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Useful information 
 
Bus routes 427, U1, U3, U4 and U7 all stop at 
the Civic Centre. Uxbridge underground station, 
with the Piccadilly and Metropolitan lines, is a 
short walk away. Limited parking is available at 
the Civic Centre. For details on availability and 
how to book a parking space, please contact 
Democratic Services 
 
Please enter from the Council’s main reception 
where you will be directed to the Committee 
Room. An Induction Loop System is available for 
use in the various meeting rooms. Please contact 
us for further information.  
 
Please switch off any mobile telephones and 
BlackBerries™ before the meeting. Any 
recording of the meeting is not allowed, either 
using electronic, mobile or visual devices.  
 
If there is a FIRE in the building the alarm will 
sound continuously. If there is a BOMB ALERT 
the alarm sounds intermittently. Please make your way to the nearest FIRE EXIT.    
 

 



A useful guide for those attending Planning Committee meetings 
 

Security and Safety information 
Fire Alarm - If there is a FIRE in the building the 
fire alarm will sound continuously.  If there is a 
BOMB ALERT the alarm sounds intermittently.  
Please make your way to the nearest FIRE EXIT.  
Recording of meetings – This is not allowed, either 
using electronic, mobile or visual devices.  
Mobile telephones – Please switch off any mobile 
telephones and BlackBerries before the meeting.  
Petitions and Councillors 
Petitions –Petitions– When a petition of 20 
signatures or more of  residents that live, work or 
study in the borough is received they can speak at a 
Planning Committee in support of or against an 
application for up to 5 minutes.  Where multiple 
petitions are received against (or in support of) the 
same planning application, the Chairman of the 
Planning Committee has the discretion to amend 
speaking rights so that there is not a duplication of 
presentations to the meeting. In such 
circumstances, it will not be an automatic right 
that each representative of a petition will get 5 
minutes to speak. However, the Chairman may 
agree a maximum of 10 minutes if one 
representative is selected to speak on behalf of 
multiple petitions. 
Petitions must be submitted in writing to the 
Council in advance of the meeting.  Where there is 
a petition opposing a planning application there is 
also the right for the applicant or their agent to 
address the meeting for up to 5 minutes.   
If an application with a petition is deferred and a 
petitioner has addressed the meeting a new valid 
petition will be required to enable a representative 
to speak at a subsequent meeting on this item.   
Ward Councillors – There is a right for local 
councillors to speak at Planning Committees about 
applications in their Ward.  
Committee Members – The planning committee is 
made up of the experienced Councillors who meet 
in public every three weeks to make decisions on 
applications. 

How the Committee meeting works 
The Planning Committees consider the most 
complex and controversial proposals for 
development or enforcement action.  
Applications for smaller developments such as 
householder extensions are generally dealt with by 
the Council’s planning officers under delegated 
powers.  
An agenda is prepared for each meeting, which 
comprises reports on each application.  
Reports with petitions will normally be taken at the 
beginning of the meeting.   

The procedure will be as follows:-  
1. The Chairman will announce the report;  
2. The Planning Officer will introduce it; with a 
presentation of plans and photographs;  

3. If there is a petition(s),the petition organiser 
will speak, followed by the agent/applicant 

 followed by any Ward Councillors; 
4. The Committee may ask questions of the 
petition organiser or of the agent/applicant;  

5. The Committee debate the item and may seek 
clarification from officers;  

6. The Committee will vote on the 
recommendation in the report, or on an 
alternative recommendation put forward by a 
Member of the Committee, which has been 
seconded. 

About the Committee’s decision 
The Committee must make its decisions by having 
regard to legislation, policies laid down by 
National Government, by the Greater London 
Authority – under ‘The London Plan’ and 
Hillingdon’s own planning policies as contained 
in the ‘Unitary Development Plan 1998’ and 
supporting guidance.  The Committee must also 
make its decision based on material planning 
considerations and case law and material 
presented to it at the meeting in the officer’s 
report and any representations received.  

Guidance on how Members of the Committee must 
conduct themselves when dealing with planning 
matters and when making their decisions is 
contained in the ‘Planning Code of Conduct’, 
which is part of the Council’s Constitution.  

When making their decision, the Committee cannot 
take into account issues which are not planning 
considerations such as the effect of a 
development upon the value of surrounding 
properties, nor the loss of a view (which in itself 
is not sufficient ground for refusal of 
permission), nor a subjective opinion relating to 
the design of the property.  When making a 
decision to refuse an application, the 
Committee will be asked to provide detailed 
reasons for refusal based on material planning 
considerations.   

If a decision is made to refuse an application, the 
applicant has the right of appeal against the 
decision.  A Planning Inspector appointed by the 
Government will then consider the appeal.  
There is no third party right of appeal, although 
a third party can apply to the High Court for 
Judicial Review, which must be done within 3 
months of the date of the decision.  



 

 

Agenda 
 

 

 
Chairman's Announcements 
1 Apologies for Absence 
 

2 Declarations of Interest in matters coming before this meeting 
 

3 Matters that have been notified in advance or urgent 
 

4 To confirm that the items of business marked Part 1 will be considered in public 
and that the items marked Part 2 will be considered in private 

 

Reports - Part 1 - Members, Public and Press 
 
Items are normally marked in the order that they will be considered, though the 
Chairman may vary this. Reports are split into ‘major’ and ‘minor’ applications. The 
name of the local ward area is also given in addition to the address of the premises or 
land concerned. 
 

 
Major Applications with a Petition 
 

 Address Ward Description & Recommendation Page 

5 Land at High Meadow 
Close, Pinner - 
196/APP/2012/1776 
 
 

Northwood 
Hills 
 

Erection of a 45 Bed Care Home 
(Use Class C2) with associated 
landscaping and parking. 
 
Recommendation: That 
delegated powers be given to 
the Head of Planning, Sport and 
Green Spaces to grant planning 
permission, subject to the 
conditions outlined in the 
report.  

1 - 36 

 
 
 
 
 
 
 



 

Non Major Applications with a Petition 
 

 Address Ward Description & Recommendation Page 

6 138 Linden Avenue, 
Ruislip - 
11121/APP/2012/1922 
 
 

Cavendish 
 

Erection of 1 x 3 bedroom and 1 x 
4 bedroom two storey detached 
dwellings with associated parking 
and amenity space involving the 
demolition of existing bungalow. 
 
Recommendation: That 
delegated powers be given to 
the Head of Planning, Sport and 
Green Spaces to grant planning 
permission, subject to the 
conditions outlined in the 
report.  
 

37 - 54 

 
Non Major Applications without a Petition 
 

 Address Ward Description & Recommendation Page 

7 Breakspear House, 
Breakspear Road 
North, Harefield - 
7610/APP/2012/2637 
 
 

Harefield 
 

Proposal to enclose the lightwell 
between the original manor house 
and the 2 storey car park to create 
2 rooms to serve 2 individual flats 
within the original manor house.  
 
Recommendation: Approval 
 

55 - 62 

8 Breakspear House, 
Breakspear Road 
North, Harefield - 
7610/APP/2012/2638 
 
 

Harefield 
 

Proposal to enclose the lightwell 
between the original manor house 
and the 2 storey car park to create 
2 rooms to serve 2 individual flats 
within the original manor house 
(Application for Listed building 
Consent).  
 
Recommendation: Approval 
 

63 - 68 

9 Holland and Holland 
Shooting Ground, 
Ducks Hill Road, 
Northwood - 
16568/APP/2012/1423 
 
 

Northwood 
 

Single storey building for use as a 
corporate facility involving 
demolition of existing building.  
 
Recommendation: Approval 

69 - 88 



 

 
Other 
 

 Address Ward Description & Recommendation Page 

 
Part 2 - Members Only 
 
The reports listed below are not made public because they contain confidential or 
exempt information under paragraph 6 of Par 1 of Schedule 12A to the Local 
Government (Access to Information) Act 1985 as amended. 
 

 Address Ward Description & Recommendation Page 

 

10 Enforcement Report 

11 Any Items Transferred from Part 1 

12 Any Other Business in Part 2 

 

 
Plans for North Planning Committee 



North Planning Committee - 11th December 2012
PART 1 - MEMBERS, PUBLIC & PRESS

LAND AT  HIGH MEADOW CLOSE PINNER 

Erection of a 45 Bed Care Home (Use Class C2) with associated landscaping
and parking.

Report of the Head of Planning & Enforcement Services

Address

Development:

LBH Ref Nos: 196/APP/2012/1776

Drawing Nos: Agent's e-mail dated 9/11/12
Letter from Vivo Medical Care Ltd. dated 8/11/12
Supplementary Transport Asserssment, November 2012
Agent's e-mail dated 8/11/12
Agents email dated 29/11/12
PA11
PA08D
Agent's covering email dated 9/10/12
Agent's email dated 7/11/12
Travel Modal Split and Parking Assessment Note, November 2012
Agent's email dated 5/11/12
88 Rev. S (Swept Path of Ambulance Turning 2)
88 Rev. S (Swept Path of Estate Car Turning)
Agent's letter dated 5/11/12
97
98
99
100
101
102
103
88 Rev. U
93 Rev. E
94 Rev. B
95 Rev. E
87 Rev. B
96 Rev. B
PA01A
PA02B
PA03A
PA04B
PA05B
PA06B
PA07A
PA09A
PA10A
L5327 920 Rev. B
Landscape Management Specification
LO1
82 Rev. T
83 Rev. K
84 Rev. K
85 Rev. M
86 Rev. K

Agenda Item 5
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20/07/2012

89 Rev. F
90 Rev. E
91 Rev. B
92 Rev. A
81 Rev. R
L5327 921 Rev. A
6 A4 photograph sheets of former care home
Design and Access Statement, July 2012
Gross floor area comparisons for proposed care home
Arboricultural Impact Assessment, June 2012
Energy Strategy, May 2012
Landscape and amenity space comparisons for urban care home
developments
Landscaping and amenity space comparisons for proposed care home
Arboricultural Method Statement, June 2012
Reptile Survey, April 2012
Transport Statement, August 2012
88 Rev. S (Swept Path of Ambulance Turning 1)
Extended Phase 1 Habitat Survey, November 2011
Agent's covering email dated 26/11/12

Date Plans Received: 12/11/2012
29/11/2012
23/07/2012
26/07/2012
20/08/2012
09/11/2012
24/10/2012
08/11/2012
05/11/2012
07/11/2012
25/09/2012
21/08/2012
26/11/2012
09/10/2012

Date(s) of Amendment(s):

1. SUMMARY

This is a proposal for a 45 bedroom care home on the site of the now demolished Frank
Welch Court, a former Council care home located on the southern side of High Meadow
Close.

The proposed part two storey, part single storey care home is a large building, which
would extend across much of the length of the site. However, the building has been
designed as a series of irregular blocks with staggered elevations and glazed links which
help to break up the appearance and bulk of the building. The building is also considered
to be of a good quality design that would hold its own in the street scene. On this basis,
the Council's Urban Design/Conservation Officer does not raise any objection to the
proposal.

The scheme also makes adequate provision for the retention of existing trees on site and

20/08/2012Date Application Valid:
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would provide for suitable additional planting and landscaping.

The scheme would also provide suitable accommodation for future occupants and the
Council Highway Engineer advises that adequate car parking would be provided. The
scheme has also been conditioned to ensure that it would make a suitable contribution
towards energy reduction and would provide a commensurate package of S106
contributions to mitigate the impacts of the scheme. The scheme would also provide
employment opportunities within the local area.

It is therefore considered that on balance, the scheme is acceptable and is
recommended for approval.

2. RECOMMENDATION

That delegated powers be given to the Head of Planning, Sport and Green Spaces
to grant planning permission, subject to the following:

1. That the Council enter into a legal agreement with the applicants under Section
106/Unilateral Undertaking of the Town and Country Planning Act 1990 (as
amended) or other appropriate legislation to secure:

(i) 10 Year Green Travel Plan in accordance with TfL guidance. 

(ii) Transport: in line with the SPD any and all highways works will need to be
addressed through a s278 and/or s38 agreement.

(iii) Health: A contribution of £9,750.15.

(iv) Libraries: A contribution of £1,035.

(v) Construction Training: An in-kind training scheme or a financial contribution
secured equal to £2,500 for every £1m build cost + number of units 45/160 x
£71,675 = total contribution which is estimated to be £25,158.59.

(vi) Ecology: A contribution of £30,000.

(vii) Project Management and Monitoring Fee: A financial contribution equal to 5%
of the total cash contributions is to be secured to enable the management and
monitoring of the resulting agreement.

2. That the applicant meets the Council's reasonable costs in the preparation of
the S106 Agreement and any abortive work as a result of the agreement not being
completed.
3. If the S106 Agreement has not been finalised within 6 months, the application to
be referred back to the Planning Committee for determination at the discretion of
the Director of Planning and Community Services.
4. That officers be authorised to negotiate and agree the detailed terms of the
proposed agreement.
5. That on completion of the S106 Agreement, the application be deferred for
determination by the Head of Planning, Sport and Green Spaces under delegated
powers.
6. That if the application is approved, the following conditions be attached:
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RES3

RES4

COM12

RES6

RES7

Time Limit

Accordance with Approved Plans

Use Within Same Use Class

Levels

Materials (Submission)

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers LO1, 81 Rev. R, 82
Rev. T, 83 Rev. K, 84 Rev. K, 85 Rev. M, 86 Rev. K, 87 Rev. B, 88 Rev. U, 89 Rev. F, 90
Rev. E, 91 Rev. B, 92 Rev. A, 93 Rev. E, 94 Rev. B, 95 rev. E, 96 Rev. B, 97, 98, 99,
100, 101, 102, 103, PA01A, PA02B, PA03A, PA04B, PA05B, PA06B, PA07A, PA08D,
PA09A, PA10A and PA11 and shall thereafter be retained/maintained for as long as the
development remains in existence.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan
(November 2012) and the London Plan (July 2011).

The premises shall be used for a care home and for no other purpose (including any
other purpose in Class C2 and not for general needs housing of the Schedule to the
Town and Country Planning (Use Classes) Order 1987).

REASON
To ensure that the Local Planning Authority maintains control of the future use of the
building, in the interests of safeguarding the amenities of surrounding residential
occupiers, in accordance with policy OE1 of the Hillingdon Local Plan: Part 2 - Unitary
Development Plan Saved Policies (November 2012).

No development shall take place until plans of the site showing the existing and proposed
ground levels and the proposed finished floor levels of all proposed buildings have been
submitted to and approved in writing by the Local Planning Authority. Such levels shall be
shown in relation to a fixed and know datum point. Thereafter the development shall not
be carried out other than in accordance with the approved details.

REASON
To ensure that the development relates satisfactorily to adjoining properties in
accordance with policy BE13 of the Hillingdon Local Plan: Part 2 - Unitary Development
Plan Saved Policies (November 2012).

No development shall take place until details of all materials and external surfaces, ,
including details of balconies have been submitted to and approved in writing by the
Local Planning Authority. Thereafter the development shall be constructed in accordance
with the approved details and be retained as such.

Details should include information relating to make, product/type, colour and
photographs/images.

REASON

1

2

3

4

5
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RES8

RES9

Tree Protection

Landscaping (including refuse/cycle storage)

To ensure that the development presents a satisfactory appearance in accordance with
Policy BE13 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved
Policies (November 2012).

No site clearance or construction work shall take place until the details have been
submitted to, and approved in writing by, the Local Planning Authority with respect to:

1. A method statement outlining the sequence of development on the site including
demolition, building works and tree protection measures.

2. Detailed drawings showing the position and type of fencing to protect the entire root
areas/crown spread of trees, hedges and other vegetation to be retained, together with
details of proposed drains and services shall be submitted to the Local Planning Authority
for approval. No site clearance works or development shall be commenced until these
drawings have been approved and the fencing has been erected in accordance with the
details approved. Unless otherwise agreed in writing by the Local Planning Authority such
fencing should be a minimum height of 1.5 metres.

Thereafter, the development shall be implemented in accordance with the approved
details. The fencing shall be retained in position until development is completed.
The area within the approved protective fencing shall remain undisturbed during the
course of the works and in particular in these areas:
2.a There shall be no changes in ground levels;
2.b No materials or plant shall be stored;
2.c No buildings or temporary buildings shall be erected or stationed.
2.d No materials or waste shall be burnt; and.
2.e No drain runs or other trenches shall be dug or otherwise created, without the prior
written consent of the Local Planning Authority.

REASON
To ensure that trees and other vegetation can and will be retained on site and not
damaged during construction work and to ensure that the development conforms with
policy BE38 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved
Policies (November 2012).

No development shall take place until a landscape scheme has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall include: -

1. Details of soft landscaping, to include additional tree planting near to site boundaries
1.a Planting plans (at not less than a scale of 1:100),
1.b Written specification of planting and cultivation works to be undertaken,
1.c Schedule of plants giving species, plant sizes, and proposed numbers/densities
where appropriate

2. Details of Hard Landscaping
2.a Refuse Storage
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts (including demonstration that 5% of all parking spaces are
served by electrical charging points)
2.e Hard Surfacing Materials

6

7
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RES10

NONSC

Tree to be retained

Non Standard Condition

2.f External Lighting
2.g Other structures (such as play equipment and furniture)

3. Schedule for Implementation

4. Other
4.a Existing and proposed functional services above and below ground

Thereafter the development shall be carried out and maintained in full accordance with
the approved details/scheme of landscaping, including refuse/cycle storage and
landscape maintenance.

REASON
To ensure that the proposed development will preserve and enhance the visual amenities
of the locality and provide adequate facilities in compliance with policies BE13,  BE38
and AM14 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved Policies
(November 2012) and Policies 5.11 (living walls and roofs) and 5.17 (refuse storage) of
the London Plan.

Trees, hedges and shrubs shown to be retained on the approved plan shall not be
damaged, uprooted, felled, lopped or topped without the prior written consent of the
Local Planning Authority. If any retained tree, hedge or shrub is removed or severely
damaged during construction, or is found to be seriously diseased or dying another tree,
hedge or shrub shall be planted at the same place or, if planting in the same place would
leave the new tree, hedge or shrub susceptible to disease, then the planting should be in
a position to be first agreed in writing with the Local Planning Authority and shall be of a
size and species to be agreed in writing by the Local Planning Authority and shall be
planted in the first planting season following the completion of the development or the
occupation of the buildings, whichever is the earlier. Where damage is less severe, a
schedule of remedial works necessary to ameliorate the effect of damage by tree
surgery, feeding or groundwork shall be agreed in writing with the Local Planning
Authority. New planting should comply with BS 3936 (1992) 'Nursery Stock, Part 1,
Specification for Trees and Shrubs' 
Remedial work should be carried out to BS BS 3998:2010 'Tree work -
Recommendations' and BS 4428 (1989) 'Code of Practice for General Landscape
Operations (Excluding Hard Surfaces)'. The agreed work shall be completed in the first
planting season following the completion of the development or the occupation of the
buildings, whichever is the earlier.

REASON
To ensure that the trees and other vegetation continue to make a valuable contribution to
the amenity of the area in accordance with policy BE38 of the Hillingdon Local Plan: Part
2 - Unitary Development Plan Saved Policies (November 2012) and to comply with
Section 197 of the Town and Country Planning Act 1990.

Before any part of the development is occupied, site derived soils and imported soils
shall be tested for chemical contamination, and the results of this testing shall be
submitted and approved in writing by the Local Planning Authority. All soils used for
gardens and/or landscaping purposes shall be clean and free of contamination.

REASON

8

9
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NONSC

RES15

COM31

Non Standard Condition

Sustainable Water Management (changed from SUDS)

Secured by Design

To ensure that the occupants of the development are not subject to any risks from soil
contamination in accordance with policy OE11 of the Hillingdon Local Plan: Part 2 -
Unitary Development Plan Saved Policies (November 2012).

Prior to the commencement of works on site, a fire strategy that demonstrates that the
building design  has sufficient and appropriate refuge areas; would incorporate building
features that support horizontal evacuation and/or a 'stay put' policy; and/or would feature
fire rated lifts to facilitate the safe and dependable evacuation of people with reduced
mobility shall be submitted to and approved by the Local Planning Authority. The
development shall be undertaken in accordance with the approved details which shall
thereafter be permanently retained.

REASON
In order to ensure that the development complies with Policy 7.2 of the London Plan (July
2012).

No development approved by this permission shall be commenced until a scheme for the
provision of sustainable water management has been submitted to and approved in
writing by the Local Planning Authority.  The scheme shall clearly demonstrate that
sustainable drainage systems (SUDS) have been incorporated into the designs of the
development in accordance with the hierarchy set out in accordance with Policy 5.15 of
the London Plan and will:
i. provide information about the design storm period and intensity, the method employed
to delay and control the surface water discharged from the site and the measures taken
to prevent pollution of the receiving groundwater and/or surface waters; 
ii. include a timetable for its implementation; and 
iii. provide a management and maintenance plan for the lifetime of the development
which shall include the arrangements for adoption by any public authority or statutory
undertaker and any other arrangements to secure the operation of the scheme
throughout its lifetime. 
The scheme shall also demonstrate the use of methods to minimise the use of potable
water through water collection, reuse and recycling and will:
iv. provide details of water collection facilities to capture excess rainwater;
v. provide details of how rain and grey water will be recycled and reused in the
development.
Thereafter the development shall be implemented and retained/maintained in accordance
with these details for as long as the development remains in existence.

REASON
To ensure the development does not increase the risk of flooding in accordance with
Policy OE8 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved
Policies (November 2012) and London Plan (July 2011) Policy 5.12.

The building(s) shall achieve 'Secured by Design' accreditation awarded by the Hillingdon
Metropolitan Police Crime Prevention Design Adviser (CPDA) on behalf of the
Association of Chief Police Officers (ACPO). No building shall be occupied until
accreditation has been achieved.

REASON
In pursuance of the Council's duty under section 17 of the Crime and Disorder Act 1998

10

11

12
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RES25

NONSC

COM25

No floodlighting

Non Standard Condition

Loading/unloading/deliveries

to consider crime and disorder implications in excising its planning functions; to promote
the well being of the area in pursuance of the Council's powers under section 2 of the
Local Government Act 2000, to reflect the guidance contained in the Council's SPG on
Community Safety By Design and to ensure the development provides a safe and secure
environment in accordance with London Plan (July 2011) Policies 7.1 and 7.3.

No floodlighting or other form of external lighting shall be installed unless it is in
accordance with details which have previously been submitted to and approved in writing
by the Local Planning Authority. Such details shall include location, height, type and
direction of light sources and intensity of illumination. Any lighting that is so installed shall
not thereafter be altered without the prior consent in writing of the Local Planning
Authority other than for routine maintenance which does not change its details.

REASON
To safeguard the amenity of surrounding properties in accordance with policies BE13
and OE1 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved Policies
(November 2012).

