
REPORT TO DEVELOPMENT MANAGEMENT COMMITTEE 
  
 
REFERENCE: 
 

HW/FUL/16/00397 OFFICER: Jade Clifton-Brown 

APPLICANT: 
 

Mr Smith 

LOCATION: 
 

Proposed Flat Block South East Of Redstone House 
Crown Gate 
Harlow 
Essex 
 
 

PROPOSAL: 
 

Erection of A Four Storey Block of 24 Flats 

 
LOCATION PLAN: 

 

 
 

 

 



REASON BROUGHT TO COMMITTEE:  

Major development of significant public interest. 

Application Site and Surroundings 
 
The application site is positioned within Harlow Town Centre, adjacent to Redstone House, 
and comprises part of the hardstanding service area for Boots and New Look. The Holiday Inn 
Express is positioned to the east of the application site with Beaufort House (housing the Job 
Centre) positioned to the south. The bus station is located 0.1 miles from the application site. A 
cycle path runs along the front and east of the application site. 
 
Details of the Proposal 
 
Planning permission is sought for the erection of a four-storey block of 24 flats, comprising one 
(no.13), two (no.10) and three bedrooms (no.1) of which 7 would be affordable. There would 
be a refuse storage area and parking spaces provided at ground floor level.  
 
RELEVANT PLANNING HISTORY:   
 
There is no relevant planning history. 
 
CONSULTATIONS: 
 
Internal and External Consultees 
 
HDC- Consultant Arborist 
 
There are no trees close to the proposed development. Although some indicative soft 
landscaping is shown on the proposed west perspective drawing (1116-006) this appear to be 
off-site and is assumed to be illustrative only.  There does not appear to be sufficient space for 
soft landscaping within the site application boundary however this appears to be consistent 
with similar developments nearby. 
 
No objection. 
 
HDC- Environmental Health 
 
No objection subject to condition relating to contaminated land.  
 
HDC -  Cleansing And Environment 
 
No objection. 
 
HDC- Head Of Regeneration 
 
No comment received. 
 
Environment Agency (Thames Region) 
 
No comment to make. 
 
Essex Police 
 
No comment received. 
 
 



Harlow Civic Society 
 
No comment received. 
 
Essex County Fire & Rescue Service 
 
No objection. 
 
Essex County Council- Infrastructure 
 
No obligations required with regards to education. 
 
Essex County Council – Highways 
 
The parking provided is considered acceptable within the Town Centre location and would not 
result in any significant detrimental impact to the highway or to highway safety due to parking 
restrictions, and the availability of car parks within the area. It is not therefore considered that 
the proposed development would result in a significant detrimental impact to pedestrian or 
highway safety through the creation of on-street parking. 
 
No objection.  
 
Essex County Council- Sustainable Drainage Team 
 
The site area is only 450m2 so it is unlikely that the proposed development would have a 
significant impact on flood risk. A condition to secure the green roof and access for 
maintenance should be added to any consent granted. 
 
Neighbours and Additional Publicity 
 
Number of Letters Sent: 36 
Total Number of Representations Received: 0 
Date Site Notice Expired: 10 October 2016 
Date Press Notice Expired: 13 October 2016 
 
Summary of Representations Received 
 
No representations 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. 
 
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. 



BE15:"Contaminated Land" permission will not be granted for developments on or affected by 
ground that is known to be contaminated until fully investigated. 
 
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. 
 
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. 
 
RTCS3:"Town Centre and Regeneration" permission will be granted for proposals that 
strengthen the role of the town centre by: improving the range and quality of facilities including 
retailing, employment, leisure, entertainment and culture to encourage a vital and vibrant town 
centre environment; increasing diversity, quality and inclusive nature of employment 
opportunities, leisure, social, educational and cultural facilities, to meet the needs of the local 
population; managing road traffic and improving access and road safety, while improving 
facilities for passenger transport users, pedestrians, cyclists and those with special needs and 
providing car parking where appropriate; enhancing the town centres character and 
appearance; improving facilities for disabled people, elderly people and carers with babies 
and children; providing mixed use development including residential or other suitable uses on 
vacant or underused upper floors; retaining key facilities. 
 
