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Executive Summary 

 
 

ES1. The Strategic Housing Land Availability Assessment is a key component of the evidence base to 
support the delivery of sufficient land for housing to meet the community’s need for more homes. 
This assessment is required by national policy, set out in NPPF1. This study is an assessment to 
identify land for housing and assess the deliverability and developability of sites. 
 

ES2. The purpose of a SHLAA is to identify sites within the district that may have potential for housing, 
to assess this potential, and to assess if they are likely to be brought forward for development. It 
must be remembered that land identified as part of this study forms part of the evidence base to 
assist in the preparation of the Council’s future development plan. It does not allocate sites for 
development or mean sites identified through the process will be developed for housing. 

 
The Methodology 
 
ES3 The Council will be following the methodology approach as set out in the Government Guidance 

published by the DCLG in July 2007. 
 
ES4. The guidance sets out an eight stage assessment process, with two additional optional stages: 

(see figure 2.1) 
 

1. Planning the Assessment 
2. Determining which sources of sites will be included in the Assessment. 
3. Desk top review of existing information. 
4. Determining which sites and areas will be surveyed. 
5. Carrying out the survey 
6. Estimating the housing potential of each site. 
7. Assessing when and whether sites are likely to be developed. 

a. Assessing suitability for housing 
b. Assessing availability for housing 
c. Assessing achievability for housing. 
d. Overcoming Constraints. 

8. Review of Assessment 
 

 Optional Stages 
 
9. Identifying and assessing the housing potential of broad locations – This stage may be 

required. 
10. Determining the housing potential of windfall – whilst windfall has made a significant 

contribution in the past, it is not expected to have such an impact in the future. 
 
The Assessment 
 
ES5 The Study based on the methodology has been carried out over the past 18 months. It assess 

sites within the Harlow Council boundary only. There are three sites which were identified in the 
‘call for sites’ which straddle the boundaries of Harlow with Epping Forest DC and East 
Hertfordshire DC. Only that part of the site within the District boundary has been assessed. 

 

                                                
 
1 Paragraph 159 National Planning Policy Framework: Department of Communities and Local Government. 
March 2012 
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ES6 The SHLAA is a significant part of the evidence base for the Local Development Plan. 
Once the ‘Housing Requirement’ has been established for the town, the SHLAA will have 
identified those sites which have been assessed as potentially suitable for development to meet 
that requirement. If insufficient land has been identified within the district to meet that 
requirement in the first instance other assessed land may have to be released to make up that 
shortfall or another solution would be required, such as working with adjoining Districts to help 
meet unmet objectively assessed needs l as part of the duty to cooperate process, or review the 
housing requirement. 

 
ES7 Estimates on the number of dwellings that a site may produce have been guided by the 

methodology. The consequence of this mechanistic approach is that some sites may not reflect 
their true housing potential whilst others may have too many houses apportioned. 
Consequently, each site has been reviewed to ascertain the capacity taking into account 
existing constraints that would likely affect its developable area. It is this capacity which has 
been used to establish whether the site is, firstly, included in the study (sites below six dwellings 
are excluded), and secondly the number of dwellings used for the final assessment. Overall, it is 
considered that the study reflects a reasonable assessment of a sites capacity, and the capacity 
of the district as a whole to meet the strategic requirement. Individual sites as they are 
developed will of course refine their capacity based on design, local characteristics and 
circumstance.   

 
ES8 Sites from the sources identified in stage 2 have been mapped using the GIS and the data for 

each site has been entered into a bespoke database. 
 
ES9 Initially a number of separate GIS maps were produced for each of the sources of data. These 

were: 
 

• Council Assets (Sites put forward by the Council’s Assets and Facilities team through the  
Call for Sites).  

• Call for Sites (Sites put forward as part of the Call for Sites.) The Council’s Planning 
Consultation database and local knowledge was used to compile a list of bodies and 
individuals to contact to ascertain if they wished to promote land in their ownership for 
development. Forms and an explanatory letter were sent out to those parties interested.. 

• Sites Previously Considered (Sites which have been included in past studies, e.g. Local Plan 
sites, early capacity study surveys, expired permissions) 

• Urban Capacity Study 2006 (Study undertaken by consultants looking at previously 
developed land) 

• Other Candidate Sites (Sites which were excluded in the other sources. These include; 
playing fields, allotments, school sites, town park, other green wedge sites and open space) 

 
ES10 The map below illustrates the location of all the sites from these sources that were assessed in 

the Study.  
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          Areas coloured indicate all sites considered 

 
ES11 Harlow is a former New Town with a planned layout developed from a Master Plan. It contains a 

number of features which define the spatial character of the town; these include the Green 
Wedges, distinct shopping hierarchy comprising the town centre, neighbourhood centre and 
hatches. The District boundary has been defined by the designated area of the New Town, and 
as such is tightly drawn around the urban area. This means that unlike many councils Harlow 
does not have a large hinterland or separate settlements in which to search for potential 
housing sites. 

 
ES12 GIS mapping was used as a major part of the assessment process. Sites were subject to a suite 

of tests in accordance with the methodology. Results from this were added to the database (the 
form is at Appendix 3). The database automatically assigns a score and “traffic light “colour to 
the result. The scores are totalled for individual factors; Major Affects, Local Affects, 
Sustainability, Other Factors, and Availability. All of these factors were totalled to give an overall 
score for the site.  

ES13 These sites were then scrutinised from highest score to lowest to assess sites suitability for 
development, availability (using scores as well as local knowledge) and achievability. Those that 
were considered developable were then assessed for their deliverability. Sites that were 
developable and/or deliverable were identified as such in the database.  

ES14 Through the call for sites process a large area of land to the east of Newhall is being promoted 
by a number of different developers. Taken together they are considered to form a potential 
broad location for development.  

 
ES15 It is considered that by including this location for assessment it demonstrates a proactive 

approach to assessing the development potential of sites in the district that can make a 
significant contribution towards meeting the towns future housing needs. 

ES16 Whether it forms part of the Councils future development strategy will be determined following 
the consideration of the districts objectively assessed housing needs. 

© Crown copyright. All rights reserved 100019627 (2014) 
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          Broad Location for Development 
 
The Results 
 
ES17 A significant number of sites in the study are in public ownership. This is the legacy from the 

New Town era where land and buildings were extensively owned by the Harlow Development 
and then Commission for New Towns and Homes and Communities Agency. Much of the land 
and buildings were transferred into Council Ownership. In addition Essex County Council has 
put forward land in its ownership. Other sites put forward are private ownership, either directly 
from the owner or their agents. 

ES18 Sites set out in the results section do not include any land which may have been identified in 
Strategic Housing Land Availability Assessments prepared by adjoining districts. However, 
some sites identified adjacent to Harlow’s boundary may be part of a larger area shown in the 
adjoining District’s SHLAA. 

 
ES19 As a result of the site identification process as set out in the methodology, 369 specific sites 

were identified for assessment Harlow. This formed the ‘long-list‘, each of which were assessed 
in accordance with the methodology. Those sites which were affected by constraints such as 
flood zoning or national designations such as Sites of Special Scientific Interest were still 
included at this stage. 

 
ES20 Other sites in the long-list which were considered unsuitable at this stage, included allotments; 

school playing fields; and the Town Park. A small number of sites were considered non-runners 
having no potential to deliver housing or would yield less than six dwellings. 

 
ES21 The maps in appendix 1 identify by ward the locations of all the sites in the list and,. Appendix 2 

lists each of these sites. 
 
ES22 Each of the items of the criteria was given a score which enabled sites to be ranked in order in 

the first instance, from which  an average score could be established.   
 
ES23 This established an order by which individual sites could be assessed, starting with those with 

the highest scores. Those sites which scored below average overall indicated that the land was 

© Crown copyright. All rights reserved 100019627 (2014) 
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unsuitable for housing development. However this in itself did not rule out acceptable sites that 
were on the borderline, when other factors were taken into account such as site history, or local 
factors. Consequently such sites l were not considered unsuitable at this stage, and went 
forward as developable.  

 
ES24 The long-list was reviewed and individual sites were analysed, using the methodology criteria 

(see Stage 7a, paragraph 3.54 onwards). A copy of the data base form used for each site is in 
Appendix 8. 

 
ES25 Each of the sites were reviewed in order of their score for Suitability, Availability, and 

Achievability as set out in the Methodology. Each site was then assessed for its Deliverability 
(part of the five year land supply), and Developability. This reduced the long list to 59 sites. 
These are individually mapped along with an aerial photograph in appendix 3. The individual 
assessments for the 59 sites are in Appendix 4.  

 
ES26 A number of sites which were put forward by developers have been amalgamated and identified 

as a ‘broad location for growth’. This is to the east of New Hall.(see para 2.8) 
 
ES27 In addition to the original sites identified in the Call for Sites that were in Council ownership, 

some further sites were identified that were considered to establish whether the sites were 
viable and available. 

 
ES28 Sites were reviewed at two meetings of the Local Development Plan Panel. The first as part of 

the Report on Green Wedges, where some sites identified in the Green Wedge were discounted 
by members. The second devoted to discussion of the SHLAA, where all developable sites 
were considered by members. No further sites were rejected at this meeting. 

 
ES29 Below is a summary of the potential dwelling supply in Harlow. Of note is that some of the sites 

in the SHLAA are already commitments, meaning that the number of new sites identified in the 
study is 2307 dwellings. 

 

 
 
Potential Dwelling Supply 

ES30 Government guidance in the National Planning Policy Framework says local planning 
authorities should identify specific deliverable2 sites sufficient to provide five year’s worth of 
housing against their housing requirements.  

                                                
 
2 To be considered deliverable, sites should be available now, offer a suitable location for development now, and be achievable with a realistic 
prospect that housing will be delivered on the site within five years and in particular that development of the site is viable. Sites with planning 

Total new dwellings identified by the SHLAA study 2307 

SHLAA Study sites which were already committed (with planning permission or under 
construction)  3637 

Commitments Not in SHLAA  390 

Completions from 1/4/11-31/3/13 541 

Total Dwellings Identified  6875 

Broad Location for Growth Potential Option 2011 

Total Potential Dwellings     8886 
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ES31 Each of the developable sites was assessed further to ascertain whether the site could deliver 

housing on site within five years.  
 
ES32 A number of sites were not included in the Study, but will contribute towards the five year 

supply. These were in the main sites which have extant planning permission, are under 
construction, or which have been subsequently identified since the study was completed 
reflecting the variable nature of factors that can influence the identification of development sites.  

