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LOCATION: 

 

New Frontiers Science Park 
Coldharbour Road 
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PROPOSAL: 

 

Outline Application for up to 115,200sq.m. (GIA) of Offices, 
Research and Development Laboratories (Class B1), Ancillary 
Facilities, New Accesses, Landscaping, Parking and Ancillary 
Works 

 
LOCATION PLAN: 
 



REASON FOR COMMITTEE: Major application of significant public interest. 

 
Application Site and Surroundings 
 
The application site is approximately 18.53 hectares and includes three distinct parts: the 
North Site, Middle Site and East Site.  
 
The application site was formerly occupied by ‘GlaxoSmithKline’ (GSK) for research and 
development purposes, as part of a campus called the ‘New Frontiers Science Park’, which 
also included land to the north (now occupied by ‘Poundland’ as a distribution centre) and 
south of the site (recently subject to a planning application for storage and distribution 
development, reference HW/OUTAM/17/00246).  
 
The three parts of the site are separated by Coldharbour Road, which is also included within 
the application site. Elizabeth Way is to the west, Fourth Avenue is to the north and Third 
Avenue is to the south. All three parts of the site are within the Pinnacles Employment Area. 
 
The North Site is the largest of the three parts at approximately 8.47 hectares. It was the 
principal site for GSK’s operations and features numerous buildings and landscaping. 
Cawley Hatch is located to its west. 
 
The Middle Site is located to the south of the North Site. The Middle Site is approximately 
4.83 hectares and was used primarily for vehicle parking. A number of light industrial units 
are located to its east. Parts of the Middle Site’s southern, western and northern edges are 
designated Wildlife Sites and the southern part is heavily landscaped Green Wedge. 
 
The East Site is located to the east of the North Site. The East Site is approximately 2.89 
hectares and was also used for vehicle parking. Green Wedge is located to its north and 
east and light industrial units are to the south.  
 
The wider Pinnacles area is generally characterised by a variety of business and industrial 
units. 
 
Details of the Proposal 
 
The application seeks outline planning permission to facilitate the creation of a ‘Science Hub’ 
for ‘Public Health England’ (PHE). The Science Hub would be the national centre for PHE’s 
research, training and administrative functions, bringing together the functions from PHE’s 
existing Porton, Colindale and London facilities. 
 
The Science Hub would be used primarily for research and development purposes 
(categorised as Class B1(b) by the Schedule to the Town and Country Planning (Use 
Classes) Order 1987 (as amended)), with office, administration and other uses ancillary to 
the research and development use.  
 
The application proposes up to 115,200sq.m. (Gross Internal Area (GIA)) of floorspace for 
the above purposes, with ancillary facilities, new accesses, landscaping, parking and 
ancillary works.  
 
The maximum amount of floorspace includes up to 68,625sq.m. (GIA) of retained (existing) 
floorspace, depending on the number of buildings within the site to be demolished. The 
application seeks a phased approach to the development; approximately 31,107sq.m. (GIA) 
of floorspace would be provided by 2024 and up to 22,691sq.m. (GIA) of floorspace would 
be provided in a potential future expansion. This would equate to a total maximum net 
increase of 39,729sq.m. (GIA) of floorspace. 



The ancillary facilities would likely include an arrivals area, restaurants, a training centre, 
social facilities, energy centre, incinerator, waste and recycling facilities, logistics centre, 
lecture theatre and gatehouse. 
 
All matters have been ‘reserved’, with a decision sought only on the general principles of the 
scheme at this stage. Applications for approval of the ‘reserved matters’ (the access, layout, 
appearance, scale and landscaping of the development) would need to be made should 
outline permission be granted.  
 
All of the drawings submitted with the application, including the two masterplans, illustrate 
the development on an indicative basis only; however, the masterplans show the design 
vision for the scheme and examples of the completed Science Hub, with one presenting the 
vision up to 2024 and the other presenting the vision for the potential future expansion. In 
addition, the applicant has submitted a number of documents, including an Environmental 
Statement (ES) and Design Code, which intend to inform the general characteristics of the 
final scheme.  
 
The ES examines the significance of the environmental effects of the project and identifies 
mitigation measures which are intended to be carried out as part of the scheme. 
 
The Design Code has been created to allow both certainty and flexibility in the 
characteristics of the final scheme. The Design Code achieves this by firmly fixing ‘rules’ 
which must be adhered to, with some rules being very specific and others allowing a range 
of design options to be progressed.  
 
Some of the key Design Code rules are as follows: 
 

 Buildings will be set back from the boundary to reflect the surrounding context, meet 
security requirements and provide a green landscaped buffer to adjoining areas; 

 multi-storey car parks will be located to the southern side of the Middle Site; 

 buildings must not exceed the maximum height of the existing ‘H-shaped’ building 
(Building 11) 88m Above Ordnance Datum (AOD) (the top of the ‘body’ or middle 
element of the building); 

 buildings over 4 storeys would have a set back to the top storey; 

 the development must not encroach on the Green Wedge; 

 high quality landscape treatment must be provided within building development 
zones that are not developed at the time that the site is first occupied; 

 large functional areas of parking on the Middle and East sites shall be sub-divided by 
landscape corridors to reduce the scale of parking; 

 materials are to be selected from a coordinated palette to ensure site-wide harmony 
and a coherent campus approach; 

 visitors’ vehicular access is to be via Coldharbour Road to a pick up/drop off and 
visitors’ parking area, located on the west of the Middle Site adjacent to the primary 
entrance; and 

 separate vehicle access for staff is to be provided via Coldharbour Road to both the 
Middle Site and East Site car parks. 

 
PHE has stated that it anticipates that the number of operational employees, expressed as 
full time equivalents (FTEs), by 2024 would be up to 2,745. With the potential future 
expansion, the number of FTEs accommodated could rise to 3,245 in total.  
 
It is stated that the majority of the personnel working on the site would work on a typical 
daytime shift pattern with normal working hours for offices and some laboratory facilities 



being 07.00 to 19.00 Monday to Friday. However, some parts of the site will need to 
routinely operate on a 24 hour basis. 
 

RELEVANT PLANNING HISTORY: 
 
The site has an extensive planning history. The most important applications are considered 
to be as follows: 
 
HLW/94/0014 – Outline; approved 1994 – 200,000sq.m. of research and development 
floorspace (Use Class B1) across the wider GSK campus, which includes the current 
application site. 
 
HLW/94/0152 – Full; approved 1994 (concurrent with above application) – Phase 1 of the 
development for a pharmaceutical technologies building of 23,700sq.m. and associated 
works.  
 
HLW/94/0254 – Full; approved 1994 – Science Building on the North Site comprising of 
46,760sq.m. of floorspace. 
 
HW/ST/99/00353 – Full; approved 2000 – Research Automation Building of 17,730sq.m. on 
the North Site. Minor amendments were subsequently approved enabling the building to be 
built out to 12,700sq.m. in 2003. 
 
HW/PL/05/00408 – Outline; approved subject to S106 Agreement 2007 – 260,000sq.m. of 
B1 floorspace (including 109,866sq.m. of retained B1(b) floorspace) relating to the wider 
GSK campus including the application site, the current Poundland site and the GSK South 
Site. 
 
HW/PL/12/00311 – Outline renewal of above application; approved subject to S106 
Agreement 2013 – This is the most recent and relevant decision affecting the site. The 
application included an illustrative masterplan for a campus style development which has 
similar characteristics to the proposed development, particularly in terms of the development 
proposed at the North Site. 
 
It is clear that research and development uses are well established at the site. The lawful 
use of the site is Class B1 and the proposal does not seek to change this use. 
 

CONSULTATIONS: 
 
Internal and external Consultees 
 
Essex County Council (ECC) 
 
Support: 
 
A co-ordinated response was provided for various departments at ECC. Responses from the 
Highway Authority, ECC Public Health, ECC Infrastructure and ECC Sustainable Drainage 
are reported separately below. 
 
The application as submitted has taken on board all the pre-application advice given. ECC 
wishes to make clear the overall position of support in the reporting of the planning 
application to the Development Management Committee. 
 



From an economic growth perspective, ECC is strongly supportive of these proposals and 
the planning application.  ECC would emphasise its willingness to continue working with 
PHE to develop the ensuing economic benefits (such as growth in jobs, skills, the local 
economy, supply chain, investment and expenditure) and ensure that these are capitalised 
on.  
 
ECC officers have been liaising with Harlow District Council, PHE and Harlow College and 
have been keen to set up a joint working party on education, training, skills and 
apprenticeships. It is hoped that those involved can start to establish a workforce and skills 
plan outlining what PHE need for the new development (due to open in 2021). ECC consider 
that, although this date may seem a long way off, there is work that can be started now (or in 
the not too distant future) to support the development and/or upskilling of local people ready 
to take up the opportunities that will be available throughout the build phase to full 
employment of the site. ECC’s initial thoughts on current actions are identified within the 
consultation response. 
 
ECC states that it is also actively involved in promoting apprenticeships and supports 
apprenticeship programmes across the county. Liaison with Harlow District Council and PHE 
has indicated that PHE is favourable towards a programme of initiatives aimed at developing 
education and skills primarily for local people and some attention has been given to how 
these might be agreed and secured. The general consensus appears to be that not all these 
would need to be formalised through legal agreements (such as the S106 Agreement that 
heads of terms have been discussed between Harlow Council, PHE and ECC). It is 
suggested that some of the skills requirements will be achieved and embedded in the S106 
Agreement. Equally, other requirements will be addressed through other means, such as a 
Memorandum of Understanding (MoU), as PHE are looking at a longer term relationship and 
to create a workforce pipeline. 
 
ECC Public Health would advise that the development needs to address the following: 
increased physical activity via active lifestyles and travel; healthy diets through restricting 
high energy food sales and ensuring there is access to healthier foods; access to quality 
open space; supportive building design to ensure health and wellbeing needs are addressed 
through the built environment; and ensuring good air quality through sustainable travel 
options. 
 
ECC Public Health aims to co-ordinate and provide responses to cross-boundary 
consultations together with public health colleagues in Hertfordshire County Council (HCC). 
HCC Public Health team has written guidance on recommendations that support Healthy 
Places and Environments. 
 
ECC Public Health commissions workplace health across the County. They can provide 
support, advice and guidance on this if required, to ensure that workplace environments 
support health and wellbeing. As part of this programme the team would encourage Active 
and Sustainable Travel options and Travel Plan development.  
 
ECC Public Health states that they will review the Health Impact Assessment that has been 
submitted and make contact following its analysis should any clarification be required on 
points raised during this process. 
 
ECC Public Health 
 
No further comments received. 
 
 
 



ECC Infrastructure 
 
No objection: 
 
The development is expected to generate the need for 130 Early Years and Childcare 
places. 
 
The proposed development is located within the Little Parndon and Hare Street ward.  
 