RTCS4:"Town Centre and Regeneration" permission will be granted for proposals that will 
produce and improvement in the environmental quality of the town centre, or otherwise be of 
benefit to those working, visiting or residing within the centre. 
 
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. 
 
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. 
 
PLANNING STANDARDS: 
 
National Planning Policy Framework (NPPF) (2012) - sets out the Government’s key 
economic, social and environmental objectives and the planning policies to deliver them. 
These policies will provide local communities with the tools they need to energise their local 
economies, meet housing needs, plan for a low-carbon future and protect the environmental 
and cultural landscapes that they value. It seeks to free communities from unnecessarily 
prescriptive central government policies, empowering local councils to deliver innovative 
solutions that work for their local area. 
 
Supplementary Planning Documents/Current Planning Guidance 
 
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) 
Planning Practice Guidance (PPG) 
 
 
 



Summary of Main Issues 
 
The main issues to consider in the assessment of this planning application include the 
principle of development and its impact on the character and appearance of the area; amenity; 
landscaping; parking, highways and planning contributions. 
 
Principle of Development 
 
The proposed development would create 24 flats within Harlow Town Centre. 
 
Section 6 of the National Planning Policy Framework states that Local Planning Authorities 
should significantly boost the supply of housing and should deliver a wide choice of high 
quality homes. The NPPF is supportive of encouraging the effective use of land by reusing 
brownfield sites provided they are not of high environmental value. 
 
There are no specific policies within the Adopted Replacement Local Plan (ARHLP) which 
strongly advocate new residential development within the Town Centre. However, it is 
considered that policies RTCS3 and RTCS4 are most relevant, which set out that new 
development should enhance the Town Centre and should not prejudice vitality or viability. 
 
The acceptability of the principle of development is therefore dependent on the proposals 
compliance with the NPPF, policies RTCS3 and RTCS4 of the ARHLP and all other material 
planning considerations. 
 
Character and Appearance 
 
The proposed development would create a four-storey block of flats within Harlow Town 
Centre. 
 
Policies BE1 and BE2 of the ARHLP stipulate that planning permission will be granted for new 
development providing it does not result in significant adverse harm to the character and 
appearance of the locality. Policies RTCS3 and RTCS4 indicate that permission will be 
granted for new development within the Town Centre provided it enhances the area. 
 
The proposed building is considered to be of a suitable scale and proportion to the site and 
would represent an appropriate quantum of development within the Town Centre. 
Furthermore, the proposed building would be respectful of the height of Redstone House (6 
storeys), Beaufort House (3 storeys) and the Holiday Inn Express (5 storeys). The proposed 
bulk and massing of the building would be comparable in scale to the surrounding properties.  
 
The proposed use of red brick would reflect Redstone House and the repetitive window design 
and layout would reflect the adjacent Holiday Inn Express, and is characteristic of new town 
modernist design. To ensure that the proposed development would appear high quality and 
compatible with adjacent properties, a condition shall be added to any consent granted 
requiring details and samples of all materials to be submitted to and approved by the Local 
Planning Authority prior to the commencement of development.  
 
The proposed building would be adequately separated from other buildings (16.5m from the 
bulk of Redstone House and 17.5m from the Holiday Inn Express) and would be mostly 
screened from the main shopping areas within the Town Centre by Redstone House and the 
surrounding commercial units, which would help to prevent it from becoming overly prominent 
within the Town Centre. 
 
Furthermore, the application site is currently a service area which is a functional space of low 
amenity value. The proposed development would create a positive street frontage which 
would improve the appearance of the site. 
 



Therefore, the proposed development would result in a suitable modern building which would 
respect is surroundings and enhance the appearance of an existing brownfield site within the 
Town Centre, in compliance with the NPPF and policies BE1, BE2, RTCS3 and RTCS4 of the 
ARHLP.  
  
Amenity  
 
The application site is positioned adjacent to Redstone House and the Holiday Inn Express. 
 
The top floor of Redstone House includes four residential flats granted in 2014 under 
reference HW/PL/14/0056. Prior Approval has also been granted for the conversion of the 
three storeys below to be converted into 24 flats (HW/PL/14/00384). 
 
