
REPORT TO DEVELOPMENT MANAGEMENT COMMITTEE 
4 July 2018  

 
REFERENCE: 

 

HW/FUL/18/00008 OFFICER: Jade Clifton-Brown 

APPLICANT: 

 

Miss N Simpkin 

LOCATION: 

 

The Stow Pavilion 
The Stow Playing Field 
Minchen Road 
Harlow 
Essex 
 
 

PROPOSAL: 

 

Proposed Change of Use From Use Class D2 (Changing Rooms) 
to Sui Generis (Dog Grooming Parlour). 

 
LOCATION PLAN 

 
REASON BROUGHT TO COMMITTEE: More than two representations have 

been received which are contrary to officer recommendation. 



Application Site and Surroundings 
 
The application site includes The Stow Pavilion, which is an existing and vacant Council 
owned building located within the centre of a car park. The pavilion is 2.4m high, 11.5m in 
width and 3.7m in depth, and was last used as changing rooms.  
 
The application site is located within the setting of Orchard Croft, which includes a pair of 
Grade II listed terrace blocks built in 1952-3, to the designs of Frederick Gibberd. Orchard 
Croft fronts onto the Stow Playing Field, which is an attractive green space located adjacent 
to the application site. 
 
The site is immediately outside of the Stow Neighbourhood Centre according to the Adopted 
Harlow Local Plan Proposals Map 2006. However, it is included within the ‘Study Area’ of 
The Stow Neighbourhood Centre Design Framework SPD, as it is considered to form part of 
the wider area known as The Stow.  

 
Details of the Proposal 
 
Planning permission is sought for the change of use from Class D2 (Changing Rooms) to 
Sui Generis (Dog Grooming Parlour). 
 
The parlour would be repainted and would include double glazed windows with shutters. The 
parlour would be open on Mondays, Tuesdays, Thursdays, Fridays and Saturdays from 
9.30am to 5.30pm. The applicant has confirmed that the parlour would be closed on 
Wednesdays, every fourth Saturday and Sundays. There would be ten to twelve dogs 
groomed per day. 
 

RELEVANT PLANNING HISTORY:   
 
There is no relevant planning history. 
 

CONSULTATIONS 
 
Internal and external Consultees 
 
Essex County Council- Historic Environment Advisor 
 
No objection following the submission of an amended plan. 
 
Harlow District Council- Environmental Health Officer 
 
No objection following the submission of a noise statement.  
 

Neighbours and Additional Publicity 
 
Number of Letters Sent: 25 
Total Number of Representations Received: 6 
Date Site Notice Expired: 23 February 2018 
Date Press Notice Expired: 28 June 2018 
 

 
 
 
 
 
 



Summary of Representations Received 
 
Eight representations have been received (1 supporting, 1 commenting and 6 objections). 
 
Supporting representation 
 

 The applicant’s parlour formally in The Stow Service Industry Bays was an asset to 
the local community. 

 The proposal would bring a vacant building back to use, and would complement dog 
walkers using the adjacent field.  

 The proposal would create revenue for the Council and jobs for local people.  

 Soundproofing could prevent detrimental impacts from occurring. 
 
Comment 
 

 Encourage the re-use of the building. 

 The proposed design should be carefully considered to result in a positive 
contribution to the area and setting of the Listed Buildings. 

 
Objections 
 

 There is an existing conflict between dog walkers and those wanting to use the field 
for playing- it’s original purpose. 

 The proposal would encourage more dog walkers and would increase the number of 
uncontrolled dogs and dog mess, which would exacerbate the existing conflict. 

 Raises concern about barking and whining close to properties. 

 The proposal would exacerbate an existing parking issue on Sewell Harris Close. 

 The building is opposite Sewell Harris Close. 

 The dog walkers using the field already create noise. 

 Questioned as to whether noise levels have been checked and if there are other 
examples elsewhere. 

 The noise from the dogs would make sitting outside on the field impossible. 

 This is a prime site with parking. 

 There are other vacant shops within The Stow. 

 The proposal would reduce car parking for other businesses. 

 The proposal would increase dog fouling. 
 

