter or exchange a bat, dead or alive; 
• Be in possession or control of a bat or anything derived from them. 

 
As from January 2001 it has become an offence in England or Wales, intentionally or 
recklessly to; 
 

• Disturb a bat; 
• Damage, destroy or block access to the resting place of any bat. 

 
If at any time bats or evidence of bats are observed during tree work operations 
should cease. 

 
5. All British birds, their nests and eggs are protected by law under Section 1 of the 

Wildlife and Countryside Act 1981(as amended) and the Countryside and Rights of 
Way Act 2000. This makes it an offence to; 
 

• Kill, injure or take a wild bird 
• Take, damage or destroy the nest of any wild bird while that nest is in use or 

being built 
• Disturb any wild bird listed on Schedule 1 * while it is nest building, or at a 

nest containing eggs or young, or disturb the dependent young of such a bird 
 
* For a list of species included within Schedule 1 please refer to the Wildlife and 
Countryside Act 1981 (as amended). 
 
If at any time nesting birds are observed during tree work operations should cease. 
 
The bird nesting season usually covers the period from mid-February to the end of 
August, however it is very dependent on the weather and certain species of birds 
may nest well outside this period. 

 



6. Badgers and their setts (burrows) are protected under the Protection of Badgers Act 
1992. This makes it an offence to kill or take a badger, to cruelly ill-treat a badger, or 
to interfere with a badger sett, including disturbing a badger while it is occupying a 
sett. 

 
7. The applicant is advised to contact Essex County Council Fire & Rescue prior to 

commencement of development regarding the installation of water supply facilities for 
firefighting to serve the development. A newly installed fire hydrant must be on a 
water main which is capable of provision the 25 ltrs/sec (1,500 ltrs/min) for the 
purpose of firefighting. 
 

 
 
 
 
 
Mark Philpott 
Development Manager   
 
 
Contributing Officer 
Jade Clifton-Brown 
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