 
ES33 Whether a District has a five year supply of land or not depends on the housing needs 

requirement for the Plan over a fifteen year period. The study has indicated that 27 sites 
identified in the SHLAA could produce dwellings within five years. It is estimated that the 27 
sites could produce 2162 dwellings within five years of the Local Plans adoption. Taking into 
account sites already committed or under construction around 2500 dwellings could be 
completed within five years of the Plans adoption. 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

                                                                                                                                                                   
 
permission should be considered deliverable until permission expires, unless there is clear evidence that schemes will not be implemented 
within five years, for example they will not be viable, there is no longer a demand for the type of units or sites have long term phasing plans. 
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1 Introduction 
 

 
1.1 The National Planning Policy Framework (NPPF) states that for plan-making local planning 

authorities should positively seek opportunities to meet the development needs of their area.3 
The Council should meet its objectively assessed needs, unless the adverse impacts of doing so 
would significantly and demonstrably outweigh the benefits, when assessed against the policies 
in the NPPF. 

 
1.2 Other studies for the Local Development Plan in particular the Strategic Housing Market 

Assessment, Greater Essex Demographic Forecasts, and Harlow Future Prospects Study will 
provide a basis for setting the future housing requirement of the town up to 2031. The Strategic 
Housing Land Availability Assessment (SHLAA) assesses sites throughout the District to identify 
their potential for housing so that the objectively assessed housing requirement for Harlow can be 
met. 

 
1.3 The SHLAA is a key component of the evidence base to support the delivery of sufficient land for 

housing to meet the community’s need for more homes. This assessment is required by national 
policy, set out in NPPF4. This study is an assessment to identify land for housing and assess the 
deliverability and developability of sites. 

 
Purpose 

 
1.4 The purpose of a SHLAA is to identify sites within the town that may have potential for housing, to 

assess this potential, and to assess if they are likely to be brought forward for development. It 
must be remembered that land identified as part of this study forms part of the evidence base to 
assist in the preparation of the Council’s future development plan. It does not mean sites 
identified in the process will be developed for housing. 

 
1.5 Sites that have the potential for development may eventually be allocated in the Local 

Development Plan, which will follow the statutory process to Adoption, and will give ample 
opportunity for public comment and debate. 

 
1.6 To ascertain if a site has potential for housing development it has to be judged as to whether the 

development of it is suitable, achievable, and if the site is available. Further assessment is made 
of each site to consider if the site is deliverable or developable. These terms are defined as: 

 
Suitability – including relevant policy restrictions, physical problems, potential impacts and the 
environmental conditions; 
 
Availability – no evidence of legal or ownership problems; and 
 
Achievability - a judgment about the economic viability of the site affected by market factors, 
cost factors, and delivery factors. 
 
“Deliverable – To be considered deliverable, sites should be available now, offer a suitable 
location for development now, and be achievable with a realistic prospect that development will 
be delivered on the site within five years and, in particular, that development of the site is 
viable. 

                                                
 
3 Paragraph 14 National Planning Policy Framework: Department of Communities and Local Government. March 
2012 
4 Paragraph 159 National Planning Policy Framework: Department of Communities and Local Government. 
March 2012 
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Developable – To be considered developable, sites should be in a suitable location for housing 
development and there should be a reasonable prospect that the site is available and could be 
viably developed at the point envisaged “ 
 

1.7 The SHLAA assesses each site against these factors to identify those sites which will make a 
contribution to meeting the housing requirement for the district over the current plan period. The 
study was carried out using the methodology set out in Section 3 following consultation with the 
stakeholders who are identified in Appendix 6. 
 

1.8 The Methodology is based on that set out in The Strategic Housing Land Availability 
Assessments Practice Guidance (2007) published by the Department of Communities and Local 
Government (CLG). New guidance has been published in draft form (October 2013) which 
substantially follows the 2007 one. 
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2 The Study Process 
 

2.1 The SHLAA process followed the ten stage process as set out in the CLG Practice Guidance. A 
flow chart set out the process. 

 

 
Figure 1SHLAA Process and Outputs 

(The Strategic Housing Land Availability Assessment process and outputs) 
 
2.2 Other than Urban capacity Studies this was the first detailed SHLAA undertaken by this authority. 

Separate SHLAA’s have been prepared by the adjoining authorities of East Hertfordshire District 
Council and Epping Forest District Council. To ensure a consistent approach across the wider 
market area and to ensure an element of consistency Harlow’s methodology and assessment 
criteria reflects those of the adjoining local planning authorities. 

 
2.3 The section which follows amplify this Council’s approach to the DCLG process as set out in 

figure 1.  
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3 Study Methodology 
 

Background 
 
3.1 The Regional Spatial Strategy (RSS) for the East of England identified the Harlow Area for 

significant growth. The coalition Government stated its intention to abolish Regional Spatial 
Strategies in June 2010, with the necessary legislation being put in place following the enactment 
of the Localism Act in November 2011. The Council continues, however, to maintain a dialogue 
with East Hertfordshire and Epping Forest District Councils to reflect the duty to cooperate as set 
out in the Act. This will ensure the development needs of the Harlow area can be delivered in a 
sustainable and coordinated way.  

 
3.2 Notwithstanding the above the Council undertook formal public consultation on Harlow’s Core 

Strategy Issues and Options in November 2010. This enabled the Council to scope the perceived 
planning issues affecting Harlow at that time. It also provided the Council with feedback on a 
range of potential growth options that were evaluated by consultants as a way of delivering the 
quantum of development proposed in the East of England Plan for the wider Harlow area. 

 
Purpose 
 
3.3 The purpose of a SHLAA is to identify sites within the district that may have potential for housing, 

to assess this potential, and to assess if they are likely to be brought forward for development. It 
must be remembered that land identified as part of this study forms part of the evidence base to 
assist in the preparation of the Council’s future development plan. It does not mean sites 
identified in the process will be developed for housing. 

 
3.4 Guidance for producing a SHLAA is contained in a Practice Guide published by Department for 

Communities and Local Government (DCLG). Additional guidance has been set out by Planning 
Advisory Service (PAS). 

 
3.5 The primary role of the SHLAA in the guidance is to produce the following core outputs: 

 
• A list of sites, cross-referenced to maps showing locations and boundaries of 

specific sites (and showing broad locations, where necessary) 

• Assessment of the deliverability/developability of each identified site (in terms of 
its suitability, availability and achievability) to determine when an identified site is 
realistically expected to be developed 

• Potential quantity of housing that could be delivered on each identified site or 
within each identified broad location (where necessary) or on windfall sites 
(where justified) 

• Constraints on the delivery of identified sites  

• Recommendations on how these constraints could be overcome and when 
 

3.6 To achieve this the following processes are required:5 
 
• The survey and assessment should involve key stakeholders including house 

builders, social landlords, local property agents and local communities. Other 
relevant agencies may include the Housing Corporation and English Partnerships 
(a requirement in areas where they are particularly active) 

                                                
 

5 Source: Strategic Housing Land Availability Assessments Practice Guidance 

 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

5 
 

• The methods, assumptions, judgements and findings should be discussed and 
conclusions recorded throughout the process in an open and transparent way, 
and explained in the Assessment report. The report should include an 
explanation as to why particular sites or areas have been excluded from the 
assessment. 

 
3.7 The SHLAA is a key element of the evidence base for the Council’s emerging Development Plan. 
 
3.8 The SHLAA does not determine whether identified sites should be allocated in the new Local 

Plan .Sites which may have potential to contribute towards the Harlow’s housing requirement and 
identified through the SHLAA will require further scrutiny through the statutory development plan 
process. 

 
3.9 The SHLAA will cover at minimum a 15 year time span from the estimated adoption date of the 

Council’s Development Plan with the land supply being based on the quantum and the location of 
growth..  

 
3.10 The SHLAA will be kept under review as the preparation of the Development Plan progresses, 

and will be updated as part of the Annual Monitoring Report.  
 

The Methodology 
 
3.11 The Council will be following the methodology approach as set out in the Government 

Guidance published by the DCLG in July 2007. 
 
3.12 The guidance sets out an eight stage assessment process, with two additional optional stages: 

(see figure 2.1) 
 

1. Planning the Assessment 
2. Determining which sources of sites will be included in the Assessment. 
3. Desk top review of existing information. 
4. Determining which sites and areas will be surveyed. 
5. Carrying out the survey 
6. Estimating the housing potential of each site. 
7. Assessing when and whether sites are likely to be developed. 

a. Assessing suitability for housing 
b. Assessing availability for housing 
c. Assessing achievability for housing. 
d. Overcoming Constraints. 
8. Review of Assessment 

 
 Optional Stages 
 

9. Identifying and assessing the housing potential of broad locations – This stage may be 
required. 

10. Determining the housing potential of windfall – whilst windfall has made a significant 
contribution in the past, it is not expected to have such an impact in the future. 

  
Stage 1: Planning the Assessment 
 
3.13 The guidance recommends that the assessment should be carried out in partnership with local 

planning authorities in the housing market area. Harlow is in partnership with five other Districts 
in the M11/LCB East housing market area, although each is at a different stage in preparing 
their respective SHLAAs. 

 
3.14 Consequently it is considered that joint assessment would be impracticable. However, these 

Districts will be invited to be part of the partners/stakeholders group. 
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3.15 Key Stakeholders will be invited to participate in an assessment group. These will include: 
(details in Appendix 1) 

 
• Adjoining Districts (Epping Forest District Council, East Hertfordshire DC) 
• Remainder of Market area partnership (Uttlesford, Brentwood and Broxbourne) 
• Registered Social Landlords 
• Developers or their agents with a vested interest in Harlow 
• Local Property Agents 
• Local groups e.g. Civic Society 

 
3.16 The assessment has been  the Council’s Planning and Housing teams where there is local 

knowledge of local policy and detailed knowledge of the town and specific sites and locations. 
 
3.16 Managerial responsibility rested with the Forward Planning Manager. 
 
Stage 2: Determining which sources of sites included in the Assessment. 
 
3.17 The DCLG Guidance sets out two categories of sources of potential housing sites; those in the 

planning process; and those not in the planning process. 
 

Sites in the Planning Process 
Site Source Data Source 
Land Allocated (or with permission for non 
housing uses) no longer required for that 
use 

Council Development Management 
Database; Adopted Local Plan. 