The proposed building would be separated from the occupants of Redstone House by 16.5m 
by the existing service yard and car park, and from the Holiday Inn Express by 17.5m by the 
highway. The proposed building may alter the views from the windows of the neighbouring 
buildings but alterations to or loss of views are not material planning considerations. The 
distances between the surrounding buildings and the proposed building are considered 
sufficient to prevent the proposed building from having a significant detrimental impact on the 
amenities of the surrounding properties. 
 
The size and layout of the proposed flats would provide satisfactory living conditions and 
levels of amenity to the future occupiers. The proposed development would be built to the 
Lifetime Home Standard with 10% of the flats to be built such that they would be easily 
adaptable for wheelchair use. 
 
Private outdoor amenity space would be provided for all properties in the form of terraces, 
which would be recessed to prevent them from becoming overbearing to other properties. The 
Town Centre environment would also offer multiple connections to green and community 
spaces. 
 
It is not therefore considered that any significant detrimental impact to amenity would occur. 
 
Parking and Highways 
 
Policy T9 of the ARHLP stipulates that new development should be compliant with the Essex 
Parking Standards.  
 
The proposed building would be positioned on land currently used for servicing the adjacent 
commercial units. The land for development is not required in order to maintain daily 
operational servicing. Tracking plans have been submitted to show that service vehicles could 
still enter and exit the site. The servicing of the retail units would therefore remain unchanged 
and operations would continue as existing. The tenants will be made fully aware of future 
arrangements by the developer. However, the applicant has confirmed that they own the land 
and therefore have a degree of control over the site. 
 
The proposed development would provide only 25% of the standard parking spaces required 
by the Essex Parking Standards. No visitor parking spaces would be provided. However, the 
Standards state that for main urban areas, including Town Centre locations, a reduction to the 
vehicle parking standards may be considered, particularly for residential development.  
 
The application site is located within Harlow Town Centre, adjacent to a variety of shops with 
access to employment opportunities, healthcare and education (notably Harlow College), and 
adjacent to a bus station and accessible by cycle and foot. The site is therefore considered to 
be highly sustainable and a reduction in parking is therefore considered to be acceptable in 
this circumstance. 
 



The scheme would provide 100% of the required disabled parking spaces, and the design and 
layout of the spaces are also considered to be acceptable in this instance.  
 
The scheme would also provide 100% of the required cycle spaces. The cycle path to the front 
of the site would be unaffected. 
 
As 25% of the required standard parking is proposed, it is imperative that the development 
does not create any highway safety issues, including on-street parking. 
 
There are parking restrictions on the roads surrounding the application site, which would 
prevent on-street parking from occurring. Furthermore, it is considered that residents and 
visitors could park in the car parks within the Town Centre, including Terminus Street car park 
which is positioned 0.1 miles from the application site, which would further discourage 
on-street parking. 
 
The Highways Authority, have been consulted and hold no objection to the proposed 
development. The parking provided is considered acceptable within the Town Centre location 
and would not result in any significant detrimental impact to the highway or to highway safety 
due to parking restrictions, and the availability of parking within car parks within the area. It is 
not therefore considered that the proposed development would result in a significant 
detrimental impact to pedestrian or highway safety through the creation of on-street parking. 
 
The access to the site would not be altered by the proposed development though its use would 
be intensified, but this is not considered to be detrimental to the surrounding roads due to the 
capacity of the surrounding highway network. 
 
A condition shall be added to any consent granted to ensure that the parking is provided in 
accordance with the approved plans and that the developer provides Residential Travel Packs 
to encourage the future residents to use sustainable modes of transport.   
 
Therefore, the level of parking is considered acceptable in this circumstance by virtue of the 
highly sustainable location of the application site within the Town Centre near to a bus station, 
and the parking restrictions and prevalence of car parks surrounding the site. Furthermore, the 
proposed development is not considered to result in any significant detrimental impact to 
highway safety and would not detrimentally impact the servicing of the adjacent retail units.  
 
