
 
 
REPORT TO DEVELOPMENT MANAGEMENT COMMITTEE 
16 January 2018 
 
REFERENCE: 
 

HW/FUL/18/00309 OFFICER: Jade Clifton-Brown 

APPLICANT: 
 

Mr P Chadda 

LOCATION: 
 

Northbrooks House 
Northbrooks 
Harlow 
Essex 
CM19 4DS 
 

PROPOSAL: 
 

Demolition of Northbrooks House, Community Hall and Garage 
Block and Construction of 47 New Dwellings including Private and 
Affordable Homes, Car Parking and Amenity Space.  

 
LOCATION PLAN: 

 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

REASON BROUGHT TO COMMITTEE: Two objections have been received which are 

contrary to officer recommendation.  



 

Application Site and Surroundings 

The application site is located within the Northbrooks Regeneration Area, as designated by 

the Adopted Replacement Harlow Local Plan (ARHLP) Proposals Map. 

The application site is approximately 0.9 hectares in size and forms two roughly rectangular 
parcels offset from each other. The northern half of the site comprises a block of garages for 
three cars, a car parking area and the vacant and disused Northbrooks House (former adult 
educational college) and community hall, both of which have been badly damaged by fires. 
The south of the site includes grass, low shrubs and vegetation and Northbrooks Sports 
Ground is located immediately to the north of the site. Vehicular access to the site is from 
the north-western corner.  
 
The centre of the site includes a mature Cedar of Lebanon tree protected under Tree 
Preservation Order 57/90. An overgrown Beech hedge is located on the southern and 
western boundaries of the site, and the northern perimeter features a bank of mature trees. 
 
The surrounding area to the east, south and west predominantly includes residential 
development of one to four storeys in height.  
 
Details of Proposed Development 
 
Planning permission is sought for the redevelopment of the site and the erection of 27 mostly 
terraced houses and a block of 20 flats. 
 
The flat block would be located within the north-western part of the site and would be four 
storeys in height, and the houses would be between 2 and 3 storeys. The flat block would 
include one or two bedroom units and the houses would include three or four bedrooms.  
 
The proposal includes 12 affordable dwellings (8 affordable rent and 4 shared ownership 
flats) located within the apartment block. 
 
Private amenity space is proposed for all the new dwellings through private balconies, 
terraces or gardens, and communal amenity space is proposed to the rear of the flat block 
and at the southern edge of the site.  
 
The proposal includes a landscape scheme with new tree planting, including a tree lined 
avenue in the northern half of the site and the planting of a hedge along the southern 
boundary. 
 
The existing access would be utilised from the north-western corner of the site. 
 

RELEVANT PLANNING HISTORY:   

 
There is no relevant planning history. 
 

CONSULTATIONS: 
 
Internal and external Consultees 
 
Natural England 
 
No comment received. 
 
Essex Wildlife Trust 
 
No comment received. 
 
 
 
 



Harlow Badger Group 
 
No objection: There have been no badgers noticeable within this area for years. A suspected 
badger tunnel was twigged to establish if it was in use. The tunnel was subsequently 
checked and the twigs had remained untouched. There are no badgers on this site.  
 
HDC- Consultant Tree Officer 
 
No objection: Recommends conditions requiring a detailed Arboricultural Method Statement 
and a Landscape Scheme to be submitted for approval.  
 
Whilst the Cedar of Lebanon is a fine specimen (Category A) its retention would greatly limit 
the potential for the site to accommodate a viable development. A change in land use to 
residential would make the tree ‘unfit for purpose’. 
 
The tree’s existing crown spread and root protection area limit the ability for a good section 
(approximately 30%, essentially the entire canopy spread plus 3m buffer around the crown 
edge) of the northern part of the site to be developed, specifically with regard to constructing 
dwellings, though also in bringing in an access road from the north corner of the site. The 
road would need to be diverted outside of the crown spread of the tree, because the tree has 
already formed a robust architecture and lower branch removal up to at least 5m would be 
very damaging structurally and physiologically for the tree.  
 
Moving on to the Beech hedge, its sheer height would make it impossible to retain because it 
would cause the houses in the southern section would be in near-perpetual shade (including 
during winter, when the trees are leafless, because of how densely-arranged they are). The 
lack of sunlight would be unacceptable. Root protection area concerns are less of an issue 
here, because rear gardens can affront the tree line and therein the only probable risk of root 
damage would be with fence post installations.  
 
It is very impractical to top the hedge line down to a reasonable height (for argument’s sake, 
assume 5m), because the current height and density has discouraged lower lateral growth in 
favour of apical growth. The topping of this hedge line would also probably cause localised 
mortality within the line, because Beech are quite poor at responding to topping. Thus, there 
would be a patchwork of ‘healthy’ and ‘unhealthy’ trees within a dense line, which gives rise 
to its own amenity issues (notably, in-filling gaps would not work, and it may not even be 
desired, because localised mortality would let some light in to the site). 
 
The proposed landscaping will not offset the loss of these trees immediately, and this loss 
will probably still be evident in two or three decades. However, in time, the desired 
successful establishment of the proposed plantings on the southern boundary will start to 
offset the loss of the Cedar and the hedge, all the while being far more fit for purpose for the 
new design of the site (i.e. developed). In the short-term, this change is going to adversely 
impact upon local amenity, though in the longer term amenity will begin to improve and 
eventually be more fitting for the area. Critically, this will be from the outside of the site 
looking in, because the impact will be for adjacent residential areas.  
 
HDC - Cleansing and Environment 
 
No objection following submission of amended plans: Recommends that the turning head 
should not include blocked paving due to weight of refuse vehicles. 
 
HDC - Environmental Health 
 
No objection: Recommends conditions to control the construction hours, to provide a method 
statement on controlling dust production during construction, to ensure that wheel washing 
for construction vehicles is provided, to prevent bonfires, and to investigate for potential 
contaminated land. 
 
HDC - Housing Services 
 
No comment received. 
 