Existing Housing Allocations and site 
development Briefs 

Adopted Local Plan; Extant Development 
Briefs 

Unimplemented/outstanding planning 
permissions for housing 

Council’s Housing Development Monitoring 
Database  

Planning Permissions for houses under 
construction 

Council’s Housing Development Monitoring 
Database 

Sites not currently in planning process 
Site Source Data Source 
Development Industry identified land Call for Sites 
Private Individual identified Site Call for Sites 
Essex County Council identified Sites Call for Sites 
Harlow Council ownership identified Site Call for Sites (in house request) 
Sites Previously Considered Past records now plotted on GIS 
Urban Capacity Study 2006 Urban Capacity Study 2006 
Other Candidate Sites (sites not identified 
elsewhere) Including School sites and 
Allotments 

Open Spaces Study, desk top study (GIS) 

Vacant/Derelict land and buildings National Land Use Database (NLUD) 
Opportunity Sites  Representations to Adopted Local Plan 

inquiry;  
Figure 2 Sites in the Planning Process 

3.18 Harlow is a former New Town and has been planned from its inception. This means that many 
sites have a functional use, for example school playing fields, local public open space, directly 
related to the Master Plan for the town prepared by Sir Fredrick Gibberd. 

 
3.19 In undertaking the assessment some sources of land included areas identified in the Adopted 

Replacement Harlow Local Plan as Green Belt (national policy) or Green Wedge (local policy) or 
Internal Open Spaces (local policy). Government guidance makes it clear that for the purposes 
the exercise the scope of land assessed should not be excluded because of existing planning 
policies designed to constrain development. 
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3.20 Much of Harlow’s allocated employment land is concentrated in three designated and self-
contained employment areas. Residential development on sites within these areas would, in most 
instances, relate poorly to their surroundings notwithstanding the potential environmental conflicts 
that would occur. However, this does not preclude any of these sites coming forward, or being put 
forward for consideration. 

 
Stage 3: Desktop review of existing information 
 
3.21 Sources identified in Stage 2: have been mapped along with associated site data.  
 
3.22 The Council carried out a ‘Call for Sites’ in late 2009. This involved sending letters out to 

interested parties (Developers, land owners, agents etc.), adverts in the local press and articles in 
the local press. This attracted a number of candidate sites, which were plotted on Geographical 
Information System (GIS). The forms sent out to developers, landowners etc is in Appendix 9. 

 
3.23 The ‘Call for Sites’ remains open for new submissions.  
 
3.24 A key factor in the assessment was determining which sites should be included in the study. The 

bulk of the town’s housing supply has been dependant on a few strategic sites set out in the 
Adopted Replacement Harlow Local Plan such as Church Langley, Newhall, and the Gateway 
Scheme. Indeed Newhall continues to be developed.  

 
3.25 Harlow was planned to ensure the provision of a considerable amount of open land defined as 

Green wedges between neighbourhoods and within neighbourhoods. These have been plotted 
and will be assessed alongside other undeveloped sites. 

 
3.26 The planned nature of Harlow arising from its New Town heritage has meant that unlike more 

traditional towns there has been little scope for contributions to the housing land supply from 
windfall development. Consequently windfall sites have not been specifically identified as 
available in the Local Plan process. They normally comprise previously-developed sites that have 
unexpectedly become available. Indeed the Housing Trajectory for 2010-2011 indicates that 
around 15 dwellings per annum would be completed from extant planning permissions consisting 
of sites of less than 10 dwellings.  

 
3.27 Historically as part of the local authority Land Availability studies, development sites of less than 

11 dwellings were considered a small site, and were amalgamated as part of the overall 
assessment. However, a number of these sites make a valuable contribution to the land supply 
and should not be considered windfall sites 

3.28 To recognise the contribution that small sites make in Harlow the minimum size threshold of 6 
dwellings or 0.2hectares (equivalent to 30 dwellings per hectare) have been included within the 
assessment. Site sizes smaller than this were outside the scope of the assessment. 

 
Stage 4: Determining which sites and areas were surveyed. 
 
3.29 The study will be confined to land within the District boundary. Adjoining authorities are at 

different stages in the preparation of their plans. Harlow Council together with both Epping Forest 
DC and East Hertfordshire DC have cooperated on a number of planning issues and evidence 
studies, and it is clear having regard to the provisions in the Localism Act 2011 this cooperation 
will continue, indeed both Districts have identified Harlow Council as a key stakeholder. 

 
3.30 The compact size of Harlow and its planned nature means that many of the sites known to the 

local planning authority, and consequently may not need additional site surveys. Sites from 
previous land studies have been incorporated into the assessment.  

 
3.31 Sites with planning permission are monitored with site visits as part of an on-going programme to 

inform development progress for housing trajectories for the AMR.  
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3.32 Outcomes from the “Open Space Study” have already helped identify additional candidate sites 
for further assessment. This study is a comprehensive review of open land in the town. The 
outcome of this study will give further information to assess sites suitability for development. 

 
Stage 5: Carrying out the survey 
 
3.33 Site surveys and desktop assessments will be carried out by Planning Officers following 

consistent practice in identifying sites and recording information. 
 

3.34 Comprehensive information supplied as part of the call for sites (public and private) meant that 
detailed site surveys were not required. However, where it was not possible to assess the site 
from given or known information the site will be visited by an officer.  

 
3.35 The “Open Space Study” identifies additional candidate sites that l warranted a site visit 

particularly if their characteristics were unfamiliar to the surveying officer.  
 
3.36 Characteristics recorded are where possible: 
 

• Site Size 
• Boundary 
• Current Use 
• Preferred Use 
• Surrounding land use 
• Character of surrounding area 
• Access to services/highway 
• Physical constraints 
• Current policy impacts 
• Development progress 
• Initial assessment of housing potential 

 
3.37 Generally this information was recorded at the ‘Call for Sites’ phase, and is contained in a 

database linked to GIS overlays. Further sites have been identified as part of a going process, 
and plotted on a GIS system. 

 
Stage 6: Estimating the housing potential of each site 
 
3.38 Government guidance suggests that estimation of the housing potential of each site should be 

guided by the existing or emerging plan policies, at the local level. 
 
3.39  The Adopted Replacement Harlow Local Plan (ARHLP) indicates that new residential 

development should be built at 30 dwellings per hectare or more (policy H1). Preamble to the 
policy suggests that in town centre locations this may be higher and that these densities should 
be compatible with the character of the area and any urban design policies and guidance. 

 
3.40 The Local Plan also allows for higher densities than existing on previously developed land (Policy 

BE3). 
 
3.41 The Council has an adopted Design Guide Supplementary Planning Document (SPD). Whilst it is 

not specific in housing density it is clear that one of the adopted design principles is new 
development should be ‘compact’ to ensure that land is used efficiently, and density of 
development is one measure of compactness. The SPD point out that developing compact 
neighbourhoods is one of Gibberd’s founding principles for the New Town. The Design Guide 
Principle is as follows: 

 
Principle DG3: Compact Development 
Neighbourhoods should continue to be developed in a compact, well-defined pattern, supported 
by an identifiable and accessible centre. 
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New development should maintain the pattern of separate, distinct neighbourhoods; building on 
Harlow’s existing character and avoiding the creation of continuous extensions to existing 
neighbourhoods (urban sprawl). 
 

3.42 The  Design Guide includes a further Principle which states: 
 

Principle DG27: Housing Groups 
Large scale new development will be expected to create ‘housing groups’, each with a distinct 
character. A cohesive character should be achieved through the careful use of building materials 
and architectural styles.  
 
Housing groups should contain a mix of tenures. They should form compact and easily 
identifiable places. They should not be so large as to result in bland or monotonous urban sprawl. 
Excessive or tokenistic variety which would create an incoherent character should be avoided.  
 
Mixed tenure developments are encouraged.  
 
Buildings must be designed in the context of surrounding built development and in conjunction 
with the spaces between them. 
 

3.43 Neither of these principles sets out specific density requirements for new housing development.  
 
3.44 A study commissioned by the Council reviews the Master Planning Principles of the town as set 

down by Sir Fredrick Gibberd originally6. This study aimed to provide a technical baseline of 
understanding that will assist guide further regeneration and growth in Harlow. It is considered 
that this particular study provides an excellent basis for estimating housing potential, and allows 
for comparison with existing areas in Harlow. 

 
3.45 The study includes a set of overarching sustainability objectives which indicate densities which 

reflect the ‘Gibberd Principles’ for the growth and regeneration of the town. 
 
3.46 These are as follows: 
 

• Maintain Harlow’s tradition of high density neighbourhoods. Achieve minimum densities of 
40dph, in line with Gibberd Plan; 

• Achieve higher densities (up to 50 dph) in locations closer to Neighbourhood and Town 
Centres. 

• Redevelop ‘hatches’ as new higher density mixed use sites incorporating retail. 
• Consider allowing part redevelopment of hatches for new higher density housing. 
• Introduce new higher density building forms along edges of strategic open space/openspaces 
• Density should decrease as you move away from the most highly serviced locations. 
•  Based on walkable catchment areas. 

 
3.47 It should be noted that the NPPF, does not prescribe densities, however the guidance states that 

local planning authorities set out their own approach to housing density to reflect local 
circumstances.  

 
3.48 For the purposes of the SHLAA an overall view was undertaken of the contribution that these 

sites made, and an objective scheme of assessing the potential yield needs was provided. 
 
3.49 Design and layout for individual assessed sites is probably the best way of establishing the yield 

of new housing. Some of the sites which will be assessed have already provided tentative layouts 
and/or proposed dwelling yield, and where this is the case those figures will be used. However, 
for those sites where numbers of dwellings have not been indicated, the following Figure 3 has 
been  applied for the assessment to arrive at a notional capacity. 

                                                
 
6 Harlow Study Area Masterplanning Principles & Sustainability Criteria. 
Matrix Partnership with Halcrow & Levett-Therivel 
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Site Characteristic 
Density (Dwellings 
Per Hectare) Net Comment 

6 dwellings or less 30 average Policy H1 RHLP  
Within new neighbourhoods 40 average To reflect Harlow’s average 

Adjacent to transport nodes or 
neighbourhood centres or Hatches  50 average 

As recommended in “Harlow 
Study Area Masterplanning 
Principles & Sustainability Criteria” 
Matrix Partnership with Halcrow & 
Levett-Therivel 

Location is within Town centre 
Neighbourhood centre or Hatches 50 -100 

Figure 3 Site Characteristic and Density  

3.50 The yield from each of the identified sites is based on the net developable area not the gross. On 
those sites where a net area has not been indicated, figure 4 below will set the ratio. For the 
smaller sites it is generally accepted that existing services, roads, and open space will serve the 
new development. 

 
3.51 To calculate the net developable area in line with common practice the following Figure sets out 

the gross to net ratios. 
 

Site Size 
Gross to Net 

Ratio Standard 
Up to 0.4 hectare 100% 
0.4 to 2 hectares 90% 

2 hectares and above 75% 
Figure 4 Gross to Net Ratios 

 
Stage 7: Assessing when and whether sites are likely to be developed. 
 