Evidence is provided to show that there are insufficient free entitlement places in the area to 
meet the demand generated from the proposal.   
 
A contribution of £1,887,470 (index linked) is required to mitigate the impacts of the proposal 
on Early Years and Childcare Provision (which equates to £14,519 per place). Alternatively 
provision can be made on site. 
 
Follow up correspondence from ECC confirms that the contribution could be phased to 
reflect the phased occupation of the site. 
 
Thames Water 
 
No objection: 
 
It is important that the developer considers the demand for sewage treatment and network 
infrastructure both on and off site, the surface water drainage requirements and flood risk of 
the development, the phasing of infrastructure delivery, any piling and the impacts on 
neighbours. 
 
Raises concerns that sewers immediately adjacent to the site may be affected by vibration 
as a result of piling and therefore requests that further information on foundation design be 
submitted for detailed consideration.  
 
There is an inability of the existing waste water infrastructure to accommodate the needs of 
the application. Recommends a condition to require a drainage strategy to be submitted to 
and approved by the Local Planning Authority in consultation with the sewerage undertaker, 
with no discharge into the public system until the approved works have been implemented.  
 
Trade Effluent Consent and a Groundwater Risk Management Permit may be required from 
Thames Water. 
 
HDC Community Safety 
 
Support: 
 
Satisfied with the Security and Crime Reduction proposals made by Public Health England, 
confident that all aspects of security and crime reduction have been considered and 
confident that Public Health England will have a positive impact on the Health and Wellbeing 
of those working and residing in Harlow. 
 
HDC Environmental Health 
 
No objection: 
 
Environmental Health have been in contact with the Environmental Statement writers since 
May 2016 and have agreed the methodology for baseline monitoring of both air quality and 



noise at the nearest residential properties. Looking at the subsequent reports and the 
predictive future levels extrapolated from those results, it is estimated any affect on noise or 
air quality would be negligible. This is both during the construction and operational phases.   
 
During the construction phase, as long as the contractors follow all the issues detailed in the 
Code of Construction Practices (including permitted working hours) then Environmental 
Health foresee no problems at that stage. 
 
In the Environmental Statement at paragraph 11.5.3 it mentions continuous emission 
monitoring of PM10 and PM2.5. Environmental Health request details of this exercise are 
provided as and when it commences. 
 
Follow up correspondence from Environmental Health confirms that no conditions are 
necessary provided that the applicant follows the measures identified within the application. 
 
HDC Regeneration and Community Wellbeing 
 
Support: 
 
PHE is an extremely important building block for the economic development of the town, 
firmly supporting the Council's aim that Harlow will be a significant location for world class 
knowledge based businesses and organisations. Not only will PHE bring construction jobs in 
the period of refurbishment but it will bring up to 3,245 jobs in a range of its operations and 
associated on-site functions. In addition to this, its presence as a National Headquarters and 
Science Hub will act as an attractor for other businesses and therefore jobs in the Life 
Science sector and its supply chain. The Council has already taken steps to ensure the right 
accommodation will exist for these businesses with the development of the Harlow Science 
Park at the London Road Enterprise Zone site. The Council will work with Public Health 
England to ensure that appropriate supply chain opportunities for local businesses are as 
visible and accessible as possible. 
 
PHE also has a very welcome contribution to make in Harlow in the Council’s aim of 
improving skills levels in the working age population. They will lead the way in terms of 
encouraging local children and working age people to obtain the educational qualifications 
required and develop the right skills for the jobs they will bring. This will also support local 
people to gain employment in the wider growing Life Sciences sector both locally and within 
the London Stansted Cambridge Corridor. PHE is already working proactively with local 
schools and has committed to continuing that work as part of the Employment and Skills 
Plan they will bring forward in partnership with both the Council and local stakeholders 
including Harlow College. The Plan will determine the outcomes and activity required for 
opening up employment opportunities and the required education/skills development in the 
years to come.  
 
The Council looks forward to continuing to work with PHE to achieve the best outcomes for 
Harlow in terms of the opportunity for local people and businesses. 
 
HDC Consultant Arborist: 
 
No objection: 
 
The illustrative plans suggest 402 trees are to be removed and a replacement total of 834. 
Hedgerow loss will also be offset almost to the metre by replanting. Most losses come in the 
northern part of the site, with the southern half's TPO woodland (W1 of TP/06/04) to the west 
and TPO tree belt (W2 of TP/06/04) to the south remaining. Therefore, from the main 
highway routes, the impact of tree loss to the viewing public will be insignificant. In this 



respect, when coupled with the fact that most trees on site are in early maturity, their loss at 
this early stage of their life does not present too significant an issue. Many of the trees 
around the buildings are in good condition at present which means there is a loss of potential 
for these trees, though with appropriate landscaping designs and aftercare this potential can 
still be realised, albeit in a slightly different manner and at a later point in time. 
 
The proposed details indicate that currently vacant areas of grass will be re-landscaped to 
feature trees. This is a marked benefit to the application and ensures that tree cover is 
somewhat more uniform, albeit still with formal tree rows that fit in well with this type of site. 
The outline planting schedule also provides the necessary details of species selection, 
though does remain understandably indicative only at present - specific designs will need to 
be provided at the discharge of condition stage, alongside the necessary aftercare of 
proposed trees to reduce the rate of mortality. The proposed planting strategy also details 
more broad site soft-landscaping, which gives a good view of how green the site will be 
following redevelopment. 
 
Addressing the Impact Assessment and the outline methodology for tree protection within, 
because of the retained trees being external to many of the buildings such protection 
measures are straightforward and therefore relatively simple to implement and sustain. One 
small amendment is however required to completely fence-off the Norway Maples to the 
west of the northern half of the site. 
 
The most pertinent area of contention, as regards the site layout, is by the existing TPO tree 
belt (W2). Proposed buildings come within close proximity to the existing trees and, whilst 
fencing does appropriately protect the root protection areas of these trees, the juxtaposition 
to the buildings might prompt future issues about light occlusion and crown encroachment, 
however, if these trees are pruned back routinely then no problem should occur in the future. 
The lofty nature of the buildings might also lessen concerns over light occlusion. 
 
Recommends conditions to require a landscape scheme, and arboricultural method 
statement to be submitted to and approved in writing by the Local Planning Authority. Also 
recommends a condition to require evidence of arboricultural supervision to be submitted.  
 
Follow up correspondence confirms that all of the matters outstanding can be dealt with at 
the conditions stage of the scheme.  
 
Secretary For Communities And Local Government 
 
No comment received. 
 
UK Power Networks Services 
 
No comment received. 
 
Affinity Water 
 
No comment received. 
 
Highways England 
 
No objection. 
 
Historic England 
 
No objection. 



Natural England 
 
No comment received. 
 
Environment Agency (Thames Region) 
 
No comment received. 
 
Essex Wildlife Trust 
 
No comment received. 
 
Essex Police 
 
No objection: 
 
Essex Police wish to offer comment in respect of the potential for Designing Out Crime in 
pursuance of the guidance offered within paras. 58 and 69 of the NPPF. 
 
The applicant and Essex Police were involved in constructive pre application consultation. 
Essex Police is content that the ethos of NPPF paras. 58 and 69 is being addressed 
adequately. 
 
Essex County Fire & Rescue Service 
 
No objection: 
 
Access for Fire Service purposes should be in accordance with the Essex Act 1987 - Section 
13 and Building Regulations Approved Document B. More detailed observations on access 
and facilities for the Fire Service will be considered at Building Regulation consultation 
stage.  
 
The use of Automatic Water Suppression Systems is encouraged.  
 
It is anticipated that there will be major alterations to the existing water main network and 
additionally the existing fire hydrants sited within the curtilage of the site will become affected 
by the proposed works. Therefore, before works commence, it is requested that the 
applicant contact the Fire and Rescue Service so that discussion can take place to ascertain 
suitable water supply facilities for firefighting 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 for the purpose of firefighting. 
 
ECC Place Services: Archaeology 
 
No objection: 
 
The proposed development would be located on a site for which there is no evidence that 
there was ever any archaeology present on the site and which has been extensively 
disturbed during the construction of the existing buildings. 
 
ECC Sustainable Drainage 
 
No objection: 
 



Recommends conditions to require a detailed Surface Water Drainage Scheme, a scheme 
for minimising the risk of pollution from surface and ground water during construction and a 
Maintenance Plan to be submitted to and approved in writing by the Local Planning 
Authority. Recommends a condition to require the applicant or any successor in title to 
maintain logs of maintenance in accordance with the Maintenance Plan and a condition to 
require any pipes which would convey surface water within the extent of the site are cleared 
of any blockages and restored to a fully working condition. 
 
Highway Authority 
 
No objection: 
 
ECC 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 worked closely with the Highway Authority during pre-application process 
and has submitted a robust Transport Assessment.  The Highway Authority has undertaken 
extensive investigation and analysis of the submitted information and is satisfied with the 
results.  ECC agree that the net impact of the predicted number of trips generated by the 
PHE proposals, compared with the already permitted GSK trip generation, would result in an 
increase, but not a significant increase, of daily trips in the peak hours. As a result the impact 
on the surrounding junctions is very similar to that of the proposed GSK expansion. 
 
The applicant is keen to commit to and develop sustainable methods of travel to and from 
the site. The site is well served by existing public transport and cycle/pedestrian paths in the 
vicinity, which the applicant is providing new links and substantial improvements to, as well 
as bus stop improvements.  This coupled with the implementation of the Travel & Visitor 
Management Plan should help reduce vehicle trips to the site. 
 
Consequently the Highway Authority concludes that there would be no highway grounds for 
objecting to the proposal subject to the proposed mitigation and off-site works etc. included 
within the Transport Assessment. 
 
Recommends conditions to require a Construction Management Plan and Travel & Visitor 
Management Plan to be submitted to and approved in writing by the Local Planning 
Authority. The Highway Authority also requests a condition to require highway works to be 
installed prior to first occupation and the payment of a £5000 monitoring fee. 
 
The Highway Authority has confirmed that the recommendations can be secured either by 
conditions or obligations and that the conditions can be phased. 
 
ECC Place Services: Urban Design 
 
Support: 
 
This response follows a series of pre application meetings throughout 2016/17 and a review 
of pre-submission material. 
 
The submitted Design and Access Statement (DAS) is comprehensive and includes a review 
and response to the characterisation of the site which covers landscape, architectural and 
urban design considerations. The DAS refers to the relevant principles within the Harlow 
Design Guide as well as sections on use, amount, scale, landscape and lighting, 
appearance and access. The DAS is thorough in addressing the detail of the development 
site within the wider context of Harlow and Essex. 



The Design Code document has been designed in a simple, clear format for legibility to 
enable the Design Code rules to be easily read and understood by both technical and non-
technical stakeholders. The structure of the Design Code includes guidance and 
instructions/rules which stipulate layout, scale, landscape, appearance and access. The 
Design Code provides the end user with a comprehensive, useful design tool without 
becoming too prescriptive. The Design Code will help ensure that the site is designed and 
developed as part of a comprehensive single vision rather than in an ad hoc disparate 
manner. 
 