Essex County Council - Archaeology 
 
No objection: Recommends condition requiring a programme of archaeological work to be 
undertaken in accordance with Written Scheme of Investigation to be submitted to and 
approved by the Local Planning Authority.  
 
Essex County Council - Highways 
 
No objection: Recommends conditions for the vehicle/cycle parking and turning areas to be 
provided, hard surfaced, sealed and marked out prior to first occupation, and retained in 
perpetuity, and requiring a Construction Management Plan and Residential Information 
Travel Pack to be submitted for approval.  
 
Also recommends a condition requiring the access arrangements including the provision of a 
pair of dropped kerb crossing points adjacent to no.361/362 Northbrooks with tactile paving, 
and improvements to the existing pedestrian routes to the site from the north, north-east and 
south. 
 
The Highway Authority has visited the site and thoroughly assessed the submitted transport 
information and has concluded that the proposal is not contrary to current national/local 
policy and safety criteria. 
 
The applicant has submitted a Transport Statement (TS) that demonstrates, in terms of 
safety and capacity, that the impact of the proposed development will be an acceptable 
level. Consequently, no junction assessments are considered necessary for the proposal. 
 
The parking provision is considered to be acceptable, especially given the location of the site 
and its position in terms of easy access to other modes of sustainable travel and the town 
centre. The applicant has demonstrated that there is sufficient on-street capacity if any 
overspill happens from the development. Furthermore, the Controlled Parking Zones in the 
vicinity gives the Council some degree of control over parking in this area. 
 
The proposal will not be detrimental to highway safety, capacity or efficiency at this location 
or on the wider highway network. 
 
Essex County Council - Infrastructure 
 
No objection: A contribution of £48,607 is required to mitigate the impact of the proposal on 
early years and childcare. A contribution of £142,113 is also required to mitigate the impact 
on local primary schools.  
 
Essex County Council - Sustainable Drainage Team 
 
No objection: Recommends conditions requiring the submission of a Surface Water 
Drainage Scheme, the maintenance of the scheme and undertaking yearly maintenance 
logs. 
 
Essex County Council - Design  
 
No comment received.  
 
Environment Agency  
 
No comment received. 
 
Essex Police- Designing Out Crime  
 
No comment received. 
 
Thames Water 
 
No objection: Recommends informatives relating to public sewers and surface water 
drainage. 



 

Neighbours and Additional Publicity 
 
Number of Letters Sent: 160 
Total Number of Representations Received: 3 
Date Site Notice Expired: 3 August 2018 
Date Press Notice Expired: 9 August 2018 

 
Summary of Representations Received 
 
Three representations have been received from local residents.  
 
The first relates to plans shown at the consultation event held by the applicant whereby an 
additional access was proposed from the south-west. The comments do not therefore relate 
to the application proposed.  
 
One letter of support was submitted and raised questions in relation to surface water 
infiltration, the installation of bat boxes to surrounding properties during construction and the 
proposed provisions to prevent parking in the surrounding streets.  
 
One objection was received, summarised as follows: 
 

 The proposal would exacerbate existing traffic issues in the area 

 The proposal would take away parking spaces for residents 

 The proposal would result in loss of daylight and views 

 Additional noise due to vehicles and people 

 Loss of trees 

 Loss of open space 
 

A representation has also been received from Harlow Civic Society who support residential 
development at this site but object to this particular proposal as the scheme includes too 
many dwellings, not enough green space and would result in the loss of the Cedar of 
Lebanon tree. 
 

PLANNING POLICY: 
 
BE1:"Character and Identity" new and extended buildings should relate to their setting to 
strengthen, enhance, protect or create local character.  Permission will be granted for new 
development providing: it is well connected to and integrated with the wider settlement; the 
height massing, layout, appearance and landscape makes an appropriate visual relationship 
with that of the form, grain, scale, materials and details of the surrounding area; building 
design is specific to the site and its context; it enhances the character, image and perception 
of the area when highly visible. 
 
BE2:"Quality, Legibility and Public Realm" permission for major  new development will be 
granted when: new buildings are designed as part of a group creating a sense of enclosure; 
public spaces should relate to the scale, appearance, location and function of the buildings 
around it; layout of buildings, routes and spaces are clearly related; fronts of buildings 
provide primary access and clearly define streets and public spaces; public spaces are 
distinguished from private areas; the ground floor encourages activity and interest that is 
appropriate to the location and character of the area; pedestrian, cycling and, horse riding 
routes are shown on the development layout and link to the existing network. 
 
BE3:”Sustainable Development” development on previously developed land at a higher 
density than that existing will be supported providing; it is accessible by public transport or is 
in a sustainable location relative to proximity to supporting services and/or employment sites; 
does not result in over development; is compatible with the character of the area and urban 
design policies and guidance. 
 
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. 
 
BE19:"Environmental Improvements" Two areas for regeneration have been identified: 
Northbrooks Regeneration Area and Old Harlow Area of Opportunity. 
 
CP1:"Community" major new housing development should set aside land and make financial 
contributions for the provision of associated community facilities such as schools, community 
centres, health centres and churches.  These facilities should be sited in local centres or 
other sustainable locations. 
 
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. 
 
CP6:”Community” proposals involving the loss of an existing community facility will be 
required to replace that facility, unless it can be shown that: no replacement is required; 
suitable alternative facilities can be provided in the locality; or an appropriate commuted sum 
can be agreed. 
 
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. 
 
H2: "Housing Needs" allocated housing sites include the: 
 
 Harlow Sport Centre 
 Harlow Swimming Pool 
 Old Harlow Area of Opportunity 
 Faircroft Little Bays 
 Northbrooks Regeneration Area 
            Sherards House    
 Rye Croft Garage Site 
 Marshgate Farm Depot 
 Newhall 
 Wych Elm 
 Ram Gorse Playing Field. 
 
H4: "House Types" new housing and conversions will be required to accommodate a range 
of dwelling types which reflect the housing need requirements for Harlow. 
 



H5: "Affordable Housing" on site of 15 or more dwellings or more than 0.5 of a hectare 
affordable housing provision will be negotiated.  33% affordable housing is the baseline for 
such negotiations. 
 