3.52 By assessing a site’s suitability, availability, and achievability enabled a judgement to be made in 

the plan making context as to whether a site was considered deliverable, developable, or not 
currently developable. These are defined as follows:: 

 
• Deliverable – a site is available now, offers a suitable location for housing development now and 

there is reasonable prospect that housing will be delivered on site within 5 years from the date 
of adoption of the plan, and 

 
• Developable - a site should be in a suitable location for housing development, and there should 

be a reasonable prospect that it will be available for and could be developed at a specific point 
in time. 

 
• Not currently developable – not deemed to meet above two criteria. 

 
3.53 Stage 7 of the guidance is split into 4 parts to assess the suitability, availability, and achievability 

of a site. 
 
Stage 7a:  Assessing suitability for housing.  

 
3.54 A site was considered suitable for housing if it offered a suitable location and would contribute to 

the creation of sustainable, mixed communities. Sites allocated in existing plans were generally 
suitable especially if it were ascertained  the circumstances not changed y. 

 
3.55 To ensure consistency of the study a site appraisal form was  devised (Appendix 8) to assess the 

suitability of sites.  
 
3.56 As already stated the adjoining districts SHLAAs are at a different stage to Harlow. However, 

whilst this SHLAA will be looking at sites within the Harlow boundary, some sites straddle the 
boundary, and consequently these will be appraised if appropriate. 
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3.57 The Matrix study reviewing the Master Planning Principles of the town as set down by Sir 
Fredrick Gibberd7 has been referenced to help establish the criteria to appraise the sites. The 
study is a high level document which sets out a broad principles and criteria for new 
development. The study suggests some principles which are relevant for this stage of the 
assessment. These have been identified as follows: 

 
• Maintains a link to open countryside that respects the green wedge principle. 
• Respects/enhances original local landscape character 
• Respects/enhances original masterplan principles 
• Minimise need to travel 
• Potential to minimise car reliance 
• Use of Brownfield land a priority 
• Minimise greenfield landtake 
• Avoid spread of development outside of 5-10 minute catchment of local amenities 
• Utilisation of undeveloped walkable  catchment locations for new high density mixed use 

development 
• Achieve minimum densities of 40dph 
• Achieve higher up to 50dph closer to neighbourhoods and town centre. 
• Redevelops local hatches 
• Restructures Neighbourhood Centres 
• Utilisation of ‘non-functional’ open space 

 
3.58 Where possible these principles have been incorporated into the criteria which will be used to 

assess suitability (Detailed Criteria are in Appendix 2). These are: 
 
Major Affect on Suitability – Nationally recognised designations, which may affect suitability. 

• Impact on flood risk 
o Flood zones 2 and 3 

• Impact on biodiversity assets 
o RAMSAR  
o National Nature Reserve (NNR) 
o Special Areas of Conservation (SAC) 
o Sites of Special Scientific Interest (SSSI) 
o Ancient Woodland 
o Tree Preservation Order (TPO) 

• Impact on historic, cultural and built environment 
o Scheduled Ancient Monument 
o Historic Park/Garden 
o Listed Building 

• National Policy 
o Green Belt 

 
Local Affect on Suitability – Local Policy designations that may affect suitability.  

• Impact on biodiversity assets 
o Local Nature Reserves (LNR) 
o Wildlife Sites 
o Wildlife Verges 

• Noise impact 
o Potential impact from existing noise sources 

• Air Quality 
o Potential impact on the site 
o Sites Potential impact on the area 

• Contaminated Land 
o May affect viability of any development potential. 

                                                
 
7 Harlow Study Area Masterplanning Principles & Sustainability Criteria. 
Matrix Partnership with Halcrow & Levett-Therivel 
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• Development affecting a conservation area. 
o Impact on character or appearance 
o Proposed use is compatible within a conservation area. 

• Known or suspected archaeological remains. 
o May affect viability of any development potential.  

• Green Wedge principle 
o Site is in a Green Wedge. 

• Respects or enhances original landscape character 
o Minimises greenfield land take 
o Utilises ‘non-functional’ open space (based on Open Space Study) 

• Utilises Previously Developed Land 
o Redevelops a local shopping hatch 
o Restructures a neighbourhood centre 
o On Previously Developed Land 

• Regeneration 
o Contribution site could make to regeneration of the area 

 
 

Access to Community and Social Infrastructure 
• Access to Sustainable Transport Modes 

o Distance to train station 
o Distance to bus stop 
o Accessibility to cycle network 

• Access to Schools 
o Travel mode and distance to primary school 
o Travel mode to secondary school 

• Access to health facilities 
o Accessible by public transport to GP surgery 
o Accessible by public transport to Hospital 

• Access to retail centres 
o Walking distance to shopping hatch 
o Access by public transport to neighbourhood centre and town centre. 

• Access to Employment Areas 
o Accessible by public transport to major employment areas at Pinnacles/Templefields 

• Access to provision for children and young people 
o Local Area for Play (LAP) 
o Locally Equipped Areas for Play (LEAP) 
o Neighbourhood Equipped Areas for Play (NEAP) 

 
Other Factors – additional issues which may affect the sites suitability for development  

• Access 
o Is there direct access to the site 
o Does access need upgrading to current highway standards 
o Does the access serve existing development 

• Site specific impacts 
o Does the site relate well to adjacent land or development 
o Does the topography affect the suitability 
o Does the site’s shape affect development potential 
o Does development of this site land lock adjacent potential sites 
o Is the site affected by adjacent land uses  
o Does the site’s planning history have a bearing on the suitability 

  
3.59 A copy of the appraisal form is contained in Appendix 8. It uses a “traffic light method of 

assessment (red: amber: green), which provides a visual reference to help understand the 
issues/constraints the proposed site may have. The number of ‘red’ or ‘green’ does not 
necessarily rule in or out a particular site but indicates how likely its development may be. For 
example issues/constraints on a ‘red’ indicated site may be mitigated, or it is contrary to a policy 
designation cannot automatically be rejected (as recommended by Government guidance). 
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3.60 In addition a scoring system has been assigned to compare in absolute terms one site with 

another. Red would score 1; Amber 2; and Green 3. Whilst this does allow some comparison to 
assist in sites suitability, it must be weighed against the other factors of availability and 
achievability. 

 
Stage 7b:  Assessing availability for housing.  

 
3.61 The call for sites exercise and other identification of potential sites was carried out in early 2010. 

It is possible that the status of some of these sites has changed in that period. It is proposed that 
developers and their agents and other respondents are contacted to appraise them of the latest 
progress, but specifically to ascertain if:  

 
1. Is the site still available for housing? 
2. If not how have circumstances changed 

 
3.62 If there was no response from the contact, the Council ascertained the new owner/agent. Where 

this was  not forthcoming it was assumed that there is doubt over the availability of the site, and 
was considered currently not developable. 

 
3.63 In addition other tests to assess availability will be as follows: 

• Legal Issues 
o Is there a ransom strip to be overcome 
o Multi ownerships 
o Is there a restrictive covenant on the site 

 
• Ownership 

o Not in the ownership of the sites’ sponsor  
o Ownership not known 
o Owner intention (see paragraph 3.52) 

• Current use 
o Is there an established use on the site 
o Is it a non-conforming use 

 
Stage 7c:  Assessing achievability for housing.  

 
3.64 A site is considered achievable for development where there is reasonable prospect of that the 

housing will be developed on the site at a particular point in time. This is a question of economic 
viability of the site, and the capacity of the developer to build and sell the housing over a certain 
period. This will be affected by, market factors at the time (viability of existing use, land value of 
alternative uses, location, demand, projected sale); cost factors (site preparation costs, planning 
obligations, funding prospects); and delivery factors (phasing, build rates, single or several 
developers, capacity of the developer). 

 
3.65  The call for sites exercise identified a number of sites that may have significant infrastructure 

costs associated with them. These were identified in the site appraisal along with other potential 
costs such as contributions to Essex County Council for education, and the requirement to 
provide 33% affordable housing on sites providing 15 or more dwellings.  

 
3.61 It had been the intention that Group members would be drawn from the sectors identified in 

paragraph 3.6 above. However, on consulting on the methodology with the stakeholders and 
others, and requesting declarations of interest in joining the stakeholder group there were very 
few that wished to participate. 

 
3.62 Consequently those stakeholders who expressed an interest will be asked to comment on the 

SHLAA Report as published, and the document published on the Council’s web site. 
 
3.63 Group members can review the information in the document and the Council’s assessments of 

the sites, and inform the Council if they feel changes are needed. 
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Stage 7d:  Overcoming Constraints 
 

3.64 If the assessment identifies any constraints, then it should include what actions would be needed 
to remove them. Actions to remove them may include: 
 
• Investment in new infrastructure 
• Dealing with fragmented land ownership 
• Environmental improvement 
• Assessment of relevance of the Planning Policy constraining development. 
 

Stage 8:  Review of the Assessment 
 

3.65 Once the assessment of the deliverability/developability has been completed, an assessment of 
whether there are sufficient or surplus sites to meet the Council’s housing requirement has been 
made. The housing potential can then be incorporated into the Council’s housing trajectory. 

 
3.66 The test for sufficiency depends on the assessment being carried out as part of a plan review to 

identify sites required for the first 10 years of a plan, and preferably for 15 years of the plan, or 
whether the assessment is being reviewed to help the 5 year land supply. 

 
3.67 If there are sufficient sites to meet these requirements then the most sustainable and deliverable 

sites (depending on policy reviews) will be supported but if there is insufficient housing arising 
from the sites identified  then it is necessary to investigate how this shortfall can be planned for. 
See stages 9 and 10. 

 
Stage 9:  Identifying and assessing the potential of broad locations 

 
3.68 If sufficient specific sites cannot be identified to meet Harlow’s housing requirement then 

guidance suggests that broad locations for growth can be considered. The guidance states this is 
a proactive approach to planning.  

 
3.69 The guidance suggests examples of broad locations, which in Harlow’s case is likely be outside 

the District boundary. If that is the case the emerging Development Plan Strategy will identify 
broad locations for growth, working with other public bodies, if there is insufficient capacity within 
Harlow’s boundaries to meet Harlow’s housing requirement. 

 
 
Stage 10:  Determine the housing potential of windfall (where justified) 
 
3.70 Government advice states that the supply of land for housing should be based upon specific 

sites, and possibly broad locations. However, guidance recognises that in some authorities there 
are local circumstances where a windfall allowance is justified.  

 
3.71 Whilst each year the Council approves a number of sites which have not been identified as 

available as part of the local plan process, the number has not been consistent or predictable. 
Sources of past windfall have come from a wide range, for example developing the garden of an 
existing house to the conversion of a major town centre office block.  