The application pack includes a series of illustrative plans, including an illustrative layout, 
illustrative sections, landscape and lighting plans and illustrative building typologies. This 
pack of plans and elevations demonstrates a series of architectural design principles which 
should be applied to the emerging building typologies, as the site is developed. The high 
standards of design and detail within this illustrative drawings pack, together with the 
illustrative masterplan will provide a level of assurance that the site will be developed 
according to a high standard. 
 
Throughout a series of pre application meetings and engagements, Urban Design have 
reviewed and responded to the submitted Landscape Visual Impact Assessment (LVIA) and 
recommendations for this have been subsequently addressed within updated plans. 
The work and analysis included within the LVIA is thorough and has been carefully 
considered within the context of the existing site and how it informs/influences the emerging 
development proposals. 
 
The outline application provides an in-depth and detailed submission for the future 
development of the GSK site; which includes a series of plans and reports which will help 
ensure that the site is developed to a high standard of design which has consideration for 
the surrounding context. 
 
ECC Place Services: Conservation 
 
No objection: 
 
There are no Conservation Areas in the near vicinity and the closest Listed Buildings are 
approximately 400m to the south-east. 
 
The proposed site is part of an industrial development which forms the western setting of the 
aforementioned Listed Buildings. Due to the distances from the Listed Buildings and the 
intermediate buildings the proposals are not considered to have a significant impact upon 
the setting of the Listed Buildings. 
 
The proposals are not considered to detrimentally impact upon any significant historic 
buildings or Conservation Areas. 
 

Neighbours and Additional Publicity 
 
Number of Letters Sent: 108 
Total Number of Representations Received: 7 
Date Site Notice Expired: 8 September 2017 
Date Press Notice Expired: 14 September 2017 
 

Summary of Representations Received 
 
Harlow Civic Society: Support 



 

 The Civic Society is generally in favour of PHE's intentions. The proposal will greatly 
enhance the reputation of the town. It will provide a much needed boost to the local 
economy, to education and the general wellbeing of Harlow. The Civic Society 
commends the application.  

 
Harlow College: Support 
 

 Harlow College has benefitted from a number of meetings with PHE and from this 
engagement can identify the real advantages PHE offers to Harlow: 

 The development of a world class centre of excellence for scientific research in Harlow, 
which sits in the heart of the London Stansted Cambridge Corridor, home to the largest 
bio-science industries in Europe and critical to the UK economy. 

 The opportunity to increase employment at different levels in a range of skill areas 
including apprenticeships. 

 An increase in high value-added employment in STEM subject areas, supporting 
Harlow's historic links to technology and knowledge-based industries. 

 Stimulation to economic growth in Harlow and the wider London Stansted Cambridge 
Corridor, bringing growth potential and support for innovation, entrepreneurship, supply 
chains and inward investment leading to more opportunities for improved skills and 
sustainable development. 

 The college has commenced planning to deliver a curriculum that will support the 
development from the built phase to the eventual opening of the hub to ensure that local 
residents are able to take up the opportunities and career pathways that this 
development brings. 

 
Harlow & District Chamber of Commerce: Support 
 

 The chamber looks forward to PHE coming to the town. 
 
Harlow Enterprise Zone Board: Support 
 

 The development will add greatly to the regeneration of Harlow and be entirely 
complementary to the Harlow Enterprise Zone development. 

 Public Health England will bring jobs at all levels to the town, raise the profile of Harlow 
as an employment location and support the development of the Enterprise Zone and in 
particular the new Harlow Science Park being developed as part of that. 

 The development will help to attract Life Sciences companies and organisations to the 
town and so will be a significant supportive factor in the development of the Enterprise 
Zone. 

 
East Hertfordshire District Council – Leader: Support 
 

 The proposals will bring significant benefits to Harlow in terms of job and wealth creation 
as well as that of neighbouring towns and villages in East Hertfordshire. 

 The proposals also fit with EHDC’s strategic aspiration for the London Stansted 
Cambridge Corridor to be a global leader in med tech and life science industries. 
EHDC’s anticipated housing growth, identified through the District Plan (currently going 
through Examination in Public) includes a proposed key site for a garden village in the 
Gilston area to the North of Harlow. If these proposals are progressed they will play a 
significant role in the regeneration of Harlow and the surrounding areas, helping build 
the communities needed to attract and retain a highly qualified workforce as well as 
increase inward investment to ensure future jobs and prosperity for all our residents and 
businesses. 



 We also expect the consolidation of Public Health England business activities will raise 
the profile of public health within our communities helping to drive greener travel and 
healthier lifestyles. 

 
Anglia Ruskin University - Chelmsford Campus: Support 
 

 This is one of the most important strategic investments in the region and offers very 
significant benefits for Harlow and the wider region. The potential for employment, 
further inward investment and reputation growth is very significant indeed.  

 The location between the countries two leading life sciences bases in London and 
Cambridge offers the opportunity to grow additional life sciences investments on the 
back of this, given how space constrained the other two locations are. 

 
54 Fenton Grange: Support 
 

 The proposed development seems to be to a high standard and PHE have already 
demonstrated their desire to be interested and active contributors to Harlow life. Their 
presence will add to the regeneration that is happening to the town. 

 

PLANNING POLICY: 
 
SD2: "Regeneration" seeks to maximise opportunities that enhance the Priority Area for 
Economic Regeneration status.  Partnership approaches will be supported where 
appropriate. 
 
SD3: " Sequential Test" land allocation should have regard to the promotion of sustainable 
development; social inclusion, quality of life and wellbeing; preference given to previously 
developed land and existing buildings; facilitation of regeneration and there should be no 
loss of BAPs or damage to valuable ecology or biodiversity. 
 
ER1: "Priority Area for Economic Regeneration" growth opportunities are to be achieved 
through: ensuring there is an adequate supply of suitable employment land; actively 
promoting sustainable economic regeneration and renewal; seeking appropriate 
infrastructure development; integrating transport, housing, employment , educational and 
cultural facilities; encouraging economic diversity and knowledge based business clusters 
where appropriate and supporting a partnership approach to development. 
 
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. 
 
ER6: "Retaining Existing Employment Areas" within the existing and allocated Employment 
Areas permission for change of use or redevelopment to uses other than those identified in 
ER5 will be permitted if: the amount, range or premises available would not be reduced 
below the level required within the Local Plan period; would not lead to the loss of a high 
quality employment site; demonstrable lack of market demand for employment over a long 
period and efforts made to Market the site for business, industry and warehousing have 
been demonstrated to the satisfaction of the Council; site is accessible by means other than 
the car; in accordance with the sequential approach to development; and would not generate 
unacceptable traffic levels on surrounding roads. 
 
ER9: "Knowledge Driven Sector" permission will be granted for development that facilitates 
the expansion of the research and development sector at the employment site on London 



Road and elsewhere, in locations that cluster such businesses close to existing research 
and development establishments. 
 
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. 
 
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" speculative and outline planning permissions will have a 
condition imposed requiring a green commuter plan to be submitted and agreed prior to the 
occupation of the site. 
 
T6:"Cycling and Walking" new developments, including re-developments, changes of use 
and town centre and transport interchange improvements will be required to provide: safe, 
direct cycleways within the development; appropriate contributions to improve and develop 
cycleways serving the development; links to the existing cycleway network; safe, secure and 
convenient cycle storage; other facilities for cyclists as appropriate. 
 
T8:"Passenger Transport" provision of adequate public transport access and facilities will be 
secured at major developments.  These shall be provided at an early stage of the 
development process, or as identified via a TIA. 
 
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. 
 
L13:"Public Rights of Way" the existing network will be safeguarded.  New footpaths, 
bridleways and cycleways will be required as part of new developments and will need to link 
with existing routes to provide better access to the countryside and wider areas of woodland 
within the Town and beyond.  The highest standard of design, accessibility and personal 
safety. 
 
L15:"Arts, Culture and Entertainment" public art through "percentage for art" and other 
schemes will be expected to be provided as part of development. 
 
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 mitigate against any 
impact, along with new landscaping. 
 
NE13:"Water Environment" development adversely affecting the quality of the water 
environment will be resisted. 



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. 
 
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). 
 
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. 
 
BE4:"Accessibility" permission will be granted providing provision has been made to achieve 
accessibility for disable people, including accessibility to any public or private open space 
that serves the development. 
 
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. 
 
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. 
 
BE16:"Light Pollution" external lighting will not be granted if: it is unacceptably intrusive; its 
use would cause an unacceptable disturbance to the surrounding area; it causes danger to 



road safety; it is proven to have an adverse effect on sites of wildlife importance.  Where 
permission is granted, means of reducing light spillage should be adopted. 
 
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. 
 
CP2:"Community" where new development generates the need for additional infrastructure 
provision or community facilities, planning permission will only be granted where 
contributions that are reasonably related in scale and nature to the proposed development 
are secured through a legal agreement.  Contributions will be sought for: on site facilities to 
need the needs of new residents; and/or where on site is not possible consideration to off 
site provision. 
 
CP7:"Community" development of education and training facilities at Harlow College and 
elsewhere in the district will be granted permission, unless the amenities of adjacent 
households are unduly affected. 
 
CP9:"Public Utilities" to allow for the proper provision of public utility services, permission for 
development that increases demand for off-site service infrastructure will only be granted if 
sufficient capacity already exists or extra capacity can be provided in time to serve the 
proposed development. 
 
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. 
 
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. 
 

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 
 
National Planning Policy Framework (2012) 
Planning Practice Guidance 
The Harlow Design Guide SPD (2011) 
The Essex Design Guide (2005) (Servicing and Access Chapters) 
The Essex Parking Standards: Design and Good Practice (2009)  
The Essex County Council Developers’ Guide to Infrastructure Contributions (2016) 
Essex County Council’s Adopted Development Management Policies (2011) 
 
 
 
 



PLANNING ASSESSMENT: 
 
The key issues for consideration in the determination of this application have been 
categorised into the following: the principle of development; design and the impact on the 
character and appearance of the area, including the impact on the Green Wedge and the 
landscape, townscape and visual effects of the proposal; the impact on heritage assets; 
landscaping and arboriculture; amenity and pollution; drainage and ground conditions; 
access and transport; ecology and nature conservation; socio-economic impacts; the 
cumulative effects of the development; and planning obligations necessary in order to grant 
planning permission. 
 

Summary of Main Issues 
 
Principle of Development 
 
In terms of the proposals compliance in principle with the Development Plan, policy ER5 of 
the Adopted Replacement Harlow Local Plan (ARHLP) is supportive of research and 
development uses in Employment Areas and ARHLP policy ER9 states that permission will 
be granted for development that facilitates the expansion of the research and development 
sector in locations that cluster such businesses close to existing research and development 
establishments. 
 