Prior to the commencement of a development, an energy assessment shall be submitted
to and approved in writing by the Local Planning Authority. The assessment shall include:

1. the calculation of the energy demand and carbon dioxide emissions covered by
Building Regulations and, separately:
2. proposals to reduce carbon dioxide emissions through the energy efficient design of
the site, buildings and services;
3. proposals to further reduce carbon dioxide emissions through the use of decentralised
energy where feasible, such as district heating and cooling and combined heat and
power (CHP);
4. proposals to further reduce carbon dioxide emissions through the use of on-site
renewable energy technologies. 

The assessment shall demonstrate that the measures proposed to meet steps 2 -4
above will reduce the CO2 emissions by a minimum of 25% from 2010 Building
Regulations (Part L). At all stages the report must clearly show the energy demand
(kwhr) and the carbon emissions (KgCO2). The conclusions must present a clear
solution which is reflected in the relative plans (e.g. roof plan must shown photovoltaic
panels if proposed). The development shall then proceed in accordance with the
approved assessment.

Reason
To ensure the development reduces its impact on climate change in accordance with
Policy 5.2 of the London Plan (July 2011).

There shall be no services or deliveries, including the loading or unloading of goods
outside the hours of 07:00 and 18:00, Monday to Friday, and between the hours of 07:00
and 13:00 on Saturdays and at no time on Sundays and Bank/Public Holidays.

REASON
To safeguard the residential amenity of the occupiers of adjoining and nearby properties
in accordance with Policy OE3 of the Hillingdon Unitary Development Plan.

13

14

15
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RES22

NONSC

Parking Allocation

Non Standard Condition

The premises hereby approved shall be occupied until a parking allocation scheme has
been submitted to, and approved in writing by, the Local Planning Authority.  Thereafter
the parking shall remain allocated for the use of the units in accordance with the
approved scheme and remain under this allocation for the life of the development.

REASON
To ensure that an appropriate level of car parking provision is provided on site in
accordance with Policy AM14 of the adopted Hillingdon Local Plan: Part 2 - Unitary
Development Plan Saved Policies (November 2012) and Chapter 6 of the London Plan
(July 2011).

Prior to their installation, full details of the siting and design of the photovoltaic panels
shall be submitted to and approved in writing by the Local Planning Authority. The panels
shall be installed in accordance with the approved details and therefore permanently
retained.

REASON
To ensure that the panels are not detrimental to the appearance of the building and
street scene, in accordance with policy BE13 of the Hillingdon Local Plan: Part 2 - Unitary
Development Plan Saved Policies (November 2012).

16

17

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) set out below, including Supplementary Planning Guidance, and to all
relevant material considerations, including the London Plan (July 2011) and national
guidance.

NPPF
LPP 3.4
LPP 3.5
LPP 3.8
LPP 3.16
LPP 5.2
LPP 5.3
LPP 5.6
LPP 5.7
LPP 5.11
LPP 5.12
LPP 5.13
LPP 5.14

National Planning Policy Framework (March 2012)
(2011) Optimising housing potential
(2011) Quality and design of housing developments
(2011) Housing Choice
(2011) Protection and enhancement of social infrastructure
(2011) Minimising Carbon Dioxide Emissions
(2011) Sustainable design and construction
(2011) Decentralised Energy in Development Proposals
(2011) Renewable energy
(2011) Green roofs and development site environs
(2011) Flood risk management
(2011) Sustainable drainage
(2011) Water quality and wastewater infrastructure
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I3 Building Regulations - Demolition and Building Works3

LPP 5.15
LPP 6.3
LPP 6.9
LPP 6.10
LPP 6.13
LPP 7.1
LPP 7.2
LPP 7.3
LPP 7.4
LPP 7.6
LPP 7.19
LPP 7.21
EC2
BE13
BE18
BE19

BE20
BE21
BE22

BE23
BE24

BE38

OE1

OE8

H10

R17

AM2

AM7
AM9

AM14
AM15
HDAS-LAY

LDF-AH

SPG-CS

SPD-PO

(2011) Water use and supplies
(2011) Assessing effects of development on transport capacity
(2011) Cycling
(2011) Walking
(2011) Parking
(2011) Building London's neighbourhoods and communities
(2011) An inclusive environment
(2011) Designing out crime
(2011) Local character
(2011) Architecture
(2011) Biodiversity and access to nature
(2011) Trees and woodland
Nature conservation considerations and ecological assessments
New development must harmonise with the existing street scene.
Design considerations - pedestrian security and safety
New development must improve or complement the character of the
area.
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.
Requires new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of the character and amenities of surrounding properties
and the local area
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
Proposals for hostels or other accommodation for people in need of
care
Use of planning obligations to supplement the provision of
recreation, leisure and community facilities
Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
New development and car parking standards.
Provision of reserved parking spaces for disabled persons
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
Community Safety by Design, Supplementary Planning Guidance,
adopted July 2004
Planning Obligations Supplementary Planning Document, adopted
July 2008
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I6

I15

I21

I24

Property Rights/Rights of Light

Control of Environmental Nuisance from Construction Work

Street Naming and Numbering

Works affecting the Public Highway - General

4

5

6

7

Your attention is drawn to the need to comply with the relevant provisions of the Building
Regulations, the Building Acts and other related legislation. These cover such works as -
the demolition of existing buildings, the erection of a new building or structure, the
extension or alteration to a building, change of use of buildings, installation of services,
underpinning works, and fire safety/means of escape works. Notice of intention to
demolish existing buildings must be given to the Council's Building Control Service at
least 6 weeks before work starts. A completed application form together with detailed
plans must be submitted for approval before any building work is commenced. For further
information and advice, contact - Planning & Community Services, Building Control,
3N/01 Civic Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

Your attention is drawn to the fact that the planning permission does not override
property rights and any ancient rights of light that may exist. This permission does not
empower you to enter onto land not in your ownership without the specific consent of the
owner. If you require further information or advice, you should consult a solicitor.

Nuisance from demolition and construction works is subject to control under The Control
of Pollution Act 1974, the Clean Air Acts and other related legislation. In particular, you
should ensure that the following are complied with:-

A. Demolition and construction works which are audible at the site boundary shall only be
carried out between the hours of 08.00 and 18.00 hours Monday to Friday and between
the hours of 08.00 hours and 13.00 hours on Saturday. No works shall be carried out on
Sundays, Bank or Public Holidays.

B. All noise generated during such works shall be controlled in compliance with British
Standard Code of Practice BS 5228:2009.

C. Dust emissions shall be controlled in compliance with the Mayor of London's Best
Practice Guidance' The Control of dust and emissions from construction and demolition.

D. No bonfires that create dark smoke or nuisance to local residents.

You are advised to consult the Council¿s Environmental Protection Unit
(www.hillingdon.gov.uk/noise Tel. 01895 250155) or to seek prior approval under Section
61 of the Control of Pollution Act if you anticipate any difficulty in carrying out
construction other than within the normal working hours set out in (A) above, and by
means that would minimise disturbance to adjoining premises.

All proposed new street names must be notified to and approved by the Council. Building
names and numbers, and proposed changes of street names must also be notified to the
Council. For further information and advice, contact - The Street Naming and Numbering
Officer, Planning & Community Services, 3 North Civic Centre, High Street, Uxbridge,
UB8 1UW (Tel. 01895 250557).

A licence must be obtained from the Highway Authority before any works are carried out
on any footway, carriageway, verge or other land forming part of the public highway.
This includes the erection of temporary scaffolding, hoarding or other apparatus in
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I25

I59

Consent for the Display of Adverts and Illuminated Signs

Councils Local Plan : Part 1 - Strategic Policies

8

9

10

3.1 Site and Locality

The application site comprises the site of the former Frank Welch Court (which has since
been demolished), a Council owned sheltered care home providing 31 resident bed
spaces, a warden's flat and a visitor's flat, situated on the southern side of High Meadow
Close. High Meadow Close forms a short spur road which is approached from Daymer
Gardens. This forms a residential cul-de-sac accessed from Catlin's Lane to the west
which links High Street, Eastcote in the south with Chamberlain Way in the north. The site
is a 0.47ha cleared and somewhat overgrown rectangular site, which has been secured
with the placing of bollards on the access road and hoarding erected across the site's
entrance. The site mainly abuts the rear gardens of detached properties in Daymer
Gardens to the north, east and west and Larkswood Rise to the south. A small open
landscaped area which contains a number of mature trees adjoins the entrance of the
site, sited between the spur road and Daymer Gardens. Ground levels generally slope
from the north east down to the south west in this vicinity so that there is a difference in
ground levels between the north eastern and south western corners of the site of some
4.2 metres. There are a number of mature trees, mainly on the periphery of the site,
particularly at its north-eastern end.

The boundary of the Eastcote Village Conservation Area lies some 40m to the south of

connection with the development for which planning permission is hereby granted.  For
further information and advice contact: - Highways Maintenance Operations, 4W/07,
Civic Centre, Uxbridge, UB8 1UW

This permission does not authorise the display of advertisements or signs, separate
consent for which may be required under the Town and Country Planning (Control of
Advertisements) Regulations 1992. [To display an advertisement without the necessary
consent is an offence that can lead to prosecution]. For further information and advice,
contact - Planning & Community Services, 3N/04, Civic Centre, High Street, Uxbridge,
UB8 1UW (Tel. 01895 250574).

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon
Unitary Development Plan - Saved Policies September 2007), then London Plan Policies.
 On the 8th November 2012 Hillingdon's Full Council agreed the adoption of the Councils
Local Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved policies
from the old Unitary Development (which was subject to a direction from Secretary of
State in September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

You are advised that the development hereby approved represents chargeable
development under the Mayor  s Community Infrastructure Levy.  The actual Community
Infrastructure Levy will be calculated at the time your development is first permitted and a
separate liability notice will be issued by the Local Planning Authority. Should you require
further information please refer to the Council's Website
www.hillingdon.gov.uk/index.jsp?articleid=24738

3. CONSIDERATIONS
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the site and the site, together with the areas to the north and west are covered by Tree
Preservation Order 61, with the area immediately to the east covered by Tree
Preservation Order 81.

3.2 Proposed Scheme

This proposal is to erect a part two, part single storey building with a smaller lower
ground/basement level at the south western end of the building to provide a 45 bedroom
care home. The building would comprise a series of blocks linked at ground and first floor
levels, to produce a building with an overall length of some 100m and maximum depth of
23.3m on the ground floor. The building would be split into two main blocks on the first
floor. The north eastern block at first floor level would have an overall length of
approximately 36m with the length of the southern block some 40m. These blocks would
be further broken down by the incorporation of recessed glazed links. Four of the five
main two storey blocks would incorporate crown roofs, some with half dormers, with the
other block having a more traditional gable end ridge roof. The glazed links would have
flat roofs and the single storey elements of the building mainly crown/dummy pitched
roofs. Due to the sloping ground levels, the site would require levelling around the
footprint of the building and the building would be sunk into the ground, particularly on the
northern side. The building would have varied treatment, including mainly brickwork on the
ground floor, with render on the first floor with timber framing.

The main entrance to the building would be provided towards the centre of the building
within the ridged roof element and would be marked by a two storey glazed entrance
feature. The main parking area would be provided on the south side of the building where
10 spaces would be provided, with a further 5 spaces, including 2 disabled spaces
together with an ambulance bay provided adjacent to the main building entrance. A bin
storage area would be provided within an enclosure integral to the building on the
southern side of the building. 

An electricity sub-station at the southern end of the site would be retained.

Servicing facilities, including the kitchens and laundry would be provided within the lower
ground/basement level, 27 of the 45 bedrooms would be provided on the ground floor,
with the remaining 18 bedrooms on the first floor. This would divide into 31 bedrooms
within the northern block and 14 within the southern block. The bedrooms on the ground
floor would have private patio areas outside their windows with shared amenity space
beyond. A small communal sitting out area would be provided at the southern end of the
building with a larger amenity area provided at the northern end. 

The application is supported by a number of documents, namely;

Design and Access Statement:

This provides the general background to the proposals. It advises that as the population
ages, the demand for care homes will increase. The basic requirements for care homes
are listed, including the need for them to be sited close to residential areas and to have 50
plus bed spaces to allow complementary facilities to be provided, with each floor
autonomous to allow areas to be broken down to be more homely. Buildings around the
site are then described and the site and design constraints assessed. The statement then
goes on to describe the planning history, relevant planning policy and the public
consultation undertaken and describes the main issues raised. The design of the care
home and the influences upon it are then described and the changes made to the
scheme. The statement then describes the relationship to neighbouring properties, the
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landscape proposals and access and parking issues, with comparisons made to other
care homes. Employment issues and national and local demand for care home beds is
then assessed, together with the type, demand and needs of residents. The statement
advises that different user groups need to be accommodated separately, such as those
suffering from Alzheimer's and living with Dementia. The majority of residents, regrettably,
will not venture outside the building and external professional services such as an
optician, dentist, physiotherapist, chiropodist and hairdresser will be brought into the
home. Crime prevention, planning obligations, construction methodology and access
issues are then discussed before the statement concludes that the design of the building
has been the subject of discussions with Council officers and local residents and the
scheme is considered appropriate to the site and will make a positive contribution to the
area. Furthermore, the building will provide a suitable living environment for residents and
be of benefit to the local community.

Transport Survey, August 2012:

This provides the background to the study, describes the existing site and highway
network and the proposed development. It goes on to describe the swept path analysis
undertaken and presents the tracking in the report. Traffic generation is then assessed
against that generated by the previous care home use. Parking and sustainable transport
is assessed. The report concludes that the additional residual level of traffic as compared
to that generated by the former care home would not be detrimental to the local highway
network. The study predicts that in total, 5 trips would be generated during the AM and
PM peaks which equates to approximately 3 cars per peak hour which will have a
negligible impact. The report considers the site to be relatively sustainable and public
transport links are available and concludes that there are no transport reasons why
permission should be withheld.

Supplementary Transport Assessment, November 2012:

This describes the site, the surroundings and the proposed development. It provides
further assessment of likely parking need, by surveying parking habits at 16 modern
carehomes with broadly comparable size, across Hillingdon and the neighbouring part of
Harrow on Friday 28th October and Thursday 1st November 2012. The analysis
concludes that taking a worse-case scenario, the maximum demand for parking at the site
would be for 12 cars and therefore no highway grounds exist to refuse the application.

Travel Modal Split and Parking Assessment Note, November 2012:

This provides further assessment of the likely modal split of travel to/from the proposed
care home by analysing travel patterns at other reasonably comparable care homes at
other outer London locations so as to inform parking requirements. It concludes that the
proposed on-site parking will be more than adequate to cater for the likely maximum
demand.

Arboricultural Impact Assessment:

This describes the background to the report, attaches a tree survey and describes the
impact upon the trees and protection required for retained trees. It concludes that only two
trees will be lost, both category R trees (trees not suitable for retention) and that other
trees will be unaffected, providing the guidance is followed.

Extended Phase 1 Habitat Survey:
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The site was previously occupied by Frank Welch Court, which was a part single/part two
storey linked building that stretched across the site and was used for a 31 bedroom care
home with warden and visitor accommodation.

Outline planning permission (196/APP/2004/1149) was granted on 2/12/05 for the
demolition of the existing sheltered housing building(s) on site and erection of 8 two-storey
houses with garages and parking spaces, involving the alteration of the road layout.

4. Planning Policies and Standards

This provides the background to the survey and describes the methodology used and its
limitations. The report then describes the habitats found on site. The legislative and
planning policy background is described. The report identifies potential further ecological
issues and provides recommendations, namely the need for a further reptile survey, site
clearance to take place outside the breeding bird season, need to eradicate rhododendron
plants and requirement for ecological enhancements, including retention of oak tree,
provision of bird boxes and planting of native trees, shrubs and wildflowers. 

Reptile Survey:

This advises that the reptile survey was undertaken following an initial extended Phase 1
habitat survey in October 2011 when it was noted that suitable reptile habitat covered the
majority of the area. It goes on to describe the site and the methodology employed and its
limitations, the main one being that of the time of the survey, being between 16th and 30th
March 2012 was sub-optimal due to possibility that some reptiles might still be hibernating,
but advises that reptiles were known to be active on other sites in similar conditions. The
report concludes that no reptiles were found and makes recommendations for
enhancement measures across the site.

Energy Strategy:

This provides the background to the report and describes the proposed development and
assesses planning policy. It goes on to assess energy demand and produces a baseline
energy profile. Energy efficiency measures are discussed and technologies assessed. It
advocates the use of combined heat and power and photovoltaic cells, which together with
other recommendations, should achieve the 25% reduction in carbon emissions required
by the London Plan.

Other Plans:

A series of plans has also been produced which compare the proposal against the former
care home building(s) on site, the footprint of the previously approved housing scheme
and chart the various alterations made to the scheme.

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

3.3 Relevant Planning History

Comment on Relevant Planning History
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PT1.10

PT1.30

PT1.31

PT1.39

To seek to ensure that development does not adversely affect the amenity and
the character of the area. Replaced by PT1.BE1 (2012)

To promote and improve opportunities for everyone in Hillingdon, including in
particular women, elderly people, people with disabilities and ethnic minorities.

To encourage the development and support the retention of a wide range of local
services, including shops and community facilities, which are easily accessible to
all, including people with disabilities or other mobility handicaps. Replaced with
PT1.E5, PT1.CI1, PT1.CI2 & PT1.CI3 (2012)

To seek where appropriate planning obligations to achieve benefits to the
community related to the scale and type of development proposed.

NPPF

LPP 3.4

LPP 3.5

LPP 3.8

LPP 3.16

LPP 5.2

LPP 5.3

LPP 5.6

LPP 5.7

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.14

LPP 5.15

LPP 6.3

LPP 6.9

LPP 6.10

LPP 6.13

LPP 7.1

LPP 7.2

LPP 7.3

LPP 7.4

LPP 7.6

LPP 7.19

LPP 7.21

EC2

National Planning Policy Framework (March 2012)

(2011) Optimising housing potential

(2011) Quality and design of housing developments

(2011) Housing Choice

(2011) Protection and enhancement of social infrastructure

(2011) Minimising Carbon Dioxide Emissions

(2011) Sustainable design and construction

(2011) Decentralised Energy in Development Proposals

(2011) Renewable energy

(2011) Green roofs and development site environs

(2011) Flood risk management

(2011) Sustainable drainage

(2011) Water quality and wastewater infrastructure

(2011) Water use and supplies

(2011) Assessing effects of development on transport capacity

(2011) Cycling

(2011) Walking

(2011) Parking

(2011) Building London's neighbourhoods and communities

(2011) An inclusive environment

(2011) Designing out crime

(2011) Local character

(2011) Architecture

(2011) Biodiversity and access to nature

(2011) Trees and woodland

Nature conservation considerations and ecological assessments

Part 2 Policies:
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BE13

BE18

BE19

BE20

BE21

BE22

BE23

BE24

BE38

OE1

OE8

H10

R17

AM2

AM7

AM9

AM14

AM15

HDAS-LAY

LDF-AH

SPG-CS

SPD-PO

New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

New development must improve or complement the character of the area.

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

Requires new development to ensure adequate levels of privacy to neighbours.

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

Protection of the character and amenities of surrounding properties and the local
area

Development likely to result in increased flood risk due to additional surface water
run-off - requirement for attenuation measures

Proposals for hostels or other accommodation for people in need of care

Use of planning obligations to supplement the provision of recreation, leisure and
community facilities

Development proposals - assessment of traffic generation, impact on congestion
and public transport availability and capacity

Consideration of traffic generated by proposed developments.

Provision of cycle routes, consideration of cyclists' needs in design of highway
improvement schemes, provision of cycle  parking facilities

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Residential Layouts, Hillingdon Design & Access Statement, Supplementary
Planning Document, adopted July 2006

Accessible Hillingdon , Local Development Framework, Supplementary Planning
Document, adopted January 2010

Community Safety by Design, Supplementary Planning Guidance, adopted July
2004

Planning Obligations Supplementary Planning Document, adopted July 2008

Not applicable20th September 2012

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

46 neighbouring properties have been consulted, the application has been advertised in the local
press and a site notice has been displayed on site. 9 individual responses were originally received,
together with a petition with 39 signatures.
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The desired outcome of the petition states:

'Rejection of current planning proposal on the basis of:-

- It representing an overdevelopment of the site,
- Resulting in a lack of outdoor amenity space
- Inadequate parking provision on site'

An additional letter has been received advising that the new owners of No. 16 Daymer Gardens do
not object to the proposal and consider it to be a more attractive building than that which used to be
on site and it will now be sited further away. They note that a new 2.4m high fence (top section will
be trellis) and a visible CCTV camera, linked to their reception, will cover the front car park.