 
3.72 Harlow’s new town master planning means that there is little scope for windfall development to 

make a major contribution to housing supply. Monitoring of housing completions has not indicated 
any pattern in windfall that could be reliably used to predict future supply. 

 
3.73 Consequently it is considered that an allowance for windfall as part of the housing land supply is 

not justified.  
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4 SHLAA Assessment 
 

 
Introduction 
 

4.1. The Study based on the methodology has been carried out over the past 18 months. It assessed 
sites within the Harlow Council boundary only. There are three sites which were identified in the 
‘call for sites’ which straddle the boundaries of Harlow with Epping Forest DC and East 
Hertfordshire DC. Only that part of the site within the District boundary has been assessed. 
 

4.2. The SHLAA is a significant part of the evidence base for the Local Development Plan. Once the 
‘Housing Requirement’ has been established for the town, the SHLAA will have identified those 
sites which have been assessed as suitable for development to meet that requirement. If 
insufficient land has been identified within the town to meet that requirement in the first instance 
other assessed land may have to be released to make up that shortfall or another solution would 
be required, such as working with adjoining Districts to help make up the shortfall of unmet need 
as part of the duty to cooperate process, or review the housing requirement. 

 
4.3. Estimates on the number of dwellings that a site may produce have been guided by the 

methodology (see paragraph 3.49). The consequence of this mechanistic approach is that some 
sites may not reflect their true housing potential whilst others may have too many houses 
apportioned. Consequently, each site has been reviewed to ascertain the capacity taking into 
account existing constraints that would likely affect its developable area. It is this capacity which 
has been used to establish whether the site is, firstly, included in the study (sites below six 
dwellings are excluded), and secondly the number of dwellings used for the final assessment. 
Overall, it is considered that the study reflects a reasonable assessment of a sites capacity, and 
the capacity of the town as a whole to meet the strategic requirement. Individual sites as they are 
developed will of course refine their capacity based on design, local characteristics and 
circumstance.   

 
Stage 1: Planning the Assessment 
 
4.4 The adjoining Districts began their SHLAA process before this Authority. Both Districts included 

Harlow Council in their consultation process. This Authority included the adjoining authorities in 
the consultation process to establish the Methodology.  

4.5 As a former New Town Harlow does a significant amount of land and property in public 
ownership. A diverse cross section of stakeholders both within the town and that have interests in 
the town have been consulted on the methodology and invited to put forward sites that they felt 
could be developed for housing. They were invited to be part of a group which would scrutinise 
the Council’s assessments. A small number accepted that invitation. 

4.6 The study has been carried by the Council’s Forward Planning Team.  
4.7 The Study has been overseen the Forward Planning Manager. 
4.8 Forward Planning Team members and Head of Planning have scrutinised the assessments. The 

developable sites have been considered by a panel of Councillors (Local Development Plan 
Panel) who agreed which sites should be put to the Stakeholders to ensure the impartiality of the 
individual site assessments. 
 

Stage 2: Determining which sources of sites will be included in the Assessment. 
 

4.9 The Methodology at paragraph 3.17 set the sources of sites that will be assessed. By and large 
this has been adhered to, however, during the process it was considered that a considerable 
number of sites had not been considered. These consist of areas of open space including green 
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wedges, playing fields, the town park, allotments. In total some 311 sites have been included in 
the study.  

Stage 3: Desktop review of existing information 
 

4.10 Sites from the sources identified in stage 2 have been mapped using the GIS and the data for 
each site has been entered into a bespoke database (Appendix 3). 

4.11 Initially a number of separate GIS maps were produced for each of the sources of data. These 
were: 

• Council Assets (Sites put forward by the Council’s Properties, Facilities and Projects section as 
part of the Call for Sites).  

• Call for Sites (Sites put forward as part of the Call for Sites.) The Council’s Planning 
Consultation database and local knowledge was used to compile a list of bodies and individuals 
to contact to ascertain if they could suggest land in their control which they felt may be suitable 
for development. Forms and an explanatory letter were sent out to these (a copy is in Appendix 
9) 

• Sites Previously Considered (Sites which have been included in past studies, e.g. Local Plan 
sites, early capacity study surveys, expired permissions) 

• Urban Capacity Study 2006 (Study undertaken by consultants looking at previously developed 
land) 

• Other Candidate Sites (Sites which were excluded in the other sources. These include; playing 
fields, allotments, school sites, town park, other green wedge sites and open space) 

 

 

 
Figure 5 Areas coloured indicate “call for sites” put forward by Properties, Facilities and Projects of HDC 

 

© Crown copyright. All rights reserved 100019627 (2014) 
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Figure 6 Areas coloured indicate “call for sites” 

 
 

 
Figure 7 Areas coloured indicate Sites Previously Considered 

 

© Crown copyright. All rights reserved 100019627 (2014) 

 

© Crown copyright. All rights reserved 100019627 (2014) 
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Figure 8 Areas coloured indicate Urban Capacity Study  

 

 
Figure 9 Areas coloured indicate other candidate sites 

  

© Crown copyright. All rights reserved 100019627 (2014) 

 

© Crown copyright. All rights reserved 100019627 (2014) 
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4.12 Other Candidate sites as a source were included after the Methodology had been published. It 

was felt that not all potential development land had been considered by the other data sources. 
This included a significant amount of Green Wedge and other open space. The CLG guidance 
states that the “scope of the Assessment should not be narrowed down by existing policies 
designed to constrain development, so that the local planning authority is in the best possible 
position when it comes to decide its strategy for delivering its housing objectives”. 

4.13 All the sites were amalgamated into one large GIS overlay map which was linked to the Access 
database. Duplicate sites were narrowed down to one boundary where possible whilst 
maintaining single ownerships if they could be identified. 

 

 
Figure 10 Areas coloured indicate all sites considered 

 

Stage 4: Determining which sites and areas will be surveyed 
 

4.14 Harlow is not typical of most Districts. It is a former New Town with a planned layout which has 
been developed from a Master Plan. It contains a number of features which define the town; 
including Green Wedges, and a defined shopping hierarchy to name but two. The District 
boundary reflects the original New Town designated area, and as such is tightly drawn around 
the urban area. This means that unlike many councils Harlow does not have a large hinterland or 
settlements in which to search for potential housing sites. 

4.15 The consequence of this is that land in the town has been identified in the original New Town 
Master Plan with some form of specific function. This function has been reflected in subsequent 
development plans as Green Wedge or internal open space. The guidance states that the scope 

© Crown copyright. All rights reserved 100019627 (2014) 
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of the assessment should not be narrowed down by existing policies designed to constrain 
development. 

4.16 It was at this stage that it was considered essential that sites that had not been considered by the 
“call for sites”, Council Assets, Sites Previously Considered, and Urban Capacity Study 2006 
should be identified and assessed.  

4.17 A significant number of additional sites were identified, which meant that virtually total coverage 
of all open land in the District would be assessed. This is vital to ensure that whatever the final 
Local Plan housing requirement figure is, that sufficient developable sites are allocated to meet 
that figure. 

4.18 Looking at the majority of open land in the town  also provided   a definitive capacity of new 
development in the town, and that anything above that capacity will have to be resolved through 
other means. 

 
Stage 5: Carrying out the survey 
 
4.19 The desk top survey was carried out using a combination of tools. Mostly the GIS system using 

both OS Master Map and aerial photography. In addition Google street view was used to get an 
overview of the site. Site visits have not been carried out due to the limitation of resources and 
the significant number of sites which required assessing. In addition the compact nature of the 
town and officers familiarity with the sites from previous surveys meant that visits to all sites was 
not considered necessary. 

 

Stage 6: Estimating the housing potential of each site 
 

4.20 The capacity of each site was determined by the sites characteristic and size. The site 
characteristic took into account urban form found in Harlow and determines a suitable density. 
The sites size determines the gross/net ratio to help determine the sites developable area. 
(Paragraphs 3.49 and 3.51).  

4.21 Some sites in the study have been the subject of planning applications, tested in the Urban 
Capacity Study, or subject the subject of detailed study as part of the Council’s policy of 
regeneration. In other cases local knowledge of potential constraints have been utilised. 

4.22 It became apparent that the potential capacity of some sites was much smaller than their site 
area would determine using just a calculation. This was particularly true of Green Wedge sites. 
Sites were looked at again in detail to take into account local factors and constraints such as 
trees, openness of the site etc. to determine a likely developable area and then apply the 
formulae set out in the methodology.  

 
Stage 7: Assessing when and whether sites are likely to be developed. 

 
4.23 The GIS system was used as a major part of the assessment process. Sites were subject to a 

suite of tests in accordance with the methodology. Results from this were added to the database 
(the form is at Appendix 8). The database automatically assigns a score and “traffic light “colour 
to the result. The scores are totalled for individual factors; Major Affects, Local Affects, 
Sustainability, Other Factors, and Availability. All of these factors were totalled to give an overall 
score for the site.  

4.24 Sites were ranked in order to assemble a list of preferred sites. These sites were then scrutinised 
from highest score to lowest to assess sites suitability for development, availability (using scores 
as well as local knowledge) and achievability. Those that were considered developable were 
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assessed for their deliverability. Sites that were developable and/or deliverable were marked as 
such in the database to allow for easy sieving.  

 
Stage 8: Review of the Assessment 

 
4.25 A summary of the housing potential on all developable sites is set out in the next section. Site 

maps and aerial photos of the developable sites are in Appendix 3.  A more detailed set of results 
is set out in tables in Appendix 4. Copies of extracts from the database for all sites assessed are 
in Appendix 2. 

4.26 The housing requirement figure for the District (once set) will set the target figure for the District; 
the Council has to identify sufficient land to meet that need, unless there is an evidenced reason 
for them not to do so. In addition the District will have to ensure that there is a five year supply of 
deliverable sites based on the overall target figure. 

4.27 The deliverable sites and calculations will be set out in a Housing Trajectory, which will be 
published once the housing requirement figure has been agreed. 

4.28 If insufficient dwellings have been identified to meet the housing requirement further sites should 
be brought forward until that target is met. 

 

Stage 9: Identifying and assessing the potential of broad locations 
 
4.29 As part of the call for sites a large area of land to the east of Newhall has been identified by a 

number of developers. Taken together they are considered to form a potential broad location for 
development.  
 

4.30 It is considered that by including this site as part of the assessment represents a proactive 
approach to the planning of future housing growth in the district taking into account future 
infrastructure improvements. 

 
4.31 Its inclusion as part of the Councils housing strategy will be determined by the statutory process, 

which may or may not include this area of land to meet its strategic housing objectives. 
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Figure 11 Broad Location for Development. 

