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Dear Sir/Madam,

EAST HERTS CORE STRATEGY: ISSUES AND OPTIONS

| write on behalf of the Harlow North Joint Venture Ltd (HNJV), a partnership between Land Securities and
Places for People, to set out HNJV's response to the East Herts Core Strategy Issues & Options consultation.

HNJV is promoting land at North Harlow for development which can sustainably accommodate all of East
Herts housing need up to 2031 (and beyond), without detrimentally impacting on the District’s main towns
and villages. HNJV has thoroughly reviewed the evidence base that supports the Core Strategy and is firmly
of the view, based on this evidence, that North Harlow is the “most appropriate strategy when considered
against the reasonable alternatives” (paragraph 4.36, PPS12).

The Core Strategy consultation document identifies 43 specific consultation questions, and those of
relevance to North Harlow have formed the basis of this response. However, in the first instance, for
contextual purposes, this letter sets out the nature of the proposed development at North Harlow and the
benefits that it would deliver. The letter also highlights issues identified during HNJV's technical analysis of
the evidence base which underpins the draft Core Strategy.

a) North Harlow

Background

The HNJV land holding is located immediately to the north of Harlow, lying across the northern extent of
the built up area of the town. The bulk of the North Harlow land lies immediately to the north of the River
Stort, although small sections of the site lie to the south of the Stort around Eastwick Mead and Parndon
Mead. The land is situated to the east of the village of Hunsdon, to the south of the village of Widford and
to the west of the village of High Wych, beyond which is Sawbridgeworth. The site lies around, but does not
include, the settlements of Eastwick and Gilston Park. It provides a rare opportunity to deliver a
sustainable urban extension to Harlow, without impacting adversely on the main towns in East Herts.

The site and surrounding area to the north, east and west consists in the main of countryside, primarily in
agricultural use, interspersed with areas of woodland. To the south is the River Stort. The A414 runs along
the northern bank of the Stort, through the southern most section of the site, before crossing the River.
The main Liverpool Street to Cambridge railway runs along the southern side of the Stort and effectively

Quod | 33 Cavendish Square London W1G OPW | 020 7182 4014 | www.quodplanning.com
Gued Planning Services Ltd. Registerad In England No. 07170188 Registered address: 82 S5t John Street Londen ECIM 4JN



® Quod

Page 2

forms the northern boundary of the existing town. This line also serves Stansted Airport. A plan and aerial
photograph showing the location and extent of the ‘North Harlow’ site is attached at Appendix 1. The
North Harlow land therefore is exceptionally well connected to principal transport nodes particularly
Harlow Town station. It is also suitably located close to services and facilities in Harlow.

The majority of the North Harlow land (to the north of the Stort) is situated within the administrative area
of East Hertfordshire within Hertfordshire. The remainder of the site (to the south) is located within the
administrative area of Harlow within Essex. The Stort forms the boundary between the two districts and
the counties.

The North Harlow site itself extends to approximately 1,017 hectares (2,513 acres) in area. In terms of
topography and landscape character, the site is characterised by agricultural land, with woodland blocks
and interspersed farmsteads being features within the landscape. The land form is gently undulating, rising
up from the River Stort to what is known in terms of landscape character classification as the ‘Hunsdon
Plateau’. This area has a large scale arable field pattern, which creates an open character across the flat
upland plateau.

Large blocks of woodland are situated in the northern and north-eastern parts of the site and effectively
form its boundaries in these locations. The north-western part of the site comprises Hunsdon Airfield, a
former RAF base. The Airfield has a number of grass runways that are now used for micro-light flights. The
site is transected by three tributaries of the River Stort, which run from north to south. These areEastwick
Brook, Fiddlers Brook and Pole Hole Brooke. The site is also crossed by a 400kV overhead power line, which
enters the north-east corner of the site and exits to the south-west to the north of Eastwick village.

By virtue of the topography and its woodland structure, the land is enclosed and separate from the more
extensive rural areas to the north, west and east.

In terms of planning designations, a substantial proportion of the North Harlow site (46%) forms part of the
Metropolitan Green Belt, which defines the original boundary of Harlow. The North Harlow site is subject to
a number of other planning/environmental designations. These include areas of Ancient Woodland, a
number of which are classified as County Wildlife Sites, and a further 5 County Wildlife Sites. The site
contains 15 Scheduled Monuments, the majority of which are pill boxes associated with Hunsdon Airfield.
The site also includes Areas of Archaeological significance. A plan showing the key planning and
environmental designations and key constraints, is attached at Appendix 2. A development which retains
these assets has the potential to provide a high quality built environment, complementing the current
character of Harlow.