In a similar manner, ARHLP policy ER1 supports development which encourages 
knowledge-based business clusters as part of a wider aspiration to promote the economic 
strengths of and opportunities in Harlow and encourages sustainable economic regeneration 
and renewal.  
 
In addition, ARHLP policy SD2 supports proposals which facilitate regeneration and renewal 
of the urban fabric and infrastructure to improve the local economy, policy SD3 supports the 
promotion of sustainable development and regeneration and policy BE3 advocates the use 
of previously developed land.  
 
The NPPF echoes the policies identified above by setting out the promotion of sustainable 
economic development and the use of previously developed land as ‘Core Planning 
Principles’ (para. 17), and encouraging the expansion of knowledge driven and high 
technology industries in order to secure economic growth through the creation of jobs and 
prosperity (paras. 18-22). 
 
The proposed development constitutes a scheme principally for research and development 
purposes and is located on previously developed land within an Employment Area. In 
addition, as the site was previously used for research and development purposes there is no 
change of use proposed by the application and the existing buildings on the site could be 
reoccupied for PHE’s intended purposes without requiring planning permission. Furthermore, 
the most recent planning permission for the expansion to GSK’s facilities included the 
provision of up to 260,000sq.m. of B1 floorspace, whilst this proposal seeks up to 
115,200sq.m. of floorspace.  
 
It is considered that the relocation of PHE’s facilities to Harlow would bring about a 
significant number of direct economic benefits, such as the generation of up to 3,245 jobs, 
and indirect economic benefits, such as education and training opportunities and 
partnerships with complementary businesses and research and development facilities within 
the district. The potential benefits have been identified by a range of institutions such as the 
Harlow Chamber of Commerce, the Harlow Enterprise Zone Board, Harlow College and 
Anglia Ruskin University. Additionally, it is considered that the presence of PHE in the district 



would solidify Harlow as a key location within the London-Stansted-Cambridge Corridor and 
encourage further investment to the area, bringing about future long term economic benefits 
to the area. These benefits are important material considerations which weigh significantly in 
favour of the proposal. 
 
The application is therefore considered to be supported in principle by the NPPF and the 
ARHLP policies highlighted above.  
 
The following sections of this report set out the acceptability of the proposal in all other 
respects, however, before undertaking further assessment, in order to ensure that the 
development is acceptable in general terms and to control the submission of applications for 
the reserved matters, a number of conditions are necessary. 
 
As there is a large amount of floorspace to be provided and the scheme is likely to be 
phased over a number of years, the applicant has requested that 5 years be given to allow 
the applications for approval of the reserved matters to be submitted. Such a condition is 
considered to be reasonable to facilitate the phased approach. A condition to require a 
phasing plan to be submitted for approval is also reasonable to ensure that the phases are 
appropriate. Also, to ensure that the development is used for purposes which are supported 
by ARHLP policy ER5 it is necessary to impose a condition to prevent the use of permitted 
development rights which could facilitate the conversion of the office buildings into 
residential units.  
 
The applicant has submitted an Environmental Statement (ES) with the application and the 
proposal therefore constitutes ‘EIA Development’ for the purposes of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2011 (as amended) (‘the EIA 
Regulations’). The EIA Regulations set out procedural requirements for determining 
applications for EIA Development.  
 
The purpose of the EIA Regulations is to protect the environment by ensuring that a local 
planning authority, when deciding whether to grant planning permission for a project which is 
likely to have significant effects on the environment, does so in the full knowledge of the 
likely significant effects, and takes this into account in the decision making process. Another 
aim is to ensure that the public are given early and effective opportunities to participate in 
the procedure. 
 
Prior to the submission of the application PHE requested that the Local Planning Authority 
provide a Scoping Opinion to establish the extent of the ES, to ensure that all environmental 
effects are taken into account in determining the application. As a result of the exercise the 
following topics have been identified as requiring assessment and form chapters within the 
ES: ecology and nature conservation; historic environment; landscape, townscape and 
visual effects; hydrology and flood risk; geology, hydrogeology and ground conditions; traffic 
and transport; air quality and odour; noise and vibration; and socio-economics. It was not 
considered to be necessary to include an analysis of agriculture and the planning policy 
context of the development within the ES; there are very limited areas of agricultural land in 
the immediate vicinity and relevant policies are discussed within each ES chapter and a 
separate Planning Supporting Statement. In addition, it was considered that some of the 
other topics identified (such as climate change and material assets (such as heritage assets 
and any other assets of human or natural origin with socio-economic or heritage value) could 
be appropriately addressed, where relevant, as part of the assessments of the topics 
identified above and did not require separate ES chapters. 
 
The ES also sets out the need for the development and the alternatives to the proposed 
scheme that have been considered. Consideration of alternatives, taking into account 
environmental effects, is required by the EIA Regulations. The ES explains the methodology 



for site selection. On the basis of PHE’s operational requirements (such as the need to be in 
reasonable proximity to existing PHE centres, accessible nationally and internationally and 
have existing laboratories which can adapt to future research needs) a total of 22 options 
were considered. These options included do nothing/do minimum approaches, refurbishment 
of existing PHE facilities and construction of facilities on cleared sites. The options were 
reviewed and shortlisted, with the application proposal deemed to have the most benefits. 
An external organisation was also tasked with performing site searches, with no options 
besting the proposal. It is considered that a satisfactory analysis of alternatives has been 
studied by the applicant. 
 
The application has been publicised in accordance with the requirements of the EIA 
Regulations. It is considered that the ES comprehensively assesses the environmental 
effects of the development and satisfies the requirements of the EIA Regulations.  
 
The topics of the ES are taken into account throughout this report and will be taken into 
consideration, along with the responses to consultation and all other relevant information, 
when making a decision on the application. 
 
Character and Appearance 
 
As the application is made in outline, details regarding the layout, scale and appearance of 
the development are all reserved for future consideration, with the submitted masterplans 
being illustrative only; however, it is important that the general design of the scheme, as 
indicated by the masterplans, is considered at this point to ensure that it is possible for an 
appropriate design to be progressed to reserved matters stage. 
 
The application site would have high visibility from the public realm near the site. The North 
Site is surrounded on all sides by highway and Third Avenue, Fourth Avenue and Elizabeth 
Way are key routes through the town. It is therefore important that the development is 
designed to a high standard. 
 
The site is also visible in longer distance views from the public realm, such as from Jean 
McAlpine Park to the east of the site, as set out in the Landscape, Townscape and Visual 
Effects chapter of the ES.  
 
The Design and Access Statement (DAS) explains, in a logical and thorough manner, how 
the context of the site and local area, relevant policies and guidance, and consultation 
exercises have guided the creation and evolution of the masterplan designs. The DAS also 
shows how the masterplans meet the rules within the Design Code. 
 
The Design Code is equally robust. It requires that a coherent approach to layout is achieved 
across all three parts of the site. The North Site is to be pedestrian focused and would 
provide all facilities for the operation of the Science Hub, with car parking provided within the 
Middle and East sites. The North Site would use an orthogonal grid for arranging the 
buildings and spaces to provide legibility and structure to the development. For example, the 
primary access to the North Site would be positioned to follow the north-south centreline of 
the existing and visually dominant H-shaped building. The buildings would be laid out with 
separation distances between buildings and views possible through and out of the site. All 
new buildings would have a rectangular form. It is considered that the layout would be 
appropriate. 
 
The Design Code also states that development must not encroach on the Green Wedge, 
however, the multi-storey car parks would be located adjacent to the Green Wedge to the 
southern side of the Middle Site. The Green Wedge is primarily characterised by woodland 
and highway verge adjacent to Third Avenue. The car parks would be set behind the 



woodland and would not therefore have a significant impact on the openness of the Green 
Wedge. The upper parts of the car parks may be visible from Third Avenue and Elizabeth 
Way at certain points, but in the context of the site’s location within an Employment Area and 
due to the set back position of the car parks, it is considered that the impact on the character 
of the Green Wedge would be insignificant. 
 
In terms of scale and massing, the Design Code requires the height of any flues to be no 
higher than the chimneys of the existing process building (circa 105m above ordnance 
datum (AOD)) and the roof heights of buildings would be lower than the height of the 5 
storey H-shaped building (circa 88m AOD). This would ensure that the new buildings would 
have an appropriate visual relationship with the existing buildings.  
 
Different approaches would be taken to mitigate building mass depending on storey heights. 
For example, elevations would be consistent on two storey buildings whereas plinths would 
be used to maintain a human sense of scale to three storey or taller buildings, creating a 
consistent zone for entrances and canopies. It is considered that the height and massing of 
the buildings would be acceptable, enabling the existing H-shaped building to continue to act 
as an appropriate landmark. 
 
The Design Code also guides the appearance of the scheme. Individual buildings would be 
designed to be complementary but not uniform in appearance and adjacent elevations would 
be coordinated. Five different architectural typologies are proposed to reflect the different 
purposes of building on the site (e.g. front of house, servicing, workspace). Openings, 
projections and reductions would be controlled to provide variety, legibility and visual interest 
in a coordinated manner. Materials and colours would be selected from a coordinated palette 
and would be based on the typology, height and design of the buildings. It is considered that 
the scheme would have a high quality, varied but consistent appearance. 
 
It is clear from the DAS that the Harlow Design Guide SPD, which encourages strong 
entrances, frontages and identities for development, for example, has been taken into 
account in designing the masterplans and Design Code. 
 
ECC Urban Design is also satisfied that the DAS, Design Code and illustrative drawings 
would be appropriate.  
 
It is considered that the Design Code will ensure that an appropriately designed scheme will 
ultimately be progressed. This is clear from the way in which the DAS shows how the 
masterplans accord with the Design Code and by the high quality of the masterplans 
themselves. It is therefore considered necessary to impose a condition to require the 
reserved matters applications to be in accordance with the Design Code. 
 
A condition to require details of the materials, including samples, to be submitted for 
approval is also required to ensure that the development will be appropriate in appearance.  
 
In terms of landscape, townscape and visual effects specifically, it is considered that the ES 
assesses the potential effects of the development as shown on the illustrative masterplans 
robustly, exploring the impacts of the development from various viewpoints in both summer 
and winter. The ES concludes that the proposal would be consistent with local 
industrial/commercial character of the area and could in fact improve the quality of the area 
by redeveloping the site. There would not be an unacceptable change to views experienced 
within Harlow, with the biggest changes being to views nearest the site, which is largely 
experienced as an industrial/commercial location within an established Employment Area.  
 
In addition to supporting the design of the scheme, ECC Urban Design is also satisfied with 
the visual impacts of the development and on the whole endorses the proposal. 