 
Stage 10: Determine the housing potential of windfall (where justified) 

 

4.32 It is not anticipated that windfall housing will make a major contribution during this plan period. 
The planned nature of the former New Town generally means that there is little opportunity for 
windfall site s to come forward to make a significant effect on dwelling numbers.  

  

© Crown copyright. All rights reserved 100019627 (2014) 
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5 Results
 

 

5.1 A significant number of sites in the study are in public ownership. This is the legacy from the New 
Town era where land and buildings were extensively owned by the Harlow Development 
Corporation and then Commission for New Towns and Homes and Communities Agency. Much 
of the land and buildings were transferred into Council Ownership. In addition Essex County 
Council has put forward land in its ownership. Other sites put forward are private ownership, 
either directly from the owner or their agents. 

5.2 Sites set out in the results section; do not include any land which may have been identified in 
adjoining District’s Strategic Housing Land Availability. However, some sites identified adjacent to 
Harlow’s boundary form part of a larger area shown in the adjoining District’s SHLAA. 

5.3 As a result of the site identification process as set out in the methodology, 369 specific sites were 
identified for assessment Harlow. This formed the ‘long-list‘, each of which were assessed in 
accordance with the methodology. Those sites which were affected by constraints such as flood 
zoning or national designations such as Sites of Special Scientific Interest are still included at this 
stage.  

5.4 Other sites in the long-list which were considered unsuitable at this stage, included allotments; 
school playing fields; and the Town Park. A small number of sites were considered non-runners 
having no potential to deliver housing or would yield less than six dwellings. 

5.5 The maps in appendix 1 identify by ward the locations of all the sites in the list and, appendix 2 
lists each of these sites. 

5.6 Each of the items of the criteria was given a score which enabled sites to be ranked in order in 
the first instance, and an average score could be established.   

5.7 This established an order in which to assess the individual sites, starting with those with the 
highest scores. Those sites which scored below average overall indicated that the land was 
unsuitable for housing development. However this in itself did not rule a site out borderline 
acceptable sites, when other factors were taken into account such as site history, or local factors, 
not all were considered unsuitable at this stage, and went forward as developable.  

5.8 The long-list was reviewed and individual sites were analysed, using the methodology criteria 
(see Stage 7a, paragraph 3.54 onwards). A copy of the data base form used for each site is in 
Appendix 8. 
 

5.9 Each of the sites was reviewed in order of their score for Suitability, Availability, and Achievability 
as set out in the Methodology. Each site was then assessed for its Deliverability (part of the five 
year land supply), and Developability. This reduced the long list to 59 sites. These are individually 
mapped along with an aerial photograph in appendix 3. The individual assessments for the 59 
sites are in Appendix 4. 

 
5.10 A number of sites which were put forward by developers have been amalgamated and identified 

as a ‘broad location for growth’. This includes land to the east of New Hall.(see para 2.8) 
 

5.11 Due to the high number of sites in the Council’s ownership, and additional sites identified that 
were not in the original submission by the Council to the ‘Call for Sites’, a meeting was held with 
those Council Officers with responsibility for Council land. This was to establish whether the sites 
were viable and available. 

 
5.12 Sites were submitted to the Local Plan Working Group of Councilors on two occasions. The first 

as part of the Report on Green Wedges, where some sites identified in the Green Wedge were 
discounted by members. The second devoted to discussion of the SHLAA, where all developable 
sites were discussed by Councilors. No further sites were rejected at this meeting. 
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5.13 Figure12 below is a summary of the potential dwelling supply in Harlow. Of note is that some of 

the sites in the SHLAA are already commitments, meaning that the number of new sites in the 
study is 2307 dwellings. 

 

 
Figure 12 Potential Dwelling Supply 

 
5.14 Government guidance in the National Planning Policy Framework says local planning authorities 

should identify specific deliverable8 sites sufficient to provide five years worth of housing against 
their housing requirements.  
 

5.15 Each of the developable sites was assessed further to ascertain whether the site could deliver 
housing on site within five years. The results are set out in Appendix 5. 

 
5.16 The table in Appendix 5 incorporates a number of sites which were not included in the Study. 

These were in the main sites which have extant planning permission, are under construction, or 
have come to light after the study completed.  

 
5.17 Whether a District has a five year supply of land or not depends on the housing needs 

requirement for the Plan over a fifteen year period. The study has indicated that 27 sites identified 
in the SHLAA could produce dwellings within five years. It is estimated that the 27 sites could 
produce 2162 dwellings within five years of the Local Plans adoption. Taking into account sites 
already committed or under construction around 2500 dwellings could be completed within five 
years of the Plans adoption. 

 
 
 
 
 
 
 
 

                                                
 
8 To be considered deliverable, sites should be available now, offer a suitable location for development now, and be achievable with a realistic 
prospect that housing will be delivered on the site within five years and in particular that development of the site is viable. Sites with planning 
permission should be considered deliverable until permission expires, unless there is clear evidence that schemes will not be implemented 
within five years, for example they will not be viable, there is no longer a demand for the type of units or sites have long term phasing plans. 

Total new dwellings identified by the SHLAA study 2307 

SHLAA Study sites which were already committed (with planning permission or under 
construction)  3637 

Commitments Not in SHLAA  390 

Completions from 1/4/11-31/3/13 541 

Total Dwellings Identified  6875 

Broad Location for Growth Potential Option 2011 

Total Potential Dwellings     8886 
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Appendix 1 – Ward Based Maps of All Sites  
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Old Harlow Ward.  
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Mark Hall Ward  
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Netteswell Ward  
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Hare Street and Little Parndon Ward  
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Toddbrook Ward  
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Great Parndon Ward  
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Bush Fair Ward  
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Church Langley Ward  
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Harlow Common Ward  
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Staple Tye Ward  
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Sumners and Kingmoor Ward   
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Appendix 2 – List of All Sites  



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

38 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

39 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

40 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

41 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

42 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

43 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

44 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

45 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

46 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

47 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

48 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

49 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

50 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

51 
 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

52 
 

 



 
Harlow Strategic Housing Land Availability Assessment 2014 

 

53 
 



 
 

Harlow Strategic Housing Land Availability Assessment 2014 
 

 
 

12 
 

Appendix 3 – All Developable Sites: 
Location Map and Aerial Photograph   
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SA 1 The Angle – 42 Dwellings 
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SA 10 Terminus House and Car 
Park – 100 Dwellings 
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SA 13 Education Centre Hodings 
Road – 14 Dwellings 
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SA 14 Purford Green School – 
30 Dwellings
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SA 15 Former Passmores 
School– 80 Dwellings 
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SA 16 East of the Downs School – 
25 Dwellings 
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SA 22 Land South of Gilden Way 
– 67 Dwellings 
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SA 23 Former Scout Hut 
Elderfield – 6 Dwellings 
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SA 27 Manor Hatch – 16 
Dwellings 
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SA 30 Playing Field and land 
east of Radburn Close south of 
Clifton Hatch – 69 Dwellings 
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SA 31 South of Hawthorns west 
of Riddings Lane – 35 Dwellings 
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SA 33 Land and garages 
between Bushey Croft and 
Rushes Mead – 13 Dwellings 
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SA 36 Garage blocks adjacent to 
Nicholls Tower – 11 Dwellings 
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SA 38 Elm Hatch and Public 
House – 10 Dwellings 
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SA 39 Stewards Farm 

 – 10 Dwellings 
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SA 40 Land between Barn Mead 
and Five Acres – 10 Dwellings 
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SA 44 Kingsmoor House and 
gardens – 9 Dwellings 
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SA 45 Pollard Hatch plus 
garages and adjacent land – 20 
Dwellings 
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SA 46 Katherines Hatch – 10 
Dwellings 
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SA 48 Service bays rear of The 
Stow – 8 Dwellings 
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SA 52 Garages east of 99-102 
Greenhills – 8 Dwellings 
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SA 68 Slacksbury Hatch and 
associated garages  

– 10 Dwellings 
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SA 70 Garages at Arkwrights  

– 7 Dwellings 
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SA 72 Lister House, Staple Tye 
Mews, Staple Tye Depot, and The 
Gateway Nursery – 42 Dwellings 
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SA 73 Kingsmoor Recreation 
Centre – 25 Dwellings 
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SA 76 Rectory Lane Playing Field 
– 70 dwellings 
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SA 74 Clifton Hatch 
 – 28 dwellings 
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SA 78 Open Space to the south 
of Berecroft – 294 Dwellings 
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SA 83 Wissants and adjacent 
playground – 15 Dwellings

 

 
 
 
 

© Crown copyright. All rights reserved 100019627 (2014) 

 



 
 

Harlow Strategic Housing Land Availability Assessment 2014 
 

 
 

42 
 

SA88 Land and Buildings at Wych 
Elm incorporating bus garage and 
fire station – 500 Dwellings 
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SA 91 Prentice Place – 63 
Dwellings 
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SA 96 Land Adjacent to 
Katherines School – 27 Dwellings 
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SA98 Fishers Hatch – 10 
Dwellings 
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SA 101 Colt Hatch community 
centre and adjacent land – 11 
Dwellings 
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SA 142 Land between Second 
Ave and St. Andrews Meadow – 
16 Dwellings 
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SA 161 Northbrooks playing fields 
– 60 Dwellings 
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SA 171 Playing field west of Deer 
Park – 69 Dwellings 
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SA 241 Land northwest of 
Kingsland – 41 Dwellings 
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SA 245 Playground & land 
between Little Pynchons and Pear 
Tree Mead – 12 Dwellings 
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SA 251 Playground west of 93-
100 Jocelyns – 12 Dwellings 
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SA 266 Sherards House and 
adjacent land – 15 Dwellings 
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SA 278 Ram Gorse – 112 
Dwellings 
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SA 301 Coppice Hatch and 
garages – 16 Dwellings 
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SA 314 Pypers Hatch – 10 
Dwellings 
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SA 327 Garage block south east 
of Fesants Croft 7 Dwellings 
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SA 336 Garage block south of 84-
97 Barn Mead – 6 Dwellings 
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SA 343 Land east of 144-154 
Fennells – 23 Dwellings 
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SA 347 Hestor House and Hester 
Mews – 15 Dwellings 
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SA 352 Maunds Hatch and Hall – 
10 Dwellings 
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SA 361 Sumners Hatch – 19 
Dwellings 
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SA 367 Lutheran Church Bush 
Fair – 14 Dwellings 
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SA 374 Priority Estates Area – 
150 Dwellings 
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Appendix 4 – Assessment of All Developable 
Sites  
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Appendix 5 – Deliverable Sites  
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SA Ref. Site Name 
Dwellings 
in 5 years 

