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REASON FOR COMMITTEE: More than two objections have been received. 
 
Application Site and Surroundings 
 
Watlington Road is a residential road which runs roughly east-west and the part where this 
application site lies within the Old Harlow Conservation Area. 3 Watlington Road is situated 
on the north side of the road and is double-width compared to most plots on this side of the 
road. It is approximately 40 metres wide and 59 metres deep. No 3 is a substantial house 
located towards the eastern side of the plot. Although predominantly two-storey, with the 
eaves in line with half way up the first-floor windows, there is a prominent three-storey gable 
element projecting forward at the western end of the frontage. There is an attached garage, 
also projecting forward from the main front wall of the house, on the eastern side.  
 
No 3 was built in 1908. The house to the east, no 5, is of similar massing to no 3 and is 
thought to have been built between the wars. The other neighbouring property is newer, 
dating from the early 1980s, and is slightly smaller.  
 
No 3 has a mature garden. There is a prominent laurel hedge behind a low wooden fence 
along the unbuilt part of the frontage. There are two lime trees immediately behind this. 
These are prominent but not in particularly good shape. There is a group of trees along the 
western boundary and there are other trees on the site.    
 
Details of the Proposal 
 
The planning application is to build a new house on the vacant western side of the plot with a 
frontage of approximately 18 metres. The existing house would still have a frontage of 
approximately 21 metres. It would be a three-bedroomed house built primarily of brick with 
plain clay roof tiles. It would have an L-shaped frontage with a flat-roofed porch in the corner 
of the L. The forward most part of the frontage would be a gable incorporating a bay window. 
The side element would be “one and a half storey” with low eaves and a dormer set above 
the eaves. There would be a prominent chimney at the eastern end. The two-storey element 
of the house would be 13 metres deep but on the eastern half there would be a single storey 
flat-roofed 5 metre rear extension (projecting past the 13m section). The house would be 
positioned on the eastern side of the plot, set approximately 5 metres from the western 
boundary. The house would broadly conform with the building line in this section of 
Watlington Road. 
 

RELEVANT PLANNING HISTORY:   
 
There is no relevant planning history. 
 

CONSULTATIONS: 
 
Internal and external Consultees 
 
HDC – Consultant Arborist 
 
Application can be approved subject to a condition requiring an arboricultural method 
statement. 
 
HDC – Cleansing and Environment 
 
No comment received 
 
ECC – Highways 
 
Requires provision of two parking spaces 



ECC – Heritage  
 
In principle there is potential to insert an additional dwelling without causing harm to the 
character and appearance of the conservation area. The revised design is considered to 
have addressed the concerns raised over massing with the original scheme with the 
proposal appearing proportionate to its neighbours and the plot's width. The projected gable 
should be on the left-hand side to reflect the rhythm of the street scene which assists in 
creating and maintaining a sense of openness between these dominant forms. The sash 
style windows would benefit from being amended to reflect those found on other properties 
in the vicinity [The proposal has been amended to deal with this issue].  
 
Lists conditions to be imposed if application approved. 
 

Neighbours and Additional Publicity 
 
Number of Letters Sent: 19 
Total Number of Representations Received: 8 
Date Site Notice Expired: 10 November 2017 
Date Press Notice Expired: 16 November 2017 
 

Summary of Representations Received 
 
This scheme has been significantly amended twice whilst being processed and at each 
amendment neighbours have been reconsulted. Following the third amendment, a minor 
change was made to the plans to correct an error and the designs of the windows have been 
amended to meet one of the concerns of the Historic Buildings Consultant, but it has not 
been thought necessary to reconsult neighbours further. The comments below relate to the 
final version of the plans unless indicated otherwise. All comments are from people living 
close to the site. 
 
First Resident – Objection, would infringe Right to Light, requests house moved back further 
in plot as has occurred with 11 and 15. 
 
Right of light consultant on behalf of first resident – Considers would infringe  client's 
daylight, sunlight and right to light, proposal is likely to infringe Building Research 
Establishment guidelines, requests applicant assesses proposals compliance with BRE 
guidelines and right to light criteria before application determined 
 
Second resident – Objection, conservation area is being destroyed by large building projects 
on local fields, adverse effect on area and privacy, purchased own property on basis there 
were no buildings to rear.  
 