It is considered that the impacts of the development on shorter or longer distance views 
during construction or operation would be acceptable. In addition to the conditions already 
identified, it is considered that mitigation and enhancement to the landscaping within the site 
(as discussed in the Landscaping and Arboriculture section of this report) and a condition to 
control lighting would help to integrate the development into the townscape further and 
control the landscape, townscape and visual effects of the proposal. 
 
Subject to the conditions, it is considered that the development would be laid out 
appropriately, be high quality in design and would be compatible with the character and 
appearance of its surroundings. The proposal would comply with ARHLP policies BE1, BE2, 
BE3, BE4, BE5 and NE1 in respect of character and appearance matters. There would not 
be any landscape, townscape or visual effects that are significant for the purposes of the EIA 
Regulations.  
 
Heritage Assets 
 
The closest Listed Buildings are grouped approximately 300-350m to the south of the site, 
with the highest graded building being the Church of St Mary the Virgin (Grade I). There are 
no locally listed buildings within 500m from the site. The nearest Conservation Area is for 
Nazeing and South Roydon over 750m away. The nearest Scheduled Monument is 
approximately 1km away. There are no known assets of archaeological value in the area.  
 
There is a significant amount of intervening land and buildings which screen the site from 
these heritage assets. No significant effects in terms of heritage have been identified in the 
ES. The Conservation and Archaeology departments at Essex County Council have no 
objection to the scheme, nor does Historic England. Therefore there are no concerns 
regarding impacts on heritage assets. The proposal complies with ARHLP policies BE7, 
BE10 and BE14 in respect of heritage considerations. 
 
Landscaping and Arboriculture 
 
The Design Code sets out a number of landscaping rules to be followed. It states that key 
landscape features such as existing trees and perimeter hedgerows will be retained and 
improved by new hard and soft landscaping and that no protected trees would be removed. 
The Design Code also confirms that high quality landscaping will be provided within building 
development zones that are not developed at the time that the site is first occupied, ensuring 
that the scheme will be suitably landscaped for each phase of the development.  
 
The technical documents submitted with the application suggest that the majority (51%) of 
the individual trees are of low retention value. On the basis of the submitted masterplans, 
402 trees would need to be removed; however, it is clear that extensive replacement 
planting could take place to offset the loss of the trees. A total of 834 new trees are shown 
on the illustrative drawings (a net gain of 432). In addition, approximately 600m of existing 
hedgerow would be retained. Around 305m would be required to be removed but the 
illustrative landscape scheme suggests that 310m of new hedgerow would be planted, 
resulting in a slight net gain in terms of total hedgerow length. 
 
The illustrative information also suggests that the landscaping would come forward in a 
variety of different forms – key features on the illustrative landscape plans include a ‘DNA 
Grass Garden’ in the shape of a double helix, which would connect the main arrivals area 
with the Middle Site, a Green Ring to provide a high quality landscaped space within the 
centre of the North Site, and micro gardens (raised growing plots) for the employees.  
 
The Local Planning Authority’s Consultant Arborist has no objection to the proposal, 
recommending conditions to require a detailed landscape scheme and an Arboricultural 



Method Statement to be submitted for approval to ensure that trees identified for retention 
are protected throughout the construction period and to confirm that the final landscape 
scheme is acceptable. These conditions are considered to be necessary. The Arborist has 
also recommended a condition to require arboricultural supervision during construction; 
however a mechanism for this can be included within the Arboricultural Method Statement.  
 
On the basis of the submitted information the proposal would create an opportunity to greatly 
improve the landscape treatment of the site. Subject to the conditions recommended above, 
in addition to the condition to require the development to accord with the Design Code, the 
impact on landscaping and arboriculture would be acceptable, with no significant effects 
identified. The proposal complies with ARHLP policies NE11 and NE12. 
 
Amenity and Pollution 
 
The area is mostly characterised by employment uses which would not typically be sensitive 
to amenity impacts. Furthermore, the proposal seeks to retain the use of the site for research 
and development purposes primarily and does not seek to change the use of the site. 
 
None of the existing adjacent properties are within residential use, though it should be noted 
that Shield House, approximately 40m to the south-west of the North Site and approximately 
90m from the existing H-shaped building, did not require prior approval for a conversion of 
the building into residential properties (reference: HW/COUOR/16/00514). However, even if 
Shield House is converted into residential units lawfully the site is not sufficiently close to it 
for the development to have a significant detrimental impact on the amenity of Shield House, 
or any other nearby properties, in terms of overlooking, overbearing or overshadowing. 
 
The ES assesses the potential effects of the development on air quality, odour, light, noise 
and vibration in a thorough manner. None of the environmental effects identified within the 
ES relating to air quality or odour are considered to be significant. There may occasionally 
be moderate adverse effects regarding noise and vibration in terms of the construction 
phase, which would be significant for the purposes of the EIA Regulations, however, 
mitigation measures can be imposed to make the development acceptable. Environmental 
Health has no objection to the development, subject to mitigation measures being 
implemented. 
 
It is considered that appropriate mitigation can be secured by imposing a condition to require 
the development to be carried out in accordance with the Code of Construction Practice, 
which outlines a number of general construction requirements at Section 4 (such as the 
erection of hoardings, maintenance of wheel washing facilities and requirements for lighting 
of the site during construction) and environmental management measures at Section 5 
(which requires actions such as the creation of a Dust Management Plan for approval by the 
Local Planning Authority, controlling the method of demolition and preventing idling vehicles, 
for example). In addition, the condition to require details of lighting to be submitted would 
ensure that any external illumination of the site is appropriate. 
 
Thames Water have raised a concern regarding the potential impacts of piling on sewers 
adjacent to the site (in part resulting from vibration) and therefore a condition to require 
details of piling methods to be submitted for approval is considered to be appropriate.  
 
Subject to conditions, the impacts of the proposal in terms of amenity and pollution would be 
acceptable. The application is compliant with ARHLP policies BE16, BE17 and NE13.  
 
 
 
 



Drainage and Ground Conditions 
 
he site is located within Flood Zone 1 and therefore by definition is at low risk of flooding 
from rivers. Notwithstanding, a Flood Risk Assessment and Sustainable Drainage Strategy 
have been submitted with the application and the environmental effects of the development 
in terms of hydrology and flood risk are explored in detail within the ES.  
 
Assessments of geology, hydrogeology and ground conditions have also been undertaken 
and are set out within the ES. 
 
The drainage strategy suggests that provision is made for on-site water storage including 
permeable paving, green roofs and underground attenuation, which would control surface 
water runoff to greenfield rates.  
 
The Environment Agency has not commented and Environmental Health and ECC 
Sustainable Drainage raise no objection to the proposal.  
 
It is considered that the proposal is acceptable in terms of hydrology, flood risk, geology, 
hydrogeology and ground conditions. 
 
ECC Sustainable Drainage recommends conditions to require a detailed Surface Water 
Drainage Scheme, a scheme to minimise the risk of pollution caused by surface water run-
off and groundwater during construction, and a maintenance plan to be submitted for 
approval. These conditions are considered to be necessary in order to control the impacts of 
the development. ECC Sustainable Drainage has also recommended conditions to require 
the applicant or any successors in title to maintain yearly logs of maintenance and to require 
the pipes within the site are cleared of blockages. It is considered that evidence of 
maintenance can be controlled as part of the maintenance plan condition. A condition to 
clear the existing pipes of blockages is not considered necessary as appropriate 
maintenance measures will be secured by the other conditions. 
 
In terms of waste water, Thames Water do not object to the scheme, however, concerns are 
raised regarding the capacity of existing waste water infrastructure to accommodate the 
needs of the development. It is considered that a condition can be imposed to prevent new 
floorspace being built until a scheme for foul drainage to serve those buildings has been 
approved. A condition worded in such a manner would allow for the existing buildings (for 
which there are already foul water facilities) to continue to operate. 
 
The aforementioned condition to require the development to be constructed in accordance 
with the Code of Construction Practice would ensure that the environmental impacts of the 
development arising from construction would be mitigated. 
 
Subject to conditions it is considered that the development would be acceptable in terms of 
drainage and ground conditions. The proposal is considered to be compliant with ARHLP 
policies BE15, NE13, CP9 and CP12. There would not be any significant hydrology, flood 
risk, geology, hydrogeology or ground conditions effects for EIA Regulations purposes. 
 
Access and Transport 
 
Access is another reserved matter, however, the submission makes clear that vehicular 
access to the North site would be limited to servicing and deliveries from Fourth Avenue and 
vehicular access would otherwise be from Coldharbour Road only. Staff and visitors would 
park on the Middle Site, with the East Site for staff parking only. It is proposed that 
Coldharbour Road is narrowed at access points to the north site to facilitate pedestrian 



crossing, with formalised crossing points created and the main crossing from the Middle Site 
signalised. A vehicular drop off/pick up area is proposed west of the signalised crossing. 
 
A range of other highway improvements are proposed within the application to mitigate the 
impacts of the development. These include the provision of a foot/cycleway along Elizabeth 
Way between Fourth Avenue and Third Avenue, improved street furniture, road signage and 
relocated and improved bus stops, to specifications agreed by the Highway Authority. A 
Travel and Visitor Management Plan has also been proposed, with the primary purposes of 
encouraging the use of sustainable transport modes and minimising the amount of car 
parking that will be required. 
 
A detailed Transport Assessment has been submitted to identify the access and transport 
impacts of the proposal. The assessment also informs the ES. The scope of the assessment 
was agreed with the Highway Authority and Highways England prior to the submission of the 
planning application. 
 
The Transport Assessment estimates vehicle trip generation and distribution on the basis of 
‘first principles’ from the predicted daily number of staff and visitors and types of transport 
modes because of the specialised nature of PHE’s functions, such as laboratories and data 
centres over large floor areas but with limited numbers of staff within them. The assessment 
details the methodology for calculating the impacts in a comprehensive manner. The 
assessment confirms that taking account of mitigation measures there would not be any 
significant impacts arising from the development either during construction or operation in 
terms of severance (the degree of perceived division of an area as a result of heavily 
trafficked roads), pedestrian or driver delay, pedestrian amenity or in terms of accidents and 
safety.  
 
Neither Highways England nor the Highway Authority object to the application on access or 
transport grounds, with the latter stating that the Transport Assessment is robust and that 
the net impact of the predicted number of trips generated by the PHE proposals, compared 
with the already permitted GSK trip generation, would not result in a significant increase of 
daily trips in peak hours. The impact on the surrounding junctions would be similar to that of 
the approved GSK expansion. The Highway Authority also notes that the implementation of 
the mitigation measures and the Travel and Visitor Management Plan will reduce vehicle 
trips to the site.  
 