Landscaping 
 
There are no trees close to the proposed development. The building would extend to the 
boundaries of the site meaning there would be insufficient space within the site to provide soft 
landscaping, but this is consistent with similar developments nearby. The Council’s consultant 
Arborist holds no objection to the proposed development. 
 
Contaminated Land 
 
The proposed development would require earthworks. Harlow Council’s Environmental Health 
team have been consulted and held no objection subject to a condition relating to 
contamination being investigated and assessed prior to the commencement of development.  
 
Sustainable Urban Drainage 
 
The application site is not located within a Flood Zone and the Local Planning Authority is 
unaware of any drainage problems at the site. The site is previously developed with no 
flooding concerns having arisen. Furthermore, given the scale of the proposed site and that 
the existing site is already covered by hardstanding, it is unlikely that the proposed 
development would have a significant impact on flood risk.  
 



The proposed scheme includes a green roof to minimise flood risk. A condition shall be added 
to any consent requiring that access is provided to the green roof and to require maintenance 
details to be submitted. 
 
The Environment Agency and Essex County Council’s Sustainable Urban Drainage team 
have been consulted and hold no objection to the proposed development. 
 
Planning Obligations 
 
The proposal would be required to provide 33% affordable housing on site to accord with 
ARHLP policies H5 and IMP1. No other planning obligations are considered necessary in 
order for the development to be acceptable due to the limited scale of the development and 
the restrictive pooling contributions imposed by the Community Infrastructure Regulations. 
 
A Viability Assessment was undertaken by the developer following concerns that the level of 
affordable housing would make the scheme unviable. The NPPF and policy H5 of the ARHLP 
stipulate that it is not appropriate to require obligations to a level at which a scheme would 
become unviable. Furthermore, the PPG indicates that to incentivise redevelopment of 
brownfield sites, Local Planning Authorities (LPA) should take a flexible approach in seeking 
levels of planning obligations and other contributions 
 
In order to confirm whether the proposed scheme would be unviable, the LPA had the 
assessment independently assessed by a viability professional. The consultant has 
determined that the proposed scheme is viable with the provision of 7 affordable shared 
ownership (3 x 1 bed, 4 x 2 bed) units on site, which equates to 29.2% of the scheme. This is 
less than 1 affordable house below the required standard.  
 
It is not possible to detail the contents of the reports due to the commercially sensitive nature 
of the information. 
 
The developer has agreed to this mix and level of proposed affordable units and this is found 
acceptable by officers as this ensures that the development is viable. Furthermore, the 
proposal achieves good quality accommodation and supports the regeneration of the Town 
Centre.  
 
The affordable housing would be secured via a Section 106 legal agreement. Subject to a 
Section 106 agreement being entered to secure the affordable housing as outlined above, the 
scheme is considered to be acceptable. 
 
CONCLUSIONS: 
 
The application would increase the supply of housing on a brownfield site within the Town 
Centre, including the supply of 7 affordable units. The scheme has a high quality design and 
layout and raises no concerns with regards to neighbour amenity, landscape or access.  
 
A reduction in parking is considered acceptable in this instance by virtue of the sites highly 
sustainable Town Centre location and the parking restrictions and prevalence of car parks 
surrounding the site. 
 
The scheme is supported by the National Planning Policy Framework and is in general 
accordance with the Adopted Replacement Harlow Local Plan. 
 
The application is therefore recommended for approval, subject to conditions and the 
applicant entering into an appropriately worded S.106 agreement to secure affordable 
housing. 
 
 
 



RECOMMENDATION: 
 
That Committee resolve to: GRANT PLANNING PERMISSION subject to the applicant 
entering into an appropriately worded S106 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 development shall commence on site until details of the types and colours of all 

external materials to be used, together with samples, including facing, roofing and 
fenestration materials, have been submitted to and approved in writing by the Local 
Planning Authority.  The development shall not be carried out other than in accordance 
with the approved details. 

 
REASON:  In the interests of the visual amenities of the area in accordance with 
policy BE1 of the Adopted Replacement Harlow Local Plan 2006. 

 
 3 Prior to the first occupation of the development 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 purpose. 

  
 REASON: To ensure that appropriate parking and turning is provided in 

accordance with policy T9 of the Adopted Replacement Harlow Local Plan 2006. 
 