Third resident – Objection, proposal too big and not subservient, loss of on-street parking is 
not compensated for by small garage and parking space, draws attention to a discrepancy in 
plans.  (This resident commented on original application only) 
 
Fourth resident – Support application 
 
Fifth resident – Support application 
 
Sixth resident – Support application, appropriate use of land, provides a suitable type and 
amount of accommodation, style and use of materials is in keeping with others in road, car 
parking is adequate.  
 
Seventh resident – redesigned dwelling is much more sympathetic to the character and 
appearance of the street and appropriately subservient to the parent dwelling, draws 
attention to a discrepancy in the plans (Comment made on second version of the application 
– no comment made on third version) 



 
Eighth resident – support application, entirely in character with existing housing in road (This 
resident commented on the original application only) 
 

PLANNING POLICY: 
 
Adopted Replacement Harlow Local Plan (2006) 
 
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. 
 
BE10:"Conservation Areas" new development within or affecting a Conservation Area will be 
granted consent subject to: it not harming the character or appearance of the Conservation 
Area; the scale, height, form, massing, elevation, detailed design, materials and layout 
respect the character of the Conservation Area; the proposed land use is compatible with the 
function and activities of the Conservation Area. 
 
H10: "Existing Housing Areas" planning permission will be granted for infill development if: 
the proposal does not have an unacceptable adverse effect on the character of the locality, 
the appearance of the street scene or the amenities afforded to occupiers of adjacent 
dwellings; off street parking and access arrangements are acceptable and do not prejudice 
the potential for comprehensive development of adjacent land. 
 
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. 
 
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. 
 
Emerging Plan: Harlow Local Development Plan Pre-submission Publication (2018) 
 
Harlow Council is in the process of submitting a new local plan for examination.  
 
On 20th September 2018 Full Council approved the submission of the Harlow Local 
Development Plan Pre-Submission Publication (the “emerging Local Plan”) to the Secretary 
of State. 
 
Paragraph 48 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). 
 
It is considered that the policies within the emerging Local Plan are consistent with the 
policies in the NPPF and that weight should be given to relevant emerging Local Plan 



policies at this stage. Relevant policies are discussed within the Planning Assessment 
section. 
 

PLANNING STANDARDS: 
 
National Planning Policy Framework (NPPF) (2018) - 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 Essex Design Guide (2005) 
The Harlow Design Guide SPD (2011) 
The Essex Parking Standards: Design and Good Practice (2009)  
 

PLANNING ASSESSMENT: 
 

Summary of Main Issues 
 
The Principle of the Development  
 
Policy H10 of the Local Plan accepts residential infill plots subject to criteria which can be 
summarised as not having an adverse effect on the area’s appearance or neighbouring 
properties, adequate parking being provided and not prejudicing development of adjacent 
land. There are no plans for comprehensive development in the area with many plots in 
private ownership so the proposal would not prejudice future development. The other issues 
are looked at in more detail below, but it is considered that these criteria are met, so the 
proposal is acceptable in principle.  Policy H2 of the emerging Local Plan adds a 
requirement for adequate provision for refuse storage and collection. As this is a single 
dwelling, this can readily be achieved.  
 
Parking and the impact of the proposal on trees and landscaping also need to be considered 
in determining this application. 
 
Character and Appearance  
 
As the site is within a conservation area special attention has to be paid to preserving or 
enhancing the character or appearance of the area. 
 
One objector implies the site should not be developed and it is appropriate to consider 
whether the site is suitable for a dwelling. As an open space the site does not make a major 
contribution to the conservation area, unlike say, a corner plot might. It has limited visibility 
as it is between houses. Its width is similar to those of other plots on this side of Watlington 
Road. It is considered the development of this plot with an appropriately designed house 
would not detract from the conservation area, a view endorsed by the Historic Building 
Consultant. 
 
Moving on to the appearance of the actual proposal, the design has evolved whilst the 
application has been pending following discussions between the agent and the Essex 
County Council Historic Buildings Consultant. It has been designed to pick up cues from 
other houses in the street, particularly no 3 with a prominent gable at the front and low 
eaves. Since the Historic Buildings Consultant’s comments have been received the windows 
have been amended to overcome his concerns regarding these. His comment about the 
gable being on a different side to those of the other houses on this side of the street has not 



been addressed, but there are no other outstanding points. Whilst this is not ideal, given the 
scheme is acceptable in all other respects, it is considered that a refusal for this reason 
could not be justified.  
 