It is not considered that there are any reasons to reach a different conclusion to the Highway 
Authority. Moreover, the inclusion of the foot/cycleway along the eastern side of Elizabeth 
Way is considered to be particularly beneficial as the existing foot/cycleway on the western 
side is broken up into short sections as a result of highway junctions and crossovers to 
individual properties. The proposed foot/cycleway would provide more continuous and safer 
movement, with fewer dismounts required. Whilst it is noted that, in calculating the traffic 
impacts of the scheme, the development on the GSK South Site has not been taken into 
consideration (as there was no Development Management resolution to approve that 
scheme when the PHE application was made); it is clear that the impacts of the PHE 
proposal would be mitigated and it is not considered that the cumulative effects would result 
in a material change in the conclusions drawn by PHE, Highways England and the Highway 
Authority.  
 
The Essex Parking Standards set out that uses within Class B1 should provide a maximum 
of 1 parking space per 30sq.m. of floorspace, however, Class B1 includes within it office, 
research and development and light industrial uses and is therefore a generalised 
requirement. By contrast the operations of PHE would be unique. It is considered that 
compliance with the standards would lead to a gross overprovision of parking spaces. The 
Transport Assessment therefore also proposes a first principles approach to calculating a 



suitable amount of parking provision for the development, calculated on the basis of 
vehicular trip generation on the worst case assumption that all vehicles will arrive and not 
depart in the morning peak movement period. This approach has resulted in PHE stating 
that, on the basis of the maximum amount of development proposed within the application, a 
total of up to 2,260 parking spaces (including 51 disabled spaces) may be required. Up to 
210 cycle parking spaces have also been proposed, calculated on a predicted demand 
basis. A maximum of 78 motorcycle spaces are proposed to accord with the parking 
standards.  
 
The illustrative masterplans show the maximum amounts of provision identified above on the 
basis of the preferred parking bay sizes set out within the parking standards (i.e. 5.5m x 
2.9m for standard car parking spaces). 
 
It is considered that the first principles approach is appropriate and, considered alongside 
the proposed Travel and Visitor Management Plan and highway improvements, that the 
amount of parking proposed would be acceptable.  
 
The Highway Authority recommends that the proposed mitigation and off-site works included 
within the Transport Assessment are undertaken, and that conditions are imposed to require 
the approval of a Construction Management Plan and a detailed Travel and Visitor 
Management Plan, and that the proposed highway improvements are installed prior to first 
occupation of the development. It is considered that these recommendations are necessary 
and should be imposed as conditions. 
 
It is also considered necessary to impose conditions to ensure that there is sufficient parking 
provision within the site. As the amount of parking proposed is based on the specific 
operations of PHE, it is necessary to restrict the amount of floorspace within the site to the 
maximum amount which may be required (115,200sq.m. (GIA)) and ensure that the site is 
used for research and development purposes only (as all other uses would be ancillary to 
that primary use). A condition to require a scheme for vehicle parking to be approved for 
each phase of the development, including the number, size and layout of car, disabled, cycle 
and powered two wheeler spaces, is also considered to be necessary to meet the parking 
need arising from each phase of the development. In addition, it is also necessary to impose 
a condition to enable the maximum amounts of parking to be provided within the site, with 
the car and disabled car spaces designed in accordance with the preferred size and layout 
requirements set out within the Essex Parking Standards. These conditions would ensure 
that an appropriate amount of parking would be provided proportionate to the amount of 
employees occupying the site.  
 
The condition to require the development to be carried out in accordance with the Code of 
Construction Practice would ensure that the impacts during construction would be 
appropriate.  
 
It is considered that the access and transport impacts of the proposal would be acceptable, 
subject to conditions. The proposal accords with ARHLP policies T3, T4, T6, T8 and T9. 
Taking into account the secured mitigation measures, there would not be significant effects 
in terms of traffic or transport for the purposes of the EIA Regulations. 
 
Ecology and Nature Conservation 
 
The ecology and nature impacts of the proposal are assessed in detail within the ES. In 
order to identify habitats and species on and near to the site, a desk top survey and site 
surveys have been undertaken.  
 



The desk top survey reveals there are 9 statutory designated sites located within 5km of the 
site (e.g. Sites of Special Scientific Interest and Special Protection Areas), however, the 
nearest is Hawkenbury Meadow Local Nature Reserve around 490m from the site, with all 
others over 1.3km away. The ES also confirms that the nearest internationally designated 
site, Epping Forrest Special Area of Conservation, is located more than 8km from the 
application site. 
 
The desk top survey suggests that there are 89 non-statutory sites within 5km (Local Wildlife 
Sites and Wildlife Trust Reserves), with the Third Avenue/Elizabeth Way Local Wildlife Site 
and Pinnacles Woodland both being located within the application boundary. Otherwise the 
nearest non-designated site is at Cannons Brook Complex approximately 135m away.  
 
The Local Wildlife Sites referenced within the desk top survey relate to Harlow Council’s 
Local Wildlife Site Review 2010 (March 2011), rather than those shown on the ARHLP 
Proposals Map and the Wildlife Sites Supporting Document, however, the review includes 
within it all of the nearest existing sites, with the exception of part of the northern boundary of 
the Middle Site, which has been downgraded to a Potential Wildlife Site due to it having 
deteriorated in quality and not featuring a threatened plant species. Notwithstanding, the site 
is acknowledged within the desk top survey. 
 
In terms of protected species, the desk top survey identifies records of 8 bat species and 
otter within 5km of the site and a total of 3 other mammal, 29 bird, 4 invertebrate, 1 mollusc 
and 1 plant species recorded within 2 km of the site. None of the records are within the site 
boundary, with the nearest mammal and invertebrate records over 1.5km from the site. 
 
The Phase 1 Habitat Survey was undertaken in 2015 following previous surveys in 2010, 
2012 and 2013. It confirms that no protected habitats were recorded within the application 
site, however, it does identify the existing landscaping, particularly the woodland edges on 
the Middle and East sites, as providing nesting and foraging opportunities for birds and 
commuting, foraging and roosting opportunities for bats. Active bird’s nests were recorded 
on the site. Similarly, the site offers potential habitats for amphibians and reptiles, particularly 
slow worms; however, no reptiles were recorded during presence/absence surveys in 2010, 
2013 or 2015. Limited habitats were recorded for terrestrial vertebrates and no suitable 
habitats exist for aquatic vertebrates. No badger setts were found within or immediately 
adjacent to the site. 
 
In terms of flora, Japanese Knotweed was not recorded within the application site. Bee 
Orchids were recorded on the Middle Site in 2010, however, they were not observed on site 
in 2012, 2013 or 2015 and the grassland where the orchids were found previously is now cut 
regularly. This does not necessarily imply there is no Bee Orchid potential in that area, but 
this is difficult to establish due to the regular cutting. 
 
On the basis of the desk top and site surveys the ES describes the potential environmental 
effects of the proposal during constriction and operation. 
 
It is not considered that there would be impacts on the Epping Forest Special Area of 
Conservation or any of the statutory designated sites due to the distance between those 
sites and the application boundary. Furthermore, taking into account mitigation measures, it 
is not considered that there would be significant effects on the existing flora or fauna on and 
adjacent to the site. Moreover, the parts of the site with the most ecological value are the 
woodlands to the south of the Middle Site which are not subject to development. 
 
Mitigation measures and further survey work are suggested within the ES to ensure that 
future development safeguards any protected species that may currently utilise the site. In 
the main the mitigation consists of ensuring that the landscaping schemes are protected and 



offset the impacts to habitats. Managing tree work, lighting and construction practices are 
already proposed to be controlled by conditions in the preceding sections of this report. The 
impacts would also be controlled through the reserved matters application process.  
 
In terms of further surveying work, this would be done prior to the submission of the reserved 
matters applications, as the EIA Regulations require that the likely significant effects on the 
environment from development to be taken into consideration at reserved matters stage. 
 
Overall, no significant effects on ecology and nature conservation have been identified. 
Subject to conditions, it is considered that the development would be acceptable with 
regards to nature and conservation impacts. The proposal complies with ARHLP policies 
SD3, NE15, NE17, NE18 and NE20.  
 
Socio-economics 
 
ES Chapter 13 relates to the socio-economic impacts of the proposal. Whilst the effects are 
difficult to quantify, it is clear that there would be an increase in employment both directly 
and indirectly during construction and operation. The ES concludes that the impacts on 
employment both directly and indirectly during operation and the consequent catalytic 
(knock-on) effects would be significant for the purposes of the EIA Regulations. The effect 
on PHE and public health, including the on-going and enhanced provision of public health 
services, would also be of wider significance. The ES notes that there may be increased 
demand for housing, education and skills and community facilities as a result of the 
proposal, but these impacts are not considered to be significant and can be mitigated 
through planning obligations, such as a contribution towards provision of Early Years and 
Childcare places in the local area, as discussed in the obligations section of this report. 
 
It is considered that the conclusions drawn within the Socio-economics chapter of the ES are 
an accurate reflection of the impacts of the development. The benefits to Harlow and the 
wider area in socio-economic terms are considered to weigh significantly in favour of the 
scheme. The proposal is compliant with ARHLP policies SD2, SD3, ER1, CP1 and CP2.    
 
Cumulative Effects 
 
The ES analyses the cumulative effects of the scheme together with other proposed 
developments, in order to understand the environmental impacts. Cumulative effects are 
required to be taken into consideration by the EIA Regulations. The ES considers the 
cumulative effects under each topic heading, with Chapter 14 providing additional details of 
the effects. 
 
The ES explains that there is no agreed industry standard approach to carrying out 
cumulative effects assessments and that the assessment is therefore based on the guidance 
within Planning Inspectorate Advice Note 17, which relates to Nationally Significant 
Infrastructure Projects.  
 
Following an assessment of the extent of the study areas for each of the topics within the 
ES, a search was undertaken for other developments within 2km of the site, extending to 
5km for major developments. Relevant schemes were then filtered based on the timing of 
the development (e.g. overlapping construction periods), the scale and nature of the 
development, and the proximity to the site. The remaining sites were then considered for 
each topic within the ES in order to assess the cumulative effects of development. It is 
considered that the ES has identified and assessed other proposed schemes and allocated 
sites comprehensively. 
 



No significant cumulative effects arising from the development in terms of the historic 
environment, hydrology and flood risk or geology, hydrogeology and ground conditions have 
been identified, subject to mitigation being undertaken where relevant, as indicated earlier in 
this report.  
 
The effects on ecology and nature conservation are not considered likely to significantly 
contribute significantly to any cumulative effect with other developments. Effects on ecology 
and nature conservation arising from increased traffic movements and human activity are 
unlikely given the nature of the Employment Area and the wider surroundings, and historical 
use of the site by GSK. 
 
Overall it is considered that the development, if built out, in connection with allocated sites 
and approved development, would intensify the built form of the urban landscape character 
of the wider area. However, it is considered that the development would be absorbed within 
the urban character of Harlow, and could actually improve the character of the area 
depending on the quality of the other development. New residents from additional 
development in the area would experience similar effects to existing residents. It is not 
considered that there would be any significant adverse cumulative effects in terms of 
landscape, townscape and visual effects.  
 
