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This is a Key Decision 
It is on the Forward Plan as Decision number I007559 
Call-in Procedures may apply 
This decision will affect Toddbrook Ward. 
 
RECOMMENDED that Cabinet: 
 
A Approves the draft Harlow Town Centre Issues and Options Report for the 

purpose of consultation under Regulation 18 of the Town and Country 
Planning (Local Planning) (England) Regulations 2012 (as amended) subject 
to satisfactory completion of an independent sustainability assessment. 
 

B Delegates authority to the Acting Managing Director in consultation with the 
and the Portfolio Holder for Environment to make and approve any minor and 
inconsequential amendments to the Issues and Options report that may arise 
from further consultation and the sustainability appraisal. 
 
 

  



REASON FOR DECISION 
 
A To enable the formal consultation stage of the issues and options that will 

inform the development of the Town Centre Area Action Plan. 
 

B To meet the legal requirements in developing and adopting an Area Action 
Plan as set out in the Town and Country Planning (Local Planning) (England) 
Regulations 2012 (as amended). 
 

BACKGROUND 
 
1.  In June 2017, recognising the importance and commitment to regenerating 

Harlow Town Centre, Cabinet approved the development of an Area Action 
Plan (AAP) for the town centre. 
 

2.  An Area Action Plan that sets out specific planning policies and proposals, 
can strengthen the vitality and viability of the town centre whilst presenting an 
opportunity to create the conditions for a resilient and successful centre. 
 

3.  The AAP is developed and produced separately from the Local Development 
Plan (LDP). It will, however, provide a spatial planning framework that will 
guide and support future development and regeneration in Harlow Town 
Centre based on the overarching strategic polices set out in the LDP. 
 

4.  Consultants Allies and Morrison, who were appointed to develop the AAP, 
have produced a draft Issues and Options Report (Appendix A) which builds 
on baseline analysis and evidence, forming the first stage of formal 
consultation on the AAP.  
 

5.  As the AAP is produced separately from the Local Development Plan, its 
development and adoption must follow the same process as set out in the 
Town and Country Planning (Local Planning) (England) Regulations 2012 (as 
amended). 
 

6.  Regulation 18, Preparation of a Local Plan (in this instance an AAP) requires 
the local planning authority to consult with a range of organisations and 
residents enabling representations to be considered and help inform the 
preparation of the overall plan. 
 

7.  Following this consultation, work will continue on developing specific policies 
and proposals for the Town Centre that will be set out in further consultations. 
 

HARLOW TOWN CENTRE, AREA ACTION PLAN ISSUES AND OPTIONS 
REPORT 

8.  The Issues and Options report has been produced by Allies and Morrison on 



behalf of the Council and provides the key drivers that will shape the 
development of the AAP. 
 

9.  The report proposes a vision statement and series of objectives setting out 
the strategy which town centre regeneration and development proposals will 
seek to achieve.  
 

Vision and Objectives 
 
10.  The vision statement and objectives set out in the report are as follows:  

“In the future, Harlow Town Centre will be a successful, sustainable place 
which serves as the commercial centre for the existing town and the 
expanded Garden Town of Harlow and Gilston. The town centre will play a 
key role in helping the Harlow and Gliston Garden Town provide a more 
active economic role within the London, Stansted, and Cambridge Corridor.” 
In order to achieve this vision the report goes on to define a number of 
outcomes that will enable proposals and investment to be assessed to ensure 
they meet the vision. The proposed outcomes are: 
 

a) A unified centre which re-balances the northern and southern areas. 
 

b) A Town Centre which supports wider economic growth in the District 
providing shops, services and homes, and a diverse mix of commercial 
activity in the Town Centre. 
 

c) A retail and leisure offer which appeals to Harlow’s catchment and 
limits expenditure leakage to competing centres. 
 

d) A high quality public realm and environment with active public spaces. 
 

e) An accessible destination with excellent transport links capitalising on 
Harlow’s strategic location. 
 

f) A strong cultural offer which is supported by residents and visitors to 
the Town Centre. 
 

g) Community facilities which support the town’s population. 
 

h) A cohesive place, supported by uses and design proposals which 
complement one another and work towards the overarching vision. 

 
i) A commitment to retain the ethos and respond positively to the defining 

elements of the Gibberd masterplan. 
 

11.  In addition to the key objectives, a number of spatial objectives have been 
developed that provide a further framework to support successful place 



shaping of the town centre and steer future development. 
 