Given that the site is within a conservation area conditions relating to the details of the 
proposal have been recommended.  
 
Impact on neighbours 
 
Policy H10 of the Local Plan and H2 of the emerging plan require that new housing 
development should not have an unacceptable impact on the amenities of the occupiers of 
neighbouring dwellings.  
 
1 Watlington Road has side-facing windows which would lose some light as a result of the 
development. In dealing with loss of light, it is important to differentiate between whether the 
loss of light to a neighbour justifies refusing planning permission and whether a neighbour 
can claim a Right to Light as they have had light to windows for over 20 years and they 
would lose this. The latter is a civil matter and should not influence the outcome of a 
planning application. The windows in the side of no 1 serve a kitchen and a utility room at 
ground floor and a bathroom at first floor. These are not habitable rooms and, particularly as 
the new house would be 6.5m away from the windows, refusal of planning permission or 
requiring further lighting assessments would not be justified on planning grounds. Setting the 
house back, as has been suggested, therefore cannot be justified. Furthermore, this section 
of Watlington Road has quite a strong building line (it is no so strong from no 9 onwards) so 
setting the house back would result in some harm to the appearance of the conservation 
area.  
 
Although the applicant lives at no 3, it is still appropriate to consider the impact on that 
property. Like no 1 this has windows in the side of the main house which appears to serve 
non-habitable rooms. A ground-floor extension has been added to the rear which has large 
patio doors in the side, but this also has large rear-facing windows. The impact of the new 
property on the existing property is therefore considered to be acceptable. 
 
Unless a condition is imposed on the planning permission precluding this, extensions and/or 
outbuildings could be built on the side or rear of the property, once completed, under 
permitted development rights and could have a harmful impact on the neighbours and the 
Conservation Area. An appropriate condition is therefore recommended.  
 
The proposal raises no significant issues of loss of privacy. The rear windows face the rear 
garden and there would be some overlooking of adjacent gardens from the first-floor 
windows but this is usual in suburban locations. 
 
Parking  
 
Two spaces are shown in the front garden to meet the Highway Authority’s requirements and 
this is acceptable. The proposal is therefore considered to comply with policy T9 of the Local 
Plan and IN3 of the emerging plan. The proposed access is acceptable to the Highways 
Authority. Watlington Road is not a particularly busy one and one dwelling will not generate 
very many vehicle movements.  
 
Impact on trees 
 
The proposal would require the westernmost of the two limes on the frontage to be felled 
and a prunus to the west of that to provide the access for the new dwelling, plus a lime and 
lime sucker on the western boundary close to No 1. These are considered low quality 
(category C) and their removal to provide a new dwelling is considered acceptable. There 
are a large number of trees to the rear of the site and clearly construction needs to be 
controlled to prevent damage to these and also the remaining lime on the site frontage. This  
is addressed by conditions . Also, subsequent construction of outbuildings, driveways, etc 



could harm the trees and this further justifies the condition removing permitted development  
rights. The proposal is considered to be acceptable in terms of policy NE11 of the Local Plan 
and PL6 of the emerging Local Development Plan.  

 
CONCLUSIONS: 
 
This proposal is a reasonable infill development and it is not considered it would harm the 
conservation area, especially as the design has evolved to meet the requirements of the 
Historic Buildings’ Consultant. Whilst it would be preferable for the gable to be on the left 
side, as the other houses in this section of the street, this would not justify the refusal of the 
application. The proposal would not, in planning terms, harm neighbours in terms of loss of 
light or overlooking. It would not harm the majority of the trees on the site or cause other 
significant harm. Thus conditional approval is therefore recommended. 
 

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 No construction above ground level shall take place until samples of the materials to 

be used on the external finishes have been submitted to and approved in writing by 
the local planning authority. The development shall be implemented in accordance 
with the approved details. 

 REASON: To ensure a satisfactory appearance for the proposed development 
in accordance with policies BE1 and BE10 of the Adopted Replacement Harlow 
Local Plan (2006). 

 
 3 No construction above ground level shall take place until additional drawings showing 

details of proposed new windows, doors, eaves, verges and cills to be used by 
section and elevation at scales between 1:20 and 1:1 as appropriate have been 
submitted to and approved in writing by the Local Planning Authority. The works shall 
be implemented in accordance with the approved details.  

 REASON: To ensure a satisfactory appearance for the proposed development 
in accordance with policies BE1 and BE10 of the Adopted Replacement Harlow 
Local Plan (2006). 

