
REPORT TO DEVELOPMENT MANAGEMENT COMMITTEE
24 March 2020

REFERENCE: HW/FUL/19/00296 OFFICER: Jade Clifton-Brown

APPLICANT: Mr Dave Barclay

LOCATION: Harlow Stadium
Stadium Way
Harlow
Essex
CM19 5DY

PROPOSAL: Demolition of existing kennels, and construction of a new part 
one, part three storey building incorporating replacement kennels 
to accommodate an increased number of greyhounds, offices and 
overnight accommodation for staff.

LOCATION PLAN

REASON BROUGHT TO COMMITTEE: Application referred to committee by officers in 
consultation with the Chairman of the Planning Committee 



Application Site and Surroundings

The application site relates to Harlow Stadium on Stadium Way.

The site includes the main grandstand with a single storey kennel block adjacent to this and 
a running track. The site is accessed from Stadium Way, and there is also an unused access 
on Roydon Road. 

The site is not designated according to the Adopted Replacement Harlow Local Plan 
Proposals Map 2006. It does not include and is not in close proximity to a Listed Building. 

The Metropolitan Green Belt is located to the north of the site with two residential properties 
located to the north-west (Cornerways and Spinneyside). The Pinnacles Employment Area is 
located to the east and south of the site.  

The site lies within Flood Zone 1 (low probability of flooding) according to the Environment 
Agency’s Flood Map for Planning. 

Details of the Proposal

Planning permission is sought for the demolition of the existing single storey kennel block 
and the construction of a new part one, part three storey building (891m2 gross floor area) 
incorporating replacement kennels to accommodate an increased number of greyhounds, an 
office and a gym and 3, 2 bedroomed flats. The proposed flats would be occupied by 2 
greyhound trainers (responsible for approximately 100 greyhounds), and a maintenance 
worker.

RELEVANT PLANNING HISTORY

Planning Applications

App Number Proposal Status Decision 
Date

HW/PL/10/00016 Extension to Existing Dog Kennels GTD 03.03.2010

CONSULTATIONS

Internal and External Consultees

Essex County Fire And Rescue Service (Harlow)

No comment received.

HDC - Consultant Arborist

No objection subject to a condition requiring the development to be carried out in 
accordance with the submitted arboricultural details.

HDC Environmental Health Services

No comment received.



HDC - Cleansing And Environment

Comment:

The Local Authority is responsible for providing household waste collections for this 
development. The applicant has not submitted any information with regards to the proposed 
access for refuse collection vehicles and how household waste would be stored and 
separated from commercial waste.

Essex County Council – Highways

No objection.

Essex Police

Comment:

The applicant is advised to secure SBD which is a police initiative to improve the security of 
buildings and their immediate surroundings to provide safe places to live, work, shop and 
visit.

Neighbours and Additional Publicity

Number of Letters Sent: 5
Total Number of Representations Received: 0
Date Site Notice Expired: 30 August 2019
Date Press Notice Expired: 5 September 2019

Summary of Representations Received  

No representation received.

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.

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.

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.

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.



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.

PLANNING STANDARDS

National Planning Policy Framework (NPPF) (2019) - 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 Essex Parking Standards: Design and Good Practice (2009) 
Essex County Council’s Adopted Development Management Policies (2011)
Planning Practice Guidance (PPG)

Harlow Local Development Plan Pre-Submission Publication (2018) 

The new Harlow Local Development Plan is currently being examined by an Inspector 
appointed by 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 
its 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’) was submitted for examination in October 2018. The Examination started with public 
hearings which ran between March and April 2019.

In December 2019, the Inspector wrote to the Council with suggested modifications to the 
emerging Local Plan. The modifications are necessary in order to ensure the Plan is sound, 
that issues raised during the Examination have been considered, and that the Plan can, 
therefore, be formally adopted by the Council. 

The detailed Main Modifications to the emerging Local Plan, will be consulted on between 12 
March and 27 April 2020. The Inspector will then consider any representations made to 
these modifications, before issuing his final report, but it is anticipated the Plan will be 
formally adopted by the Council in summer 2020.



It is considered, therefore, that the policies within the emerging Local Plan are consistent 
with the policies in the 2012 NPPF, as it was submitted during the transition period between 
the 2012 and 2018 NPPF versions. Significant weight can, therefore, be given to relevant 
emerging Local Plan policies at this stage. Relevant policies are discussed within the 
Planning Assessment 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 application site and area.
 Neighbouring amenity.
 Parking and the Highway.
 Flooding
 Waste.
 Crime

Summary of Main Issues

Principle of Proposed Development

There are no specific policies relating to development at Harlow Stadium within the Adopted
Replacement Harlow Local Plan (ARHLP) (2006) or the Harlow Local Development Plan 
Pre-Submission Publication   2018 (hereby   referred   to   as ‘the   emerging   Local   Plan’). 
The acceptability of the principle of development is therefore dependent on the compliance 
of the proposal with the general relevant policies set out within the ARHLP (as set out in the 
policy section above) and the National Planning Policy Framework (NPPF).