H6: “Affordable Housing” on sites where there is no RSL involved in the management of 
affordable housing, planning obligations will be used to secure successive occupants. 
 
H7: "Special Needs Housing" all new developments will be required to take account of the 
needs of those with disabilities and special needs. 
 
H8: "Special Needs Housing" legal agreements will be required to provide dwellings for 
elderly people and other supported housing at Newhall, Old Harlow Area of Opportunity and 
Northbrooks Regeneration 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. 
 
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. 
 
L2:"Open Space and Playgrounds/Play Areas" for new development the following provisions 
will be sought: on residential developments of more than 10 dwellings, public open space 
and inclusive playgrounds/play areas are required to be provided; off site contributions may 
be considered where it is not possible to provide it on site due to the circumstances of the 
development, or if there are particular deficiencies in the surrounding area; open 
spaces/playgrounds should be offered for adoption to the Council, with an agreed 
maintenance contribution. 
 
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. 
 
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. 
 
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. 
 
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). 
 
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. 
 
T4:"Green Commuter Plans" a green commuter plan will be required where an application: 
generates 30+ staff employments; 10+ additional parking spaces; extensions to existing 
premises where 10+ additional staff generated results in 30+ staff being employed; other 
instances where the location and/or nature of the development are particularly sensitive. 
 
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. 
 

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 Harlow Design Guide SPD (2011) 
Open Spaces, Sport and Recreation SPD (2007) 
Affordable Housing SPD (2007) 
The Essex Parking Standards: Design and Good Practice (2009)  
Essex County Council’s Adopted Development Management Policies (2011) 
The Essex County Council’s Developers’ Guide to Infrastructure Contributions (2016) 
Planning Practice Guidance (PPG) 
  
Harlow Local Development Plan Pre-Submission Publication (2018) 
 
Harlow Council is in the process of submitting a new local plan for examination.  
 
On 19 October 2018 the Harlow Local Development Plan Pre-Submission Publication (the 
“emerging Local Plan”) was submitted 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 ASSESSMENT: 
 
The key considerations in the assessment of this application include the principle of the 
proposed development; its impact on the character and appearance of the area; landscaping; 
amenity; parking, access and highway safety; ecology; and planning obligations. 
 

Summary of Main Issues: 
 
Principle of Development 
 
The application site is located within the Northbrooks Regeneration Area, as designated by the 
Adopted Replacement Harlow Local Plan (ARHLP) Proposals Map. Policy BE19 of the ARHLP 
sets out that environmental and economic improvements should take place within the 
regeneration area and policy H2 (H2/5) indicates that the area could provide up to 420 
dwellings. In addition, policy H8 indicates that developments within the regeneration area 
should accommodate supported housing such as self-contained accommodation for the elderly, 
disabled and the homeless. 
 
More generally, policy SD3 of the ARHLP is supportive of development which would, amongst 
other things, make use of previously developed land and facilitate regeneration. Policy BE3 of 
the ARHLP is also supportive of the use of previously developed land at a higher density than 
existing development subject to compliance with specific criteria. 
 
Policy H10 of the ARHLP states that infill development is acceptable subject to certain criteria 
being met, whilst policy H2 of the emerging Local Plan (Harlow Local Development Plan Pre-
Submission Publication 2018) provides criteria for any form of residential development. The 
qualifying criteria of the above policies are considered in the following sections of this report. 
 
Policy CP6 of the ARHLP states that proposals involving the loss of an existing community 
facility will be required to replace that facility unless it can be shown that no replacement facility 
is required, suitable alternative facilities can be provided or an appropriate commuted sum can 
be agreed 
 
The current and emerging Local Plan policies are also reflected in national policy and guidance. 
In particular, the NPPF strongly supports the delivery of housing and the efficient use of land.   
 
The proposed development includes the redevelopment of previously developed land and the 
erection of 47 new dwellings.  
 
It should be noted that the scheme forms a small part of the regeneration area, which 
comprises 10.5 ha, and would provide a fraction of the 420 dwellings allocated within the 
regeneration area. It is considered that supported housing could only be provided if a larger 
parcel of land was brought forward for development holistically as part of a strategic 
regeneration project. It should also be noted that neither the application site nor wider area is 
allocated as a regeneration area or for supported housing within the emerging Local Plan. 
 
The proposal would result in the loss of two damaged and vacant community buildings. The 
Cabinet Member for Education and Life Long Learning at Essex County Council declared the 
facilities at the application site as surplus to County operational requirements in May 2013. The 
facilities were assessed as being unsuitable to meet on-going operational and property 
standards, and were no longer able to support adult learning provision and delivery. It should 
be noted that the services were relocated to the Rivermill Centre on Hodings Road in Harlow in 
September 2013, but subsequently closed. It is not therefore considered that further 
replacement facilities are required. Essex County Council Infrastructure team have no concerns 
in this respect and, conversely, require education contributions for this housing scheme, as set 
out later in this report.  
 
In summary, the proposal is considered to be acceptable in principle, subject to the following 
sections of this report. 



 
 
 
 
Character and Appearance 
 
Policy BE1 of the ARHLP stipulates that proposals should not result in harm to the character 
and appearance of the local area. Policy BE2 provides urban design requirements for major 
development. Emerging policy PL1 reflects ARHLP policies BE1 and BE2. 
 
Principle DG28 of the Harlow Design Guide SPD states that proposals should be of a similar 
scale and design to the surrounding area with sufficient access and parking provision and 
should not represent over-development. In addition, principles DG4 and DG5 of the Harlow 
Design Guide SPD state that streets and public spaces should be landscaped and 
convenient to use.  
 
The proposed development would range from one to four storeys in height. The surrounding 
building heights range from single storey bungalows to four storey flats/maisonette buildings 
and the proposed four storey flat block would be near to the existing taller buildings. The 
proposed heights are therefore considered acceptable.  
 