There would be cumulative impacts in terms of additional traffic from the Enterprise Zone 
and other committed development, but highway improvements are proposed which would 
benefit traffic associated with the application proposal. 
 
No significant cumulative effects are identified in terms of vibration effects. New residential 
development would not be significantly affected in terms of air quality and the significance of 
noise and vibration effects would be no greater than already predicted on existing residents. 
 
As identified earlier in the report, there would be a significant beneficial socio-economic 
cumulative effect in terms of temporary and permanent job creation both during construction 
and operation. It is not considered that the proposal would contribute to any significant 
adverse cumulative effects in socio-economic terms. 
 
The ES concludes that no significant adverse effects are anticipated for any of the topics 
when considering the proposed scheme in combination with the other proposed 
development and allocated sites identified. The Local Planning Authority agrees with the ES 
in terms of cumulative effects. 
 
Planning Obligations 
 
In addition to the conditions already identified within this report a number of planning 
obligations are considered to be required in order to make the development acceptable. The 
head of terms for the obligations are as follows: 
 

 A contribution towards the provision of early years and childcare spaces as set out 
within the ECC consultation responses. The upper limit of the contribution would be 
£1,887,470 on the basis of maximum occupancy of 3245 FTE employees (which 
generates the need for 130 places, at £14,519 per place).  

 A scheme securing employment, training and education opportunities for local people 
during construction and operation of the development. 

 A scheme for sponsoring a competition for the creation of public health/science 
themed art, commission of the art and its display within the site within a publicly 
accessible area. 



 A contribution of £5,000 towards the monitoring of the Travel and Visitor 
Management Plan. 

 
Notwithstanding the monitoring fee payment, the obligations would be phased to reflect the 
phased occupation of the site. The financial contributions would be index linked. 
 
The obligations are required to comply with ARHLP policies ER13, T4, L15, CP2 and IMP1. 
It is also considered that the obligations would meet the legal tests set out within the 
Community Infrastructure Regulations 2010 (as amended), that is, they are necessary to 
make the development acceptable in planning terms, directly related to the development and 
fairly and reasonably related in scale and in kind to the development. 
 
It is considered that the obligations should be secured by means of a Section 106 Legal 
Agreement. The applicant has agreed to enter into such an agreement to secure the 
obligations on the basis of the heads of terms identified above. 
 
No other obligations are considered to be necessary in order to grant planning permission 
and therefore the application is acceptable in respect of planning obligations. 
 

CONCLUSIONS: 
 
The application is supported in principle. The site was previously used for research and 
development purposes there is no change of use proposed by the application. The existing 
buildings on the site could be reoccupied for PHE’s intended purposes without requiring 
planning permission. In addition, the last application for the expansion to GSK’s facilities, 
which shares similarities with the development now proposed but included the provision of a 
greater amount of floorspace in the immediate area, was found to be acceptable 
 
The proposal seeks the renewal of an established employment site for research and 
development purposes, which would expand life sciences and knowledge driven industries in 
Harlow. This would bring about a significant number of direct and indirect economic benefits 
into the district such as the creation of new jobs, education and training opportunities. The 
local institutions in support of the proposal exemplify the potential opportunities. The 
proposal would establish Harlow as a key location within the London-Stansted-Cambridge 
Corridor, encouraging further investment into the area. 
 
The scheme would be of a high quality design, respectful of the character of the 
surroundings and the Green Wedge, and be extensively and sensitively landscaped. The 
scheme is acceptable with regard to heritage, amenity and pollution, drainage and ground 
conditions, access and transport, ecology and nature conservation and socio-economics, 
subject to the conditions and legal obligations identified within the report.  
 
It is considered that the submitted Environmental Statement comprehensively assesses the 
environmental effects of the development. Having taken into consideration the 
Environmental Information, including the mitigation proposed, it is not considered that there 
would be any significant adverse environmental effects arising from the proposal.  
 
Subject to the recommended conditions and obligations, it is considered that an appropriate 
scheme can come forward to reserved matters stage. The approval of an application for the 
reserved matters would be required following any grant of outline consent. 
 
The application is considered to be in accordance with national guidance, the Development 
Plan and all other relevant guidance. No material considerations are considered to be 
outstanding. 



The application is therefore recommended for approval, subject to the applicant entering into 
an appropriately worded Section 106 Agreement and conditions. 

 
RECOMMENDATION:  
 
That Committee resolve to: GRANT PLANNING PERMISSION subject to the applicant 
entering into a suitably 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") shall be submitted to and approved in 
writing by the Local Planning Authority before development (other than demolition, 
site clearance and site preparation) of any phase or combination of phases identified 
in the Phasing Strategy as approved under Condition 4 is commenced. The 
development shall be carried out in accordance with the approved details. 

 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 of the 

development identified in the Phasing Strategy as approved under Condition 4 shall 
be made to the Local Planning Authority before the expiration of 3 years from the 
date of this permission and no application(s) for the approval of the reserved matters 
shall be made in respect of any phase of the development later than 5 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 2 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. With the exception of demolition, site clearance and site preparation, the 

development shall not be begun until a Phasing Strategy including a plan and a 
programme of phasing of the entire development has been submitted to and 
approved in writing by the Local Planning Authority. The Phasing Strategy may 
include provision for review and any amendments to it shall be subject to written 
approval by the Local Planning Authority. The development shall be carried out in 
accordance with the approved details. 

 REASON: To enable the site to be developed in phases in a co-ordinated 
manner. The details must be approved before development other than 
demolition, site clearance and site preparation in order to ensure that the 
phasing of the development is acceptable. 

 
 5. The Local Planning Authority shall be notified within 7 days of the dates of the 

following: 
  

 first implementation of the planning permission; 

 commencement of each subsequent phase of the development; and 

 occupation of each phase of the development. 
  
 REASON: To enable the Local Planning Authority to control and monitor the 

site to ensure compliance with the permission. 
 



 6. Prior to any construction works above ground level within an individual phase or 
combination of phases, as approved under Condition 4, details of the types and 
colours of all external facing and roofing materials to be used within that phase or 
combination of phases, together with samples, 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 
policies BE1 and BE2 of the Adopted Replacement Harlow Local Plan. 

 
 7. The application(s) for approval of the reserved matters shall be in accordance with 

the Design Code (dated July 2017). 
 REASON: To ensure that the entire development is designed in a consistent 

manner in accordance with policies BE1, BE2, NE11 and NE12 of the Adopted 
Replacement Harlow Local Plan. 

 
 8. Prior to commencement of development, other than demolition, site clearance and 

site preparation within an individual phase or combination of phases, as approved 
under Condition 4, a detailed landscape scheme shall be submitted to and approved 
in writing by the Local Planning Authority. The scheme shall include details of all hard 
and soft landscaping and 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 each phase or combination of phases. The scheme 
shall be implemented during the next planting season following completion of each 
phase or combination of phases of the development. 

 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 policy NE12 of the Adopted 
Replacement Harlow Local Plan. The details must be approved before 
development other than demolition, site clearance and site preparation in order 
to ensure that the impacts are acceptable. 

 
 9. No development, including site clearance, tree works, demolition or any other works, 

shall take place within an individual phase of combination of phases, as approved 
under Condition 4, until an Arboricultural Method Statement (AMS) for that phase or 
combination of phases and any phases that are adjacent to that phase or 
combination of phases have been submitted to and approved in writing by the Local 
Planning Authority. The AMS shall include details relevant to the safe retention and 
protection of trees in accordance with current BS5837 recommendations. The AMS 
shall include a detailed Tree Protection Plan showing the positions and dimensions of 
protective fencing (and if necessary temporary ground protection) 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. The AMS shall include details of supervision at key stages of 
development and require evidence of arboricultural supervision to be provided to the 
Local Planning Authority. 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 accordance with policy NE11 of the Adopted Replacement Harlow 
Local Plan. The details must be approved before development in order to 
ensure that the impacts are acceptable. 

 



10. No development, including site clearance, tree works, demolition or any other works, 
shall take place within an individual phase or combination of phases, as approved 
under Condition 4, until a Construction Management Plan (CMP) for that phase or 
combination of phases and any phases that are adjacent to that phase or 
combination of phases has been submitted to and approved in writing by the Local 
Planning Authority. The CMP shall be in broad accordance with the principles of the 
submitted Code of Construction Practice (Appendix 2.1 of Volume 3 of the 
Environmental Statement, dated July 2017). The CMP 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; and 

 wheel and underbody washing facilities. 
  
 The CMP may include provision for review and any amendments to it shall be subject 

to written approval by the Local Planning Authority. The CMP shall be implemented 
as approved throughout the construction period of the phase(s) to which it relates.  

 REASON: To ensure that on-street parking of 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. The details must be 
approved before development in order to ensure that the impacts are 
acceptable. 

 
11. Prior to the first occupation of development within an individual phase or combination 

of phases, as approved under Condition 4, a Travel & Visitor Management Plan 
(TVMP) for that phase or combination of phases shall be submitted to and approved 
in writing by the Local Planning Authority. The TVMP may include provision for 
review and any amendments to it shall be subject to written approval by the Local 
Planning Authority. The TVMP shall be implemented as approved. 
REASON: In the interests of reducing the need to travel by car and promoting 
sustainable transport in accordance with policy T4 of the Adopted 
Replacement Harlow Local Plan.  

 
12. Prior to commencement of development, other than demolition, site clearance and 

site preparation details of the following works, as shown indicatively on the Illustrative 
Proposed Highway Works plan (drawing P14-AB-00-00-DR-D-05_10-1124 rev. P1, 
received 08.08.2017) shall be submitted to and approved in writing by the Local 
Planning Authority: 

 

 a proposed combined foot/cycleway along the eastern side of Elizabeth Way 
between Fourth Avenue and Third Avenue, and both sides of Coldharbour Road, 
between Elizabeth Way and the main entrances to the North Site and Middle 
Site; 

 narrowing/raising of Coldharbour Road in the vicinity of the vehicular accesses to 
the staff and/or visitor car parks to facilitate pedestrian crossing movements; 

 provision of a signalised controlled crossing across Coldharbour Road linking the 
visitor car park and vehicular drop off/pick up area with the main entrance to the 
North Site; 

 resurfacing/upgrading of the carriageway, footways and street lighting on 
Coldharbour Road; 



 the relocation of the existing westbound bus stop on Fourth Avenue (closest to 
Coldharbour Road) to the east of Coldharbour Road to facilitate the provision of 
service yard access on the northern boundary of the North Site; 

 improvements to the Elizabeth Way and Third Avenue arms of the Elizabeth 
Way/Third Avenue roundabout; 

 the creation of new/closure or existing accesses on Coldharbour Road; and 

 upgrading of two bus stops on Elizabeth Way and four bus stops on Fourth 
Avenue. 
  

The works shall be implemented as approved in accordance with the Phasing 
Strategy approved under Condition 4. 