A summary of the percentage areas of the North Harlow site affected by certain physical and
environmental constraints is set out in Table 1, which reinforces the limited extent to which the site has
material constraints.
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Table 1: Physical and Environmental Constraints

Constraint Category

% Site Area Subject to Constraint

Existing transport network 1%
Existing utility infrastructure 20%
Agricultural land quality gg:,i _ g::gz g
Minerals 0%
Breakdown:
Topography 29% - Gradients 1:39 — 1:20)
17% - Gradients above 1:20)
Water network 1.5%
Breakdown:

4.7% - Flood Zones 2 and 3
0% - Flood Storage Areas
4% - Projected Flood Plain
with Climate Change

Flood Constraints

0.4% - within 300m of SSS|
7% - Ancient Woodland
33% - within 300m of Ancient Woodland
7% - County Wildlife Sites
46% - Green Belt

Protected Green Space and Nature
Conservation

Historic landscape 0.4%

Vision

The unique development opportunity at North Harlow is led by HNJV, the parties of which share a common
vision for excellence and a genuine long-term commitment to investment in the places they create. HNJV
conceive North Harlow as a new model of development which combines high quality natural landscapes
with the convenience of contemporary living to deliver a beautiful but simultaneously resilient, responsible
and visionary community. A place with genuine roots and the potential to flourish over many years,
properly planned North Harlow has the ability to transform its constraints into strengths. This new urban
vision is marked by a masterplan which shows a respect for boundaries, responsiveness to changing
economic climates and allowance for gentle creative evolution through the guidance of empowered
residents. From the outset HNJV’s mission has been to establish a beautiful and resilient place.

Enhancing local assets with a progressive approach to 21% century global issues, North Harlow has the
opportunity to comfortably accommodate in the region of 10,000 dwellings during the LDF period to 2031
as part of a sustainable mixed-use development, including employment, retail and community uses, green
space and appropriate transport and supporting infrastructure.
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HNJV’s proposals for North Harlow is informed by a rigorous analysis of the site and environs, which is
treated holistically and evokes a long established English landscape tradition to achieve a sensitive and
measured response intimately related to its context. North Harlow is designed as a managed estate with
active stewardship delivering extensive areas of restored historic landscape. One of the principal features
of the HNJV indicative Masterplan is a major new park, near Gilston Park, at the heart of the development.

Evolution of the Proposals

The draft Core Strategy identifies the need to urgently deliver an increase in housing, not only to satisfy the
existing and growing demand, but also to address affordability - East Herts is identified as having an
average house price 110% above the regional average. Furthermore, the Core Strategy fully recognises, as
a result of urban capacity assessments and the Call for Sites process, that the District has a very limited
supply of brownfield land and, as a result, to accommodate the identified need of 8,500 homes, greenfield
land will need to be utilised.

As a consequence of the Government’s intention to abolish the RSS, development at North Harlow can
have a direct and positive impact on East Herts housing target. In fact North Harlow can accommodate all
of the District's growth to 2031 in one location, which prevents the need for incremental growth to
settlements across the District, thus satisfying one of the Core Strategies key objectives - to maintain the
quality of life for residents across the District (paragraph 2.7.1). The North Harlow land has few on-site
residents, compared with other potential growth areas in the district, and the HNJV indicative Masterplan
has been designed to respect the surrounding villages of Gilston and Eastwick (as elaborated below). The
results of the public consultation undertaken by HNJV demonstrate that many see the potential benefits
that North Harlow could deliver, and furthermore as noted in various recent press articles, many residents
and local organisations of the District’'s main town and villages feel frustrated that their towns must once
again accommodate further incremental growth, which damages quality of life and places pressure on
existing services/facilities.

North Harlow can comfortably support in the region of 10,000 new residential units during the plan period.
Planning on this scale allows for the sustainable planning of infrastructure and services. A copy of the
indicative Masterplan is enclosed at Appendix 3. This indicative Masterplan has been borne out of a series
of rounds of consultation with the public, local businesses and key stakeholders. This has involved 56 hours
of public consultation in Harlow and East Hertfordshire, comprising the following:

- a Community Engagement Survey carried out in September 2009 which asked residents to make
their views known regarding their current access to facilities and services, improvements that they
might wish to see and their perceptions of Harlow. The survey was issued via a newsletter and the
HNJV website to 14,000 addresses in Harlow and East Hertfordshire. The questionnaire was
completed by 407 people;

b Drop-in Sessions were held in October 2009 providing information to the HNJV team in terms of what
local people value about their area. The sessions were held at the Harvey Centre, Harlow; and High
Wych memorial hall and Widford village hall, East Hertfordshire. Approximately 700 people attended
writing 1200 post it notes, containing approximately 1300 comments;

= Community Forums held in November 2009 provided the opportunity for the HNJV team to hear first
hand the concerns that residents have regarding the development and provided an opportunity for