The proposed design draws inspiration from the local vernacular and incorporates key 
features from the area including use of brick detailing around windows and doors, window 
proportions with high head heights and low cills, pitched roofs, flat roofs and dormer 
windows with recessed entrances. It is considered that the aforementioned features would 
integrate the proposal with the character and appearance of the area, and would provide 
variation and rhythm to provide visual interest. 
 
It is considered that the amount of development proposed is appropriate for the size and 
characteristics of the site and surrounding area and that the proposed development would fit 
in well with the existing landscape. 
 
A proposed tree lined road connects the site visually with the open space of the playing 
fields to the north and is terminated by a communal garden at its southern end. As discussed 
in the following section, a significant amount of landscaping would be retained around the 
site and new planting would be undertaken.  
 
A Hard Landscape Scheme has been submitted which indicates that the central street and 
mews street would include permeable block paving. This is considered acceptable though it 
is considered that the turning head should be constructed of different material due to 
potential wear and tear from larger vehicles such as refuse trucks. Surfacing materials would 
be controlled by landscape condition. 
 
Subject to a condition to require samples of all external materials and surfacing materials to 
be submitted for approval, it is considered that a high quality design and layout would be 
delivered. 
 
Overall, the proposal would be in keeping with the character and appearance of the area, in 
compliance with policies BE1 and BE2 of the ARHLP and the Harlow Design Guide SPD. 
 
Landscaping 
 
The existing Beech hedge along the southern boundary would need to be removed to 
facilitate the development. The existing height of the hedge would mean that houses built in 
the southern section of the site would be in near-perpetual shade, including during winter 
due to the dense tree line. The Council’s arborist notes that the hedge would respond poorly 
to topping, and therefore reducing its height is impractical.  
 
The proposal would also require the loss of the protected Cedar of Lebanon tree as the 
existing crown spread and root protection area would limit the development of approximately 
30% of the northern part of the site, and the proposed access road would need to be 
diverted outside of the crown spread of the tree. The Council’s arborist notes that lower 
branch removal would be very damaging structurally and physiologically for the tree.  



 
The Beech hedge would be replaced with a new 1.8m high native hedge underplanted with 
woodland species to create a rich biodiverse and natural edge to the development. Native 
tree species would be used in groupings with additional specimen trees within the wide 
verge that leads down to the road. The proposed trees to be planted would be of various 
heights, form and colour to provide a natural buffer with seasonal change.  
 
Although the hedge and protected tree would be removed, the proposal would retain a 
significant buffer of trees along its northern and western boundaries (40 trees would be 
retained in total) with trees also positioned along half of the eastern boundary. Furthermore, 
the proposal includes a tree lined central road and a feature tree would be located within the 
communal play area. This would be further supplemented with planted borders, shrub 
planting and ornamental planting along the proposed central street, to both delineate and 
soften house frontages and the shared surface edges. There would be 33 new trees planted 
overall. 
 
It is not considered that the Beech hedge is worthy of protection and the negative impacts of 
its removal would be outweighed by the benefits of more appropriate replacement planting. 
Whilst the loss of the Cedar of Lebanon tree would have a negative impact on amenity in 
particular, it should be noted that it is not open to public viewing with marked ease, and the 
proposed landscaping would offset the loss of the tree in time. 
 
The Council’s arborist raises no objection subject to a detailed Arboricultural Method 
Statement and Landscape Scheme being submitted for approval. These conditions would 
ensure that trees identified for retention are protected and that additional planting across the 
site is maximised to mitigate the impacts from the landscaping to be removed. 
 
Therefore, subject to conditions, the impact on landscaping is considered to be acceptable 
and in accordance with policies NE11 and NE12 of the ARHLP. 
 
Amenity 
 
Private amenity space would be provided in the form of balconies, terraces and gardens.  
Every dwelling and flat would have private amenity space, and communal amenity space 
would be provided within a garden to the rear of the flat block and a small garden within the 
centre of the site. Further amenity space is available for use to the north of the site at 
Northbrooks Sports Ground and within the open space of Todd Brook located to the south of 
the site.  
 
It is noted that the southern flank of the proposed dwelling at plot no.34 would be positioned 
2m from the boundary of the rear garden of no.267, however, the dwelling at no.267 is offset 
to the east by 0.3m and would be set a total distance of 3.6m from the proposed dwelling. 
The proposed dwelling would not impact the outlook of the neighbouring property, nor would 
it overshadow the neighbour due to its northern position. A condition to require the proposed 
first floor flank window at this plot to be obscure glazed and fixed shut up to a height of 1.7m 
above floor level would also protect the privacy of no.267. 
 
Due to the separation distances and orientation between the proposed units and the other 
surrounding development, there are no concerns regarding the impact on residential amenity 
of surrounding properties more generally. 
 
Environmental Health has recommended conditions to control the construction process. It is 
considered that Environmental Health’s requirements should be addressed through 
conditions to control the construction hours and a Construction Management Plan. 
 
Subject to conditions, it is considered that the proposal is acceptable in terms of its impact 
on amenity, in compliance with policy H10 of the ARHLP and the Harlow Design Guide SPD. 
 
Parking, Access and Highway Safety 
 
The car parking for the site is through a mixture of on-plot, on-street and garage parking 
arrangements.  
 



The Essex Parking Standards state that parking provision can be lowered in sustainable 
locations. The application site is located 0.9 miles from Harlow Town Centre (a fifteen minute 
walk), and 0.3 miles (a five minute walk) from a Neighbourhood Hatch (Slacksbury Hatch). 
Nearby bus stops with local routes are located a 5-10 minute walk from the application site 
along Harberts Road and Third Avenue, with local bus routes 1, 2 3 and 5 connecting the 
surrounding area to Harlow Town Centre and Harlow Train Station with bus routes 86, 87 
and 505 linking the site to nearby local towns. The site is therefore considered to be in a 
highly sustainable location and therefore a reduction in the parking standards is appropriate. 
 
The application proposes 64 standard car parking spaces which equates to 78% of the 
parking standard’s indicated provision, 9 visitor parking spaces (75% provision) and 5 
disabled parking spaces (an over-provision of 2, to serve the 5 wheelchair adaptable flats).  
 