 REASON: In the interests of highway safety, efficiency and accessibility in 
accordance with the Highway Authority's Development Management Policies. 
The details must be approved before development other than demolition, site 
clearance and site preparation in order to ensure that the impacts are 
acceptable. 

 
13. Prior to the first occupation of development within an individual phase or combination 

of phases, as approved under Condition 4, a scheme for parking provision to serve 
that phase or combination of phases shall be submitted to and approved in writing by 
the Local Planning Authority. The scheme shall include details of the number, size 
and layout of car, disabled, cycle and powered two wheeler parking spaces. The 
scheme may include provision for review and any amendments to it shall be subject 
to written approval by the Local Planning Authority. The scheme shall be 
implemented as approved prior to occupation of the phase(s) to which it relates. 

 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. 

 
14. Provision shall be made to enable up to 2,260 car parking spaces (including 51 

disabled car parking spaces) to be provided within the site in total on the basis of the 
approach detailed at Table 4.1 of the Transport Assessment (Appendix 10.1 of 
Volume 3 of the Environmental Statement, dated July 2017). Provision shall also be 
made for up to 210 cycle parking spaces and 78 motorcycle spaces within the site. 
The car parking spaces and disabled car parking spaces shall be provided in 
accordance with the design and layout standards set out at Section 3 of the Essex 
County Council Parking Standards: Design and Good Practice Supplementary 
Planning Document (2009) (or the design and layout standards set out in 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. 

 
15. No development other than demolition, site clearance and site preparation shall take 

place within an individual phase or combination of phases, as approved under 
Condition 4, until a detailed Surface Water Drainage Scheme for that phase or 
combination of phases 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 shall include but not be limited to: 

  

 Limiting discharge rates to 3.7l/s/ha for all storm events up to an including the 1 
in 100 year rate plus 40% 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 
40% 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, finished 
floor levels 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 be implemented as approved prior to occupation of the phase(s) to 

which it relates. 
 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. 
The details must be approved before development other than demolition, site 
clearance and site preparation in order to ensure that the impacts are 
acceptable. 

 
16. No development shall take place within an individual phase or combination of 

phases, as approved under Condition 4, until a scheme to minimise the risk of 
pollution caused by surface water run-off and groundwater during construction of that 
phase or combination of phases has been submitted to and approved in writing by 
the Local Planning Authority. The scheme shall be implemented as approved 
throughout the construction period of the phase(s) to which it relates. 

 REASON: To ensure the construction of the development does not contribute 
to water pollution in accordance with policies NE13 of the Adopted 
Replacement Harlow Local Plan. The details must be approved before 
development in order to ensure that the impacts are acceptable. 

 
17. No development other than demolition, site clearance and site preparation shall take 

place within an individual phase or combination of phases, as approved under 
Condition 4, until a Maintenance Plan for the Surface Water Drainage Scheme within 
that phase or combination of phases 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 Scheme 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 
Maintenance Plan may include provision for review and any amendments to it shall 
be subject to written approval 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. The details must be approved before 
development other than demolition, site clearance and site preparation in order 
to ensure that the impacts are acceptable. 

 



18. No net additional floorspace within an individual phase or combination of phases, as 
approved under Condition 4, shall be constructed until details of the foul drainage 
proposals to serve the additional floorspace have been submitted and approved by 
the Local Planning Authority. The additional floorspace shall not be occupied until the 
foul drainage works to serve it within that individual phase or combination of phases 
have been completed in accordance with the approved details. 

 REASON: To ensure that the proposed new buildings are provided with 
appropriate foul drainage infrastructure in accordance with policy CP9 of the 
Adopted Replacement Harlow Local Plan. 

 
19. In the event that piling or any other foundation designs using penetrative methods are 

proposed, piling operations shall not commence until a report has first been 
submitted to and approved in writing by the Local Planning Authority demonstrating 
that there is no resultant unacceptable risk to groundwater or nearby sewers. The 
development shall be carried out in accordance with the approved details. 

 REASON: To protect the water environment and prevent damage to sewers in 
accordance with policy NE13 of the Adopted Replacement Harlow Local Plan. 

 
20. The development shall be constructed in accordance with the general construction 

requirements to limit disturbance from construction activities set out at Section 4 and 
the environmental management measures set out at Section 5 of the Code of 
Construction Practice (Appendix 2.1 of Volume 3 of the Environmental Statement, 
dated July 2017). 

 REASON: In the interests of safety, to protect the local environment and 
safeguard the amenity of the area throughout the construction period in 
accordance with policies BE16, BE17, NE11, NE15, NE18, NE20 and CP12 of the 
Adopted Replacement Harlow Local Plan. 

 
21. No development other than demolition, site clearance and site preparation shall take 

place within an individual phase or combination of phases, as approved under 
Condition 4, until details of the proposals for external illumination have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details. 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 BE16, NE15, NE18 and 
NE20 of the Adopted Replacement Harlow Local Plan. The details must be 
provided before development other than demolition, site clearance and site 
preparation in order to ensure that the impacts are acceptable. 

 
22. Notwithstanding the provisions of Article 3 of the Town and Country Planning 

(General Permitted Development) Order 2015 (or any Order revoking and re-enacting 
that Order with or without modification) no change of use permitted by Class O of 
Part 3 of Schedule 2 of the Order shall take place on the application site. 

 REASON: To prevent the use of permitted development rights to uses which 
would undermine the character of the Employment Area, in accordance with 
policy ER5 of the Adopted Replacement Harlow Local Plan. 

 
23. The development hereby permitted shall be carried out within the area shown on the 

application boundary plan (drawing P14-AA-00-00-DR-A-05_10-1002 P1). 
 REASON: For clarity and in the interests of proper planning. 
 



24. The cumulative Gross Internal Area of the buildings within the site shall be limited to 
an area not exceeding 115,200 square metres and the use of the site and all 
buildings within it shall be confined to purposes within Class B1(b) (Research and 
Development) of the Schedule to the Town and Country Planning (Use Classes) 
Order 1987 (or in any provision equivalent to that Class in any statutory instrument 
revoking and re-enacting that Order with or without modification) (with office, 
administration and other uses ancillary to the Research and Development use) and 
for no other purposes whatsoever. 

 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. The application is supported in principle and is acceptable in terms of character and 

appearance; landscaping and arboriculture; heritage; amenity and pollution; drainage 
and ground conditions; access and transport; ecology and nature conservation; and 
socio-economics, as set out within the report. Having taken all relevant guidance, 
national and local planning policies, and the Environmental Information (as defined 
by the Town and Country Planning (Environmental Impact Assessment) Regulations 
2011) into account, it is considered that the application is acceptable and planning 
permission should be granted subject to conditions and legal obligations. The 
application is recommended for approval accordingly. 

 
 3. 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, 
with details to be agreed before the commencement of works. The applicant should 
be advised to contact the Highway Authority's Development Management Team by 
email at development.management@essexhighways.org or by post to SMO3 - Essex 
Highways, Unit 36, Childerditch Industrial Park, Childerditch Hall Drive, Brentwood, 
Essex, CM13 3HD. 

 
 4. Any signal equipment, structures, trees and non-standard materials proposed within 

the existing extent of the public highway or areas to be offered to the Highway 
Authority for adoption as public highway will require a contribution (commuted sum) 
to cover the cost of future maintenance minimum period of 15 years following 
construction. 

 
 5. The Highway Authority cannot accept any liability for costs associated with a 

developer's improvement. This includes design check safety audits, site supervision, 
commuted sums for maintenance and any potential claims under Part 1 and Part 2 of 
the Land Compensation Act 1973. To protect the Highway Authority against such 
compensation claims a cash deposit or bond may be required. 

 
 6. Access for Fire Service purposes should be in accordance with the Essex Act 1987 - 

Section 13 and Sections 16 and 17 of the Building Regulations (Approved Document 
B). More detailed observations on access and facilities for the Fire Service will be 
considered at Building Regulations consultation stage. 

 



 7. The installation of Automatic Water Suppression Systems is encouraged by the 
Essex County Fire & Rescue Service. A risk based approach to installation is strongly 
recommended. The applicant is also encouraged to use Automatic Water 
Suppression Systems to allow design freedoms, where it can be demonstrated that 
there is an equivalent level of safety and that the functional requirements of the 
Building Regulations are met. 

 
 8. 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 the existing private fire 
hydrants sited around the curtilage of the site will become affected by the proposed 
works. The Essex County Fire & Rescue Service therefore recommends it is 
contacted once the applicant is in receipt of any water mains renewal schemes so 
discussions can take place to ascertain suitable water supply facilities for fire fighting 
to serve the development. 

 
9. Trade Effluent Consent will be required for any effluent discharge other than a 

'Domestic Discharge' (which includes, for example: toilets, showers, washbasins, 
baths, private swimming pools and canteens). Any discharge without Trade Effluent 
Consent is illegal and may result in prosecution. Pre-treatment, separate metering 
and sampling access etc. may be required before consent may be granted. 
Applications should be made to www.thameswater.co.uk/business/9993 or 
alternatively to Waste Water Quality, Crossness STW, Belvedere Road, Abbeywood, 
London, SE2 9AQ; telephone: 0203 577 9200. 

 
10. A Groundwater Risk Management Permit from Thames Water will be required for 

discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water 
Industry Act 1991. Thames Water would expect the developer to demonstrate what 
measure will be undertaken to minimise ground water discharges into the public 
sewer. Permit enquiries should be directed to Thames Water's Risk Management 
Team by telephoning 0203 577 9483 or by emailing 
wwqriskmanagement@thameswater.co.uk. Application forms should be completed 
online via www.thameswater.co.uk/wastewaterquality. 

 
  



DRAWINGS (all proposed plans illustrative): 
 
 
Location Plan 
 

 
 
 
 
 
 
 
 
 
 
 
  



Existing Site Plan 
 

 
 
 
  



Proposed Masterplan – Year 2024 
 



Proposed Masterplan – Potential Future Expansion 
 

  



Proposed Demolition Plan 
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Existing Site Elevations 
 
 

View from Fourth Avenue southwards towards North Site  
 

 
 
View from Third Avenue northwards towards Middle Site (with North Site behind) 
 

 
 
View from Elizabeth Way eastwards towards North Site and Middle Site 
 
 

 
View from Coldharbour Road westwards towards North Site and Middle Site 
 

 
  



Proposed Site Elevations – Potential Future Expansion 
 
 

View from Fourth Avenue southwards towards North Site  

 
 
 
View from Third Avenue northwards towards Middle Site (with North Site behind) 

 
 
 
View from Elizabeth Way eastwards towards North Site and Middle Site 
 

 
 
View from Coldharbour Road westwards towards North Site and Middle Site 

 



Proposed Landscape Plan – Year 2024 
 

 

  
  



Proposed Landscape Plan – Potential Future Expansion 
 

 
 
 