The individual responses raise the following points:

Principal of development

(i) Generally accept the principal of a care home on this site to replace the previous care home,

Siting, bulk and design

(ii) Proposed 45 bed building is grossly out of scale with small 0.42 hectare site and fails to respect
character with the local environment. Although number of beds has reduced from 50 to 45, and
some efforts have been made to reduce the visual impact, the scale of the building is still excessive
with insufficient amenity space which results in a cramped form of development. The mock tudor
building is not in keeping with the mock neo Georgian detached houses in the rest of the road.
Building would be more suited to a main road and is nothing like the previous building and would
therefore have far greater impact on the residential area and cul de sac. Roof line has been spoiled
by chimneys and removal of these would help building blend with surroundings,
(iii) Proposed building is more realistically a 2 and 3 storey building with such a highly pitched roof
which could accommodate another floor level in the future. Pitched roof is not needed, making an
already high building unreasonably high which totally overpowers the bungalows to the rear of the
site and destroys the views of properties in Daymer Gardens,
(iv) Reducing size and height of care home would assist with blending in with rest of the houses,

Impact on neighbours

(v) The proposed development is to the rear of my house and will run the entire width of my garden.
Although the development is not unattractive, ideally, I would prefer it to be single storey,
(vi) Proposed building is grossly disproportionate and intrusive from our property on Daymer
Gardens,
(vii) Proposal will result in loss of light to some of the surrounding properties, including sunny south
facing gardens that will now be heavily shaded on north side of wall and vegetation,
(viii) Amount of windows overlooking neighbouring properties will result in light pollution,
(ix) Noise from service vehicles and their reversing alarms as unable to turn around, changes of
shift and frequent visitors would be unacceptable on this small cul de sac,
(x) Trees relied upon to screen the development are mainly deciduous and would not provide
screening during the Autumn, Winter and Spring months and developer's proposal to infill to
provide a screen around the perimeter suggests that they realise this is an un-neighbourly'
development,
(xi) Scheme includes the proposal for the planting of a 1.8m high hedge that can rapidly grow to
100ft. This will enclose our property and impact our natural light,
(xii) Landscaping plans show garden store and compost bins located behind No. 30's garden.
Given we are one of lowest lying properties and compost is well known for smell and attraction of
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vermin, this will cause disturbance and reduce enjoyment of garden,
(xiii) Former Frank Welch Court was an insubstantial building, mainly single storey with low angled
pitched roof nowhere near adjoining houses with substantial residents' gardens surrounding the
building with a considerably smaller building footprint than the new building proposed that not only
merged quietly into its idyllic surroundings, but did not dominate surrounding houses or street at all
- it gave neighbours no cause for grievance or concern,

Submitted Documents/Plans

(xiv) Application unfairly states that land is derelict and architect has not appreciated the site and
surrounding areas at all,
(xv) Some of the drawings and birds eye views produced are misrepresentative, suggesting
building will be set in green grounds a long way from the boundaries,
(xvi) Plans are inaccurate and misrepresent impact of development upon No. 30 Daymer Gardens
as plans showing impact upon No. 30 in fact show impact upon No. 28 which has different
relationship and sited on higher ground than No. 30. Given building sits higher than our land and
property, the proposed care home, very close to our boundary, would adversely affect the outlook
from both floors of our property and garden and will be oppressive. Do not believe this impact has
been sufficiently analysed and considered,

Traffic Issues

(xvii) 13 car parking spaces with 2 disabled spaces and a light goods vehicle space will not be
adequate even if it does comply with Council standards to serve a total of 42 staff. Overspill parking
will add to congestion on this narrow road which will be unsightly and inconvenient and restricted
access will be dangerous for emergency vehicles. St Vincents Care Home, although larger, was
originally built in accordance with parking standards but went on to build a car park for staff, despite
being opposite a bus stop and then went on to build a much larger car park for visitors,
(xviii) Daymer Gardens is a dangerous road when entered and exited. Parked cars at entrance
sometimes result in need to exit onto Catlins Lane on the wrong side of the road facing on-coming
traffic. Traffic associated with proposal will exacerbate highway risks,
(xix) A bizarre suggestion by developers at public meeting that some staff will be too poorly paid to
afford cars ignores fact nearest bus stop is some distance away and those working shifts will need
to walk in the dark along lanes and/or across fields as no footpaths. Car ownership changes over
time so may be greater need for parking in the future. Inaccessibility of public transport was one of
reasons cited for closure of Frank Welch Court,
(xx) Residents of previous home did not have cars and home used few service vehicles
(xxi) Construction lorries will block and be blocked by residents cars,
(xxii) Traffic, particularly construction traffic will damage road surface which is already in a poor
condition,
(xxiii) Comparing parking with other developments does not take account nature of surrounding
roads,
(xxiv) Transport Survey was conducted on 10th April 2012, the day after Easter Monday, so would
not be representative and can not be relied upon,
(xxv) 15 parking spaces will be insufficient when 12 - 15 staff on shift with as many as 30 staff
needing to park on site at any one time. Visiting services will also need to park and visitors to care
home likely to peak at weekends, when parking in Daymer Gardens also at its peak with residents
being at home and also having visitors. Furthermore, not a sustainable location as no public
transport facilities. As staff unlikely to be able to afford to live in the area, will have no alternative
but to drive,

Other

(xxvi) C2 use is ambiguous and lends itself to abuse - the building could be changed to a hospital in
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Internal Consultees

URBAN DESIGN/CONSERVATION OFFICER:

COMMENTS: This is a vacant site that lies to the north of the Eastcote Village Conservation Area.
It is concealed from the surrounding road frontages by the existing housing and is well screened by
trees and vegetation on its southern and eastern boundaries. Prior to the site being cleared, it was
occupied by a former Council residential home. This comprised single (in some cases on high
plinths) and two storey blocks with added pitched roofs.

the future,
(xxvii) Proposal will impact on the sewerage system further down the road,
(xxviii) There is substantial ground heave in the area made worse by the underground streams
which overflow in times of heavy rain. Any sunken building will be especially at risk,
(xxix) Concerned about removal of trees, particularly T11. At previous planning enquiry, it was
stated that this poplar was in poor condition but 8 years on and with no care, it looks to be better
than ever. Any tree removal will be a great pity and should only be permitted if absolutely
necessary and when proper replacements are provided,
(xxx) The amenity space is nothing more than a narrow strip of land around the building. This, close
to boundary hedging, would not provide adequate amenity space and residents would be in a very
dark and enclosed environment which is not conducive to high quality care,
(xxxi) Validity of reptile report is questionable as site was burnt for 2 - 3 days consecutively in
February 2012. Complaints were made to the Council at the time,
(xxxii) Given that the land was originally donated by a local philanthropist, this proposal will not use
land in manner he intended and commercial use proposed very different from community based
use previously,
(xxxii) there has been a high degree of spin and misleading statements egs, photographs taken
after demolition of Frank Welch Court to suggest site is a scar on landscape, photographs taken to
suggest Daymer \Gardens is a collection of closely spaced and differently styled houses,
misleading 3D images, plans producing showing previous housing development not the scheme for
8 houses approved. This requires extreme caution and need for scrutiny of all information,
(xxxiii) Proposal will result in decline of house prices,
(xxxiv) Developers have liaised with me and acknowledged my concerns,

Points raised by original occupiers of 16 Daymer Gardens:-

(i) Greatly increased traffic, including commercial vehicles on residential close,
(ii) Traffic will be at unusual hours due to staff shift changes and emergency vehicles, increasing
noise and disturbance on road,
(iii) Insufficient parking provision will result in on-street parking and congestion,
(iv) Noise levels for No. 16 will be unacceptable, being next to commercial kitchen, bin store,
particularly when they are emptied and extractor fans,
(v) Privacy will be infringed from first floor of new building,
(vi) Previous building may have been closer to No. 16 but much smaller building. Proposed building
much larger with almost double amount of beds and will be very imposing, changing character of
the close,
(vii) Basement construction will affect neighbouring properties due to ground movement,
(viii) How sustainable will building be as regards 'green measures',

Ward Councillor requests that the objections raised by one of his constituents are taken into
account, particularly those relating to overdominance and parking.

Northwood Hills Residents' Association: No response.

Eastcote Residents' Association: No response.
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CONCLUSION: Having visited the site, it has become clear that the tree survey is not entirely
accurate and that the drawings do not show how dense and mature much of the off site planting is,
particularly on the southern boundary. The 'buffer area' between the site and the properties on
Larkswood Rise also needs to be shown as this would have a role to play in screening the
development from the south.

The design of the new development has been subject to much discussion and would create a
visually varied and interesting building. Whilst different to the existing properties on Highfield Close
and Daymer Gardens, it would be of sufficient quality to hold its own and much of the quality of the
local context is derived from the trees and landscaping rather than the individual properties. The
crown roof whilst not ideal, would not detract from the appearance of the new build, and would
provide an opportunity to screen the PV cells at roof level - these should, however, be placed so
that they sit below the ridge line of the blocks.

There are gaps in the screening along the southern boundary that need to be considered and also
at the entrance to the site, which would benefit from additional planting. It is important that the new
build is at least partially screened from views from Larkswood Rise, this has not been fully explored
in the supporting documentation. 

RECOMMENDATION: No objection in design terms and there would not be any detrimental impact
on local heritage assets. Some further work needs to be done with regard to the existing trees and
the screening of the building, particularly from the south.

HIGHWAY ENGINEER

The development proposals are for the construction of a 45 bedroom nursing home on vacant land,
located at the eastern end of High Meadow Close. As part of the proposals, 15 car and 10 cycle
parking spaces will be provided within the site and vehicular access will be provided directly from
High Meadow Close.

A total of 42 staff will be employed at the site, which will consist of 28 full time and 14 part time
employees. Staff will be employed in shifts, with a maximum of 15 staff at the site during the
daytime and 7 staff during the evening and night time.

When undertaking assessment of the development proposals it is noted that the applicant has
provided a Transport Statement and a supporting Technical Note detailing the likely trip generation
and parking demand at the site. Additionally, the applicant has undertaken a number of car parking
surveys at similar sites, which are located within Hillingdon.

As a result, it is considered that the traffic generation associated with the proposed development
will not have a material impact along the highway network adjacent to the site and the proposed
parking provision is appropriate to serve the development proposals.

In addition, it is noted that a Travel Plan will be provided in relation to the development, which will
include initiatives to increase alternative modes of travel other than by private vehicles.  The
proposed initiatives include the provision of cycle storage facilities, staff changing and shower
facilities and a cycle purchase scheme that will enable staff to purchase cycles at a reduced cost.

Therefore, it is considered that the development will not be contrary to the Policies of the adopted
Hillingdon Local Plan, and an objection is not raised in relation to the highway aspect of the
proposals. However, a suitable worded condition is required to be imposed on the planning
consent, stating that the proposed Travel Plan to be submitted and agreed in writing by the LPA
and thereafter maintained before to beneficial occupation at the site.
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TREE/LANDSCAPE OFFICER:

There are many trees on and close to the vacant site. Several of the off-site trees are protected by
a tree preservation order (Nos. 61 and 81). A couple of unprotected trees in the middle of the site
have been felled in the recent past (possibly when the site was cleared). 

The trees on the site are valuable landscape features and/or are, together with the off-site
vegetation, screens/buffers between the site and the adjacent residential properties. They are, in
terms of Saved Policy BE38, features of merit that constrain the development of the site. In terms
of that policy, any scheme for the development of the site should also make provision for
landscaping to reinforce the existing features and screens/buffers near to the site boundaries, and
for the planting of new specimens and feature trees within the gardens and grounds of the
proposed care home.

The application includes various plans and documents including a range of tree-related information
(based on the guidance in BS 5837:2012) and detailed landscaping proposals. However, the
position of some of the trees shown on the original plans are incorrect. A set of revised (corrected)
plans was, therefore, submitted in October. The plans show the line of fencing to protect the
retained trees, but not details of the fencing. Furthermore, the application does not include an
arboricultural method statement (to BS 5837).

The revised scheme (with additional information about the details of tree protection and
methodology to be required by condition) makes adequate provision for the protection and long-
term retention of the existing trees on the site. 

Whilst the revised landscaping scheme (Dwg. No. L5327/920 Rev. B) includes many new trees, in
particular near to the site boundaries, and other planting to provide a setting for the care home and
gardens for the residents, there is space and scope for several more trees so that there will be no
gaps in the linear screens/buffers. 

Subject to conditions RES8 [modified to also require details of proposed drains and services],
RES9 [...1 - with additional tree planting near to site boundaries, 5, 6a, and last clause requiring
that the development shall be carried out and maintained in full accordance with the approved
details/scheme of landscaping - including refuse/cycle storage - and landscape maintenance...],
and RES10, the revised application is acceptable in terms of Saved Policy BE38 of the UDP.

SUSTAINABILITY OFFICER:

The applicant has submitted a phase 1 habitat survey, undertaken in November 2011 and a further
Reptile survey undertaken in April 2012.

The phase 1 habitat survey recommended a reptile survey. The report provided the following
description of the site:

The overgrown parcels of tall ruderal/ephemeral short perennial mosaic (TR/ESP1-3) and the areas
of dense scrub (DS1-2) on the site constitute suitable reptile habitat for grass snake (Natrix natrix),
slow worm (Anguis fragilis) and common lizard (Zootoca vivipara). As the site has been un-
managed for some time, it is possible that reptiles may have colonised the site from adjacent
habitat (i.e. adjoining gardens) if they were not present when the site was in use. The rubble and
log piles, and dense scrub areas throughout the site (see Target Notes 3-6 on Figure 2) also
provide features suitable to support sheltering and hibernating reptiles, and the hard standing areas
provide good basking opportunities.

However, in between the two surveys, the appears to have been subject to extensive clearance
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which was likely to result in some (if not all) the above features being lost. It is also unsurprising
that the subsequent reptile survey found no evidence.

It is clear from the photographic evidence that active clearance work occurred resulting in the loss
of the value of the site.

There has been a very limited amount of information submitted to show that the new development
will enhance the environment, or replace any of the features that were considered valuable before
they were cleared.

The proposals as they stand are therefore unacceptable.

However, re-using brownfield sites is a priority for the Council, and this has to be balanced with the
ecological value that these sites pose when they are left unmanaged. The initial phase 1 habitat
survey showed the site to have been of relatively high value, but the follow reptile report fails to
properly address the clearance work following the initial site investigation.

The applicant must therefore demonstrate that their proposals can adequately address the loss of
the features on the site. Furthermore, the phase 1 habitat report failed to adequately consider bats,
which are likely to be in the surrounding area. Bat foraging areas, which this site could have
accommodated had it been surveyed properly, are protected by EU legislation.

The decision to clear the site prior to the survey works is highly disappointing. The phase 1 habitat
survey's failure to address bats is also highly disappointing. The follow up reptile survey also failed
to adequately describe the level of work undertaken on site after the phase 1 survey, this
demonstrates a further lack of responsibility from the ecology consultant.

To overcome the concern, the applicant must now demonstrate either a far greater level of on site
compensation for the loss, this would most likely require the use of roof space for plant growth. 

Alternatively, the applicant can agree an offsite contribution to improve an existing publicly available
facility, with the River Pinn Meadows the ideal receptor. The contribution would be set at £30,000.

Energy Comments

The Energy strategy fails to provide an adequate conclusion, nor does it provide details on the total
carbon levels as required by London Plan policy 5.2. However, based on the limited information
provided, it appears that the development will only reduce emissions by 18% although more
detailed calculations would be required.

There is no reason why the development cannot achieve a reduction in emissions in line with the
London Plan. Therefore the following condition is required:

Condition
Prior to the commencement of a development, an energy assessment shall be submitted to and
approved in writing by the Local Planning Authority. The assessment shall include:

1. the calculation of the energy demand and carbon dioxide emissions covered by Building
Regulations and, separately:
2. proposals to reduce carbon dioxide emissions through the energy efficient design of the site,
buildings and services;
3. proposals to further reduce carbon dioxide emissions through the use of decentralised energy
where feasible, such as district heating and cooling and combined heat and power (CHP);
4. proposals to further reduce carbon dioxide emissions through the use of on-site renewable
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energy technologies. 

The assessment shall demonstrate that the measures proposed to meet steps 2 -4 above will
reduce the CO2 emissions by a minimum of 25% from 2010 Building Regulations (Part L). At all
stages the report must clearly show the energy demand (kwhr) and the carbon emissions (KgCO2).
The conclusions must present a clear solution which is reflected in the relative plans (e.g. roof plan
must shown photovoltaic panels if proposed). The development shall then proceed in accordance
with the approved assessment.

Reason
To ensure the development reduces its impact on climate change in accordance with Policy 5.2 of
the London Plan.

ENVIRONMENTAL PROTECTION OFFICER:

I would like to confirm that I have, on behalf of the Environmental Protection Unit, considered the
application for the proposed development above with regard to the prevention of public nuisance.

The following condition is recommended should the application be approved:

Sound Insulation
Development shall not begin until a scheme for protecting the proposed development from (road
traffic) (rail traffic) (air traffic) (other) noise has been submitted to and approved in writing by the
Local Planning Authority. All works which form part of the scheme shall be fully implemented before
the development is occupied and thereafter shall be retained and maintained in good working order
for so long as the building remains in use.

REASON
To ensure that the amenity of the occupiers of the proposed development is not adversely affected
by (road traffic) (rail traffic) (air traffic) (other) noise in accordance with policy OE5 of the Hillingdon
Unitary Development Plan Saved Policies (September 2007) and London Plan (July 2011) Policy
7.15.

CONTROLLING THE CONSTRUCTION PHASE

Dust and Smoke Control

During the demolition of existing buildings the site area should be protected with debris screens as
a measure against dust particles escaping to neighbouring areas. Water sprays and dousing jets
should also be used to keep airborne transmission of particles to a minimum. Demolition materials
shall be moved from the site as soon as practicable and prolonged storage of debris shall be
avoided. Appropriate measures should also be taken to reduce wind exposure to the debris. All
vehicles removing demolition materials shall be adequately sheeted to prevent dust escape.

No Burning of rubbish as a means of disposal is allowed at the premises at time during the
demolition construction phase. All rubbish must be adequately stored and properly disposed off.
Vehicular Activity Measures should be taken to prevent site deliveries and vehicular movements
outside the specified working times. Vehicles waiting to enter or leave the site must switch off their
engines.

No former contaminative use has been identified based on Ordnance Survey historical maps. The
site appears to have been part of a farmers field. They should be carrying out the appropriate
investigations with regard to land contamination, as part of a geotechnical survey. As a minimum
requirement, can you ensure the following condition is included in any permission that may be
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given, as it is a sensitive end use.

Condition to minimise risk of contamination from garden and landscaped area

Before any part of the development is occupied, site derived soils and imported soils shall be tested
for chemical contamination, and the results of this testing shall be submitted and approved in
writing by the Local Planning Authority. All soils used for gardens and/or landscaping purposes
shall be clean and free of contamination.

Note: The Environmental Protection Unit (EPU) must be consulted for their advice when using this
condition.

REASON
To ensure that the occupants of the development are not subject to any risks from soil
contamination in accordance with policy OE11 of the Hillingdon Unitary Development Plan Saved
Policies (September 2007).

Officer comments:

Given the location of the scheme, within a residential cul de sac, it is not considered that the
proposed scheme requires protection from traffic noise. 

ACCESS OFFICER:

The proposal is for the construction of a, mainly two-storey, 45 bed residential care home on the
former Frank Welch Sheltered Care Complex. It is understood that the proposed care home would
predominantly cater for older people with dementia with physical support needs and some degree
of nursing care.

As stated in the Design & Access Statement, the development would need to comply with London
Plan Policy 7.2.

Vehicular access to the site is from High Meadows via Daymer Gardens. The proposal incorporates
two enlarged parking spaces (3.6 x 6.2 m) for community type vehicles and ambulances. It is stated
that there would be a setting down point adjacent to the main entrance.

It is anticipated that the care home would accommodate residents who would ordinarily not leave
the building or the confines of the site. In recognition of this, there appears to be a concerted
intention to create a homely environment, which would include creative use of colours, textures and
aromas, in addition to other building and technology enhancements to facilitate a wide range of
social activities.

Plans indicate three passenger lifts: adjacent to the entrance; adjacent to the services delivery area
and also in the northern wing. It is understood that all bedrooms would be designed to BS
8300:2009, including a level access shower. Corridor lighting lux levels would accord with the Care
Quality Commission (CQC) requirements.

Whilst it is noted that the doors across circulation routes would be held open on magnetic closers
and links to the fire control panel, a fire strategy/evacuation plan has not been submitted. It is
important to consider, at this stage, how residents would be kept safe or evacuated in the event of
a fire and further details should be requested.

Conclusion: acceptable, subject to the approval of a fire strategy that demonstrates that the
building design: has sufficient and appropriate refuge areas; would incorporate building features
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7.01 The principle of the development

The application site is located within an established residential area, where there would be
no objection in principle to the intensification of the residential use, subject to normal
development control criteria. 

Policy H10 of the saved UDP advises that proposals for redevelopment to provide
accommodation for people in need of care will normally be expected to:

(i) Be conveniently located for local shops, services and public transport facilities;
(ii) Comply with the Council's car parking standards and have regard to the Council's
amenity guidelines as set out in supplementary planning guidance; and
(iii) In respect of sheltered housing schemes, have regard to the recommendations on
design set out in supplementary planning guidance.

As regards (i), the site is not particularly well located to shops, services or public transport
facilities and has a Public Transport Accessibility Level (PTAL) of 1a, where 6 is the most
and 1 the least accessible. Indeed, the poor location of the site was used as justification
for the loss of the care home use on the previous application for family housing on this
site. However, the applicant's advise that residents of the care home will spend the
majority of their time within the confines of the home, rarely venturing outside.
Professional services such as a dentist, opticians, hairdressers etc. will be brought into
the home and a library and other leisure activities will also be provided at the home. As
such, residents would have limited physical capability and no need to access local
facilities. Furthermore, given the ageing population, it is self-evident that increasingly,
there will be a growing demand for such accommodation, particularly in Eastcote, which

that support horizontal evacuation and/or a 'stay put' policy; and/or would feature fire rated lifts to
facilitate the safe and dependable evacuation of people with reduced mobility.

S106 OFFICER:

Proposed Heads of Terms:
1. Transport: in line with the SPD any and all highways works will need to be addressed through a
s278 and/or s38 agreement. Highways can advise further in this matter.

2. Health: in line with the SPD and given the nature of the proposal and the knowledge that there
will be an additional burden placed on local health facilities a contribution equal to £9,750.15 is
sought. This has been calculated on the basis of the nature of the scheme whereby it is considered
that each of the rooms will be single person occupancy therefore 45 x £216.67 = total contribution.

3. Libraries: in line with the SPD and following on from similar care home schemes whereby a
contribution towards local library facilities has been secured a contribution in the sum of £23 x 45
=£1,035 is sought.

4. Construction Training: in line with the SPD either an in-kind training scheme is to be delivered
during the construction phase of the development or a financial contribution secured equal to
£2,500 for every £1m build cost + number of units 45/160 x £71,675 = total contribution. I have
been provisionally advise that the construction cost is to be in the region of 2.75m. Therefore if a
financial contribution is to be secured it will be in the sum of £5,000 + £20,158.59 = £25,158.59.

5. Project Management and Monitoring Fee: in line with the SPD and if a s106 is entered into then
a financial contribution equal to 5% of the total cash contributions is to be secured to enable the
management and monitoring of the resulting agreement.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

7.05

7.07

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

has a significantly higher percentage of its population aged 65 or over compared with
Hillingdon, London and the South East. As regards criteria (ii), there are no adopted car
parking standards for care home use and the Council's Highway Engineer advises that the
off-street car parking that is proposed is acceptable. Criteria (iii) is not strictly relevant to
this proposal. As such, it is considered that no objection could be raised to this proposal
on the basis of Policy H10.

As regards National Planning Policy Framework (March 2012), this places greater
emphasis on the need to provide employment opportunities. This scheme would
contribute towards employment generation in the local area.

The Mayor's density guidelines are not applicable to care homes.

The applicants have provided density details of other care homes and this assessment
suggests that this proposal represents a low density scheme compared with other
development. However, a direct comparison with other schemes is of only limited value as
of more importance will be to ensure that the scheme harmonises with its surroundings
and provides suitable accommodation.

The proposal would not be likely to affect any archaeological remains, nor would it affect
any listed building or its setting. There are also no areas of special local character in the
vicinity of the site and although the northern boundary of the Eastcote Village
Conservation Area does lie some 40m to the south of the site, the site is sufficiently
remote so that the conservation area would not be materially affected.

The proposal does not raise any airport safeguarding concerns.

The application site does not lie within nor is it sited close to the Green Belt.

The application site is within a cul-de-sac, concealed from surrounding road frontages by
existing, predominantly detached two storey housing and screened by trees and
vegetation, particularly on its southern and eastern boundaries. 