PLANNING POLICY 
 
BE1:"Character and Identity" new and extended buildings should relate to their setting to 
strengthen, enhance, protect or create local character.  Permission will be granted for new 
development providing: it is well connected to and integrated with the wider settlement; the 
height massing, layout, appearance and landscape makes an appropriate visual relationship 
with that of the form, grain, scale, materials and details of the surrounding area; building 
design is specific to the site and its context; it enhances the character, image and perception 
of the area when highly visible. 
 
BE6:"Listed Buildings" proposals for the extension or alternation of any listed building, 
alteration of its setting, conversion or change of use should not adversely affect or harm any 
of the following: the character that forms its value as being of special architectural or historic 
interest; particular physical features that justify its protection; its setting in relation to its 
grounds, the surrounding area, other buildings and wider views and vistas. 
 
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. 
 



L3:”Recreational, Leisure and Sports Facilities” where a loss is proposed, permission will 
only be granted if: it can be demonstrated that the facility if surplus to requirement and an 
alternative facility is not required; such a development will be ancillary or support and/or 
enhance the facility; the whole or part of the facility cannot be used to redress deficiency of 
other leisure provision within the locality; or suitable replacement facilities are provided 
elsewhere. 
 
RTCS14:"Neighbourhood Centres and Hatches" permission will be granted for proposals 
that strengthen and maintain the role of the neighbourhood centre and hatches. 
 
RTCS16:”The Stow and Bush Fair Neighbourhood Centres” proposals for the improvement 
and, if necessary, partial redevelopment of The Stow and/or Bush Fair Neighbourhood 
Centres will be favourably considered.  All proposals must respect the existing character of 
the Centres and their position in the architectural heritage of Harlow.  Proposals will not 
result in the loss of key facilities. 
 
T9:"Vehicle Parking" parking shall be provided in accordance with the adopted vehicle 
parking standards.  Justification is required for the amount of car parking proposed on an 
operational need and, if applicable, a Green Commuter Plan. 

 
PLANNING STANDARDS 
 
National Planning Policy Framework (NPPF) (2012) - sets out the Government’s key 
economic, social and environmental objectives and the planning policies to deliver them. 
These policies will provide local communities with the tools they need to energise their local 
economies, meet housing needs, plan for a low-carbon future and protect the environmental 
and cultural landscapes that they value. It seeks to free communities from unnecessarily 
prescriptive central government policies, empowering local councils to deliver innovative 
solutions that work for their local area. 
 

Supplementary Planning Documents/Current Planning Guidance 
 
The Harlow Design Guide SPD (2011) 
The Stow Neighbourhood Centre Design Framework SPD (2016) 
The Essex Parking Standards: Design and Good Practice (2009)  
Essex County Council’s Adopted Development Management Policies (2011) 
 
Harlow Local Development Plan Pre-Submission Publication (2018) 
 
Harlow Council is in the process of submitting a new local plan to the Secretary of State for 
examination.  
 
Paragraph 216 of the NPPF sets out that weight may be given to relevant policies in 
emerging local plans according to the stage of preparation of the emerging plan (the more 
advanced the preparation, the greater the weight that may be given); the extent to which 
there are unresolved objections to relevant policies (the less significant the unresolved 
objections, the greater the weight may be given); and the degree of consistency of the 
relevant policies in the emerging plan to the policies in the NPPF (the closer the policies in 
the emerging plan to the policies in the NPPF, the greater the weight that may be given). 
 
The ‘Harlow Local Development Plan Pre-submission Publication’ (the ‘emerging Local 
Plan’) is the final version of the plan for consultation before it is submitted for examination. 
The consultation closes on 6th July 2018. 
 
It is considered that the policies within the emerging local plan are consistent with the 
policies in the NPPF and that limited weight should be given to relevant emerging local plan 
policies at this stage. Relevant policies are discussed within the following section. 
 



PLANNING ASSESSMENT 
 
The key issues to be assessed in the determination of this application include the principle of 
the proposed development and its impact on the character and appearance of the area 
including the setting of the adjacent Listed Buildings, neighbouring amenity and parking. 
 

Summary of Main Issues 
 
Principle of Proposed Development 
 
The proposal would replace vacant changing rooms with a dog grooming parlour. 
 