It should be noted that Northbrooks is a Controlled Parking Zone, requiring permits from the 
Council to park, and it is not therefore considered that the proposal would result in on-street 
parking within the local area. 
 
The proposed houses include enclosed cycle storage space located either at the rear of the 
property or within the garage. There are 20 cycle spaces for the flats and 10 cycle spaces for 
visitors, which is in accordance with the standards. 
 
There are dedicated pedestrian footpaths along the northern part of the site, and the existing 
pedestrian access routes along the northern edge of the site and from the south would be 
maintained to provide connectivity with the surrounding neighbourhood.  
 
A Travel Plan has been submitted which sets out the measures to encourage the use of 
sustainable transport including retaining and enhancing pedestrian routes and all residents 
at the development would be provided with a Travel Pack to promote walking, cycling and 
the use of sustainable transport. 
 
In the above context it is considered that the levels of parking provision would be 
appropriate, as the site would be in a sustainable location which reduces the need to travel 
by car. 
 
The Highway Authority raises no concerns in terms of highway safety or vehicle movements 
subject to conditions, and is satisfied with the submitted Transport Statement which 
demonstrates that the proposal would not result in detrimental impacts to the highway. 
 
The Council’s Cleansing and Environment team raise no objection to the proposal.  
 
Subject to the conditions recommended by the Highway Authority and the previously 
mentioned landscaping condition to ensure appropriate surfaces are laid, the proposed 
parking arrangement, access and impact on highway safety is considered to be acceptable 
in accordance with ARHLP policies T4 and T9 and the Highway Authority’s Development 
Management Policies. 
 
Ecology 
 
A Preliminary Ecological Appraisal (PEA) was submitted with the application which 
assessed, by means of desk top study and on site surveys, the likelihood of protected 
species and habitats being evident on the site and in the surrounding area. The PEA was 
undertaken during an optimal time of year during ideal conditions by a suitably qualified 
ecologist. 
 
The PEA concluded that the site is of high value for nesting birds and roosting bats and of 
moderate value for foraging and commuting bats, badgers, reptiles and UK Biodiversity 
Action Plan (BAP) priority species such as hedgehog and toads. The document 
recommended that further surveys for bats, reptiles and badgers should be undertaken, and 
suggested compensatory measures for birds and BAP species including bird boxes and 
gaps within fencing to facilitate the movement of BAP species.  
 
In relation to bats, the PEA identified the buildings on site as having high potential to support 
roosting bats. The PEA also identified moderate potential for roosting within surrounding 



trees. Subsequent Bat Surveys were undertaken and two bat roosts with bats were identified 
within the roofspace of Northbrooks House.  It should now be noted that Northbrooks House 
and the community hall no longer include roofs following fires at the application site, 
substantially reducing their potential value for bats. 
 
The Bat Survey Report recommends mitigation measures including that the buildings should 
be dismantled by hand, the installation of bat boxes; the implementation of a ‘bat sensitive’ 
lighting strategy; the provision of wildlife-friendly planting; the sensitive timing of works 
(outside 1 September - 1 May) and the insertion of living roofs. It should be noted that the 
proposed refuse and cycle storage areas include living roofs. 
 
Whilst the PEA identified suitable habitats for reptiles on site, a subsequent Reptile Survey 
(comprising 7 surveys) recorded no reptiles and therefore no formal mitigation measures are 
required. 
 
The Preliminary Ecological Appraisal also identified potential badger sett entrances and 
mammal paths at the site but noted that these were not in frequent use. A subsequent visit 
and investigation undertaken by the Harlow Badger Group confirmed that there are no 
badgers evident at the site. It is not therefore considered that formal mitigation measures are 
required.  
 
In light of the above, it is considered necessary to impose conditions relating to the 
installation of bird and bat boxes, fencing and the insertion of log piles and wildlife friendly 
planting. It is considered that these can be incorporated within the previously mentioned 
landscape condition. It is also considered necessary to require a condition relating to 
external lighting and for the works to be carried out in accordance with the recommendations 
set out within the Bat Survey. 
 
Planning Obligations 
 
The following obligations would be required for this proposal if viable: 
 

 30% of the scheme as affordable housing. 

 £48, 607 contributions towards the provision of Early Years and Childcare places. 

 £142,113 for provision towards local primary school places. 
 
All financial contributions would be index linked. 
 
The number of proposals from which the Council may seek generic contributions towards 
certain types of infrastructure is limited by the Community Infrastructure Levy Regulations 
2010.  
 
In relation to open space contributions, taking into consideration the CIL Regulations, the 
limited scale of the development, and that the proposal would provide communal and private 
garden space within the application site whilst being located directly adjacent to Northbrooks 
Sports Ground, it is not considered that a contribution towards open space off-site would be 
required in this instance. 
 
The application proposes 25.5% affordable housing provision in the form of 12 units (8 
affordable rent and 4 intermediate/shared ownership) and the payment of the required 
planning obligations. 
 
A Viability Assessment was undertaken by the applicant following concerns that providing 
30% affordable housing would make the scheme unviable. The Local Planning Authority had 
the assessment independently assessed by viability professional in order to confirm this. The 
consultant concluded that the proposed scheme is unviable beyond the provision of 25.5% 
affordable housing and the requested planning obligations. 
 
It is not appropriate to require obligations to a level at which a scheme would become 
unviable. It is therefore considered that the Local Planning Authority cannot require 
additional affordable housing. It is not considered that a clawback mechanism is required to 
provide the additional 4.5% affordable housing due to the limited scale of the development.  
 



A S106 agreement is therefore required to secure the 25.5% affordable housing and 
planning obligations.  
 
Other 
 
Flooding 

As the site is located within Flood Zone 1 (the zone with the lowest probability of flooding) 
there are no fluvial flooding concerns. 

The proposal would include permeable paving, green spaces, planting and living roofs to 
help prevent surface water flooding. 