The proposed care home has formed the subject of much discussion with officers and has
been significantly reduced in size. It does remain a large building in comparison with the
surrounding houses, with an extensive footprint. However, the building would not exceed
the predominant two storey building height in the area. Furthermore, the building has been
designed as a series of blocks with an irregular footprint and staggered elevations,
including recessed glazed links and varied roof heights which help to break up the size
and bulk of the building. This layout does mimic the previous care home building on site.
Given the relationship of the site with adjoining roads, the main bulk of the building would
only be viewed obliquely as the site is approached from Catlins Lane, with much of the
building being screened by existing housing and mature trees on Daymer Gardens.

The proposal does include the use of crown roofs which are not normally encouraged
within the borough. A common objection to the use of crown roofs is that although they
can have the appearance of a traditional roof form at street level, they do tend to
encourage a square, regular building footprint which lacks interest. In this case, the
building would take a linear form and be visually varied which holds interest. The roof form
is also varied, using a series of crown roofs with small flat roof areas and the use of
chimneys which give a more traditional appearance. Therefore, it is considered that in this
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7.08 Impact on neighbours

case, the proposed crown roofs would not be overly conspicuous and harmful and are
acceptable.

The Council's Urban Design/Conservation Officer advises that whilst the building would be
different from surrounding houses, both in terms of scale and design, it would be of
sufficient quality to hold its own in the street scene. As the character of the area and the
quality of the local environment is derived from the mature trees and landscaping of the
area, and not the individual buildings, the proposed building is considered to be
acceptable. It is also considered to represent a significant improvement on the former
care home building(s) on this site. The scheme is considered to comply with Policy BE13
of the Hillingdon Local Plan (November 2012).

Policies BE20, BE21 and BE24 seek to safeguard the amenities of residential properties
from adjoining development. The Council's Design Guide: Residential Layouts establishes
minimum separation distances which new residential development would be expected to
satisfy to safeguard the amenities of adjoining residential properties. It is considered that
this guidance provides a useful starting point for the consideration of this scheme. Any
consideration of adequate separation distances on this site is further complicated by the
change in levels.

The guidance states that in order for two or more storied development not to appear
unduly dominant, a minimum separation distance of 15m would need to be maintained
between new two storey buildings and the main elevations of surrounding property. At its
nearest point, the two storey elements of the proposal would be sited a minimum distance
of 23.4m from the nearest rear elevation on Daymer Gardens (No. 24) to the north and
20.5m from the rear elevation of the nearest bungalow on Larkswood Rise to the south.
There is a significant change in levels across the site so that the properties in Daymer
Gardens to the north are on higher ground which equates to a storey difference. Given the
relationship with properties to the north, it is considered that the proposed care home
would not appear unduly dominant from these neighbouring properties, despite the
building's overall bulk and size. 

To the south, there are mature trees and dense vegetation on the boundary and an
approximate 1m strip of 'no-mans' land between the boundary of the site and the rear
boundaries of adjoining properties which provides good screening to the site from the
south. The nearest properties would be Nos. 7, 8 and 9 Larkswood Rise, bungalows which
are arranged around the circular end of this cul-de-sac. As such, Nos. 7 and 9 are sited at
an angle to the rear elevation of the proposed care home. No. 9 would be sited at
approximately 45 degrees to the care home, so that it would not directly face its two storey
elements. The nearest two storey element of the proposed care home would be sited
some 22.3m from the rear elevation of No. 7, but given the angled and staggered
relationship, it is considered that any impression of the bulk of the building would be
softened to an accepted extent, despite the similar change in levels of approximately a
storey. As regards No. 8, this does have a more direct rear outlook onto the proposed
building. Although the distance between the two storey element of the care home and the
rear elevation of the bungalow reduces to 20.5m, the bungalow would directly face the
gap between the two main blocks of the building. As such, it is considered that this
relationship is adequate to mitigate the size and bulk of the building, despite the change in
levels. Furthermore, it is proposed to plant additional trees along this boundary to
enhance the screening and to fill any gaps. The proposed building would therefore not
appear unduly prominent from the properties and their gardens to the south.
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7.09 Living conditions for future occupiers

As regards the two properties adjoining the site at its eastern and western ends, these are
roughly on the level of the proposed building and again would not directly face the care
home and would be separated from its two storey bulk by distances greatly in excess of
the 15m. 

It is therefore considered that the building, despite its size and bulk and the changing
levels, has been carefully designed to ensure that it would not appear unduly dominant
and sufficiently exceeds the minimum distance advocated by design guidance. As such,
the scheme complies with Policy BE21 of the saved UDP.

In terms of overlooking, it is only from first floor rooms where this would potentially occur
and the scheme has been carefully designed to ensure that the vast majority of windows
would not overlook adjoining properties or their 3m deep patio areas within a distance of
21m. The only exception to this is the rear patio area of No. 7 Larkswood Rise which
would potentially be overlooked by a window within 19.7m, but this would only affect a
very small part of the patio area and given the marginal shortfall, the privacy of the
property would not be materially compromised, particularly given the boundary screening.
The scheme therefore complies with POlicy BE24 of the saved UDP.

In terms of loss of sunlight, the developers have taken December, when the length of
shadows are at their greatest to produce a worse case scenario of the overshadowing.
This shows that 3 or 4 properties on the southern side of Daymer Gardens (Nos. 18 to
24/26) would experience loss of sunlight, but this would only be in the early hours of the
morning and only the ends of their rear gardens would be affected and the shadow has
moved away after 10:00. In the late afternoon after 3:00, the shadow has moved around
to the east and would now begin to affect the side/rear garden of No. 28 Daymer
Gardens, but again, this would be to the end of its garden and of limited duration. It is also
likely that these areas would already be overshadowed by boundary fences/structures and
vegetation so that any additional impact would be insignificant. The scheme therefore
complies with Policy BE20 of the saved UDP.

The applicant has provided detailed plans and cross sections which show the relationship
and level changes from adjoining properties.

The applicant's have also offered to provide additional planting and landscaping within
reason, within the rear gardens of adjoining property. As this measure is not considered
necessary to make the proposal acceptable in planning terms, there is no specific
requirement for this, but the additional planting could be shown as part of a wider
landscaping scheme.

The proposed care home would primarily cater for older people, many suffering from
dementia and with physical support and nursing care needs. As such, it is anticipated that
the care home would accommodate residents who would not normally leave the building
or the confines of the site.

The Council has not prepared any specific planning guidelines relating to care homes.
However, bedrooms are expected to afford a reasonable outlook, natural lighting and
privacy to their occupants.

The Access Officer considers that in recognition of this, the applicants appear tom have
made a concerted effort to create a homely environment, which would include creative
use of colours, textures and aromas, in addition to other building and technology
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7.10 Traffic impact, car/cycle parking, pedestrian safety

enhancements to facilitate a wide range of social activities and that bedrooms would be
built to relevant British Standards.

The proposed scheme has been the subject of numerous discussions with officers and
neighbours and has undergone numerous revisions as a result which has seen the
building pulled back from its boundaries. The building is now considered to be sited a
sufficient distance away, with the nearest bedroom being set back by 6.7m to allow a
suitable outlook and natural lighting to be provided. The position of bedroom windows
within the internal corners of the building have also been revised to ensure windows
positioned here still have a reasonable outlook and are not directly obstructed by
projecting elements of the building and do not overlook each other within too small a
distance. Furthermore, the areas immediately adjacent to ground floor bedrooms would
provide private patio space so that the bedrooms would afford a reasonable level of
privacy. Ground floor bedrooms that previously abutting the road have now been re-sited.

External Space

There are no specific standards that have been produced by the Local Planning Authority
which relate to amenity space within care homes. The applicants have compared this and
other care home sites and suggest that this site would provide some 40sqm of main
amenity space per resident (a total of 1788 sqm), which does compare favourably with the
standard for shared space in one-bedroom flatted residential schemes which stipulates
20sqm per unit. As regards other sites, these range from 2.9sqm of main amenity space
per resident at 'Blenheim', High Road, Ickenham to 21.8sqm at Highfield House, High
Street, Harefield.

It is considered that the scheme does provide adequate amenity space with two larger
areas provided at the north and southern ends of the building and includes adequate
shared amenity space beyond the private patio areas that would allow residents and
visitors to walk around the building. The scheme also fares favourable when compared
with other care homes. As such, the scheme is considered to comply with policy BE23 of
the Hillingdon Local Plan (November 2012).

The site is not particularly well located for public transport and local services, being 700m
from the 282 and H13 bus routes on Joel Street and 1500m from the Northwood Hills
Minor Town Centre. The site has a Public Transport Accessibility Level of 0-1a, on a scale
of 1 to 6, where 1 represents the lowest level of public transport accessibility.

The development proposals for the 45 bedroom care home include 15 car parking spaces
and 10 cycle parking spaces, with vehicular access provided directly from High Meadow
Close.

A total of 42 staff will be employed at the site, which will consist of 28 full time and 14 part
time employees. Staff will be employed in shifts, with a maximum of 15 staff at the site
during the daytime and 7 staff during the evening and night time.

An assessment by the applicants suggests that the scheme with 1 parking space per 3
bed spaces is generous when compared with the national norm, which equates to 1 space
per 4 bed spaces.

Dealing specifically with this site, the applicant has provided a Transport Statement and a
supporting technical note detailing the likely trip generation and parking demand at the
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7.11

7.12

7.13

7.14

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

site. The Transport Statement concludes that the likely traffic generation associated with
the care home would result in 3 additional cars generated by the care home during each
of the morning and afternoon peak hours, which equates to 1 additional car every 20
minutes. The applicant has also undertaken a number of car parking surveys at
reasonably comparable sites within the local area. Taking a worse-case scenario, these
suggest that the proposed 15 off-street parking spaces would be able to satisfy maximum
parking demand at this site.

The Council's Highway Engineer advises that the traffic generation associated with the
proposed development will not have a material impact along the highway network
adjacent to the site. Furthermore, the proposed parking provision is appropriate to serve
the development proposals.

In addition, it should also be noted that there is a large lay-by within the spur road
immediately adjacent to the site and the building entrance. This is sited behind the
bollards and is therefore not currently available for use, although it was previously used in
connection with the former Frank Welch Court. The lay-by clearly has the potential to
provide overspill parking if needed without disrupting existing on-street car parking on
Daymer Gardens. 

In addition, the Highway Engineer notes that a Travel Plan will be provided in relation to
the development, which will include initiatives to increase alternative modes of travel other
than by private vehicles. The proposed initiatives include the provision of cycle storage
facilities, staff changing and shower facilities and a cycle purchase scheme that will
enable staff purchase cycles at a reduced cost.

The Highway Engineer therefore considers that the development will not be contrary to
the policies of the adopted Hillingdon Local Plan (November 2012), and an objection is not
raised in relation to the highway aspect of the proposals, subject to the provision of a
Travel Plan.

Relevant planning considerations have been discussed elsewhere in the officer's report.

As regards security, a Secure by Design condition has been added.

Policy 7.2 of the London Plan requires all new development to provide an inclusive
environment that achieves the highest standards of accessibility and inclusive design.

The Council's Access Officer advises that the scheme is acceptable from an access point
of view, but a fire strategy should be submitted that demonstrates that the building design
has sufficient and appropriate refuge areas; would incorporate building features that
support horizontal evacuation and/or a 'stay put' policy; and/or would feature fire rated lifts
to facilitate the safe and dependable evacuation of people with reduced mobility. This
would be controlled by condition.

Not applicable to the proposed development.

Trees and Landscaping

Policy BE38 of the Hillingdon Local Plan advises that new development should retain
topographical and landscape features of merit and that new planting and landscaping
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should be provided when necessary.

The Council's Tree Officer advises that there are many trees on and close to the site.
Several of the off-site trees are protected by tree preservation orders. A couple of
unprotected trees in the middle of the site have been felled in the recent past. 

The trees on the site are valuable landscape features which help screen the site and are
features of merit in terms of Saved Policy BE38 that constrain the development of the site.
In terms of this policy, any scheme for the development of the site should also make
provision for landscaping to reinforce the existing features and screens/buffers near to the
site boundaries, and for the planting of new specimens and feature trees within the
gardens and grounds of the proposed care home.

The Officer further considers that the application includes various plans and documents
and detailed landscaping proposals. The position of some of the trees shown on the
original plans was incorrect, but a set of revised accurate plans were submitted in
October. The loss of two trees categorised as not being suitable for retention (Category
'R') is acceptable. The plans show the line of fencing to protect the retained trees, but not
details of the fencing. Furthermore, the application does not include an arboricultural
method statement.

The revised scheme (with additional information about the details of tree protection and
methodology to be required by condition) makes adequate provision for the protection and
long-term retention of the existing trees on the site. 

Whilst the revised landscaping scheme (Dwg. No. L5327/920 Rev. B) includes many new
trees, in particular near to the site boundaries, and other planting to provide a setting for
the care home and gardens for the residents, there is space and scope for several more
trees so that there will be no gaps in the linear screens/buffers. 

Subject to conditions, the Tree /Landscape Officer raises no objection to the scheme. The
proposal therefore complies with Saved Policy BE38 of the Hillingdon local Plan
(November 2012).

Ecology

The Council's Sustainability Officer advises that the submitted Extended Phase 1 Habitat
Survey, undertaken in November 2011 recommended that a further Reptile Study be
undertaken as the site was suitable for various species of reptile. This was undertaken in
April 2012, but in the meantime, the site appears to have been subject to extensive and
active clearance work when much of the ecological value of the site and many, if not all, of
the features that made the site attractive for reptiles would have been lost. The phase 1
habitat report also failed to adequately consider bats, which are likely to be in the
surrounding area and this site could have accommodated bat foraging areas.

There has been a very limited amount of information submitted to show that the new
development will enhance the environment, or replace any of the features that were
considered valuable before they were cleared and considers that as it stands, the
proposals are unacceptable.

However, the re-use of brownfield sites is a priority for national and local government and
this has to be balanced with the ecological value that these sites can acquire when they
are left unmanaged. The initial phase 1 habitat survey showed the site to have been of
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7.15

7.16

7.17

7.18

7.19

7.20

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

relatively high value. Therefore, in order to compensate for the loss, it must be
demonstrated that the scheme either provides for a greater ecological value and habitat
features on site, which would now be likely to involve roof top planting or alternatively, the
applicant can agree an offsite contribution to improve an existing publicly available facility,
with the River Pinn Meadows an ideal receptor.

The applicants have agreed to a contribution of £30,000, which would be secured as part
of the S106 which is considered to be commensurate to the loss.

The proposal makes provision for refuse and recycling storage within a store at the side of
the proposed building.

The Council's Sustainability Officer advises that the submitted Energy strategy fails to
provide an adequate conclusion, nor does it provide details on the total carbon levels as
required by policy 5.2 of the London Plan (July 2012). It appears, based on the limited
information provided, that the development will only reduce emissions by 18% although
more detailed calculations would be required.

The Sustainability Officer considers that there is no reason why the development cannot
achieve a reduction in emissions in line with the London Plan and therefore a condition is
recommended.

THe application site is not located within an area that is prone to flooding and an
sustainable drainage condition has been attached to ensure that run-off from the site is
sustainably controlled.

This proposal is for a care home is situated within a quiet cul de sac and the premises
would not generate significant noise. A condition is recommended to control the hours of
deliveries to the site and the loading/unloading of goods.

With regard to the comments received to the public consultation, the comments raised by
the petitioners and the majority of individual responses raising material planning
considerations have been considered in the officer's report.

As regards point (ii) the proposal is for a two storey building with a modestly proportioned
pitched roof. To use the roof to provide additional accommodation would require a further
planning application which would be treated on its merits if such an application was
submitted. As regards point (viii), the proposed relationship with the proposed building to
neighbouring properties is a normal one and would not give rise to unacceptable light
pollution. As regards point (xii), the siting of garden sheds and composting
bins/enclosures within gardens and adjacent to neighbouring properties is not uncommon
and would not present an unacceptable threat to residential amenity but these facilities
have now been moved to the southern end of the site. As regards point (xvi), the 3D
visualisations of the scheme are for illustrative purposes only and would not form part of
any approved scheme.

Policy R17 of the Hillingdon Local Plan states that: 'The Local Planning Authority will,
where appropriate, seek to supplement the provision of recreation open space, facilities to
support arts, cultural and entertainment activities, and other community, social and
education facilities through planning obligations in conjunction with other development
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7.21

7.22

Expediency of enforcement action

Other Issues

proposals'.

Should the application be approved, a number of planning obligations would be sought to
mitigate the impact of the development.  These include possible highway works, a
£9,750.15 health contribution, a £1,035 library contribution, a construction training
contribution, in line with the Council's formula, a £30,000 ecology contribution to mitigate
for the loss of the ecological features on site and enhance sites elsewhere, a project
management and monitoring fee and a 10 Year Green Travel Plan in accordance with TfL
guidance.

The scheme would also be liable under the Mayor's Community Infrastructure Levy.

The applicant has agreed to these proposed Heads of Terms, which are to be secured by
way of a S106 Agreement/Unilateral Undertaking. Overall, it is considered that the level of
planning benefits sought is adequate and commensurate with the scale and nature of the
proposed development, in compliance with Policy R17 of the UDP and relevant
supplementary planning guidance.

This application, nor the application site raise any enforcement issues.

There are no other relevant planning issues raised by this application.

8. Observations of the Borough Solicitor

When making their decision, Members must have regard to all relevant planning
legislation, regulations, guidance, circulars and Council policies. This will enable them to
make an informed decision in respect of an application.

In addition Members should note that the Human Rights Act 1998 (HRA 1998) makes it
unlawful for the Council to act incompatibly with Convention rights. Decisions by the
Committee must take account of the HRA 1998. Therefore, Members need to be aware of
the fact that the HRA 1998 makes the European Convention on Human Rights (the
Convention) directly applicable to the actions of public bodies in England and Wales. The
specific parts of the Convention relevant to planning matters are Article 6 (right to a fair
hearing); Article 8 (right to respect for private and family life); Article 1 of the First Protocol
(protection of property) and Article 14 (prohibition of discrimination).

Article 6 deals with procedural fairness. If normal committee procedures are followed, it is
unlikely that this article will be breached.

Article 1 of the First Protocol and Article 8 are not absolute rights and infringements of
these rights protected under these are allowed in certain defined circumstances, for
example where required by law. However any infringement must be proportionate, which
means it must achieve a fair balance between the public interest and the private interest
infringed and must not go beyond what is needed to achieve its objective.

Article 14 states that the rights under the Convention shall be secured without
discrimination on grounds of 'sex, race, colour, language, religion, political or other
opinion, national or social origin, association with a national minority, property, birth or
other status'.

9. Observations of the Director of Finance
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Not applicable to this application.

10. CONCLUSION

The proposed care home use would be compatible with the surrounding established
residential area and provide valuable employment opportunities for its residents.

The proposed part two storey, part single storey care home is a large building and would
be of a different design to the detached houses that would surround it. However, the
building has been carefully designed as a series of irregular blocks with staggered
elevations and glazed links which help to break up the appearance and bulk of the
building. The building is also considered to be of a good quality design that would hold its
own in the street scene. On this basis, no objections are raised to its scale or design.

Furthermore, the building would be adequately set back from adjoining residential
properties so that their amenities would not be adversely affected. 

The scheme would also provide suitable accommodation for future occupants and the
scheme would not be detrimental to the surrounding highway network and adequate car
parking would be provided. The scheme also makes adequate provision for the retention
of existing trees on site and would provide for suitable additional planting and
landscaping. Appropriate energy efficiencies would also be achieved by condition. The
loss of ecological features from the site through site clearance is regrettable, but this
needs to be balanced against the need to ensure that these brownfield sites play an active
role in urban regeneration. The loss has been mitigated by an appropriate S106
contribution to enhance the ecological value of site(s) elsewhere and other contributions
sought and agreed represent a commensurate package of S106 contributions.

It is therefore considered that on balance, the scheme is acceptable and is recommended
for approval.

11. Reference Documents

National Planning Policy Framework (March 2012)
London Plan (July 2011)
Hillingdon Local Plan (November 2012)
HDAS: 'Accessible Hillingdon'
Consultation responses

Richard Phillips 01895 250230Contact Officer: Telephone No:
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138 LINDEN AVENUE RUISLIP

Erection of 1 x 3 bedroom and 1 x 4 bedroom two storey detached dwellings
with associated parking and amenity space involving the demolition of
existing bungalow.

06/08/2012

Report of the Head of Planning & Enforcement Services

Address

Development:

LBH Ref Nos: 11121/APP/2012/1922

Drawing Nos: 2983 S01 Rev. A
Design and Access Statement (Ref: 2983)
2983 PD03
2983 PD01 Rev. C
Photographs of Existing Bungalow
2983 PD02 Rev. C

Date Plans Received: 12/11/2012
06/08/2012
18/10/2012

Date(s) of Amendment(s):

1. SUMMARY

The application seeks planning permission for the erection of 2 x two storey detached
dwellings after the demolition of the existing bungalow at the site.

The existing bungalow is located on the southern side of Linden Avenue, within a cul-de-
sac containing 8 detached dwellings, off the highway of Oak Avenue. The properties
within the cul-de-sac are a mixture of bungalows and two storey dwellings. The buildings
have a wide variance in architectural design, with the language of the street being
traditional roof slopes and contrasting angles, however, the street also  includes a
symmetrical pair of modern detached dwellings on the northern side of the street. 

The two proposed dwellings would be of asymmetrical design and would be provided with
garden space to the rear and off-street parking in front of their principal elevations.

The proposal would provide two family dwellings which would have an acceptable impact
on the character and appearance of the surrounding area. The properties would have an
acceptable impact on the residential amenity of the neighbouring occupiers and would
provide acceptable living conditions for the future occupiers of the properties. Therefore,
the application is recommended for approval.

2. RECOMMENDATION

30/08/2012Date Application Valid:

That delegated powers be given to the Head of Planning, Sport and Green Spaces
to grant planning permission, subject to the following:

1. That the Council enter into a legal agreement with the applicants under Section
106/Unilateral Undertaking of the Town and Country Planning Act 1990 (as
amended) or other appropriate legislation to secure:

(i) Education: A contribution of £13,265 is sought.

2. That the applicant meets the Council's reasonable costs in the preparation of

Agenda Item 6
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RES3

RES4

RES6

RES7

Time Limit

Accordance with Approved Plans

Levels

Materials (Submission)

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 2983 PD01 Rev C,
2983 PD02 Rev B & 2983 PD 03 and shall thereafter be retained/maintained for as long
as the development remains in existence.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan:
Part 2(November 2012) and the London Plan (July 2011).

No development shall take place until plans of the site showing the existing and proposed
ground levels and the proposed finished floor levels of all proposed buildings have been
submitted to and approved in writing by the Local Planning Authority. Such levels shall be
shown in relation to a fixed and know datum point. Thereafter the development shall not
be carried out other than in accordance with the approved details.

REASON
To ensure that the development relates satisfactorily to adjoining properties in
accordance with policy BE13 of the Hillingdon Unitary Development Plan Saved Policies
(September 2007).