47, 48 New Hall Phase 3 150 
7 Land North of Gilden Way  875 

NA New Hall Phase 2 350 
287 Westgate House 2 Kitson Way 170 
NA Motorsales Fifth Avenue 102 
NA Gateway (former Sports Centre) 87 
NA New Hall Phase 1 42 
NA Harlow Swimming Pool 19 
74 Clifton Hatch  28 
92 Redevelopment of Southern Way Playground Site, Southern Way,     27 

NA 1 & 1a Walfords Close 12 
NA White House, Linford End. 10 

278 Ram Gorse  112 
91 Prentice Place Hatch, Prentice Place 63 

1 The Angle 42 
72 Lister House, Staple Tye Mews, Staple Tye Depot, and The Gateway Nursery 42 

241 Land northwest of Kingsland 41 
83 Wissants and adjacent playground 40 
96 Land Adjacent to Katherines School 27 
16 East of the Downs School 25 

142 Land between Second Ave and St. Andrews Meadow 16 
33 Land and garages between Bushey Croft and Rushes Mead 13 

245 Playground & land between Little Pynchons and Pear Tree Mead 12 
251 Playground west of 93-100 Jocelyns 12 

40 Land between Barn Mead and Five Acres 10 
68 Slacksbury Hatch and associated garages 10 
44 Kingsmoor House and gardens 9 
52 Garages east of 99-102 Greenhills 8 
70 Garage blocks between 1 and 36 Arkwrights 7 
23 Former Scout Hut Elderfield 6 
38 Elm Hatch and Public House 10 
46 Katherines Hatch 10 

327 Garage block south east of Fesants Croft 7 
NA 338 Northbrooks  9 
NA Parndon Hall, Hamstel Road 9 
NA Small Sites below 6 dwellings 75 

NA= Not included in SHLAA                                                                 TOTAL  2,487 
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Appendix 6 - Key Stakeholders Consulted on 
Methodology 
  



 
 

Harlow Strategic Housing Land Availability Assessment 2014 
 

 
 

92 
 

Key Stakeholders Consulted on 
Methodology

 
Strategic Housing Market Assessment Partners including Neighbouring Councils 
 
Epping Forest District Council 
East Hertfordshire District Council 
Uttlesford District Council 
Broxbourne Borough Council 
Brentwood Borough Council 
 

County Councils 
Essex County Council 
Hertfordshire County Council 
 

Housing Associations 
Home Group Housing Association 
East Thames Housing Group 
Moat Housing Group 
Swan Housing Association Ltd 
Anchor Trust 
Circle Anglia Housing Group 
Family Mosaic 
Genesis Housing Group 
Springboard Housing Association 
The Housing Corporation 
 

Housebuilders/Developers and Planning Agents 
Compiled from Call for Sites submissions. This relates to 17 submissions. In additions all those 
housebuilders, developers, or planning agents who have expressed to be kept informed on the SHLAA. 
This equates to 67 consultees. Harlow Council Assets and Facilities section.  
 
Other Agencies or official bodies.  
  Homes and Communities Agency 
English Heritage 
Environment Agency 
Natural England 
Harlow Civic Society 

Utility companies operating within the District 
Anglian Water 
British Gas 
Lee Valley Water PLC 
Thames Water 
UK Power Networks 
Veolia Water Central 
National Grid 
British Waterways 
BT Openreach 
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Appendix 7 – Site Assessment Criteria 
 

  



 
 

Harlow Strategic Housing Land Availability Assessment 2014 
 

 
 

94 
 

 
 

Site Assessment Criteria 
 
 
By assessing a site’s suitability, achievability, and availability will enable a judgement to be made in the plan making 
context as to whether a site can be considered deliverable, developable, or not currently developable in order to 
contribute towards future development needs. To be considered: 

• Deliverable – a site is available now, if it offers a suitable location for housing development now and there is 
a reasonable prospect that housing will be delivered on site within 5 years from the date of adoption of the 
plan, and 

• Developable - a site should be in a suitable location for housing development, and there should be a 
reasonable prospect that it will be available for and could be developed at a specific point in time. 

 
The Assessment Process 
The assessment uses a “traffic light” method (red: amber: green) and a score, which provides a visual reference to 
help understand the issues/impact/constraints the proposed site may have, which are set out below under four main 
headings: Major Affects; Local Affects; Community and Social Access; and Other Factors. Each of which has a score 
to indicate the scale of the affect of the development on the site. The number of ‘red’ or ‘green’ scores that occur 
does not necessarily rule in or out a particular site but indicates how likely its development may be. For example 
issues/impacts/constraints on a ‘red’ indicated site may be mitigated, and sites that are contrary to a policy 
designation cannot automatically be rejected for inclusion (as recommended by Government guidance). 
 
To be considered deliverable, a site should be available now, offer a suitable location for development now, and be 
achievable with a realistic prospect that housing will be delivered on the site within five years and in particular that 
development of the site is viable.  
 
Sites with planning permission are considered deliverable until permission expires, unless there is clear evidence 
that schemes will not be implemented within five years, for example they will not be viable, there is no longer a 
demand for the type of units or sites have long term phasing plans. 
 
To be considered developable, sites should be in a suitable location for housing development and there should be a 
reasonable prospect that the site is available and could be viably developed at the point envisaged. 
 
Sites will be assessed based on the criteria under the various headings below. If a judgement cannot be made on a 
particular criterion it should be questioned whether the site can be delivered. 
 
Outcomes 
The assessment should indicate if a site could come forward for development. However it will not indicate that the 
site will be developed. Overall the SHLAA process is about determining if a site could feasibly be developed, not 
whether it should be. It will be for the Local Plan process to determine thorough its overall strategy and individual 
policies whether a site will be allocated for future development. A planning application for a site would be determined 
in accordance with the local plan, unless material considerations indicate otherwise. Therefore an assessment 
which indicates that a site is both deliverable and developable; does not mean its development is inevitable. 
 
Criteria 
 
RED = 1; AMBER = 2; GREEN = 3 
 
Suitability 

Category 
Layers to use / 

Source of knowledge 
Issue / Impact / 

Constraint 
 

Score 
Source/ 

Comment 
Major Affect     

Flood Risk Floodzone 2 
Floodzone 3 Zone 1 : Zone 2 : Zone 3 

Zone 3 Higher probability of 
flooding - RED  

Zone 2 Neither low or high 
probability of flooding - 

AMBER   
Zone 1 Low probability of 

A sequential 
approach 

should steer 
development 

away from 
high risk areas 
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flooding -  
GREEN 

 

(Z3). Harlow 
SFRA and 

latest EA flood 
maps 

Biodiversity Asset 
LP – Site of Special Scientific 

Interest 
LP – Tree Preservation Orders 

RAMSAR*: NNR*: SAC*: 
SSSI: Ancient 

Woodland*: TPO 
 

*not relevant in Harlow  

Includes Site – RED 
Adjacent but may impact – 

AMBER 
Not on site / no impact - 

GREEN 

The NPPF 
gives 

protection to 
these assets 

(para 118) 

Historic/Built 
Environment/Cultural 

Listed Buildings 
LP – Scheduled Ancient 

Monuments 

SAM (Scheduled Ancient 
Monuments): Historic 

Park or Garden*: Listed 
Building 

 
** only listed historic parks 

or gardens in Harlow are 
The Water Gardens and 

The Gibberd Garden 
 

Includes Site – RED 
Adjacent but may impact – 

AMBER 
Not on site / no impact - 

GREEN 

The NPPF 
gives 

protection to 
these assets 

(para 132,133) 

National Policy LP – Metropolitan Green Belt Green Belt In Green Belt – RED 
Not in Green Belt - GREEN 

The NPPF 
gives 

protection 
(Chap. 9) 

Local Affect     

Biodiversity Asset 
LP – Local Nature Reserves 

Local Wildlife Sites 
LP – Wildlife Verges 

LNR: Local Wildlife Site: 
Wildlife Verge 

Includes Site – RED 
Adjacent but may impact – 

AMBER 
Not on site no impact - 

GREEN 

ARHLP**Polic
y NE15 
controls 

development 
on local 

biodiversity 
assets 

Noise  Own judgement / knowledge Noise from existing 
source 

Noise Impact on site – 
AMBER 

No external Noise Impact - 
GREEN 

Could impact 
on sites 

suitability. 
Noise issue 

could be 
mitigated. 

ARHLP Policy 
BE17 

Air Quality Own judgement / knowledge Affect or be Affected by 
air quality 

Air Quality Impact on site – 
AMBER 

No external Air Quality 
Impact - GREEN 

Could impact 
on sites 

suitability. Air 
Quality issue 

could be 
mitigated. 

ARHLP Policy 
BE17 

Contaminated Land (CL) 
Contaminated Land Survey 

2007 
Own judgement / knowledge for 

PDL 

Recorded CL: Previously 
Developed Land (PDL): 

No recorded CL 

Known Contaminated Land 
– RED 

PDL or suspected 
contamination – AMBER 

None known or recorded - 
GREEN 

Contamination 
could affect 

sites viability. 
Amber sites 
will require 

further 
investigation 

ARHLP Policy 
BE17 

Conservation Area (CA) LP – Conservation Areas 
Impact on character of 

CA Use is compatible in 
CA 

Impact on setting/character 
area – AMBER 

No impact - GREEN 

Impact on 
existing 

conservation 
areas. ARHLP 
Policy BE9&10 

Archaeology Own judgement / knowledge Known/Suspected 
remains 

Known/suspected 
archaeology (particularly Old 

Harlow) – AMBER 
No known remains - GREEN  

ARHLP Policy 
BE13, desire 

to preserve 
remains and 

setting 

Green Wedge  LP – Green Wedges Green Wedge  
Site in Green Wedge – RED 

Site not in Green Wedge - 
GREEN 

ARHLP Policy 
NE1, 

protection of 
Green 

Wedges from 
development  

                                                
 
* Adopted Replacement Harlow Local Plan 
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Open Space 
 Own judgement / knowledge Greenfield Land: Internal 

Open Space  
Open Space - AMBER 

Not open space - GREEN 

ARHLP Policy 
NE7 

Protection of 
Internal Open 

Spaces 
ARHLP Policy 

SD3 

 
Previously Developed 

Land 

See definition of Previously 
Developed Land in NPPF 

(Annex 2: Glossary) 

Redevelop hatch: 
Restructure 

Neighbourhood retail: 
On PDL 

No – AMBER 
Yes - GREEN  

 Preference for 
development 

on PDL Policy 
RTCS 16&17 

Regeneration 
Regeneration Study (note this 

Study has not yet been 
completed) 

Contribution site can 
make to the regeneration 

of the local area 

Does not feature in the study 
- AMBER  

Features in the study – 
GREEN 

 

Does the site 
feature as an 

area of 
opportunity as 

identified in 
sub area 
profiling 

study? 
Community & 
Social Access 

   
 

Access to Sustainable 
Transport Modes 

Bus Stops 
Circle/radius distance tool Distance to Train Station 

Bus Stop > 400m 
(10min. walk) – RED 

Bus stop < 400m 
(5min.walk) - AMBER 

< 800m (10min. walk) to the 
station  - GREEN 

Sites that are 
nearer to 

public 
transport 

nodes are 
considered 

more 
sustainable.  