 
 4 No construction above ground level shall take place until details of the surface 

treatment of the proposed parking area in front of the dwelling have been submitted 
to and approved in writing by the Local planning Authority. The parking area shall 
then be constructed as approved prior to the first occupation of the proposed dwelling 
and thereafter shall be retained for use in connection with the dwelling. No other 
hardstanding shall be constructed on the site unless details of it have been submitted 
to and approved in writing by the Local Planning Authority.  

 REASON: To ensure a satisfactory appearance for the proposed development 
in accordance with policies BE1 and BE10 of the Adopted Replacement Harlow 
Local Plan (2006) and in the interests of road safety and the free flow of traffic 
in accordance with policy T9 of the Adopted Replacement Harlow Local Plan 
(2006).  

 
 
 
 



 5 All external joinery shall be of painted timber.  
 REASON: To ensure a satisfactory appearance for the proposed development 

in accordance with policies BE1 and BE10 of the Adopted Replacement Harlow 
Local Plan (2006). 

 
 6 The new windows shall be of painted timber, flush meeting within the frames, with 

matching joinery for opening and fixed casements and without trickle vents. 
 REASON: To ensure a satisfactory appearance for the proposed development 

in accordance with policies BE1 and BE10 of the Adopted Replacement Harlow 
Local Plan (2006). 

 
 7 No external meter cupboards shall be installed unless details of these have been 

submitted to and approved in writing by the Local Planning Authority beforehand.  
 REASON: To ensure a satisfactory appearance for the proposed development 

in accordance with policies BE1 and BE10 of the Adopted Replacement Harlow 
Local Plan (2006). 

 
 8 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (as amended) or any Order revoking and re-
enacting that Order, no extensions shall be added to the dwelling or outbuildings 
erected or hardstandings laid within the curtilage unless planning permission has 
been granted for them. 

 REASON: Given the sensitivity of the site, its location within a conservation 
area, the number of trees on the site and the proximity of windows on 
neighbouring property, such policies need to be assessed in the light of 
policies in the Adopted Replacement Harlow Local Plan, particularly NE11 and 
BE10. 

 
9.  The development shall be undertaken in full accordance with the Arboricultural 

Method Statement received on 1 October 2018 including the site supervision 
schedule at Appendix F. Reports shall be submitted to the Local Planning Authority 
following each site visit showing that the method statement is being adhered to and 
the trees are being adequately safeguarded. 
REASON: To ensure that damage to vegetation identified for retention is 
avoided and to comply with the duties indicated in Section 197 of the Town and 
Country Planning Act 1990 and with policy NE11 of the Adopted Replacement 
Harlow Local Plan.  

  
10.  The development hereby approved shall be carried out in accordance with the 

approved plans as shown listed in the table below. 
  
Plan Reference Version No. Plan Type Date Received 

92017.003 REV 
G 

 ELEVATION  Street View 28.08.2018 
 

92017.001 REV 
G 

 SHOWING 
GROUND 
FLOOR  

Site Plan 05.10.2018 
 

700.17.2A  APPENDIX 
H  

Tree Removal Plan 11.07.2018 
 

92017-004 REV 
C 

 --  Location and Block Plan 11.07.2018 
 

700.17.1  APPENDIX 
G  

Tree Constraints Plan 11.07.2018 
 

700.17.3C  APPENDIX I  Tree Protection Plan 11.07.2018 
 
 

  REASON: For the avoidance of doubt and in the interest of proper planning. 
 



INFORMATIVE CLAUSES 
 
1. The Local Planning Authority has acted positively and proactively in determining this 

application by identifying matters of concern within the application (as originally 
submitted) and negotiating, with the Applicant, acceptable amendments to the 
proposal to address these concerns. As a result, the Local Planning Authority has 
been able to grant planning permission for an acceptable proposal, in accordance 
with the presumption in favour of sustainable development, as set out within the 
National Planning Policy Framework. 

 
2. Please note it is unlikely that planning permission would be granted for a garage on 

this site because it is quite tightly constrained. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

Site Location Plan 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Proposed Ground Floor Plan 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Proposed First Floor Plan 
 

 
 
 
Proposed Roof Plan 
 
 
 

 
 
 
 
 
 
 
 



 
Proposed Elevations 
 

 
 
Proposed Streetscene 
 

 