No development shall take place until details of all materials and external surfaces have
been submitted to and approved in writing by the Local Planning Authority. Thereafter the
development shall be constructed in accordance with the approved details and be
retained as such.

Details should include information relating to make, product/type, colour and
photographs/images.

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policy BE13 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved

1

2

3

4

the S106 Agreement and any abortive work as a result of the agreement not being
completed.
3. If the S106 Agreement has not been finalised within 6 months, the application to
be referred back to the Planning Committee for determination at the discretion of
the Director of Planning and Community Services.
4. That officers be authorised to negotiate and agree the detailed terms of the
proposed agreement.
5. That on completion of the S106 Agreement, the application be deferred for
determination by the Head of Planning, Sport and Green Spaces under delegated
powers.
6. That if the application is approved, the following conditions be attached:
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RES8

RES9

Tree Protection

Landscaping (including refuse/cycle storage)

Policies (November 2012).

No site clearance or construction work shall take place until the details have been
submitted to, and approved in writing by, the Local Planning Authority with respect to:

1. A method statement outlining the sequence of development on the site including
demolition, building works and tree protection measures.

2. Detailed drawings showing the position and type of fencing to protect the entire root
areas/crown spread of trees, hedges and other vegetation to be retained shall be
submitted to the Local Planning Authority for approval. No site clearance works or
development shall be commenced until these drawings have been approved and the
fencing has been erected in accordance with the details approved. Unless otherwise
agreed in writing by the Local Planning Authority such fencing should be a minimum
height of 1.5 metres.

Thereafter, the development shall be implemented in accordance with the approved
details. The fencing shall be retained in position until development is completed. The
area within the approved protective fencing shall remain undisturbed during the course of
the works and in particular in these areas:
2.a There shall be no changes in ground levels;
2.b No materials or plant shall be stored;
2.c No buildings or temporary buildings shall be erected or stationed.
2.d No materials or waste shall be burnt; and.
2.e No drain runs or other trenches shall be dug or otherwise created, without the prior
written consent of the Local Planning Authority.

REASON
To ensure that trees and other vegetation can and will be retained on site and not
damaged during construction work and to ensure that the development conforms with
policy BE38 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved
Policies (November 2012).

Notwithstanding the plans hereby approved in relation to refuse storage and parking
layout, no development shall take place until a layout/landscape scheme has been
submitted to and approved in writing by the Local Planning Authority. The scheme shall
include:

1. Details of Soft Landscaping
1.a Planting plans (at not less than a scale of 1:100),
1.b Written specification of planting and cultivation works to be undertaken,
1.c Schedule of plants giving species, plant sizes, and proposed numbers/densities
where appropriate

2. Details of Hard Landscaping
2.a Refuse Storage
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts 
2.e Hard Surfacing Materials
2.f External Lighting

5

6
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RES12

RES14

RES13

No additional windows or doors

Outbuildings, extensions and roof alterations

Obscure Glazing

2.g Sustainable Urban Drainage Systems

3. Details of Landscape Maintenance
3.a Landscape Maintenance Schedule for a minimum period of 5 years.
3.b Proposals for the replacement of any tree, shrub, or area of surfing/seeding within
the landscaping scheme which dies or in the opinion of the Local Planning Authority
becomes seriously damaged or diseased.

4. Schedule for Implementation

5. Other
5.a Existing and proposed functional services above and below ground
5.b Proposed finishing levels or contours

Thereafter the development shall be carried out and maintained in full accordance with
the approved details.

REASON
To ensure that the proposed development will preserve and enhance the visual amenities
of the locality and provide adequate facilities in compliance with policies BE13, BE38 and
AM14 of the Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved Policies
(November 2012) and 5.17 (refuse storage) of the London Plan.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking and re-enacting that Order with or
without modification), no additional windows or other openings shall be constructed in
any side elevation or roofslope of either dwelling hereby approved.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 of the
Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved Policies (November
2012).

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking and re-enacting that Order with or
without modification); no garage(s), shed(s) or other outbuilding(s), nor extensions or
roof additions/alteration to any dwellinghouse(s) shall be erected without the grant of
further specific permission from the Local Planning Authority.

REASON
To protect the character and appearance of the area and amenity of residential occupiers
in accordance with policies BE13, BE21, BE23 and BE24 of the Hillingdon Local Plan:
Part 2 - Unitary Development Plan Saved Policies (November 2012).

The windows in the side elevation of both dwellings shall be glazed with permanently
obscured glass and non-opening below a height of 1.8 metres taken from internal
finished floor level for so long as the development remains in existence.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 of the

7

8

9
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RES16

RES18

RES24

Code for Sustainable Homes

Lifetime Homes/Wheelchair Units

Secured by Design

Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved Policies (November
2012).

The dwellings shall achieve Level 4 of the Code for Sustainable Homes. No development
shall commence until a signed design stage certificate confirming this level has been
received.  The design stage certificate shall be retained and made available for
inspection by the Local Planning Authority on request.

The development must be completed in accordance with the principles of the design
stage certificate and the applicant shall ensure that completion stage certificate has been
attained prior to occupancy of each dwelling.

REASON
To ensure that the objectives of sustainable development identified in London Plan (July
2011) Policies 5.1 and 5.3.

All residential units within the development hereby approved shall be built in accordance
with 'Lifetime Homes' Standards. Further 10% of the units hereby approved shall be
designed and constructed to be fully wheelchair accessible or easily adaptable for
residents who are wheelchair users, as set out in the Council's Supplementary Planning
Document 'Accessible Hillingdon'.

REASON
To ensure that sufficient housing stock is provided to meet the needs of disabled and
elderly people in accordance with London Plan (July 2011) Policies 3.1, 3.8 and 7.2

The dwellings shall achieve 'Secured by Design' accreditation awarded by the Hillingdon
Metropolitan Police Crime Prevention Design Adviser (CPDA) on behalf of the
Association of Chief Police Officers (ACPO). No dwelling shall be occupied until
accreditation has been achieved.

REASON
In pursuance of the Council's duty under section 17 of the Crime and Disorder Act 1998
to consider crime and disorder implications in excising its planning functions; to promote
the well being of the area in pursuance of the Council's powers under section 2 of the
Local Government Act 2000, to reflect the guidance contained in the Council's SPG on
Community Safety By Design and to ensure the development provides a safe and secure
environment in accordance with London Plan (July 2011) Policies 7.1 and 7.3.

10

11

12

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).
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The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Local Plan (November 2012) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
including the London Plan (July 2011) and national guidance.

AM7
AM8

AM9

AM13

AM14
BE13
BE15
BE19

BE20
BE21
BE22

BE23
BE24

BE38

OE1

H3
H4
H5
R17

LPP 3.3
LPP 3.4
LPP 3.5
LPP 3.8
LPP 7.3
LPP 7.4
LPP 7.6
NPPF1
NPPF6
NPPF7

Consideration of traffic generated by proposed developments.
Priority consideration to pedestrians in the design and
implementation of road construction and traffic management
schemes
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through
(where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
New development and car parking standards.
New development must harmonise with the existing street scene.
Alterations and extensions to existing buildings
New development must improve or complement the character of the
area.
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.
Requires new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of the character and amenities of surrounding properties
and the local area
Loss and replacement of residential accommodation
Mix of housing units
Dwellings suitable for large families
Use of planning obligations to supplement the provision of
recreation, leisure and community facilities
(2011) Increasing housing supply
(2011) Optimising housing potential
(2011) Quality and design of housing developments
(2011) Housing Choice
(2011) Designing out crime
(2011) Local character
(2011) Architecture
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I45

I1

I15

I2

I3

Discharge of Conditions

Building to Approved Drawing

Control of Environmental Nuisance from Construction Work

Encroachment

Building Regulations - Demolition and Building Works

3

4

5

6

7

Your attention is drawn to conditions 3, 4, 5, 6, 9, 10, 11 and 12 which must be
discharged prior to the commencement of works. You will be in breach of planning
control should you commence these works prior to the discharge of this/these
condition(s). The Council may consider taking enforcement action to rectify the breach of
this conditions. For further information and advice contact - Planning & Community
Services, Civic Centre, Uxbridge, UB8 1UW (Tel: 01895 250230).

You are advised this permission is based on the dimensions provided on the approved
drawings as numbered above. The development hereby approved must be constructed
precisely in accordance with the approved drawings. Any deviation from these drawings
requires the written consent of the Local Planning Authority.

Nuisance from demolition and construction works is subject to control under The Control
of Pollution Act 1974, the Clean Air Acts and other related legislation. In particular, you
should ensure that the following are complied with:-

A. Demolition and construction works which are audible at the site boundary shall only be
carried out between the hours of 08.00 and 18.00 hours Monday to Friday and between
the hours of 08.00 hours and 13.00 hours on Saturday. No works shall be carried out on
Sundays, Bank or Public Holidays.

B. All noise generated during such works shall be controlled in compliance with British
Standard Code of Practice BS 5228:2009.

C. Dust emissions shall be controlled in compliance with the Mayor of London's Best
Practice Guidance' The Control of dust and emissions from construction and demolition.

D. No bonfires that create dark smoke or nuisance to local residents.

You are advised to consult the Council's Environmental Protection Unit
(www.hillingdon.gov.uk/noise Tel. 01895 250155) or to seek prior approval under Section
61 of the Control of Pollution Act if you anticipate any difficulty in carrying out
construction other than within the normal working hours set out in (A) above, and by
means that would minimise disturbance to adjoining premises.

You are advised that if any part of the development hereby permitted encroaches by
either its roof, walls, eaves, gutters, or foundations, then a new planning application will
have to be submitted. This planning permission is not valid for a development that results
in any form of encroachment.

Your attention is drawn to the need to comply with the relevant provisions of the Building
Regulations, the Building Acts and other related legislation. These cover such works as -
the demolition of existing buildings, the erection of a new building or structure, the
extension or alteration to a building, change of use of buildings, installation of services,
underpinning works, and fire safety/means of escape works. Notice of intention to
demolish existing buildings must be given to the Council's Building Control Service at
least 6 weeks before work starts. A completed application form together with detailed
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I4

I5

I6

Neighbourly Consideration - include on all residential exts

Party Walls

Property Rights/Rights of Light

8

9

10

11

3.1 Site and Locality

The application relates to a detached bungalow set within a 610 square metre plot of land
on the southern side of Linden Avenue. The detached bungalow is justified towards the
western boundary line of the plot, with the width of the plot narrowing behind the rear

plans must be submitted for approval before any building work is commenced. For further
information and advice, contact - Planning & Community Services, Building Control,
3N/01 Civic Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

You have been granted planning permission to build a residential extension. When
undertaking demolition and/or building work, please be considerate to your neighbours
and do not undertake work in the early morning or late at night or at any time on Sundays
or Bank Holidays. Furthermore, please ensure that all vehicles associated with the
construction of the development hereby approved are properly washed and cleaned to
prevent the passage of mud and dirt onto the adjoining highway. You are advised that
the Council does have formal powers to control noise and nuisance under The Control of
Pollution Act 1974, the Clean Air Acts and other relevant legislation. For further
information and advice, please contact - Environmental Protection Unit, 4W/04, Civic
Centre, High Street, Uxbridge, UB8 1UW (Tel. 01895 250190).

The Party Wall Act 1996 requires a building owner to notify, and obtain formal agreement
from, any adjoining owner, where the building owner proposes to:
carry out work to an existing party wall;
build on the boundary with a neighbouring property;
in some circumstances, carry out groundworks within 6 metres of an adjoining building.
Notification and agreements under this Act are the responsibility of the building owner
and are quite separate from Building Regulations, or Planning Controls. The Building
Control Service will assume that an applicant has obtained any necessary agreements
with the adjoining owner, and nothing said or implied by the Council should be taken as
removing the necessity for the building owner to comply fully with the Party Wall Act.
Further information and advice is to be found in "the Party Walls etc. Act 1996 -
explanatory booklet" published by the ODPM, available free of charge from the Planning
& Community Services Reception Desk, Level 3, Civic Centre, Uxbridge, UB8 1UW.

Your attention is drawn to the fact that the planning permission does not override
property rights and any ancient rights of light that may exist. This permission does not
empower you to enter onto land not in your ownership without the specific consent of the
owner. If you require further information or advice, you should consult a solicitor.

You are advised that the development hereby approved represents chargeable
development under the Mayor's Community Infrastructure Levy. At this time the
Community Infrastructure Levy is estimated to be £7,455 which is due on
commencement of this development. The actual Community Infrastructure Levy will be
calculated at the time your development is first permitted and a separate liability notice
will be issued by the Local Planning Authority.

3. CONSIDERATIONS
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elevation of the dwelling. 

Originally a square footprint, the single storey dwelling within the plot has undergone a
side extension, with the original section of the building being covered with a hipped roof
and a hipped and lean to roof above the side extension. The dwelling has a width of 16.9
metres and a depth of 8.12 metres. The extension to the building has been built flush with
the principal elevation and has a depth of 5.75 metres. The external walls of the dwelling
are covered in white render and the roof is made from brown concrete tiles.

The site is located in a cul-de-sac of Linden Avenue containing 8 dwellings, with only the
application dwelling and No.140 Linden Avenue, a detached bungalow sharing the eastern
boundary line, being on the southern side of the street. On the northern side of the street
are a number of 1 to 2 storey detached dwellings of varying ages and architectural
designs, including Nos.177 & 179 Linden Avenue, a pair of modern detached two storey
dwellings.

The western boundary line of the site is the shared rear boundary line of No.38 Oak
Avenue, a detached bungalow with a conservatory on the rear elevation.

The site is situated within a Developed Area as identified in the policies of the Adopted
Hillingdon Unitary Development Plan (Saved Policies September 2007).

None relevant.

3.2 Proposed Scheme

The application seeks planning permission for the demolition of the existing detached
bungalow at the site and the erection of 2 x two storey detached dwellings, one with three
bedrooms (western dwelling), one with four bedrooms (eastern dwelling).

The proposed western dwelling would have a maximum width of 11.36 metres, including
an attached single width garage, and a maximum depth of 12.07 metres. The design of
the dwelling would include a small crown roof above the dwelling, two dormer windows in
the principal elevation, a catslide roof on the western facade and maximum height of 7
metres.

The proposed eastern dwelling would have a maximum width of 8.5 metres and a
maximum depth of 11.12 metres. The design would include an integral garage, a small
two storey projecting section in the principal elevation finished with a hipped roof, a small
crown roof over the building, one dormer window in the principal elevation, two dormer
windows in the rear elevation and a maximum height of 7 metres.

Both dwellings would be provided with two parking spaces in front of their principal
elevations and a private garden area to the rear of the building.

11121/APP/2012/1282 138 Linden Avenue Ruislip

2 x two storey, 4-bed, detached dwellings with associated parking and amenity space involving
the demolition of existing bungalow

18-07-2012Decision: Withdrawn

3.3 Relevant Planning History

Comment on Relevant Planning History
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4. Planning Policies and Standards

PT1.BE1

PT1.H1

(2012) Built Environment

(2012) Housing Growth

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

AM7

AM8

AM9

AM13

AM14

BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

BE38

OE1

H3

H4

H5

R17

LPP 3.3

LPP 3.4

LPP 3.5

Consideration of traffic generated by proposed developments.

Priority consideration to pedestrians in the design and implementation of road
construction and traffic management schemes

Provision of cycle routes, consideration of cyclists' needs in design of highway
improvement schemes, provision of cycle  parking facilities

AM13 Increasing the ease of movement for frail and elderly people and people
with disabilities in development schemes through (where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street furniture schemes

New development and car parking standards.

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

New development must improve or complement the character of the area.

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

Requires new development to ensure adequate levels of privacy to neighbours.

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

Protection of the character and amenities of surrounding properties and the local
area

Loss and replacement of residential accommodation

Mix of housing units

Dwellings suitable for large families

Use of planning obligations to supplement the provision of recreation, leisure and
community facilities

(2011) Increasing housing supply

(2011) Optimising housing potential

(2011) Quality and design of housing developments

Part 2 Policies:
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LPP 3.8

LPP 7.3

LPP 7.4

LPP 7.6

NPPF1

NPPF6

NPPF7

(2011) Housing Choice

(2011) Designing out crime

(2011) Local character

(2011) Architecture

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

TREES AND LANDSCAPING

LANDSCAPE CONSIDERATIONS: Saved policy BE38 seeks the retention and utilisation of
topographical and landscape features of merit and the provision of new planting and landscaping
wherever it is appropriate.
· No trees or other significant landscape features will be affected by the proposal. A small Cherry
tree in the rear garden of the neighbouring property (number 38), should be unaffected by the
development and the Apple trees and a Holly along the rear garden boundaries should be
protected and retained as part of the landscape layout.
· The proposed layout provides a total of four parking spaces which will dominate the front gardens.
However, some space has been reserved for soft landscape in the form of small areas of lawn and
hedges. The Council seeks to secure a reasonable proportion (minimum 25% by area) of soft

External Consultees

9 neighbouring dwellings and the Eastcote Residents Association were notified of the proposed
development on 4th September 2012. A site notice was erected on the 11th September 2012.
Three individual replies and a petition with 23 signatures received, objecting on the following
grounds:

i) Harm to the character and appearance of the area;
ii) Loss of light;
iii) Loss of privacy;
iv) Unacceptable increase in density;
v) Parking layout
vi) Harm to infrastructure;
vii) Inaccurate plans;

Issues i)-v) are considered in the main body of the report. The proposed scheme is not considered
to significantly impact the existing drainage at the site and this would not form a material planning
consideration. A neighbour has questioned the plans showing that 36 Oak Avenue is not correctly
indicated on the plans. The northern square containing this property on the plans is an attached
wooden car port and brick garage. The living accommodation is the southern square as shown on
plan reference 2983 PD 02 Rev. C, which is a detached bungalow with gable ends in the principal
and rear elevations and habitable rooms in the loft space.
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7.01

7.02

The principle of the development

Density of the proposed development

Policy H3 of the adopted UDP (Saved Policies September 2007) states that the loss of
residential accommodation will only be permitted if it is replaced within the boundary of the
site. An increase in the residential accommodation will be sought. 

The proposed development would result in the loss of the exsiting bungalow, however, it
would result in an overall increase in the level of residential accommodation at the site.

Policies H4 and H5 seek to ensure a practicable mix of housing units are provided within
residential schemes. One and two bedroom developments are encouraged within town
centres, while larger family units are promoted elsewhere. 

The proposed development is outside of a town centre and would provide 1 x 3 bedroom
dwelling and 1 x 4 bedroom dwelling which are considered to be family accommodation.
Therefore, the proposal is in accordance with Policies H3, H4 and H5 of the Hillingdon
Local Plan: Part 2(November 2012) and the London Plan (July 2011) and is acceptable in
principle.

The proposal would have density scores of 32.78 units per hectare and 229.5 habitable
rooms per hectare.

landscape enhancement to front gardens.
· DCLG/EA guidance requires new driveways to comply with SUDS requirements.
· External storage for bikes and bins can have a detrimental visual impact on the front garden and
streetscape. In this case the bins are shown within the side passages/rear garden from where they
will be hidden from public view which is ideal.

RECOMMENDATIONS: No objection, subject to the above considerations and conditions RES6,
RES8, RES9 
(parts 1, 2, 5 and 6) 

ACCESS OFFICER:

1. Level access should be achieved. Entry to the proposed dwelling appears to be stepped, which
would be contrary to the above policy requirement. Details in this regard should be requested prior
to any grant of planning permission. 
2. Unit 1: the entrance level WC should be reconfigured so that a wheelchair user can access the
side transfer area straightforwardly, rather than negotiate the gap between the toilet pan and
handbasin. The first-floor bathroom proposed between bedroom three and four requires the
handbasin to be positioned on the wall opposite, so that the transfer space to the side of the toilet
pan can be accessed with the ease.
3. Unit 2: the handbasin within the entrance level WC should be relocated to the wall opposite.
Likewise, the handbasin shown within the first-floor bathroom between bedroom one and two,
should be repositioned to the wall opposite.
4. To allow entrance level WC and at least one bathroom at first floor to be used as a wet room in
future, plans should indicate floor gulley drainage, with the technical specifications detailed on plan.
5. The plans should indicate the location of a future through the ceiling wheelchair lift.

Conclusion: revised plans should be requested as a prerequisite to any planning approval.

Officer Comment: Revised plans have been received which address the issues raised by the
Access Officer.

MAIN PLANNING ISSUES7.
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7.03

7.04

7.05

7.07

7.08

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Policy 3.5 of the London Plan (July 2011) requires a site with a PTAL score of 2 to have
the densities of between 35-65 units per hectare and 150-250 habitable rooms per
hectare.

Whilst the number of units per hectare is slightly below the required density score, the
proposal is considered in keeping with the established residential layout of the
surrounding streets and no objection is raised in this regard.

Not applicable to this application.

The application site is sufficiently distanced from the nearest airport to ensure the
proposed new dwellings would not harm the safeguarding on an airdome.

Not applicable to this application.

A number of neighbouring occupiers have objected to the proposal based on the harm to
the character and appearance of the area. On the opposite side of the street to application
site are 4 x two storey dwellings and 2 x bungalows. Therefore, the provision of 2 x two
storey dwellings in replacement of a bungalow is considered not to harm the character of
the area in terms of the heights of the buildings proposed.

In terms of design, the pair of dwellings would have minimal symmetry between the
properties. However, this section of Linden avenue is characterised by a mixture of
buildings and a variance in architectural design between the premises. Indeed the one
anomaly in the street is the pair of symmetrical modern dwellings at the end of the
northern side of the road. Therefore, the use of differing designs between the dwellings is
considered in keeping with the character and appearance of the area. Whilst the use of
crown roofs on the dwellings would not be in keeping with the traditional roofslopes of the
neighbouring properties, the level of harm to the appearance of the area is considered not
to be so great to warrant a refusal of the application. Therefore, the development is
considered to comply with Policies BE13, BE15 and BE19 of the Hillingdon Local Plan:
Part 2(November 2012) and the London Plan (July 2011).

The application is a resubmission which has redesigned the western dwelling to minimise
the impact to No.36 Oak Avenue. On plan reference 2983 PD 02 Rev. C, the applicant
has compared the distance separation between the rear elevation of No.38 Oak Avenue
to the proposed western dwelling and the existing bungalow. The plan shows that the
catslide roof would ensure the upper floor of the building is situated further away from the
rear elevation of this neighbouring occupier than the existing roof slope at a distance
separation of 15 metres. The proposed height of the western building at this distance
separation would be 5 metres, with the roof pitching away from this No.38 Oak Avenue.
Given the eastern orientation of the western dwelling to No.38 Oak Avenue, this
neighbouring property would only receive light over the proposed dwelling in the early
hours of summer months. Therefore, the impact to this neighbouring occupier in terms of
loss of light is considered acceptable in this instance. No.36 Oak Avenue also has a
conservatory on the southern side of the building, which is not plotted on the plans. Given
the glazed nature of this structure, it would still receive adequate daylight and the
orientation would again ensure the proposed dwelling would only impact the sunlight early
in the morning during the summer months.