Essex County Council’s Sustainable Drainage team raise no objection to the proposal 
subject to conditions requiring a detailed Surface Water Drainage Scheme and Maintenance 
Plan to be submitted for approval. The Sustainable Drainage team also state that the 
developer should maintain yearly logs of maintenance which should be available to view on 
request by the Local Planning Authority. Conditions to this effect are recommended. 

Permission would be required from Thames Water with regards to sewers. This will be 
added as an informative as requested. 

Archaeology 
 
Essex County Council’s Archaeology consultant raises no objection to the scheme subject to 
a programme of archaeological work to be undertaken in accordance with Written Scheme of 
Investigation to be submitted to and approved by the Local Planning Authority. A condition 
shall be added in this regard. 
 
Ground Conditions 
 
The Council’s Environmental Health team has no objection to the proposal, but recommends 
a condition to require a Phase 2 Intrusive Site Investigation to be undertaken due to the 
location of an old gravel pit directly to the north of the site. A condition shall be added in this 
regard to ensure that risks arising from potential contaminated land are addressed prior to 
the development taking place. Subject to such a condition, there are no issues regarding 
ground conditions. 
 

CONCLUSIONS: 
 
The proposal is acceptable in principle and would appear high quality in design and would 
be in keeping with the character and appearance of the area. The proposal is considered to 
make efficient use of brownfield land currently occupied by disused and fire damaged 
buildings, and would make an appropriate use of the site within a residential area.  
 
It is considered that the imposition of arboricultural, landscaping and ecological conditions 
would ensure that landscaping is suitable for the proposed use. There are no concerns with 
regards to amenity, parking, the highway, flooding, archaeology or ground conditions subject 
to the imposition of conditions. 
 
The proposal is therefore considered compliant with the NPPF and the relevant policies 
within the Adopted Replacement Harlow Local Plan, and is recommended for approval 
subject to conditions, and the applicant entering into an appropriately worded legal 
agreement. 
 

RECOMMENDATION: 
 
That Committee resolve to GRANT PLANNING PERMISSION subject to the applicant 
entering into an appropriately worded Section 106 Legal Agreement and 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 details of the materials to be 

used on the external finishes of the development, including samples, 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. 
 
REASON:  To ensure a satisfactory appearance for the proposed development 
in accordance with policy BE1 of the Adopted Replacement Harlow Local Plan. 

  
3 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 additional openings permitted by 
Schedule 2, Part 1 Classes A or C shall be made in the southern first floor flank 
elevation or roof plane of plot 34.  
 
REASON: To prevent adverse impact upon the residential amenity of no.267 
Northbrooks in accordance with policy H10 of the Adopted Replacement 
Harlow Local Plan. 

 
4 The window on the first floor southern elevation at plot 34 shall be glazed with 

obscured glass and shall be fixed shut up to a height of 1.7m from floor level and 
thereafter shall be permanently retained in that form as shown on plans HTA-
A_DR_0320K (dated 20.12.2018) and HTA-A_DR_0321E (dated 20.12.2018). 
 
REASON: To prevent adverse impact upon the residential amenity of no.267 
Northbrooks in accordance with policy H10 of the Adopted Replacement 
Harlow Local Plan. 
 

5 No development shall take place, including any ground works or demolition, until a 
Construction Management Plan has been submitted to and approved in writing by the 
Local Planning Authority. The approved plan shall be adhered to throughout the 
construction period. The plan shall provide for the following all clear of the highway:  

  

 Safe access into the site; 

 The parking of vehicles of site operatives and visitors; 

 Loading and unloading of plant and materials; 

 Storage of plant and materials used in constructing the development; 

 Wheel washing facilities; 

 A scheme to minimise the risk of offsite flooding caused by surface water run-
off and groundwater during construction; 

 Measures to demonstrate how noise will be mitigated during the permitted 
working hours of the demolition and construction process; 

 Measures to demonstrate how dust production during the demolition and 
construction process is kept to a minimum.  
 

 REASON: To ensure that on-street parking of vehicles in the adjoining streets 
does not occur, to ensure that loose materials and spoil are not brought out 
onto the highway in the interests of highway safety, and to ensure that noise 
and dust are controlled during demolition and construction in accordance with 
policies BE17 and T9 of the Adopted Replacement Harlow Local Plan and the 
Highway Authority's Development Management Policies. The details are 
required to be approved before works commence to ensure the impacts of the 
development are acceptable. 

 
6 Prior to first occupation of the development the access arrangements, as shown in 

principle on drawing no.HTA-A_DR_0100 Rev M, shall be fully implemented. The 
works shall include but not be limited to: 

 



 Provision of a pair of dropped kerb crossing points, adjacent to no.361/362 
Northbrooks, with appropriate tactile paving; 

 Improvements to the existing pedestrian routes to the site from the north, 
north-east and south. 

 
REASON: In the interests of highway safety, efficiency and accessibility and to 
maintain and enhance pedestrian connectivity in accordance with policies BE2 
and T9 of the Adopted Replacement Harlow Local Plan 2006.  
 

7 Prior to the first occupation of the development hereby approved, the vehicle parking 
and turning areas as indicated on the approved plans shall be provided, hard 
surfaced, sealed and marked out. The parking and turning areas shall be retained in 
perpetuity for their intended purposes. 

 
REASON: To ensure that appropriate parking and turning is provided in 
accordance with policy T9 of the Adopted Replacement Harlow Local Plan 
2006.  

 
8 Notwithstanding the approved plans, prior to construction works above ground level 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; details of boundary treatments; details of log piles and bird and bat 
boxes which shall be installed on site and wildlife friendly planting. 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 5 years following completion of the scheme. The scheme shall be 
implemented in accordance with the approved details during the next planting season 
following completion of the development. 

 
 REASON:  To provide satisfactory landscaping in the interests of the character 

and appearance of the area and to promote habitats for wildlife in accordance 
with policies NE12 and NE20 of the Adopted Replacement Harlow Local Plan. 