 4 Prior to first occupation of the proposed development, the developer shall be 

responsible for the provision and implementation - per dwelling - of a Residential 
Travel Information Pack for sustainable transport, approved by Essex County Council, 
to include six one day travel vouchers for use with the relevant local public transport 
operator. 

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

sustainable development and transport, in accordance with the Highway 
Authority's Development Management Policies 2011. 

 
 5 The development hereby permitted shall not be commenced until details of a 

contaminated land investigation have been submitted to and approved by the Local 
Planning Authority. This submission shall be made to the Local Planning Authority in 
the following sequence:- 

  
 (1)    a desk top study, and, if required by the LPA following this submission 
 (2)    a site investigation, and, if required by the LPA following (1) and/or (2)  
 (3)   a remediation strategy setting out the measures to be carried out on site to 

mitigate against any unacceptable risk or risks to all potential receptors 
  
 If required, the remediation of the site shall be carried out fully in accordance with the 

approved details and timetable contained therein.  Within one month of completion of 
the remediation works, two copies of a closure report shall be submitted to the Local 
Planning Authority. 

  
 If during the development of the site, contamination not previously considered is 

identified, no further work shall be carried out until the Local Planning Authority has 
been notified in writing of the discovery and a method statement detailing a scheme for 
dealing with the contamination has been submitted to and approved by the Local 



Planning Authority.  The remediation shall be carried out in accordance with the 
approved detail.    

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

 
6. Prior to the commencement of development, a maintenance schedule for the green 

roof, including details relating to the access to the green roof, shall be submitted to and 
approved by the Local Planning Authority. The green roof shall be retained and 
maintained in accordance with the approved details. 

 
 REASON: In the interest of sustainable drainage and reducing flood risk, in 

accordance with policy CP12 of the ARHLP. 
 
 7 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 

  DPA  --  Design and Access Statement 09.09.2016 
  AUGUST 2016  --  Transport Statement 09.09.2016 
  SUDSMARTPRO  --  Drainage 09.09.2016 
  1116-001 

1116-002 E 
116-003 E 

 --  
 -- 
 -- 

Location Plan 
Existing and Proposed Block Plan 
Proposed Site Plan 

09.09.2016 
06.02.2017 
06.02.2017 

    1116-004  --  Proposed Floor Plans 09.09.2016 
  1116-005 

SK10 
SK11 

 --  
 -- 
 -- 

Proposed Elevations 
Swept Path Plan 
Second Swept Path Plan 

09.09.2016 
31.01.2017 
31.01.2017 

   
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. The application is acceptable in principle and raises no significant concerns within 

regards to design; amenity; and parking and access. The application accords with 
national policies and the Development Plan, with no outstanding material 
considerations. The application has been recommended for approval accordingly. 

 
 3. Government guidance contained within the National Planning Practice Guidance 

(Water supply, wastewater and water quality - considerations for planning applications, 
paragraph 020) sets out a hierarchy of drainage options that must be considered and 
discounted in the following order:  

  
 1.        Connection to the public sewer 
  



2.     Package sewage treatment plant (adopted in due course by the sewerage 
company or owned and operated under a new appointment or variation) 

  
 3.         Septic Tank 
  
 Foul drainage should be connected to the main sewer. Where this is not possible, 

under the Environmental Permitting Regulations 2010 any discharge of sewage or 
trade effluent made to either surface water or groundwater will need to be registered as 
an exempt discharge activity or hold a permit issued by the Environment Agency, in 
addition to planning permission. This applies to any discharge to inland freshwaters, 
coastal waters or relevant territorial waters.   

 
4. The installation of an Automatic Water Suppression System is advised to reduce the 

risk to life and property loss. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Existing Site Plan 
 
 
 

 
 
 
 
 
 
 
 
 
 



Proposed Site Plan 
 

 
 
 
 
 
 
 



Proposed Front Elevation 
 

 
 
 
 
Proposed Rear Elevation 
 
 

 
 
 
 
 
 
 
 
 
 
 



Proposed Side Elevation 
 

 
 
 
 