The eastern dwelling would cause no conflict of the 45 degree guideline when taken from
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7.09

7.10

7.11

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

the rear elevation of No.140 Linden Avenue. Therefore, the proposal would cause no
unacceptably harmful loss of light, loss of outlook or sense of dominance to the occupiers
of this neighbouring property.

The occupiers of No.38 Oak Avenue have objected to the proposal due to the loss of
privacy to their property. The rear elevation of this neighbouring dwelling would not be
within 21 metres, nor 24 metres, when a 45 degree visual splay is taken from the first floor
window in the rear elevation of the western dwelling. Whilst a proportion of the garden
area of No.38 Oak Avenue would be within this visual splay, the overlooking of
neighbouring gardens in this manner is no worse than in most linear residential layouts.
Therefore, the level of harm to this neighbouring occupier from the overlooking of the
garden space is considered not to be so great to warrant a refusal of this application.

Therefore, the proposal is considered to have an acceptable impact on the residential
amenity of all neighbouring occupier, in compliance with Policies BE20, BE21 and BE24 of
the Hillingdon Local Plan: Part 2(November 2012).

The proposed eastern and western dwellings would have internal floor areas of 134
square metres and 143 square metres (excluding garages) respectively. Therefore, both
dwellings would meet the minimum floor space standards required under Policy 3.5 of the
London Plan (July 2011). 

The proposed eastern and western dwellings would be provided with 178 square metres
and 146 square metres of garden space respectively. Therefore, both dwellings would
meet the required garden space standards detailed within the Supplementary Planning
Document HDAS: Residential Layouts, in accordance with Policy BE23 of the of the
Hillingdon Local Plan: Part 2(November 2012).

Both of the proposed dwellings would be provided with a garage measuring 3 metres by 6
metres and two car parking spaces in front of their principal elevations measuring 2.4
metres by 4.8 metres. One of the parking spaces in front of the principal elevation of the
western dwelling would be right up to the principal elevation and unsuitable for use.
However, this dwelling would still be provided with 2 parking spaces, in accordance with
the maximum parking standard. 

The provided parking spaces would require cars to exit the site in reverse gear. The site is
located in a cul-de-sac of 8 properties and no pavement is provided on this side of the
vehicle carriageway. Therefore, given the low level of vehicle movements and the minimal
pedestrian movements past the driveways, no objection is raised to this parking
arrangement.

Subject to a condition for the removal of the unacceptable parking space as part of the
required landscaping plans. No objection would be raised on parking grounds.

The provided garages meet the minimum standard provided within the adopted Car
Parking Standards to also allow for the storage of bicycles. Therefore, the proposal is
considered acceptable in terms of Policies AM7 and AM14 of the Hillingdon Local Plan:
Part 2(November 2012).

A condition is recommended requiring the dwellings to achieve the secure by design
accreditation. With this condition attached, the proposal is considered acceptable in terms
of design to minimise crime.
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7.12

7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

Other Issues

The Accessibility Officer has raised a number of issues with the design over the proposed
dwellings in terms of accessibility. The applicant has submitted amended plans to address
these issues and ensure the dwellings will be in accordance with Lifetimes Homes
Standards. Therefore, the proposal is considered to meet Policy 3.8 of the London Plan
(July 2011) and the HDAS: Accessible Hillingdon.

Not applicable to this application.

The trees and landscaping officer has reviewed the proposal and subject to conditions
relating to landscape and planting plans, has raised no objection to the proposal. The
development would provide at least 25% soft landscaping on the land in front of the
principal elevation. Therefore, the development is considered to comply with Policy BE38
of the adopted UDP (Saved Policies September 2007).

The provided plans show the location of a bin store adjacent the side elevation of the
dwellings. However, these bins would block the side passageway to the rear gardens and
would not be suitable location. A bin store could easily be accommodated in the rear
garden, with the refuse presented to the kerbside on the day of collection. Therefore,
subject to the relocation of the bin store as part of the landscaping plans, no objection
would be raised over the waste collection from the site.

A condition would be added to any approval requiring the dwellings to be built in
accordance with Code for Sustainable Homes Level 3.

Not applicable this application.

Not applicable this application.

The issues raised have been covered in the main body of the report.

The proposed development would add 6 habitable rooms to the site and would create an
additional dwelling. Therefore, a contribution towards educational facilities at the site will
be required, as detailed under the SPD Planning Obligations, Revised Chapter 4. The
applicant has indicated that they are willing to meeting this financial contribution and
therefore a S106 agreement is proposed to cover this. The proposed development is
therefore considered to comply with Policy R17 of the adopted UDP (Saved Policies
September 2007).

Not applicable this application.

No further issues for comment.

8. Observations of the Borough Solicitor

When making their decision, Members must have regard to all relevant planning
legislation, regulations, guidance, circulars and Council policies. This will enable them to
make an informed decision in respect of an application.
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In addition Members should note that the Human Rights Act 1998 (HRA 1998) makes it
unlawful for the Council to act incompatibly with Convention rights. Decisions by the
Committee must take account of the HRA 1998. Therefore, Members need to be aware of
the fact that the HRA 1998 makes the European Convention on Human Rights (the
Convention) directly applicable to the actions of public bodies in England and Wales. The
specific parts of the Convention relevant to planning matters are Article 6 (right to a fair
hearing); Article 8 (right to respect for private and family life); Article 1 of the First Protocol
(protection of property) and Article 14 (prohibition of discrimination).

Article 6 deals with procedural fairness. If normal committee procedures are followed, it is
unlikely that this article will be breached.

Article 1 of the First Protocol and Article 8 are not absolute rights and infringements of
these rights protected under these are allowed in certain defined circumstances, for
example where required by law. However any infringement must be proportionate, which
means it must achieve a fair balance between the public interest and the private interest
infringed and must not go beyond what is needed to achieve its objective.

Article 14 states that the rights under the Convention shall be secured without
discrimination on grounds of 'sex, race, colour, language, religion, political or other
opinion, national or social origin, association with a national minority, property, birth or
other status'.

9. Observations of the Director of Finance

Not applicable this application.

10. CONCLUSION

The proposal would provide two family dwellings which would have an acceptable impact
on the character and appearance of the surrounding area. The properties would have an
acceptable impact on the residential amenity of the neighbouring occupiers and would
provide acceptable living conditions for the future occupiers of the properties. Therefore,
the application is recommended for approval.

11. Reference Documents

Hillingdon Local Plan: Part 2 - UDP Saved Policies (November 2012)
HDAS: Residential Layouts
HDAS: Residential Extensions
The London Plan (July 2011)
Supplementary Planning Document Planning Obligations (July 2008)
Supplementary Planning Document Planning Obligations: Revised Chapter 4 (September
2010)

Alex Smith 01895 250230Contact Officer: Telephone No:
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BREAKSPEAR HOUSE  BREAKSPEAR ROAD NORTH HAREFIELD 

Proposal to enclose the lightwell between the original manor house and the 2
storey car park to create 2 rooms to serve 2 individual flats within the original
manor house

24/10/2012

Report of the Head of Planning & Enforcement Services

Address

Development:

LBH Ref Nos: 7610/APP/2012/2637

Drawing Nos: 99225-1401
99225-400 Rev. F
Design, Access and Statement of Significance dated October 2012
Key Plan at Scale 1:1250
99225-402

Date Plans Received: Date(s) of Amendment(s):

1. SUMMARY

The application seeks to enclose the screened lightwell located between the original
manor house and the 2 storey car park to create 2 rooms to serve 2 ground floor
apartments located within the manor house.

The design of the extension is well detailed, would not be readily visible from the front,
side or rear of the manor house as the extension will be fully screened by a wall that
encloses the bin stores for the flats within Breakspear House, and by built out enabling
development to the rear and side. The scheme would not intrude upon the open setting
of the Green Belt, or have a detrimental impact upon the appearance or architectural
integrity of the manor house or present any amenity issues. Accordingly the scheme is
considered acceptable and consistent with relevant adopted Council planning policies
and is thus recommended for approval.

APPROVAL  subject to the following: 

RES3

RES4

Time Limit

Accordance with Approved Plans

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers  and shall thereafter
be retained/maintained for as long as the development remains in existence.

REASON
To ensure the development complies with the provisions of the of the Hillingdon Local
Plan: Part One and Part Two - Saved UDP Policies and the London Plan (July 2011).

1

2

2. RECOMMENDATION

24/10/2012Date Application Valid:

Agenda Item 7
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CAC14

NONSC

Further Details (Listed Buildings)

Non Standard Condition

Detailed drawings or samples of materials, as appropriate, in respect of the following
shall be submitted to and approved in writing by the Local Planning Authority before the
relevant part of the work is begun:
(a) Drawing showing how the ceiling level detail avoids the fanlight.
(b) Samples of the brick and mortar mix for the front elevation and of the natural stone
coping, cill, and door threshold. 
(c) Drawing of the design and method of construction of the glazed rear elevation (at
minimum 1:20 scale).
(d) Drawing detail showing how the ceiling level avoids the fanlight.
e) Design and method of construction of sash windows and timber door frontage
(including cross section of glazing bar)
(f) Details of method of ventilation to the extension. 

REASON
To safeguard the special architectural and/or historic interest of the building in
accordance with Policy BE8 of the Hillingdon Local Plan: Part Two - Saved UDP Policies

The scheme shall be completed with the following:

(i) Lead shall be used on the roof and dressed up into the brickwork/render of the end
elevation
(ii) The projecting stump of brickwork (the end of a vault) shall be retained

REASON
To safeguard the special architectural and/or historic interest of the building in
accordance with Policy BE8 of the Hillingdon Local Plan: Part Two - Saved UDP Policies

3

4

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Local Plan: Part One and Part Two - Saved UDP
Policiesset out below, including Supplementary Planning Guidance, and to all relevant
material considerations, including the London Plan (July 2011) and national guidance.

LPP 7.8
LPP 7.16
BE4
BE8
BE13
BE15
BE19

(2011) Heritage assets and archaeology
(2011) Green Belt
New development within or on the fringes of conservation areas
Planning applications for alteration or extension of listed buildings
New development must harmonise with the existing street scene.
Alterations and extensions to existing buildings
New development must improve or complement the character of the
area.
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I12 Notification to Building Contractors3

3.1 Site and Locality

Breakspear House is a Grade 1 listed building and is located on the south western side of
Breakspear Road North approximately 1 kilometre to the south east of Harefield Village.
The proposed extension is situated on the flank north west facing wall of the manor house
and sandwiched between this flank wall and the enabling development 2 storey car park.

The site is screened from the front (north east facing) elevation of the manor house by an
original wall running off the external north west corner of the manor house and to the
south west (the rear of the manor house) and to the side (north west) by enabling
development. The site of the existing lightwell was filled by a boiler house building when
Breakspeare House was a single dwelling house.

None relevant to this appliaction.

4. Planning Policies and Standards

3.2 Proposed Scheme

The extension would be a linear rectangular extension no wider than 3.35m wide and
13.6m long occupying the full width (3.35m) of the existing lightwell. Its external footprint
would be approximately 46 sq.m. 

The extension would be attached to the flank wall of the original manor house but is set
back from the front and rear elevation of the manor house to provide for two small outdoor
spaces opening off the extensions - both of these outdoor 'terrace spaces' are less than
10sq.m in area.

The extension would be finished with a flat roof and contain 4 light roofs. The maximum
height of the extension (to the top of the maximum height of the roof light) would be
3.45m. The extension would be screened from all side by existing walls that are
substantially higher than the extension itself (the wall to the north west serving the bin
store is 4.1m high).

UDP / LDF Designation and London Plan

The applicant/developer should ensure that the site constructor receives copies of all
drawings approved and conditions/informatives attached to this planning permission.
During building construction the name, address and telephone number of the contractor
(including an emergency telephone number) should be clearly displayed on a hoarding
visible from outside the site.

3. CONSIDERATIONS

3.3 Relevant Planning History

Comment on Relevant Planning History

BE21 Siting, bulk and proximity of new buildings/extensions.
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PT1.HE1

PT1.BE1

(2012) Heritage

(2012) Built Environment

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

LPP 7.8

LPP 7.16

BE4

BE8

BE13

BE15

BE19

BE21

(2011) Heritage assets and archaeology

(2011) Green Belt

New development within or on the fringes of conservation areas

Planning applications for alteration or extension of listed buildings

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

New development must improve or complement the character of the area.

Siting, bulk and proximity of new buildings/extensions.

Part 2 Policies:

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

CONSERVATION OFFICER:

No objection following receipt of revised drawings and further information that can be addressed by
condition relating to the following:-

. Confirmation the front elevation will be traditional, in brick and include cambered arches over the
opens etc. In contrast, the rear can be lightweight, modern and glazed.
· Revised drawings showing the ceiling level avoids the fanlight.
· Revised drawings that the projecting stump of brickwork (the end of a vault) in the end wall of the
house should be retained.
· Following receipt drawing the introduction of the parapet to the front elevation could do with being
taller to hide the rooflight to the rear
· Following confirmation the lead forming the roof will be dressed up into the brickwork/render of the
end elevation.

External Consultees

A site notice was displayed and a press notice was placed. No comments were received. 

English Heritage: No objection, sought it to be determined in accordance with local and national
guidance, and on the basis of the Council's specialist conservation officer advice.

Harefield Conservation Area Advisory Panel: The Panel, having considered the application very
carefully, has no objection to the proposal and recommends approval
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7.01

7.02

7.03

7.04

7.05

7.07

7.08

7.09

7.10

7.11

7.12

The principle of the development

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

The application for modest extension to 2 residential flats located within the manor house
presents no issues of the principle of the development subject to it not having an adverse
impact on the Green Belt or upon the architectural integrity of this Grade 1 listed building.

Not applicable to this application.

Policies BE8 and BE9 of the Hillingdon Local Plan: Part Two - Saved UDP Policies require
that any extensions and alterations to listed buildings do not have any detrimental impact
on the architectural integrity of the listed building, its historic value or its visual appearance
and setting. The proposed development is not visible (except from above and its flat roof
with roof lights from the adjacent top storey of the enabling development car park) and
would involve minimal impact upon the flank wall of Breakspear House in terms of
structural means of attachment. Accordingly it is considered the scheme is consistent with
the aforementioned Hillingdon Local Plan: Part Two - Saved UDP Policies.

Not applicable to this application.

The scheme would not be visible from any direction and would not intensify the general
use of the wider site accordingly the extension is not considered to raise any Green Belt
issues and is consistent with Policy OL4 of the Hillingdon Local Plan: Part Two - Saved
UDP Policies.

The extension would not be visible from the wider area or indeed from the immediate
landscaped grounds of Breakspear House and therefore is considered will have no
adverse impact on the character or appearance of the area.

The extension is situated on a flank wall of the house and would provide no opportunity for
overlooking into any residential units within the house or the adjacent enabling houses
and presents no adverse change in terms of potential noise from the associated outside
spaces compared to the presence of the existing lightwell accordingly the scheme is
considered to comply with BE24 of Hillingdon Local Plan: Part Two - Saved UDP Policies.

The site of the extension currently serves as a lightwell and outdoor amenity space for the
two flats which the extension would serve. However given it is linear in shape, north facing
and enclosed on all 4 sides by high walls it gain little sunlight and provide little amenity
value to these flats as outdoor amenity space. Enclosing this space to provide an
extension to the existing units, with retention of 2 outdoor terraces is considered to
provide more useful space for the future occupants of these flats. Accordingly the scheme
is considered to comply with Policy BE19 of the Hillingdon Local Plan: Part Two - Saved
UDP Policies.

Not applicable to this application.

The changes proposed would not impact upon the security of the 2 residential flats the
extension would serve.

The proposed changes would not impact on the primary access into the 2 flats the
extension would serve.

MAIN PLANNING ISSUES7.
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7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

Other Issues

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application..

Not applicable to this application.

The scheme that infills an existing lightwell (that is presently capable of producing a
certain degree of echo) is not considered to raise any adverse noise or any air quality
issues.

None received.

Not applicable to this application.

Not applicable to this application.

None.

8. Observations of the Borough Solicitor

When making their decision, Members must have regard to all relevant planning
legislation, regulations, guidance, circulars and Council policies. This will enable them to
make an informed decision in respect of an application.

In addition Members should note that the Human Rights Act 1998 (HRA 1998) makes it
unlawful for the Council to act incompatibly with Convention rights. Decisions by the
Committee must take account of the HRA 1998. Therefore, Members need to be aware of
the fact that the HRA 1998 makes the European Convention on Human Rights (the
Convention) directly applicable to the actions of public bodies in England and Wales. The
specific parts of the Convention relevant to planning matters are Article 6 (right to a fair
hearing); Article 8 (right to respect for private and family life); Article 1 of the First Protocol
(protection of property) and Article 14 (prohibition of discrimination).

Article 6 deals with procedural fairness. If normal committee procedures are followed, it is
unlikely that this article will be breached.

Article 1 of the First Protocol and Article 8 are not absolute rights and infringements of
these rights protected under these are allowed in certain defined circumstances, for
example where required by law. However any infringement must be proportionate, which
means it must achieve a fair balance between the public interest and the private interest
infringed and must not go beyond what is needed to achieve its objective.

Article 14 states that the rights under the Convention shall be secured without
discrimination on grounds of 'sex, race, colour, language, religion, political or other
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opinion, national or social origin, association with a national minority, property, birth or
other status'.

9. Observations of the Director of Finance

Not applicable to this application.

10. CONCLUSION

The main planning issue is a heritage concern that the extension does not having an
adverse impact on the architectural integrity of the manor house or upon the character of
the Harefield Conservation Area and the open appearance of the Green Belt. The modest
extension is considered acceptable, subject to appropriate conditions to safeguard the
historic fabric and appearance of the listed building and comply with relevant OL4, BE4,
BE8, BE9, BE13, BE15, BE19, BE25  policies of the Hillingdon Local Plan: Part Two -
Saved UDP Policies

11. Reference Documents

National Planning Policy Framework
Hillingdon Local Plan: Part One (November 2012)
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

Gareth Gwynne 01895 250230Contact Officer: Telephone No:
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BREAKSPEAR HOUSE  BREAKSPEAR ROAD NORTH HAREFIELD 

Proposal to enclose the lightwell between the original manor house and the 2
storey car park to create 2 rooms to serve 2 individual flats within the original
manor house (Application for Listed building Consent)

24/10/2012

Report of the Head of Planning & Enforcement Services

Address

Development:

LBH Ref Nos: 7610/APP/2012/2638

Drawing Nos:

Date Plans Received: Date(s) of Amendment(s):

Breakspear House is a Grade 1 listed building and is located on the south western side of
Breakspear Road North approximately 1 kilometre to the south east of Harefield Village.
The proposed extension is situated on the flank north west facing wall of the manor house
and sandwiched between this flank wall and the enabling development 2 storey car park.

The site is screened from the front (north east facing) elevation of the manor house by an
original wall running off the external north west corner of the manor house and to the
south west (the rear of the manor house) and to the side (north west) by enabling
development. The site of the existing lightwell was filled by a boiler house building when
Breakspeare House was a single dwelling house.

The extension would be a linear rectangular extension no wider than 3.35m wide and
13.6m long occupying the full width (3.35m) of the existing lightwell. Its external footprint
would be approximately 46 sq.m. 

The extension would be attached to the flank wall of the original manor house but is set
back from the front and rear elevation of the manor house to provide for two small outdoor
spaces opening off the extensions - both of these outdoor 'terrace spaces' are less than
10sq.m in area.

The extension would be finished with a flat roof and contain 4 light roofs. The maximum
height of the extension (to the top of the maximum height of the roof light) would be
3.45m. The extension would be screened from all side by existing walls that are
substantially higher than the extension itself (the wall to the north west serving the bin
store is 4.1m high).

7610/APP/2012/2637 Breakspear House  Breakspear Road North Harefield 

Proposal to enclose the lightwell between the original manor house and the 2 storey car park to

1. CONSIDERATIONS

1.3 Relevant Planning History

1.1 Site and Locality

1.2 Proposed Scheme

24/10/2012Date Application Valid:

Agenda Item 8
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None applicable.

PT1.9

PT1.BE1

To seek to preserve statutory Listed Buildings and buildings on the Local
List. Replaced by PT1.HE1 (2012)

(2012) Built Environment

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

Not applicable 

Advertisement and Site Notice2.

2.1 Advertisement Expiry Date:-

Not applicable 2.2 Site Notice Expiry Date:-

A site notice was displayed and a press notice was placed. No comments were received. 

EXTERNAL:

English Heritage: No objection, sought it to be determined in accordance with local and
national guidance, and on the basis of the Council's specialist conservation officer advice.

Harefield Conservation Area Advisory Panel: The Panel, having considered the
application very carefully, has no objection to the proposal and recommends approval

INTERNAL:

CONSERVATION OFFICER:

No objection following receipt of revised drawings and further information that can be
addressed by condition relating to the following:-

. Confirmation the front elevation will be traditional, in brick and include cambered arches
over the opens etc. In contrast, the rear can be lightweight, modern and glazed.
· Revised drawings showing the ceiling level avoids the fanlight.
· Revised drawings that the projecting stump of brickwork (the end of a vault) in the end
wall of the house should be retained.
· Following receipt drawing the introduction of the parapet to the front elevation could do
with being taller to hide the rooflight to the rear
· Following confirmation the lead forming the roof will be dressed up into the
brickwork/render of the end elevation.

4.

create 2 rooms to serve 2 individual flats within the original manor house

Decision Date: 

Comment on Planning History

3. Comments on Public Consultations

Appeal:
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APPROVAL  subject to the following: 

CAC16

RES4

CAC14

Time Limit (3 years) - Conservation Area Consent

Accordance with Approved Plans

Further Details (Listed Buildings)

The works hereby permitted shall be begun before the expiration of three years from the
date of this consent.

REASON
To comply with Section 18 of the Planning (Listed Buildings and Conservation Areas) Act
1990.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers  and shall thereafter
be retained/maintained for as long as the development remains in existence.

REASON
To ensure the development complies with the Planning (Listed Buildings and
Conservation Areas) Act 1990 and the provisions of the Hillingdon Local Plan: Part Two -
Saved UDP Policies and the London Plan (July 2011).

Detailed drawings or samples of materials, as appropriate, in respect of the following
shall be submitted to and approved in writing by the Local Planning Authority before the
relevant part of the work is begun:
(a) Drawing showing how the ceiling level detail avoids the fanlight.
(b) Samples of the brick and mortar mix for the front elevation and of the natural stone
coping, cill, and door threshold. 
(c) Drawing of the design and method of construction of the glazed rear elevation (at
minimum 1:20 scale).
(d) Drawing detail showing how the ceiling level avoids the fanlight.
e) Design and method of construction of sash windows and timber door frontage
(including cross section of glazing bar)
(f) Details of method of ventilation to the extension. 