Policy L3 of the Adopted Replacement Harlow Local Plan (ARHLP) states that permission 
will only be granted for the loss of recreational, leisure and sports facilities if replacement 
facilities are provided elsewhere. This is echoed in emerging Local Plan policy L2. The 
changing rooms were re-located in 2007 and the proposal is therefore considered to comply 
with ARHLP policy L3.  
 
Otherwise, there are no specific policies relating to the proposed development within the 
ARHLP or the emerging Local Plan. ARHLP policy RTCS14 states that planning permission 
will be granted for proposals that will strengthen and maintain the role of the neighbourhood 
centres and ARHLP policy RTCS16 states that proposals for the improvement of The Stow 
Neighbourhood Centre will be favourably considered, that all proposals must respect the 
existing character of the centres and their position in the architectural heritage of Harlow and 
should not result in the loss of key facilities. However as the site is outside of the defined 
boundary of The Stow Neighbourhood Centre, these policies are not strictly relevant. 
 
The proposed dog grooming parlour would be re-locating from The Stow Service Industry 
Bays. The proposal would therefore retain the range of facilities and offer within the area, 
and would ensure that the business retains its existing customer base. The proposal would 
not result in the loss of a key facility from the area and would bring a vacant unit back in to 
use. Therefore, it is considered that the application should be accepted in principle subject to 
the following planning considerations. 
 
Character and Appearance including Impact on Listed Buildings 
 
The application site is positioned adjacent to The Stow Playing Field and forms part of the 
setting of the Grade II Listed Buildings at Orchard Croft. 
 
Policy BE1 of the ARHLP states that proposals should not result in harm to the character 
and appearance of the area. Policy PL1 of the emerging Local Plan reflects this. 
 
With regards to Listed Buildings, section 66 (1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 places a duty on local planning authorities to have ‘special 
regard to the desirability of preserving the building or its setting or any features of 
architectural or historic interest which it possesses’. Policy BE6 of the ARHLP indicates that 
proposals should not result in harm to the setting of Listed Buildings. Policy PL11 of the 
emerging Local Plan reflects this.  
 
The existing pavilion building is considered to make a negative contribution to the setting of 
the Listed Buildings and to the general character and appearance of the streetscene. The 
proposal would re-paint the building in a light grey colour and would insert windows within 
the front elevation. It is considered that the proposal would improve the appearance of the 
building. Given that the site is in the control of Harlow Council, it is considered that the 
appearance of the building could be kept to an appropriate standard in the future. With 
regards to the setting of the Listed Buildings, it is considered that the proposal would be an 
improvement to the setting compared to the existing building.  
 



No objection has been raised by Essex County Council’s Historic Environment Advisor 
following the submission of an amended plan. 
 
Therefore, the proposal is not considered to result in harm to the character and appearance 
of the area and would improve the setting of the Listed Buildings compared to the existing 
building. The proposal is therefore considered to be in compliance with policies BE1 and 
BE6 of the ARHLP and Section 66 (1) of the Planning (Listed Buildings and Conservation 
Areas) Act 1990. 
 
Neighbouring Amenity 
 
It is noted that concern has been raised by neighbouring residents with regards to potential 
noise issues. 
 
Policy BE17 of the ARHLP indicates that permission will be granted if adequate provision 
has been made to mitigate the adverse effects of noise likely to be generated and 
experienced by others. Policy PL2 of the emerging Local Plan states that proposals should 
not result in detrimental impacts to neighbouring amenity. 
 
The proposed development would be located approximately 45m from the residential 
dwellings at Orchard Croft, separated by Mardyke Road and the playing field. The proposed 
development would be located 30m from the residential dwellings on Sewell Harris Close, 
and would be separated from these neighbours by Minchen Road and the car park 
surrounding the application site. These distances would help to prevent the proposal from 
resulting in detrimental impacts to these neighbouring occupiers. 
 
Notwithstanding the above, a Noise Assessment has been submitted which concludes that 
the proposal would not result in detrimental noise impacts to the surrounding properties. The 
Noise Assessment confirmed that the dogs within the pavilion will be muzzled, and noted 
that the dogs would spend the majority of their time within the premises within the pavilion. It 
should be noted that the building would be re-insulated with double glazing which would limit 
noise emanating from the building. The Council’s Environmental Health team have reviewed 
the submitted information and raised no objection to the proposal.  
 