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

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

 
The AMS shall be in accordance with current BS5837 recommendations. The AMS 
shall include a detailed Tree Protection Plan showing the positions and dimensions of 
protective fencing (including temporary ground protection and arboricultural 
supervision) 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 be undertaken in accordance with the approved details. 

  
REASON:  To ensure that damage to vegetation identified for retention is 
avoided, in compliance with policy NE11 of the Adopted Replacement Harlow 
Local Plan. The details are required to be approved before works commence to 
ensure the impacts of the development are acceptable. 
 

10 There shall be no external lighting of the site at any time unless details of such 
lighting have first been submitted to and approved in writing by the Local Planning 
Authority. The lighting scheme shall be installed as approved and retained in that 
form thereafter. 

 
 REASON:  To prevent any adverse impact upon potential roosting, commuting 

and foraging habitats for bats in accordance with policy NE20 of the Adopted 
Replacement Harlow Local Plan. 

 



11 The development shall be carried out in accordance with the proposed mitigation 
strategy set out at Section 5.20 to 5.41 of the Bat Survey Report (Written by 
Greengage, dated September 2018).  

 
 REASON:  To prevent any adverse impact on potential roosting, commuting 

and foraging habitats for bats in accordance with policy NE20 of the Adopted 
Replacement Harlow Local Plan. 

 
12 No demolition or construction work that involves the production of noise capable of 

being heard beyond the property boundary shall be conducted outside of the hours of 
08.00 to 19.00 Monday to Friday and 08.00 to 13.00 on a Saturday. No works shall 
be carried out on a Sunday or Public/Bank Holiday. 

 
 REASON:  In the interests of amenity in accordance with policy BE17 of the 

Adopted Replacement Harlow Local Plan. 
 
13 Prior to the commencement of development, an Intrusive Investigation and Risk 

Assessment, must be completed in accordance with a scheme to assess the nature 
and extent of any contamination on the site, whether or not it originates on the site. 
The contents and findings of the Intrusive Investigation and Risk Assessment shall be 
submitted to and approved in writing by the Local Planning Authority.   

 
The report of the findings must include: 

             
            (i) a survey of the extent, scale and nature of contamination, including contamination 

by soil gas and asbestos; 
             
            (ii) an assessment of the potential risks to: 
 

• human health, 
• property (existing or proposed) including buildings, crops, livestock, pets, 

                       woodland and service lines and pipes,  
• adjoining land, 
• groundwaters and surface waters, 
• ecological systems, 
• archaeological sites and ancient monuments; 

             
            (iii) an appraisal of remedial options, and proposal of the preferred option(s). 
             
            This must be conducted in accordance with DEFRA and the Environment Agency's 

'Model Procedures for the Management of Land Contamination, CLR 11' and the 
Essex Contaminated Land Consortium's 'Land Affected by Contamination: Technical 
Guidance for Applicants and Developers'. 

             
           REASON:  To ensure that risks from land contamination to the future uses of 

the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors in accordance with policy BE15 of the 
Adopted Replacement Harlow Local Plan. The details are required to be 
approved before works commence to ensure the impacts of the development 
are acceptable. 

 
14 Prior to the first occupation of the development hereby approved, a Residential 

Information Travel Pack shall be submitted to and approved in writing by the Local 
Planning Authority in consultation with Essex County Council. The approved 
Residential Travel Plan shall then be actively implemented for a minimum period from 
first occupation of the development until 1 year after final occupation. 

 
 REASON: In the interests of reducing the need to travel by car and promoting 

sustainable development and transport, in accordance with policy T4 of the 
Adopted Replacement Harlow Local Plan. 

 



15 No works shall take place until a detailed Surface Water Drainage Scheme for the 
site, based on sustainable drainage principles and an assessment of the hydrological 
and hydro geological context of the development, has been submitted to and 
approved in writing by the Local Planning Authority. 

 
The scheme shall include but not be limited to: 

 

 Limiting discharge rates from the site to as close as reasonably practicable to the 
greenfield runoff rate from the development for the same rainfall event for the 1 in 
1 year and 1 in 100 year rainfall events. 

 Provide sufficient surface water storage so that the runoff volume is discharged at 
a rate that does not adversely affect flood risk and that unless designated to flood 
that no part of the site floods for a 1 in 30 year event, and 1 in 100 year event in 
any part of a buildings, utility plant susceptible to water within the development. 

 Provide sufficient storage to ensure no off-site flooding as result of the 
development during all storm events up to and including the 1 in 100 year plus 
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 
C1RIA SuDS Manual C753. 

 Structural calculations for all load bearing elements of the proposed scheme 
including permeable pavement and geocellular tanks. 

 Detailed engineering drawings of each component of the drainage scheme. 

 A final drainage plan which details exceedance and conveyance routes, FFL and 
ground levels, and location and sizing of any drainage features. 

 A written report summarising the final strategy and highlighting any minor 
changes to the approved strategy. 

 
The scheme shall subsequently be implemented prior to occupation in accordance with 
the approved details. 
 
REASON: To prevent flooding and to ensure the effective operation of a SuDS 
feature over the lifetime of the development in accordance with policy CP12 of the 
Adopted Replacement Harlow Local Plan. The details are required to be approved 
before works commence to ensure the impacts of the development are acceptable. 

 
16 No works shall take place until a Maintenance Plan for the Surface Water Drainage 

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

 
 REASON: To ensure appropriate maintenance arrangements are put in place to 

enable the surface water drainage scheme to be maintained to ensure mitigation 
against flood risk in accordance with policy CP12 of the Adopted Replacement 
Harlow Local Plan. The details are required to be approved before works 
commence to ensure the impacts of the development are acceptable. 