REASON
To safeguard the special architectural and/or historic interest of the building in

1

2

3

BE9 Listed building consent applications for alterations or extensions

Part 2 Policies:

RECOMMENDATION6.

5. MAIN PLANNING ISSUES 

Policies BE9 of the Hillingdon Local Plan: Part Two - Saved UDP Policies require any
extensions and alterations to listed buildings do not have any detrimental impact on the
architectural integrity of the listed building, its historic value or its visual appearance and
setting. The scheme will not be visible from any fronatge (except from above and through
a open door frame within the north east wall running off the main house) and would
involve minimal impact upon the flank wall of Breakspear House its structural means of
attachment accordingly it is considered the scheme is consistent with the aforementioned
Hillingdon Local Plan: Part Two - Saved UDP Policies and is recommended for approval.
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NONSC Non Standard Condition

accordance with Policy BE8 of the Hillingdon Local Plan: Part Two - Saved UDP Policies

The scheme shall be completed with the following:

(i) Lead shall be used on the roof and dressed up into the brickwork/render of the end
elevation
(ii) The projecting stump of brickwork (the end of a vault) shall be retained

REASON
To safeguard the special architectural and/or historic interest of the building in
accordance with Policy BE8 of the Hillingdon Local Plan: Part Two - Saved UDP Policies.

4

1

2

3

INFORMATIVES

Gareth Gwynne 01895 250230Contact Officer: Telephone No:

The decision to GRANT listed building consent has been taken having regard to
all relevant planning legislation, regulations, guidance, circulars and Council
policies, including The Human Rights Act (1998) (HRA 1998) which makes it
unlawful for the Council to act incompatibly with Convention rights, specifically
Article 6 (right to a fair hearing); Article 8 (right to respect for private and family
life); Article 1 of the First Protocol (protection of property) and Article 14
(prohibition of discrimination).

The decision to GRANT listed building consent has been taken having regard to
the policies and proposals in the Hillingdon Unitary Development Plan Saved
Policies (September 2007) set out below, including Supplementary Planning
Guidance, and to all relevant material considerations, including the London Plan
(July 2011) and national guidance.

The applicant/developer should ensure that the site constructor receives copies
of all drawings approved and conditions/informatives attached to this planning
permission. During building construction the name, address and telephone
number of the contractor (including an emergency telephone number) should be
clearly displayed on a hoarding visible from outside the site.

BE9 Listed building consent applications for alterations or extensions
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HOLLAND AND HOLLAND SHOOTING GROUND  DUCKS HILL ROAD
RUISLIP

Single storey building for use as a corporate facility involving demolition of
existing building

12/06/2012

Report of the Head of Planning & Enforcement Services

Address

Development:

LBH Ref Nos: 16568/APP/2012/1423

Drawing Nos: Foundation Plan and Section A-A
Proposed Floor Plan and Elevations - Amended 11/8/2012
Design and Access Statement
History and Supporting Information
Location Plan
Flood Risk Assessment
Floor Plan and Elevations
B-180-4
Design and Access Statement
Existing Block Plan to Scale 1:1250
Foundation Details
Photographs
B-180-5 REV A
Statistical Data & Analysis
B-180-6
Floor Plan & Elevation

Date Plans Received: 25/09/2012
22/06/2012
23/11/2012
15/06/2012
09/09/2012

Date(s) of Amendment(s):

1. SUMMARY

The application seeks planning permission for the demolition of the existing corporate
facility building at the Holland & Holland Shooting Grounds, Ducks Hill Road and the
erection of a replacement corporate facility. The existing building is set within 100 acres
of privately owned land, which is classified as Green Belt.

The application site is in use as a shooting ground, which is considered to be an outdoor
sport and open air recreational activity. Therefore, the use of the site is considered an
acceptable use in the Green Belt. 

The NPPF requires Local Planning Authorities to ensure that substantial weight is given
to any harm to the Green Belt. 'Very special circumstances' will not exist unless the
potential harm to the Green Belt by reason of inappropriateness, and any other harm, is
clearly outweighed by other considerations.

The existing corporate facility is a single storey wooden building with an internal floor
area of 222 square metres. The applicant is seeking a modern replacement with an
internal floor area of 637 square metres, a 2.37 fold increase in the floor area. 

In support of the proposal, the applicant has provided historical data regarding the

22/06/2012Date Application Valid:

Agenda Item 9
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business mix of the shooting club. This demonstrates that the majority of their business is
now coming from corporate shooting days, with a weighting of these towards the later
end of the week and weekend. Given the age of the building, the club is struggling to
compete with local competitors who are able to offer fine dining and modern technology
to supplement their events. 

The supporting information also provides a breakdown of the layout of the new 637
square metre building and establishes that the club would require a building of this size
to continue to compete in the corporate market.

The NPPF requires the economic, social and environmental factors to be considered in
the determination of any application. Given the required need for a well established
business to expand in order to continue to operate, the economic benefits are considered
to provide very special circumstances for the proposed increase in the size of the
building. Furthermore, the height and bulk of the building, when taken in context with the
size of the site, is considered not to cause unacceptable level of harm to the surrounding
Green Belt. Therefore, the proposal is considered acceptable and recommended for
approval.

APPROVAL  subject to the following: 

COM3

COM4

COM6

COM7

Time Limit

Accordance with Approved Plans

Levels

Materials (Submission)

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, titled Floor Plans & Elevations
and submitted 23rd November 2012, and shall thereafter be retained/maintained for as
long as the development remains in existence.

No importation of material or modification of landforms shall take place other than those
indicated in the approved plans and documentation.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan Part
2 and the London Plan (July 2011).

No development shall take place until plans of the site showing the existing and proposed
ground levels and the proposed finished floor levels of all proposed buildings have been
submitted to and approved in writing by the Local Planning Authority. Such levels shall be
shown in relation to a fixed and know datum point. Thereafter the development shall not
be carried out other than in accordance with the approved details.

REASON
To ensure that the development relates satisfactorily to adjoining properties in
accordance with Policy BE13 of the Hillingdon Local Plan Part 2.

1

2

3

4

2. RECOMMENDATION
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COM8

COM9

Tree Protection

Landscaping (including refuse/cycle storage)

No development shall take place until details of all materials and external surfaces have
been submitted to and approved in writing by the Local Planning Authority. Thereafter the
development shall be constructed in accordance with the approved details and be
retained as such.

Details should include information relating to make, product/type, colour and
photographs/images.

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policies OL1 and BE13 of the Hillingdon Local Plan Part 2.

No site clearance or construction work shall take place until the details have been
submitted to, and approved in writing by, the Local Planning Authority with respect to:

1. A method statement outlining the sequence of development on the site including
demolition, building works and tree protection measures.

2. Detailed drawings showing the position and type of fencing to protect the entire root
areas/crown spread of trees, hedges and other vegetation to be retained shall be
submitted to the Local Planning Authority for approval. No site clearance works or
development shall be commenced until these drawings have been approved and the
fencing has been erected in accordance with the details approved. Unless otherwise
agreed in writing by the Local Planning Authority such fencing should be a minimum
height of 1.5 metres.

Thereafter, the development shall be implemented in accordance with the approved
details. The fencing shall be retained in position until development is completed.

The area within the approved protective fencing shall remain undisturbed during the
course of the works and in particular in these areas:
2.a There shall be no changes in ground levels;
2.b No materials or plant shall be stored;
2.c No buildings or temporary buildings shall be erected or stationed;
2.d No materials or waste shall be burnt; and,
2.e No drain runs or other trenches shall be dug or otherwise created, without the prior
written consent of the Local Planning Authority.

REASON
To ensure that trees and other vegetation can and will be retained on site and not
damaged during construction work and to ensure that the development conforms with
Policies OL2 and BE38 of the  Hillingdon Local Plan Part 2.

No development shall take place until a landscape scheme has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall include: -

1.   Details of Soft Landscaping,
1.a  Planting plans (at not less than a scale of 1:100),
1.b  Written specification of planting and cultivation works to be undertaken,
1.c  Schedule of plants giving species, plant sizes, and proposed numbers/densities
where appropriate

5

6
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COM15 Sustainable Water Management

2. Details of Hard Landscaping
2.a Refuse Storage
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts (including demonstration that 5% of all parking spaces are
served by electrical charging points)
2.e Hard Surfacing Materials
2.f External Lighting
2.g Other structures (such as play equipment and furniture)

4. Details of Landscape Maintenance
4.a Landscape Maintenance Schedule for a minimum period of 5 years.
4.b Proposals for the replacement of any tree, shrub, or area of surfing/seeding within
the landscaping scheme which dies or in the opinion of the Local Planning Authority
becomes seriously damaged or diseased.

5. Schedule for Implementation

6. Other
6.a Existing and proposed functional services above and below ground
6.b Proposed finishing levels or contours

Thereafter the development shall be carried out and maintained in full accordance with
the approved details.

REASON
To ensure that the proposed development will preserve and enhance the visual
amenities of the locality and provide adequate facilities in compliance with Policies BE13,
BE38 and AM14 of the Hillingdon Local Plan Part 2 and Policies 5.11 (living walls and
roofs) and 5.17 (refuse storage) of the London Plan.

No development approved by this permission shall be commenced until a scheme for the
provision of sustainable water management has been submitted to and approved in
writing by the Local Planning Authority.  The scheme shall clearly demonstrate that
sustainable drainage systems (SUDS) have been incorporated into the designs of the
development in accordance with the hierarchy set out in accordance with Policy 5.15 of
the London Plan and will:
i. provide information about the design storm period and intensity, the method employed
to delay and control the surface water discharged from the site and the measures taken
to prevent pollution of the receiving groundwater and/or surface waters; 
ii. include a timetable for its implementation; and 
iii. provide a management and maintenance plan for the lifetime of the development
which shall include the arrangements for adoption by any public authority or statutory
undertaker and any other arrangements to secure the operation of the scheme
throughout its lifetime. 
The scheme shall also demonstrate the use of methods to minimise the use of potable
water through water collection, reuse and recycling and will:
iv. provide details of water collection facilities to capture excess rainwater;
v. provide details of how rain and grey water will be recycled and reused in the
development.
Thereafter the development shall proceed in accordance with the approved scheme.

7
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COM31

NONSC

Secured by Design

Non Standard Condition

REASON
To ensure the development does not increase the risk of flooding in accordance with
Policy OE8 of the Hillingdon Local Plan Part 2 and the London Plan (July 2011) Policy
5.12.

The building shall achieve 'Secured by Design' accreditation awarded by the Hillingdon
Metropolitan Police Crime Prevention Design Adviser (CPDA) on behalf of the
Association of Chief Police Officers (ACPO). No building shall be occupied until
accreditation has been achieved.

REASON
In pursuance of the Council's duty under section 17 of the Crime and Disorder Act 1998
to consider crime and disorder implications in excising its planning functions; to promote
the well being of the area in pursuance of the Council's powers under section 2 of the
Local Government Act 2000, to reflect the guidance contained in the Council's SPG on
Community Safety By Design and to ensure the development provides a safe and secure
environment in accordance with London Plan (July 2011) Policies 7.1 and 7.3.

No development shall take place until a detailed energy assessment has been submitted
to and approved in writing by the Local Planning Authority. The detailed assessment shall
demonstrate how the relevant phase will reduce regulated CO2 emissions by 25%
(compared to 2010 Building Regulations) and include details and plans of any renewable
energy technologies required to meet the emissions reduction.

REASON
To ensure the development contributes a minimum 25% reduction in regulated CO2
emissions in accordance with London Plan (July 2011) Policy 5.2.

8

9

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) set out below, including Supplementary Planning Guidance, and to all
relevant material considerations, including the London Plan (July 2011) and national
guidance.

AM7
AM13

Consideration of traffic generated by proposed developments.
AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through
(where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
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I1

I15

Building to Approved Drawing

Control of Environmental Nuisance from Construction Work

3

4

5

On this decision notice policies from the Council's Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon
Unitary Development Plan - Saved Policies September 2007), then London Plan Policies.
 On the 7th November 2012 Hillingdon's Full Council agreed the adoption of the Councils
Local Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved policies
from the old Unitary Development (which was subject to a direction from Secretary of
State in September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

You are advised this permission is based on the dimensions provided on the approved
drawings as numbered above. The development hereby approved must be constructed
precisely in accordance with the approved drawings. Any deviation from these drawings
requires the written consent of the Local Planning Authority.

AM14
BE13
BE15
BE18
BE19

BE20
BE21
BE24

BE38

OL1

OL2
OL4
OE1

OE7

OE8

LDF-AH

LPP 5.1
LPP 5.2
LPP 5.3
LPP 5.7
LPP 7.4
LPP 7.6
LPP 7.16

(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
New development and car parking standards.
New development must harmonise with the existing street scene.
Alterations and extensions to existing buildings
Design considerations - pedestrian security and safety
New development must improve or complement the character of the
area.
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
Requires new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Green Belt - acceptable open land uses and restrictions on new
development
Green Belt -landscaping improvements
Green Belt - replacement or extension of buildings
Protection of the character and amenities of surrounding properties
and the local area
Development in areas likely to flooding - requirement for flood
protection measures
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
(2011) Climate Change Mitigation
(2011) Minimising Carbon Dioxide Emissions
(2011) Sustainable design and construction
(2011) Renewable energy
(2011) Local character
(2011) Architecture
(2011) Green Belt
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I3

I33

I45

Building Regulations - Demolition and Building Works

Tree(s) Protected by a Tree Preservation Order

Discharge of Conditions

6

7

8

Nuisance from demolition and construction works is subject to control under The Control
of Pollution Act 1974, the Clean Air Acts and other related legislation. In particular, you
should ensure that the following are complied with:-

A. Demolition and construction works which are audible at the site boundary shall only be
carried out between the hours of 08.00 and 18.00 hours Monday to Friday and between
the hours of 08.00 hours and 13.00 hours on Saturday. No works shall be carried out on
Sundays, Bank or Public Holidays.

B. All noise generated during such works shall be controlled in compliance with British
Standard Code of Practice BS 5228:2009.

C. Dust emissions shall be controlled in compliance with the Mayor of London's Best
Practice Guidance' The Control of dust and emissions from construction and demolition.

D. No bonfires that create dark smoke or nuisance to local residents.

You are advised to consult the Council¿s Environmental Protection Unit
(www.hillingdon.gov.uk/noise Tel. 01895 250155) or to seek prior approval under Section
61 of the Control of Pollution Act if you anticipate any difficulty in carrying out
construction other than within the normal working hours set out in (A) above, and by
means that would minimise disturbance to adjoining premises.

Your attention is drawn to the need to comply with the relevant provisions of the Building
Regulations, the Building Acts and other related legislation. These cover such works as -
the demolition of existing buildings, the erection of a new building or structure, the
extension or alteration to a building, change of use of buildings, installation of services,
underpinning works, and fire safety/means of escape works. Notice of intention to
demolish existing buildings must be given to the Council's Building Control Service at
least 6 weeks before work starts. A completed application form together with detailed
plans must be submitted for approval before any building work is commenced. For further
information and advice, contact - Planning & Community Services, Building Control,
3N/01 Civic Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

Within the application site there is a tree that is / there are trees that are subject of a
Tree Preservation Order (TPO). You are advised that no tree that is the subject of a TPO
may be lopped, topped, felled or uprooted without the permission of the Local Planning
Authority. Please contact the Trees and Landscapes Officer, Planning & Community
Services, 3N/02, Civic Centre, Uxbridge, UB8 1UW for further advice.

Your attention is drawn to conditions, 3, 4, 5, 6, 7, 8 & 9 which must be discharged prior
to the commencement of works. You will be in breach of planning control should you
commence these works prior to the discharge of this/these condition(s). The Council may
consider taking enforcement action to rectify the breach of this condition(s). For further
information and advice contact - Planning & Community Services, Civic Centre,
Uxbridge, UB8 1UW (Tel: 01895 250230).

3. CONSIDERATIONS
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3.1 Site and Locality

The application relates to the Holland and Holland Shooting Grounds off the highway of
Ducks Hill Road. The buildings at the site are situated approximately 350 metres from the
public highway at the end of the private access driveway into the site. The main structures
at the shooting grounds are the larger lodge building and the smaller corporate facility
building, which is the subject of this application.

The existing corporate facility building is a single storey wooden structure with two gable
end, pitched roof sections and a mansard style crown roof towards the rear of the
building, which was an extension added 10 years ago. Contained within the building is an
entrance room at the front of the building which provides access to the main toilets and a
galley style kitchen area. A larger second dining room is situated to the rear of the
building, which is also accessible from the kitchen. The corporate facility building has a
rectangular shape with an internal floor area of 222 square metres. 

The site has a car park with 40 spaces located off the main drive at the site, with further
parking available to the rear and side of the existing corporate facility.

The application site is located within the Green Belt as identified in the policies of the
Hillingdon Local Plan Part 2 and is surrounded by open countryside.

3.2 Proposed Scheme

The application seeks planning permission for the demolition of the existing single storey
corporate facility building and its replacement with a building with an internal floor area of
637 square metres.

The proposed new building would have an H-shape design, with two gable end wings
attached to a pitched roof central core. The building would have a width of 32 metres, with
the wing sections having a depth of 21 metres and the central core having a depth of 16
metres. The new corporate facility would provide a reception, 2 x sixty cover dining rooms,
an enlarged kitchen, 2 meeting rooms, office and toilets.

The proposed corporate facility would be serviced by the existing car parking areas, which
are situated off the main driveway of the site and adjacent the proposed new building.

16568/APP/2000/965

16568/C/77/1109

16568/E/80/0613

Holland & Holland Shooting School Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

ERECTION OF EXTENSION TO SINGLE STOREY PAVILION

Leisure development - 48sq.m. (Full)(P)

Leisure development - 224sq.m. (Full)(P)

12-07-2000

04-10-1977

Decision:

Decision:

Approved

Approved

3.3 Relevant Planning History
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16568/F/86/0205

16568/H/87/1902

16568/M/88/1864

16568/N/89/1139

16568/P/89/1242

16568/R/89/2338

16568/S/90/0127

16568/T/91/0759

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Holland & Holland Shooting School        Ducks Hill Road Northwood 

Extension/Alterations to Leisure premises (P) of 36 sq.m.

Installation of a biodisc treatment plant

Use of agricultural land as an extension to shooting school grounds.

Installation of automatic clay pigeon trap to existing tower (Application for determination under
Section 53 of the Act)

Erection of a single-storey timber shelter

Retention of renovation works to existing building (former pavilion)

Renewal of temporary permission for continued use of six acre field for shooting grounds
(Ref:16568M /88/1864)

Continued use of 6 acre field for shooting grounds

09-07-1980

03-04-1986

25-01-1988

08-02-1989

16-06-1989

17-11-1989

22-03-1990

19-06-1990

04-03-1992

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Approved

Approved

Approved

Approved

GPD

Approved

Approved

ALT

ALT

Page 77



North Planning Committee - 11th December 2012
PART 1 - MEMBERS, PUBLIC & PRESS

Planning permission was approved under application reference 16568/APP/2000/965 for
the erection of an extension to the corporate facility. The extension has been added to the
building and is the large dining room area to the rear of the building, which is viewed from
the outside as the crown roof section of the property. This extension added approximately
100% to the footprint of the original pavilion building.

The Lodge building at the site was erected following the approval of planning permission
under application reference 16568/E/80/0613 on 9th July 1980.

4. Planning Policies and Standards

PT1.BE1

PT1.EM2

(2012) Built Environment

(2012) Green Belt, Metropolitan Open Land and Green Chains

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

AM7

AM13

AM14

BE13

BE15

BE18

BE19

BE20

BE21

BE24

BE38

OL1

Consideration of traffic generated by proposed developments.

AM13 Increasing the ease of movement for frail and elderly people and people
with disabilities in development schemes through (where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street furniture schemes

New development and car parking standards.

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

New development must improve or complement the character of the area.

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires new development to ensure adequate levels of privacy to neighbours.

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

Green Belt - acceptable open land uses and restrictions on new development

Part 2 Policies:

16568/W/92/1924 Holland & Holland Shooting School        Ducks Hill Road Northwood 

Erection of single-storey extensions to infill a verandah and form an entrance lobby and
alterations

21-01-1993Decision: Approved

Comment on Relevant Planning History
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OL2

OL4

OE1

OE7

OE8

LDF-AH

LPP 5.1

LPP 5.2

LPP 5.3

LPP 5.7

LPP 7.4

LPP 7.6

LPP 7.16

Green Belt -landscaping improvements

Green Belt - replacement or extension of buildings

Protection of the character and amenities of surrounding properties and the local
area

Development in areas likely to flooding - requirement for flood protection
measures

Development likely to result in increased flood risk due to additional surface water
run-off - requirement for attenuation measures

Accessible Hillingdon , Local Development Framework, Supplementary Planning
Document, adopted January 2010

(2011) Climate Change Mitigation

(2011) Minimising Carbon Dioxide Emissions

(2011) Sustainable design and construction

(2011) Renewable energy

(2011) Local character

(2011) Architecture

(2011) Green Belt

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

HIGHWAYS OFFICER

No objection on highways grounds.

ENVIRONMENTAL PROTECTION OFFICER

No objection, please add the construction site informative to any approval.

TREES AND LANDSCAPING OFFICER

Saved policy BE38 seeks the retention and utilisation of topographical and landscape features of
merit and the provision of new planting and landscaping wherever it is appropriate.
· The existing building is set within an area of tarmac car park which wraps around the building.

External Consultees

Site Notice: Erected 29th June 2012. Expired 20th July 2012.

Given the remote nature of the site, no neighbouring occupiers were notified of the development.
However, site notices were erected on the public highway to provide notice of the development. No
consultation responses have been received from any neighbouring occupier.

Ward Councillor: Requests that this application be determined at planning committee.
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Some ornamental shrubs and one or two small trees (to the west of the building) will be lost due to
the development. However, no trees of merit, or other significant landscape features will be
affected by the proposed footprint of the building.
· There is an area of woodland to the south of the site which should be protected during the
construction period from building operations such as the contractors access and storage of
materials.
· Otherwise any new car parking and soft landscape enhancements (shown within the context of
existing planting) should be conditioned.

No objection, subject to conditions COM8, COM9 (parts 1, 2, 4, 5, 6).

ACCESSIBILITY OFFICER

As the proposal would involve the election of an entirely new building, the design should accord
with best practice specifications as defined in BS 8300:2009. 