Given the proposed distance from the neighbours, and taking in to consideration the scale 
and nature of the proposal, it is not considered that the noise generated would be significant 
in comparison to the existing noise sources including road noise and noise emanating from 
the car park, playing field and surrounding shopping units. It should be noted that this parlour 
was previously located near to residential dwellings with no neighbouring complaints 
received. 
 
The proposed opening hours are not considered to be anti-social and the business would be 
closed on Wednesdays, every fourth Saturday, Sundays and Bank Holidays. A condition can 
be added to control the hours when the unit may be in operation though it is not considered 
necessary to prevent the use of the unit on a Wednesday during typical working hours. 
 
It is noted that concern has been raised with regards to the potential increase in dog walkers 
on the playing field. Whilst it is a playing field, Harlow’s green spaces can be accessed by 
everyone, and it is not therefore justified to refuse the application on this basis.  
 
Parking 
 
It is noted that concern has been raised with regards to parking. 
 
Policy T9 of the ARHLP indicates that proposals should provide parking in accordance with 
the Essex Parking Standards, and should not result in detrimental impacts to parking or the 
highway. Policy IN3 of the emerging Local Plan reiterates this.  
 



There are no specific parking requirements within the Essex Parking Standards with regards 
to sui generis uses, and therefore the proposed parking provision is to be assessed on its 
individual merits.  
 
The application site is located within a car park and the parlour is aimed at local residents 
and visitors to local businesses. Given the scale and nature of the business, it is not 
considered that the proposal would generate a significant number of vehicles. The applicant 
has also confirmed that the business includes a dog collection and delivery service which 
would help to limit the number of associated vehicles. Furthermore, it is considered that this 
car park and the surrounding car parks have the capacity to cope with additional visitors. It 
should also be noted that the previous customers parked within The Stow and therefore the 
impact on parking within The Stow would remain the same. Therefore, it is not considered 
that the proposal would create parking issues elsewhere.  
 
The Highways Authority have reviewed the information submitted and raised no objection. 
Therefore, the proposal is not considered to result in detrimental impacts to parking or the 
highway, in compliance with policy T9 of the ARHLP. 
 

CONCLUSIONS 
 
The proposed development would retain an existing business within The Stow. It is not 
considered that the proposal would result in harm to the character and appearance of the 
area or to the setting of the Listed Building. Furthermore, it is not considered that the 
proposal would result in detrimental impacts to parking, and subject to conditions, is not 
considered to result in detrimental impacts to neighbouring amenity. The proposal is 
therefore considered to be in compliance with policies BE1, BE6, BE17, L3 and T9 of the 
ARHLP, the relevant policies within the emerging Local Plan and Section 66 (1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990. 
 
The proposal is therefore recommended for approval accordingly. 
 

RECOMMENDATION 
 
That Committee resolve to GRANT PLANNING PERMISSION subject to the following 
conditions: 
 
1 The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 
 

 REASON:  In order to comply with Section 91(1) of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

 
2. The external facing materials to be used in the construction of the development 

hereby permitted shall be those materials specified on plan 18/411/01 date stamped 
30 May, submitted in relation to the development hereby permitted, unless alternative 
materials are proposed. Where alternative materials are proposed, no development 
shall commence before details of those materials have been submitted to and 
approved in writing by the Local Planning Authority. The approved materials shall be 
those used in the development hereby permitted. 

  
 REASON:  In the interest of visual amenity and to accord with policy BE1 of the 

Adopted Replacement Harlow Local Plan, July 2006 
 
3.  The proposed parlour shall not be open to the public before 9.30 hours or after 17.30 

hours on a Monday, Tuesday, Wednesday, Thursday, Friday and Saturday. The 
parlour shall not be open on Sundays or Bank Holidays. 

 



 REASON:  To protect the amenities of the occupiers of nearby properties in the 
interests of amenity in accordance with policy BE1 of the Adopted 
Replacement Harlow Local Plan, July 2006.  

 
 
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 proposed development is acceptable in principle and would not result in 

significant harm to the character and appearance of the area, neighbouring amenity 
or parking. The proposal is therefore considered to be in general compliance with the 
Development Plan, with no outstanding issues, and is recommended for approval 
accordingly.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Block Plan 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Proposed Elevations 
 

 
 