The proposed development is listed in Schedule 2 of the Environmental Impact Assessment 
Regulations but does not exceed the relevant thresholds or criteria set out in the second 
column. 

The proposal does not therefore need to be screened by the Local Planning Authority to 
determine whether significant effects to the environment are likely and an Environmental 
Impact Assessment is not required.

It is not considered the development is likely to have significant effects on the environment 
and is not within or adjacent to a sensitive area (as defined within the PPG). 

Character and Appearance

Policy BE1 of the ARHLP and the Harlow Design Guide SPD indicate that proposals should 
not result in harm to the character and appearance of the application site or surrounding 
area. Policy PL1 of the emerging Local Plan reflects this.

The proposal includes the construction of a three-storey building adjacent to Harlow Stadium 
which is an iconic building within Harlow though it is of no architectural merit. It is therefore 
considered that the proposed building would be subordinate to Harlow Stadium and should 
not dominate or compete with it. 

It is noted that the proposed building would include an unusual design comprising a three-
storey rectangular main building with a single storey building attached to its side at an angle. 
It is also noted that the windows do not align on the north and south elevations. The 



proposed design is considered acceptable in this circumstance for the reasons set out 
below. 

The main view of Harlow Stadium is taken from the entrance from Stadium Way. The 
proposed building would be positioned behind Harlow Stadium from this viewpoint and would 
not therefore obstruct this view. This would also help to ensure that the entrance to Harlow 
Stadium remains legible for visitors.

The proposed building would be positioned 8m from Harlow Stadium and would be 
significantly smaller in footprint (476m2 compared to 1320m2) which would help to achieve 
subordination. Notwithstanding this, the proposed building would not appear as an entirely 
separate entity to Harlow Stadium, for example, the proposed brickwork, railings and canopy 
roof would tie in with those on the Stadium. In addition, the proposed building would include 
a stepped elevation (with each storey reducing in scale) which would help to provide a sense 
of balance to the appearance of the building.

The views of the proposed development would be limited to a car park within the 
employment area which is screened and positioned 40m away, and by passing cars for a 
10m stretch from the unused access on Roydon Road. The proposed building would be 
otherwise screened from Roydon Road by vegetation.

The submitted Arboricultural Method Statement (AMS) concludes that the proposal would 
not impact the amenity or longevity of the adjacent trees on Roydon Road. The AMS 
recommends that trees T1-T4 are cut back to the boundary fence to prevent conflict between 
the trees and the proposed building and vice-versa, or to replace the trees with a more 
suitable species. In the event the trees are replaced, the proposed building would   be more 
visible in the short term but would be adequately screened in the long term. Any views of the 
proposed building would be taken from vehicles passing, and the proposed building would 
be read in context   with the existing site and the industrial area to the south. It is not 
therefore considered that the proposal would result in harm to the verdant feel of Roydon 
Road in the long term.

The Council’s consultant Tree Officer raises no objection subject to a condition to ensure 
that the proposal is carried out in accordance with the submitted arboricultural details. A 
condition shall be added to any consent in this regard.

In summary, whilst the proposed building is of an unusual design, it is not considered to 
result in harm to the character and appearance of the application site or surrounding area. In 
addition, the proposed development is considered to be subordinate to Harlow Stadium and 
would not detract from, compete with or dominate Harlow Stadium. The proposal is therefore 
considered to be in general compliance with policies BE1 and NE11 of the ARHLP and the 
Harlow Design Guide SPD.

Neighbouring Amenity

The Harlow Design Guide SPD states that proposals should not result in detrimental impacts 
to neighbouring amenity.

Policy BE17 of the ARHLP indicates that noise sensitive developments should be located 
away from existing noise sources or should include adequate noise mitigation. 

The proposed development would be located 90m and screened from the closest residential 
property (Cornerways). It is not therefore considered that the proposal would result in 
detrimental impacts to the amenities of the occupiers of this neighbouring property.  