The following observations should be applied to ensure an environment that is inclusive to all
persons:

1. Accessible car-parking bays should be sited within 40m of the entrance. They should be a
minimum of 4.8m x 2.4m and marked and signed in accordance with BS 8300. 
2. A suitable access route to the building should be provided from the car parking area. Paths
forming access routes should be a minimum of 1.2m clear wide, no steeper than 1:20 (unless
designed as a suitable ramp), non-slip, well lit and clearly defined using texture and visual
contrasts. Paths should include suitably dropped kerbs at key crossing points. 
3. Level access and adequate front door width are assumed. If this is not the case, level access
should be provided and a minimum door width of 1000mm for a single door or 1800mm for a
double door. 
4. The principal entrance door should be provided with a glazed panel giving a zone of visibility
from a height of 500mm to 1500mm from the finished floor level.
5. The presence of a glass door should be made apparent with permanent strips on the glass
(manifestation) within a zone of 1400mm to1600mm from the floor, contrasting in colour and
luminance with the background seen through the glass in all light conditions. The edges of a glass
door should also be apparent when the door is open. If a glass door is adjacent to, or is
incorporated within a fully glazed wall, the door and wall should be clearly differentiated from one
another, with the door more prominent. 
6. Internal door widths should provide a minimum clear opening width of 800mm to facilitate
adequate access for wheelchair users. Internal doors should also have 300mm unobstructed space
to the side of the leading edge. 
7. The proposed plan details and accessible toilet facility for use by disabled people. However, its
size and layout appear not to comply with the specifications defined in Approved Document M to
the Buildings Regulations 2004. 
8. Consideration should be given to ensure that arrangements exist to provide adequate means of
escape for all, including wheelchair users. Fire exits should incorporate a suitably level threshold
and should open onto a suitably level area.

Recommended Informatives 
9. Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and a term
contract planned for their maintenance. 
10. Care must be taken to ensure that overspill and/or other interference from induction loops in
different/adjacent areas does not occur. 
11. Flashing beacons/strobe lights linked to the fire alarm should be carefully selected to ensure
they remain within the technical thresholds not to adversely affect people with epilepsy.
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7.01 The principle of the development

Policy EM2 of the Hillingdon Local Plan Part 1 - Strategic Policies (November 2012) states
that any proposals for development in Green Belt will be assessed against national and
London Plan policies, including the very special circumstances test.

Policy OL1 of the Hillingdon Local Plan Part 2 defines the types of development
considered acceptable within the Green Belt. These are predominantly open land uses
including agriculture, horticulture, forestry, nature conservation, open air recreational
activities and cemeteries. It states that planning permission will not be granted for new
buildings or changes of use of existing land or buildings which do not fall within these
uses.

Policy OL2 of the Hillingdon Local Plan Part 2 states that, where development proposals
are acceptable within the Green Belt, in accordance with Policy OL1, the Local Planning
Authority will seek comprehensive landscaping improvements to enhance the visual
amenity of the Green Belt.

London Plan policy 7.16 reaffirms that the strongest protection should be given to
London's Green Belt, in accordance with national guidance, and emphasises that
inappropriate development should be refused, except in very special circumstances.

The NPPF reiterates that inappropriate development is, by definition, harmful to the Green
Belt and should not be approved except in very special circumstances. It states that:
'When considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt. 'Very special circumstances' will
not exist unless the potential harm to the Green Belt by reason of inappropriateness, and
any other harm, is clearly outweighed by other considerations. A local Authority should
regard the construction of new buildings as inappropriate in Green Belt. Exceptions to this
are:
i) buildings for agriculture and forestry.
ii) provision of appropriate facilities for outdoor sport, outdoor recreation and for
cemeteries.
iii) the extension or alteration of a building provided that it does not result in
disproportionate additions and above the size of the original dwelling.
iv) the replacement of a building, provided the new building is in the same use and not
materially larger that the one it replaces.' 

The NPPF also states that a presumption in favour of sustainable economic development
is a golden thread running through all planning determinations, with the three dimensions
to sustainable economic development being considered as the economic, environmental
and social aspects of any planning proposal.

The key considerations in determining this application are; any harm to the green belt
which may arise from the proposal, the economic benefit to the Borough of the expansion
of this business, and if the economic benefits from the proposal are considered as very

Conclusion: Acceptable, subject to suitable planning conditions, attached to any grant of planning
permission, that secure the above accessibility provisions.

Officer Comments: The applicant has provided amended plans which have incorporated the
recommendations of the Accessibility Officer. Therefore, the proposed development is considered
to comply with the requirements of Policy 7.2 of the London Plan (July 2011) and the Hillingdon
Design and Accessibility Statement Accessible Hillingdon.

MAIN PLANNING ISSUES7.
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special circumstance for an increase in the size of the building being proposed.

The application site is in use as a shooting ground, which is considered to be an outdoor
sport and open air recreational activity. Therefore, the use of the site is considered an
acceptable use in the Green Belt. 

The applicant has provided statistical data which clearly demonstrates that the business
mix of the shooting club has evolved over the years, with the majority of their business
now coming from corporate shooting days. They have also stated that without the
corporate hospitality business, the Holland & Holland Shooting Club would struggle to
continue to operate.

Outlined within the additional information are the economic benefits provided by the club
within the Borough, with 12 full time staff and 30 part time staff at the site. The proposed
development would also provide an addition 3 full time positions and 1 part time position.
Further to this, at the applicant's best estimates, the benefit to the local economy stands
at £400,000, with Holland & Holland bringing 10,000 clients into the surrounding area.

It is important to balance the impact of the proposal on the Green Belt against the benefits
of the scheme, in light of the thrust of the Planning for Growth Ministerial
Statement, which states, amongst other things, that there is a pressing need to ensure
that the planning system does everything it can to help secure a swift return to economic
growth. It goes on to say that the Government's top priority is to promote sustainable
economic growth and jobs, and that in determining planning applications appropriate
weight should be given to the need to support economic recovery. These are matters
should be considered in the overall planning balance for this case.

The applicant has applied to develop the new building in order to bring Holland &
Holland's corporate offering in line with surrounding shooting clubs, namely EJ Churchill,
West London and Royal Berkshire, both of which offer modern facilities such as meeting
rooms, fine dining and wi-fi internet connection.

The evidence provided demonstrates that corporate days are now weighed towards the
back end of the week, with a reduction in the spread across the week which was seen
prior to the recession. The existing building is unsuitable for use by multiple shooting
groups and the capacity of the building requires the applicant to hire a marquee on up to
20 occasions a year, in order to meet the capacity requirements of some clients.

The proposed development would result in an almost three fold increase in the external
footprint of the building. However, an increase of this size has been justified in the
supporting evidence, by clearly establishing the need for 2 x 60 cover dining rooms, a
meeting room, lecture theatre and enlarged kitchen all of which are considered to be
reasonably required in order for the continued successful operation of the business. 

Whilst the increase in the size of the building is considered large, this needs to be taken in
context of the site, which consists of 100 plus acres of land. The building itself would be
set over 360 metres back from the highway of Ducks Hill Road and is well screened by
tree lines to south and east, both of which ensure that the proposed building would not be
visible from the public domain. Furthermore, the design of the building has been
considered to keep the building to the same height as the existing, ensuring it would not
be a prominent addition to the Green Belt when viewed from within the Shooting Club's
private grounds. 
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7.02

7.03

7.04

7.05

7.07

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

The applicant takes seriously the maintenance of their land and have embarked on a
programme of conservation and improvement over the last 84 years, including creating
wildlife ponds, a tree planting programme to improve the feed and shelter available to
birds and animals and the creation of wild flower areas. Therefore, they have designed the
low level building to best fit in with the rural nature of the site, which is a key characteristic
of the shooting club. Furthermore, the materials to be used will be conditioned to ensure
the building best blends into the Green Belt surroundings, with natural materials used
where possible, and landscaping improvements to further screen the building will also be
sought by condition.

The fact the applicant has such a long track record of managing over 100 acres of Green
Belt land weighs in favour of allowing a proposal which in part helps secure the continued
management of the land for recreational purposes (re appropriate Green Belt use).

In conclusion, the NPPF requires the economic, social and environmental factors to be
considered in the determination of any application. Given the required need for a well
established business to expand in order to continue to operate, the economic benefits,
when linked with the continued management over 100 acres of land for recreational
purposes, are considered to provide very special circumstances for the proposed increase
in the size of the building. Furthermore, the height and bulk of the building, when taken in
context with the size of the site, is considered not to cause unacceptable harm to the
surrounding Green Belt. Therefore, the proposal is considered acceptable in principle and
in accordance with Policies OL1 and OL2 of the adopted UDP (Saved Policies September
2007), Policy 7.16 of the London Plan (July 2011) and the NPPF.

Not applicable to this application.

Not applicable to this application.

The application site is sufficiently located from any airport to ensure the development
would cause no harm in terms of airport safeguarding.

The impact on the Green Belt is discussed under the Principle of the Development section
of this report. 

The NPPF requires the economic, social and environmental factors to be considered in
the determination of any application. Given the required need for a well established
business to expand in order to continue to operate, the economic benefits are considered
to provide very special circumstances for the proposed increase in the size of the building.
Furthermore, the height and bulk of the building, when taken in context with the size of the
site, is considered not to cause unacceptable harm to the surrounding Green Belt.
Therefore, the proposal is considered acceptable in principle and in accordance with
Policies OL1 and OL2 of the adopted UDP (Saved Policies September 2007), Policy 7.16
of the London Plan (July 2011) and the NPPF.

The existing building is located within the Green Belt, with the surrounding area
characterised by open countryside. The replacement building proposed at the site has
been design to have a low pitched roof which keeps the building to the same height as the
existing, which is currently well screened and not visible from the public domain.
Therefore, subject to landscaping and materials conditions, the proposal is considered to
have an acceptable impact on the character of the surrounding area, in accordance with
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7.08

7.09

7.10

7.11

7.12

7.13

7.14

7.15

7.16

Impact on neighbours

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Policies BE13 and BE19 of the Hillingdon Local Plan Part 2.

The proposed corporate facility is located over 500 metres from the nearest neighbouring
building. Therefore, the single storey building is considered to have an acceptable impact
on the residential amenity of any neighbouring occupier in terms of loss of light, loss of
outlook, sense of dominance or loss of privacy. Therefore, the development is considered
to comply with Policies BE20, BE21 and BE24 of the Hillingdon Local Plan Part 2.

Not applicable to this application.

The application site has a sizeable car park located off the main driveway to the east of
the buildings at the site, with further parking available behind the existing corporate
facility. The parking areas provide 40 spaces and 1 disabled space within the site. The
Council's Highways Officer considers that the proposed parking would be sufficient to
service the proposed enlarged corporate facility and the existing parking requirements for
the site. Therefore, the application is considered to comply with Policy AM14 of the
Hillingdon Local Plan Part 2.

The applicant has provided no details of a covered and secure cycle store at the site.
However, the site could easily accommodate such provision and this can be secured by
condition.

The development is located within an enclosed site within the Green Belt, which would not
be visible from the public domain.

The Accessibility Officer has reviewed the proposal and has noted 11 requirements which
the new corporate centre would be required to meet to ensure it would be accessible by
all. The points raised have been addressed by the applicant who has submitted amended
plans and no objection is raised on accessibility grounds.

Not applicable to this application.

Saved policy BE38 seeks the retention and utilisation of topographical and landscape
features of merit and the provision of new planting and landscaping wherever it is
appropriate. The existing building is set within an area of tarmac car park which wraps
around the building. Some ornamental shrubs and one or two small trees (to the west of
the building) will be lost due to the development. However, no trees of merit, or other
significant landscape features will be affected by the proposed footprint of the building.
Therefore, subject to conditions relating to landscaping plans at the site, no objection is
raised in this matter.

The waste collection and disposal methods at the site would not be altered from the
existing arrangements. Therefore, no objection is raised on waste collection grounds.

The applicant has stated that the building would meet Building Regulation Part L, but
provides no details of the renewable energy technology or sustainability measures to be
included at the site. However, as this is for the development of a new building it is
envisaged that these could be included into the scheme by condition. Therefore, subject
to a condition requiring an energy efficient report showing how the Mayors Energy
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7.17

7.18

7.19

7.20

7.21

7.22

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

Other Issues

Hierarchy will be integrated into the development, including a full assessment of the site's
energy demand and carbon dioxide emissions, measures to reduce this demand and the
provision of 10% of the sites energy needs through on site renewable energy generation,
no objection is raised in this matter.

The application site is outside of Flood Zones 2 and 3 and the proposal is considered not
to give rise to any significant flood risk issues in the area.

The site is set sufficiently far from neighbours to ensure residential amenity would not be
affected.

None received.

Not applicable to this application.

Not applicable to this application.

No other issues for comment.

8. Observations of the Borough Solicitor

When making their decision, Members must have regard to all relevant planning
legislation, regulations, guidance, circulars and Council policies. This will enable them to
make an informed decision in respect of an application.

In addition Members should note that the Human Rights Act 1998 (HRA 1998) makes it
unlawful for the Council to act incompatibly with Convention rights. Decisions by the
Committee must take account of the HRA 1998. Therefore, Members need to be aware of
the fact that the HRA 1998 makes the European Convention on Human Rights (the
Convention) directly applicable to the actions of public bodies in England and Wales. The
specific parts of the Convention relevant to planning matters are Article 6 (right to a fair
hearing); Article 8 (right to respect for private and family life); Article 1 of the First Protocol
(protection of property) and Article 14 (prohibition of discrimination).

Article 6 deals with procedural fairness. If normal committee procedures are followed, it is
unlikely that this article will be breached.

Article 1 of the First Protocol and Article 8 are not absolute rights and infringements of
these rights protected under these are allowed in certain defined circumstances, for
example where required by law. However any infringement must be proportionate, which
means it must achieve a fair balance between the public interest and the private interest
infringed and must not go beyond what is needed to achieve its objective.

Article 14 states that the rights under the Convention shall be secured without
discrimination on grounds of 'sex, race, colour, language, religion, political or other
opinion, national or social origin, association with a national minority, property, birth or
other status'.

9. Observations of the Director of Finance

None received.
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10. CONCLUSION

The NPPF requires the economic, social and environmental factors to be considered in
the determination of any application. Given the required need for a well established
business to expand in order to continue to operate, the economic benefits, set alongside
the applicant's long track record of successfully managing over 100 acres of Green Belt
and this management of 100 acres will be on-going, this weighs in favour of allowing a
proposal which in part helps secure the continued management of the land for
recreational purposes (a use appropriate for Green Belt use).

are considered to provide very special circumstances for the proposed increase in the size
of the building. Furthermore, the height and bulk of the building, when taken in context
with the size of the site, is considered not to cause unacceptable harm to the surrounding
Green Belt. Therefore, the proposal is considered acceptable in principle and in
accordance with Policies OL1 and OL2 of the adopted UDP (Saved Policies September
2007), Policy 7.16 of the London Plan (July 2011) and the NPPF.

11. Reference Documents

Hillingdon Local Plan Part 1 - Strategic Policies (November 2012).
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The London Plan (July 2011).
Supplementary Planning Document 'Accessible Hillingdon'.
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Alex Smith 01895 250230Contact Officer: Telephone No:

Page 86



´

November
2012

Site AddressNotes

For identification purposes only.

Site boundary

This copy has been made by or with 
the authority of the Head of Committee
 
Services pursuant to section 47 of the 
Copyright, Designs and Patents
 
Act 1988 (the Act).
Unless the Act provides a relevant 
exception to copyright.

Holland and Holland Shooting Ground
Ducks Hill Road

Northwood

North

Planning Application Ref:

Planning Committee Date

Scale

1:3,000

LONDON BOROUGH 
OF HILLINGDON

Residents Services
Civic Centre, Uxbridge, Middx. UB8 1UW

Telephone No.: Uxbridge 250111

© Crown copyright and database 
rights 2012 Ordnance Survey 
100019283

16568/APP/2012/1423

Page 87



Page 88

This page is intentionally left blank



Agenda Item 10

Page 89

By virtue of paragraph(s) 3 of Part 1 of Schedule 12A
of the Local Government (Access to Information) Act 1985 as amended.

Document is Restricted



Page 102

This page is intentionally left blank



Agenda Annex

Page 103



Page 104



Page 105



Page 106



Page 107



Page 108



Page 109



Page 110



Page 111



Page 112



Page 113



Page 114



Page 115



Page 116



Page 117



Page 118



Page 119



Page 120



Page 121



Page 122



Page 123



Page 124



Page 125



Page 126



Page 127



Page 128



Page 129



Page 130



Page 131



Page 132



Page 133



Page 134



Page 135



Page 136



Page 137



Page 138



Page 139



Page 140



Page 141



20

Elmhurst

Catlins

12

1

RUSHMOOR CLOSE

Westcott

St Catherine's

1

2

78

45.4m

Fairway

The Moorings

The Anchorage

28

Oakwood

60.4m

11

Linden C
ottage

C
A

T
L

IN
'S

 L
A

N
E

Willows

2

Litcombe

LB

The Ramblers

50

White Cottage

HIG
H V

IE
W

Braeside

Shape

Una Cottage

44.9m

44.7m

Tree Tops

15

Penthouse

C
U

C
K

O
O

Spindle

Langside

50.0m

Cottage

Blendworth

Whiteladies

32

5

45.4m

D
anem

ead

GARDENS

N
orthside

Eastcote Point

94

Villanova

Braeside

Eastfield

HIG
H R

OAD E
ASTCO

TE

57.6m

2

56.4m

24

Brookside

Farm

Ashover

Harewood

Inglewood

51.5m

Tresco

90

9

Ivanhoe

Dungail

Ingleby

11

Rose

1a

Purple

Fairhaven

H
IL

L

44.9m

Craignair

6

12

Cottage

HIGH ROAD

Lawn

14

61.6m

The

18

Hascombe

15

Cotswold

Brabourne

38

26

31

16

Sta

HIG
H ROADRISE

Tops

LAR
KSW

O
O

D
Post

42

Two Oaks

St Osyths
25

2

South

El Sub

Cuckoo Hill

El Sub Sta

Woodberry

Tree

New Lodge

DAYMER

Cottage

Drain

Bracken

O
rchardleigh

EASTCOTE

HIGH MEADOW CLOSE

29

LB

Mistletoe Farm

44.5m

Attic

Applegarth

28

Cuckoo Hill

27b

C
H

E
N

E
Y

65

55.2m

Meadow

8

Wynnstay

Marlborough

Wood

60.0m

27

4

Cottage

2

The Pear

Riversdale

1

36

Midhurst

61.3m

THE CIRCUITS

27a

Marachelle

EASTCOTE

Farm

Tree

7

Little Mead

Long

64

River Pinn

66

Windsor House

S
P

C
W

Ward Bdy

C
F

G
L

 A
sl

y 
C

o
ns

t 
&

 L
B

 B
d

y

C
H

C
F

U
nd

U
nd

The Cottage

Eversholt

Ps

C
W

U
nd

U
nd

C
H

C
W

U
nd

CS

´

November
2012

Site AddressNotes

For identification purposes only.

Site boundary

This copy has been made by or with 
the authority of the Head of Committee
Services pursuant to section 47 of the 
Copyright, Designs and Patents
Act 1988 (the Act).
Unless the Act provides a relevant 
exception to copyright.

Land at High Meadow Close
Pinner

North

Planning Application Ref:

Planning Committee Date

Scale

1:2,000

LONDON BOROUGH 
OF HILLINGDON

Residents Services
Civic Centre, Uxbridge, Middx. UB8 1UW

Telephone No.: Uxbridge 250111

© Crown copyright and database 
rights 2012 Ordnance Survey 
100019283

196/APP/2012/1776

Page 142



Page 143



Page 144



Page 145



Page 146



Page 147



Page 148



61

ELM AVENUE

53.6m

50

SL

SL

1

138

6

9

17

1
53.6m

2

13

15

H
O

Y
L

A
K

E
 G

A
R

D
E

N
S

53.0m

1821

25

11

17

7
13

LB

47

67

59

MP .5

16

10

O
A

K
 G

R
O

V
E

25
19

14

27

1

30

23
23a

23c

38

21
18

5

10

19

22

21

3

11

9

15

28

29

6a

23

8a

21
23b

140

179

136 COLUMBIA

48

48a

8

6

11

169

AVENUE

6b

167

Posts

´

November
2012

Site AddressNotes

For identification purposes only.

Site boundary

This copy has been made by or with 
the authority of the Head of Committee
Services pursuant to section 47 of the 
Copyright, Designs and Patents
Act 1988 (the Act).
Unless the Act provides a relevant 
exception to copyright.

138 Linden Avenue
Ruislip

North

Planning Application Ref:

Planning Committee Date

Scale

1:1,250

LONDON BOROUGH 
OF HILLINGDON

Residents Services
Civic Centre, Uxbridge, Middx. UB8 1UW

Telephone No.: Uxbridge 250111

© Crown copyright and database 
rights 2012 Ordnance Survey 
100019283

11121/APP/2012/1922

Page 149



Page 150



Page 151



Page 152



Page 153



Page 154



Page 155



´

November
2012

Site AddressNotes

For identification purposes only.

Site boundary

This copy has been made by or with 
the authority of the Head of Committee
Services pursuant to section 47 of the 
Copyright, Designs and Patents
Act 1988 (the Act).
Unless the Act provides a relevant 
exception to copyright.

Breakspear House
Breakspear Road North

Harefield

North

Planning Application Ref:

Planning Committee Date

Scale

1:3,000

LONDON BOROUGH 
OF HILLINGDON

Residents Services
Civic Centre, Uxbridge, Middx. UB8 1UW

Telephone No.: Uxbridge 250111

© Crown copyright and database 
rights 2012 Ordnance Survey 
100019283

7610/APP/2012/2637

Page 156



Page 157



Page 158



Page 159



Page 160



Page 161



Page 162



Page 163



Page 164



´

November
2012

Site AddressNotes

For identification purposes only.

Site boundary

This copy has been made by or with 
the authority of the Head of Committee
Services pursuant to section 47 of the 
Copyright, Designs and Patents
Act 1988 (the Act).
Unless the Act provides a relevant 
exception to copyright.

Holland and Holland Shooting Ground
Ducks Hill Road

Northwood

North

Planning Application Ref:

Planning Committee Date

Scale

1:3,000

LONDON BOROUGH 
OF HILLINGDON

Residents Services
Civic Centre, Uxbridge, Middx. UB8 1UW

Telephone No.: Uxbridge 250111

© Crown copyright and database 
rights 2012 Ordnance Survey 
100019283

16568/APP/2012/1423

Page 165



Page 166

This page is intentionally left blank


	Agenda
	5 Land at High Meadow Close, Pinner - 196/APP/2012/1776
	6 138 Linden Avenue, Ruislip - 11121/APP/2012/1922
	7 Breakspear House, Breakspear Road North, Harefield - 7610/APP/2012/2637
	8 Breakspear House, Breakspear Road North, Harefield - 7610/APP/2012/2638
	9 Holland and Holland Shooting Ground, Ducks Hill Road, Northwood - 16568/APP/2012/1423
	10 Enforcement Report
	Plans for North Planning Committee