  
17 The development hereby permitted 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 

 HTA-A_DR_0001 C Site Location Plan 02.07.2018 
  HTA-A_DR_0002 C  Existing Site Plan 02.07.2018 
  HTA-A_DR_0100  Q  Proposed Site Plan 08.01.2019 
  HTA-A_DR_0110 

HTA-A_DR_0111 
HTA-A_DR_0112 
HTA-A_DR_0113 

B 
B 
A 
A 

Street Section A-A 
Street Section B-B 
Street Section C-C 
Street Section D-D 

20.12.2018 
20.12.2018 
30.11.2018 
30.11.2018 



HTA-A_DR_0200 
HTA-A_DR_0201 
HTA-A_DR_0202 
HTA-A_DR_0203 
HTA-A_DR_0204 
HTA-A_DR_0205 
HTA-A_DR_0206 
HTA-A_DR_0207 
HTA-A_DR_0208 
HTA-A_DR_0209 
HTA-A_DR_0320 
HTA-A_DR_0321 
HTA-A_DR_0322 
HTA-A_DR_0325 
HTA-A_DR_0326 
HTA-A_DR_0327 
HTA-A_DR_0330 
HTA-A_DR_0331 
HTA-A_DR_0332 
HTA-A_DR_0335 
HTA-A_DR_0336 
HTA-A_DR_0337 
HTA-A_DR_0340 
HTA-A_DR_0341 
HTA-A_DR_0342 
HTA-A_DR_0345 
HTA-A_DR_0346 
HTA-A_DR_0347 
HTA-A_DR_0350 
HTA-A_DR_0351 
HTA-A_DR_0352 
HTA-L_DR_1900 
HTA-L_DR_1901 
HTA-L_DR_1902 
 
 

J 
H 
H 
H 
B 
E 
E 
E 
E 
C 
K 
E 
D 
K 
E 
D 
K 
E 
D 
K 
E 
D 
E 
C 
B 
C 
A 
A 
D 
B 
A 
A 
A 
A 

Apartment Block A- Ground Floor 
Apartment Block A- First Floor 
Apartment Block A- Second Floor 
Apartment Block A- Third Floor 
Apartment Block A- Roof Plan 
Apartment Block A- North Elevation 
Apartment Block A- East Elevation 
Apartment Block A- South Elevation 
Apartment Block A- West Elevation 
Apartment Block A- Section A-A 
Unit Plans-3B5P Town House 
Unit Elevations-3B5P Town House 
Unit Section- 3B5P Town House 
Unit Plans- 3B5P Corner House 
Unit Elevations- 3B5P Corner House 
Unit Section- 3B5P Corner House 
Unit Plans- 4B6P Mews House 
Unit Elevations- 4B6P Mews House 
Unit Section- 4B6P Mews House 
Unit Plans- 4B6P Town House 
Unit Elevations- 4B6P Town House 
Unit Section-4B6P Town House 
Unit Plans- 4B6P Mews House 
Unit Elevations- 4B6P Mews House 
Unit Section- 4B6P Mews House 
Unit Plans- 3B5P Mid House 
Unit Elevations- 3B5P Mid House 
Unit Section- 3B5P Mid House 
Unit Plans- 3B5P Corner House 
Unit Elevations- 3B5P Corner House 
Unit Section- 3B5P Corner House 
Landscape Plan 
Hardscape Plan  
Softscape Plan 
 
 

20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
02.07.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
20.12.2018 
02.07.2018 
30.11.2018 
30.11.2018 
 

  REASON:  For the avoidance of doubt and in the interests 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. All work within or affecting the highway is to be laid out and constructed by prior 
arrangement with, and to the requirements and satisfaction of, the Highway Authority, 
details to be agreed before the commencement of works.  
 

3. Any trees, structures 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 for a period of 15 years following construction. It is unlikely given the 
layout of the development that the Highway Authority would consider it for adoption. 
 

4. 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 3 of 
the Land Compensation Act 1973. To protect the Highway Authority against such 
compensation claims a cash deposit or bond may be required. 



 
5. Essex County Council has a duty to maintain a register and record of assets which 

have a significant impact on the risk of flooding. In order to capture proposed SuDS 
which may form part of the future register, a copy of the SuDS assets in a GIS layer 
should be sent to Essex County Council. Any drainage features proposed for 
adoption by Essex County Council should be consulted on with the relevant 
Highways Development Management Office. 
 

6. Changes to existing water courses may require separate consent under the Land 
Drainage Act before works take place. It is the applicant’s responsibility to check that 
they are complying with common law if the drainage scheme proposes to discharge 
into an off-site ditch/pipe. The applicant should seek consent where appropriate from 
other downstream riparian landowners. 
 

7. The applicant is informed that they have a legal ‘Duty of Care’ to correctly dispose of 
all waste arising from the development hereby permitted and for developments with a 
relevant cost greater than £300,000 (excluding VAT), there is a legal requirement to 
produce a Site Waste Management Plan before work begins. 
 

8. All British birds, their nests and eggs are protected by law under Section 1 of the 
Wildlife and Countryside Act 1981(as amended) and the Countryside and Rights of 
Way Act 2000. This makes it an offence to; 

 

 Kill, injure or take a wild bird 

 Take, damage or destroy the nest of any wild bird while that nest is in use or 
being built 

 Disturb any wild bird listed on Schedule 1 * while it is nest building, or at a nest 
containing eggs or young, or disturb the dependent young of such a bird 

 
* For a list of species included within Schedule 1 please refer to the Wildlife and 
Countryside Act 1981 (as amended). 

 
If at any time nesting birds are observed during tree work operations should cease. 

 
The bird nesting season usually covers the period from mid-February to the end of 
August, however it is very dependent on the weather and certain species of birds 
may nest well outside this period. 

 
9. In Britain all species of bat are protected through their inclusion in Schedule 5 of the 

Wildlife and Countryside Act 1981 (as amended). This makes it an offence under 
Section 9 of the Act to: 

 

 Intentionally kill, injure or take a bat; 

 Sell, hire, barter or exchange a bat, dead or alive; 

 Be in possession or control of a bat or anything derived from them. 
 

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

 

 Disturb a bat; 

 Damage, destroy or block access to the resting place of any bat. 
 

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

10. The proposed development is located within 15m of Thames Water underground 
assets. It is advised that the applicant contacts Thames Water and reads their guide 
relating to working near their assets and pipes.  
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