The proposed development would introduce residential development adjacent to Harlow 
Stadium and an Employment Area. Residential development and employment uses are not 
generally considered compatible due to noise impacts. However, the applicant notes that the 
development would be occupied by the greyhound trainers and a maintenance worker, and 
therefore they would be aware of their surroundings and would expect noise i.e. barking from 
their own greyhounds and associated noise from the surroundings. Noise would also be 
dealt with at Building Regulation stage. It is considered that controls could be used to ensure 
that the development is occupied only by the greyhound trainers and maintenance workers.

Imposing controls on the occupation of the development would recognise that the residential 
environment of this development would fall below what would normally be considered 
acceptable, but that this concern is outweighed for those workers directly connected to the 
operation of the site. 

These controls can be secured either by way of a legal agreement (under S106 of the Town 
and Country Planning Act 1990), or through the imposition of restrictive planning conditions. 
Government guidance sets out that S106 Legal Agreements should only be used where it is 
not possible to address unacceptable impacts through a planning condition. The use of a 
restrictive condition in this instance would give the Council appropriate controls to prevent 
the use of these proposed residential units by persons not directly associated with the 
operation of the dog track.

In the event that Harlow Stadium ceased business, residential development would be left 
and the proposal could set the precedent for further development at this site. It is therefore 
imperative that a condition is attached to any consent to ensure that the use is ancillary to 
Harlow Stadium and to prevent the proposed development from being sold, transferred, 
leased or otherwise disposed of as an independent residential building without first obtaining 
planning permission from the Local Planning Authority. 

In relation to the amenities of the proposed occupiers, the Nationally Described Space 
Standards (2015) and the Harlow Design Guide SPD indicate that the proposed flats should 
include an internal gross floor area of 70m2. The flats would include gross internal floor 
areas of 70m2, 71m2 and 83m2, which is compliant. The proposal also includes dual aspect 
units and a window in each room. In addition, the proposal includes one terrace per flat of 
31m2 which exceeds the garden space standards set out within the Essex Design Guide. A 
covered area has been provided within the garden to prevent overlooking impacts from the 
terraced area above. 

It is therefore considered that the circumstances are unique and could be considered 
acceptable in this circumstance, subject to conditions.

Parking and Highways

Policy T9 of the ARHLP and the Essex Parking Standards indicate that proposals should not
result in detrimental impacts to parking and the highway. Policy IN3 of the ARHLP reflects 
this.

According to the Essex Parking Standards, the proposal should include 9 standard parking 
spaces, 5 disabled parking spaces, 1 PTW space, 1 visitor space and 3 cycle spaces. 

The proposed development would not include any parking provision. The proposed 
development would result in the loss of 6 parking spaces and the proposed occupiers/users 
would park within the existing car park.

The applicant confirms that the car park is only being used to partial capacity due to the   
decrease in attendance at races (viewing is taking place on the TV/or online instead) which 



take place every Monday and Wednesday evening, Friday, Saturday and on Sunday 
morning. Given the size of the car park and the frequency and changing nature of racing, it is 
not considered that the proposal would significantly impact the parking provision of Harlow 
Stadium. 

The proposed access would be taken from the main entrance to the site from Stadium Way. 
Given the scale and nature of the proposal, it is not considered that the proposal would 
generate a significant level of traffic to and from the site. It is not therefore considered that 
the proposal would result in detrimental impacts to highway safety, and is considered to be 
in compliance with policy T9 and the Essex Parking Standards in this regard.

It should be noted that Essex County Council’s Highways department raise no objection to 
the proposal.

Whilst the proposal is not considered to be compliant with policy T9 of the ARHLP and the 
Essex Parking Standards in this regard, it is considered that the circumstances of the 
proposal are unique, and that the proposed impacts on parking and the highway are 
considered acceptable in this circumstance. 

Flooding

Policy CP12 of the ARHLP indicates that proposals should not result in detrimental impacts 
to flooding.

The application site is located in Flood Zone 1 with a low probability of flooding.

The proposed development can be described as ‘residential’ which, according to Table 2 of 
the Flood Risk and Coastal Change section of the Planning Practice Guidance, is 
considered to be ‘more vulnerable’ development. Table 3 of the aforementioned section 
confirms that ‘more vulnerable’ development is appropriate within Flood Zone 1.

The submitted Design & Access Statement notes that the proposed building would be 
connected to the existing surface water and foul water sewers. The applicant is advised to 
contact their foul and surface water provider prior to the commencement of works, and an 
informative shall be added to any consent granted in this regard. It is noted that the amount 
of non-permeable ground on the site would not change.

It is not therefore considered that the proposed development would result in detrimental 
impacts to flooding, in compliance with policy CP12 of the ARHLP. 