 Bus Stops 
Circle/radius distance tool Distance to bus stop 

Bus Stop > 800m - RED 
Bus Stop 400 - 800m 

(10min. walk) – AMBER 
Bus stop < 400m 

(5min.walk) - GREEN 

Sites that are 
nearer to 

public 
transport 

nodes are 
considered 

more 
sustainable 

 
Cycle Routes 

Cycle Routes Additional 
Circle/radius distance tool 

Access to Cycle Track 
Network  

Cycle Track > 800m - RED 
Cycle Track 400 - 800m – 

AMBER 
Cycle Track < 400m - 

GREEN 

Sites that are 
nearer to the 

cycle network 
are considered 

more 
sustainable 

Sustainable Access to 
Schools 

Harlow and Epping Schools 
Circle/radius distance tool Primary - Walk 

School > 800m - RED 
School 400 - 800m (10min. 

walk) – AMBER 
School < 400m (5min.walk) -

GREEN 

School within 
accepted 

walking 
distance 

 Harlow and Epping Schools 
Circle/radius distance tool 

Secondary - Walk or 
public transport 

Bus Stop > 800m - RED 
Bus Stop < 800m (10min. 

walk) – AMBER 
School < 800m (10min. 

walk) – GREEN 

School within 
accepted 

walking 
distance, or 

public 
transport 

Access to play areas  
 

LAP LEAP NEAP (DW) 
Circle/radius distance tool 

Access to NEAP (red on 
layer) 

NEAP > 800m - AMBER   
NEAP < 800m (10min. walk) 

- GREEN  

Play provision 
from Open 

Space/Green 
Infrastructure 

Study 

 LAP LEAP NEAP (DW) 
Circle/radius distance tool 

Access to LAP (green on 
layer), LEAP (blue on 

layer) 

LAP or LEAP > 400m - 
AMBER  

LEAP or LAP < 400m (5 
min. walk ) – GREEN 

 

Play provision 
from Open 

Space/Green 
Infrastructure 

Study 

Sustainable Access to 
Health Facilities 

Health Centres / GP Surgery 
Circle/radius distance tool Surgery - Walk 

Surgery > 800m - RED 
Surgery 400 - 800m (10min. 

walk) – AMBER 
Surgery < 400m (5min.walk) 

- GREEN 

Surgery within 
accepted 

walking 
distance. 

 Health Centres / GP Surgery 
Circle/radius distance tool 

Hospital - Walk or public 
Transport  

Bus Stop > 800m - RED 
Bus Stop < 800m (10min. 

walk) – AMBER 
Hospital < 800m (10min. 

walk) – GREEN 

Hospital within 
accepted 

walking 
distance, or 

public 
transport 
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Sustainable Access to 
retail centres 

LP – Hatches 
Circle/radius distance tool 

Walking distance to 
hatch 

Hatch > 800m - RED 
Hatch 400 - 800m (10min. 

walk) – AMBER 
Hatch < 400m (5min.walk) -

GREEN 

Hatch within 
accepted 

walking 
distance 

 
LP – Neighbourhood Centres 

Bus Stops 
Circle/radius distance tool 

Neighbourhood centres 
– walk or public 

transport 

Bus Stop > 800m - RED 
Bus Stop < 800m (10min. 

walk) – AMBER 
N. Centre < 800m (10min. 

walk) – GREEN 

Neighbourhoo
d Centre 

within 
accepted 

walking 
distance, or 

public 
transport 

 Bus Stops 
Circle/radius distance tool 

Town centre – walk or 
public transport 

Bus Stop > 800m - RED 
Bus Stop < 800m (10min. 

walk) – AMBER 
T. Centre < 800m (10min. 

walk) – GREEN 

Town Centre 
within 

accepted 
walking 

distance, or 
public 

transport 

Sustainable Access to 
Employment Areas (i.e. 
Pinnacles, Templefields, 

Staple Tye) 

Bus Stops 
Circle/radius distance tool 

Public transport access 
to major employment 

areas 

Bus Stop > 800m - RED 
Bus Stop < 800m (10min. 

walk) – AMBER 
Employment Area < 800m 

(10min. walk) – GREEN 

Employment 
Area within 

accepted 
walking 

distance, or 
public 

transport 

Other Factors (use own judgement for this section) 

Access Own judgement / knowledge Direct access to site 
from public highway 

Direct access from a main 
distributor - RED 

Direct access from a 
secondary distributor – 

AMBER 
Direct access from a local 

road - GREEN 

Site requires 
acceptable 

access to 
highway 
network 

 Own judgement / knowledge 
Does access require 
upgrading to current 

standards 

Does not meet current 
highway standards – RED 
Works needed – AMBER 

None or minor works - 
GREEN 

Access needs 
to meet 
current 

standards 

 Own judgement / knowledge Does the access serve 
existing development 

Provides existing access – 
RED 

Access could be adapted to 
serve existing - AMBER  

No - GREEN 

Joint access 
may affect 
availability 

Site specific impacts Own judgement / knowledge Does the site relate well 
to the surroundings 

No - RED 
With mitigation  – AMBER 

Well - GREEN 

Sites which sit 
well in their 

surroundings 
are more likely 

to be 
developed 

 Own judgement / knowledge Does the topography 
affect the suitability 

Yes – AMBER 
No - GREEN 

Level sites are 
easier and 

more viable to 
develop 

 Own judgement / knowledge 
Does the site’s shape 

affect development 
potential 

Yes – AMBER 
No - GREEN 

Irregular or 
narrow sites 

are more 
difficult to 

develop and 
may affect 

viability 

 Own judgement / knowledge 
Does development of 

this site land lock 
adjacent potential sites 

Yes – AMBER 
No - GREEN 

It is 
advantageous 

that other 
potential sites 

are not 
isolated 

 Own judgement / knowledge Is the site affected by 
adjacent land uses 

Yes – AMBER 
No - GREEN 

Such as trees, 
overlooking, 
incompatible 
adjacent use 

 Register sheets 
Does the site’s planning 

history have a bearing 
on the suitability 

Yes – AMBER 
No - GREEN 

Site may have 
been deemed 

developable in 
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past plans, 
have an 
elapsed 

Planning 
Permission  

etc 

Availability     

Legal Issues Original databases (see 
Guidance Notes) 

Is there a ransom strip 
to be overcome 

Yes / Possibly - AMBER 
No – GREEN 

May affect the 
viability of the 
development 
or stop it can 
be overcome 

 Original databases (see 
Guidance Notes) 

Is there a restrictive 
covenant on the site 

Yes / Possibly - AMBER 
No – GREEN 

May affect the 
viability of the 
development, 

can be 
overcome 

 

 Original databases (see 
Guidance Notes) More than one owner Yes / Possibly - AMBER 

No – GREEN 

May affect the 
speed in which 

development 
comes forward 

Ownership Original databases (see 
Guidance Notes) 

Not in the ownership of 
the sites sponsor 

Not in ownership – RED 
Don’t know - AMBER 
Owned by sponsor - 

GREEN 

Likely to affect 
if site comes 

forward 

 Original databases (see 
Guidance Notes) Ownership  Not known – AMBER 

Known - GREEN 

May affect the 
speed in which 

development 
comes forward 

 Original databases (see 
Guidance Notes) Owner intention 

Owner does not wish to 
develop the site – RED 

Don’t know - AMBER 
Owner wishes the site to 
come forward - GREEN 

Likely to affect 
if site comes 

forward 

Current Use Own judgement / knowledge Is there an established 
use on the site 

Site in use – RED 
Vacant – AMBER 

Derelict or 
undeveloped - 

GREEN 

Will affect the 
viability of site 

and speed it 
comes 

forward.  

 Own judgement / knowledge Is existing use non-
conforming 

No – AMBER 
Yes – GREEN 

E.g. a 
butcher’s in 

the middle of a 
row of houses 

 
Other Notes 
On site assessment: 

Covenants: Using Terrier layer to show council-owned land, pink and brown areas are likely to NOT have covenants; 
other council-owned areas are likely to have covenants. 
Derived Dwellings at 30dph: Multiply site size by 30 – e.g. 0.8ha x 30dph = 24 dwellings. 
Notional Capacity: Using table below, multiply site size by relevant percentage - e.g. if the site is 0.8ha, 90% of 0.8ha is 
0.72ha.  
 

Site Size 
Gross to Net 

Ratio Standard 
Up to 0.4 hectare 100% 
0.4 to 2 hectares 90% 

2 hectares and above 75% 
 
The notional capacity is calculated by multiplying this figure by the density (as set out below – most common density will 
be 40dph). E.g. 0.72ha X 40dph = 29 dwellings. 
 

 
 
 
 
 

Site Characteristic 
Density (Dwellings Per 

Hectare) Net Comment 
6 dwellings or less 30 average Policy H1 RHLP  

Within new neighbourhoods 40 average To reflect Harlow’s average 
Adjacent to transport nodes or 

neighbourhood centres or Hatches  50 average As recommended in “Harlow 
Study Area Masterplanning 
Principles & Sustainability Criteria” 
Matrix Partnership with Halcrow & 
Levett-Therivel 

Location is within Town centre 
Neighbourhood centre or Hatches 50 -100 
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Achievability 
A site is considered achievable for development where there is reasonable prospect of that the housing 
will be developed on the site at a particular point in time. This is a question of economic viability of the site, 
and the capacity of the developer to build and sell the housing over a certain period. This will be affected 
by, market factors at the time (viability of existing use, land value of alternative uses, location, demand, 
projected sale); cost factors (site preparation costs, planning obligations, funding prospects); and delivery 
factors (phasing, build rates, single or several developers, capacity of the developer). 
 
Make an assessment using your local knowledge. Each site will be referred to the stakeholders group for 
comment. 
 
Deliverability 
Deliverable – YES if you are satisfied it is; suitable, available, achievable in 5 years, 
Developable – YES if you are satisfied it is; suitable, available, achievable at some point in the next 15 
years 
Not Developable – NO to both the above. 
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Appendix 8 – Database Form 
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Database Form 
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Appendix 9 – Call for Sites Guidance, Form 
and Press Release and Web Page 
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