12.  The spatial objectives aim to address some of the infrastructure difficulties 
seen within the existing town centre buildscape, whilst retaining the concept 
of Gibberd’s original masterplan. The objectives provide rationale behind the 
vision and outcomes and cover a variety of themes including: retaining the 
planned aesthetic, responding to the urban structure, rebalancing the focus of 
gravity northwards, establishing a unified centre and celebrating the design 
heritage, with each one having its own importance and part to plan in the 
centre’s regeneration. 

 

Policy Themes 
 
13.  In order to achieve the vision and to provide detailed policy a series of ‘Policy 

Themes’ have been developed. It is the policy themes that are anticipated will 
form the bones of the AAP, providing a direction of travel for both 
development and intervention. 
 

14.  There are 11 policy themes in total, each highlighting the issues that exist and 
the options/opportunities that could help address the presented issues. The 
themes comprehensively cover all areas of town centre development and the 
policy themes are: 
 

a) Strategic growth 
b) Movement 
c) Public realm 
d) Urban design 
e) Heritage 
f) Retail, leisure and evening economy 
g) Office and workspace 
h) Public and community infrastructure 
i) Homes 
j) Creative uses 
k) Delivery 

 
15.  The final section of the report sets out three spatial scenarios which articulate 

the emerging direction of travel linked to the strategic growth policy theme; 
the scenarios are split into baseline, medium intervention and high 
intervention and each scenario is interpreted as incremental phases rather 
than mutually exclusive, separate approaches. 
 

16.  Both the policy themes and spatial scenarios are designed to embed and 
support the long-term vison for the town centre whilst allowing incremental 
growth and intervention phases. 
 
 



AAP Boundary 
 
17.  Previously in the Local Plan, the town centre boundary was drawn closely to 

the roads that enclosed the town centre, however the report has altered the 
boundary extending its coverage to the north and west. 
 

18.  The new boundary acknowledges the role of the additional sites play in the 
existing town centre landscape but the future potential these sites and 
activities can create. The new boundary incorporates sites including: Wych 
Elm, Sainsbury’s, Harlow College Campus and Harlow Leisure Zone. 
 

19.  The wider boundary encourages a joint-up approach in future regeneration 
and redevelopment and seeks to improve greater infrastructure and 
connectivity across the whole town centre and ancillary sites. 
 

NEXT STEPS 
 
20.  Before Regulation 18 consultation on the Issues and Options report can begin 

the report is required to be independently appraised. 
 

21.  Government Guidance states that the aim of the sustainability appraisal (SA) 
is to “promote sustainable development by assessing the extent to which the 
emerging plan, when judged against reasonable alternatives, will help to 
achieve relevant environmental, economic and social objectives.” 
 

22.  It is estimated that the SA will take six weeks and once completed, subject to 
minor amendments (if necessary) the Regulation 18 consultation can begin.  
 

23.  Consultation will run for a minimum of six weeks and include a mixture of 
targeted stakeholder engagement, open ‘drop-in’ sessions and online 
feedback. 
 

24.  Following consultation, feedback will be collated and support in the 
preparation of the final AAP. 
 
 

IMPLICATIONS 
 
Place (includes Sustainability) 

This important policy document will play a significant role in guiding future 
development in the town centre. 
Author: Graeme Bloomer, Head of Place 

 

Finance (Includes ICT) 
None specific at this stage. 

Author: Simon Freeman, Head of Finance  



Housing 

As outlined in the body of the report. 

Author: Andrew Murray, Head of Housing 

 
Community Wellbeing (includes Equalities and Social Inclusion) 

As contained within the report. 

Author: Jane Greer, Head of Community Wellbeing 

 
Governance (includes HR) 
The Harlow Town Centre AAP will provide an important policy context for the 
future growth of Harlow Town Centre and the realisation of key investment 
opportunities.  Approval of the recommendations set out this report will ensure 
that the Council is complying with Regulation 18 of the Town and Country 
Planning (Local Planning) (England) Regulations 2012. 
Author: Amanda Julian, Legal Services Manager, on behalf of Brian Keane, 
Acting Managing Director 
 

 
Appendices 
 
Appendix A – Town Centre Area Action Plan – Issues and Options Report 
 
Background Papers 
 
Town Centre Area Action Plan – Issues and Options Consultation, 13 October 
2017. 
 
https://www.gov.uk/guidance/strategic-environmental-assessment-and-
sustainability-appraisal  
 
Glossary of terms/abbreviations used 
 
AAP – Area Action Plan 
SA – Sustainability Appraisal 
 
 
 

https://www.gov.uk/guidance/strategic-environmental-assessment-and-sustainability-appraisal
https://www.gov.uk/guidance/strategic-environmental-assessment-and-sustainability-appraisal