Waste

This Council would be responsible for residential waste collections at this site. The Council’s 
Waste Officer requires further information in relation to the proposed access for refuse 
collection vehicles and how household waste would be stored and separated from 
commercial waste. A condition shall be added requiring a Waste Management Plan to be 
submitted to and approved by the Local Planning Authority prior to the construction of 
development.

Crime

Policy BE5 of the ARHLP indicates that   proposals   should   be   designed   to   reduce   the 
risk of crime. The applicant confirms that the specification for the building will be to ‘Secured 
by Design’ standards. Moreover, it should be considered that the proposed building is wholly 
within a secured site with a range of security measures already in place. Essex Police raise 
no objection to the proposal. 



CONCLUSIONS

The introduction of residential development adjacent to employment uses would not 
generally be considered acceptable. The proposed development is considered acceptable in 
this circumstance as it would be occupied by workers of Harlow Stadium, and would not 
result in harm to the character and appearance of the area or result in detrimental impacts to 
flooding, crime, parking and the highway. In addition, the proposal is not considered to 
dominate or compete with Harlow Stadium. The proposal   is   therefore considered   to   be   
in   general   accordance   with   the   ARHLP and supplementary   planning documents.

The proposed development is also only considered acceptable subject to conditions to 
ensure that the use or occupation of the development cannot be altered and that the 
development cannot be sold, transferred, leased or otherwise disposed of as an independent 
residential building without first obtaining planning permission from the Local Planning 
Authority.

The proposal is therefore recommended for approval accordingly. 

RECOMMENDATION

 Granted 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 Prior to the first occupation or use of any of the individual accommodation units 
hereby permitted, details of the occupant(s) together with evidence to establish their 
connection to the operation of Harlow Greyhound Stadium, shall first be submitted to 
and approved in writing by the Local Planning Authority. Any subsequent changes to 
occupation shall thereafter be approved in writing by the Local Planning Authority 
before the new occupant(s) take up residence. At no time shall any of the units of 
accommodation hereby approved be occupied by person(s) not previously agreed.  

REASON: To prevent detrimental impacts to the amenities of the occupiers of 
the development and to prevent detrimental impacts to parking in accordance 
with policy BE1 and T9 of the Adopted Replacement Harlow Local Plan 2006.

3 The development hereby permitted shall be used only for purposes ancillary to the 
Harlow Greyhound Stadium shown within the red and blue line boundaries on 
submitted Location Plan (Drawing Reference 1555-ADA-Z0-XX-DR-G2-A-001-3, 
received 6 August 2019). It shall not be sold, transferred, leased or otherwise 
disposed of as an independent residential building.

REASON: To allow the re-assessment of a subsequent proposal against the 
relevant local and national planning policies.  

 4 The development hereby approved shall be carried out in accordance with the 
Arboricultural Report (undertaken by Andrew Day Arboricultural Consultancy, dated 1 
July 2019). 



REASON: To prevent detrimental impacts to vegetation in accordance with 
policy NE11 of the Adopted Replacement Harlow Local Plan 2006. 

5 Notwithstanding the approved plans, prior to the commencement of any works above 
ground level, a refuse and recycling scheme, including details of how household 
waste would be stored and separated from commercial waste, access for refuse 
collection vehicles and elevational drawings of any bin stores, shall be submitted and 
approved in writing by the Local Planning Authority. The scheme shall be 
implemented in accordance with the approved details prior to first occupation of the 
development.
REASON: To ensure waste collections can be undertaken appropriately and in 
the interests of the character and appearance of the area in accordance with 
policy BE1 of the Adopted Replacement Harlow Local Plan 2006.

6 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

1555-ADA-ZO-
XX-DR-A-101

 Rev 1 Existing Site Plan 22.07.2019

1555-ADA-ZO-
XX-DR-A-200

 Rev 3 
(Phase 1) 

Proposed Site Plan 07.02.2020

1555-ADA-ZO-
XX-DR-A-201

 Rev 1 
(Phase 2) 

Proposed Site Plan 22.07.2019

1555-ADA-ZO-
XX-DR-A-202

 Rev 3 Proposed Elevations and Sections 13.12.2019

1555-ADA-Z0-
XX-DR-G2-A-001

 Rev 3 Location Plan 05.08.2019

 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. The applicant is advised to secure SBD which is a police initiative to improve the 
security of buildings and their immediate surroundings to provide safe places to live, 
work, shop and visit. Further information can be found here: 
https://www.securedbydesign.com/

3. The applicant should contact Harlow District Council in relation to Council tax on 
01279 44 66 55 or via email at contact@harlow.gov.uk


