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Useful information for
residents and visitors

Travel and parking g

=
\43“ A
Bus routes 427, U1, U3, U4 and U7 all stop at o j

the Civic Centre. Uxbridge underground station, X)%
Uxbri

with the Piccadilly and Metropolitan lines, is a
short walk away. Limited parking is available at

x :
the Civic Centre. For details on availability and Mgl LA = i
how to book a parking space, please contact s il 5 Chimes

Centre }
Democratic Services / Shopping o

Please enter from the Council’s main reception |
where you will be directed to the Committee et ,m
Room.

Muzraring
rar park

Accessibility

An Induction Loop System is available for use in
the various meeting rooms. Please contact us for
further information.

Electronic devices

Please switch off any mobile devices before the meeting. Any recording of the meeting is
not allowed, either using electronic, mobile or visual devices.

Emergency procedures

If there is a FIRE, you will hear a continuous alarm. Please follow the signs to the nearest
FIRE EXIT and assemble on the Civic Centre forecourt. Lifts must not be used unless
instructed by a Fire Marshal or Security Officer.

In the event of a SECURITY INCIDENT, follow instructions issued via the tannoy, a Fire
Marshal or a Security Officer. Those unable to evacuate using the stairs, should make
their way to the signed refuge locations.



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 - Those who have organised a petition of
20 or more borough residents can speak at a
Planning Committee in support of or against an
application. 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.

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 a 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
2
3

Apologies for Absence

Declarations of Interest in matters coming before this meeting

To sign and receive the minutes of the previous meetings held on 28
August and 17 September 2013

Matters that have been notified in advance or urgent

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

1-12

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.

Non Major Applications with a Petition

Address

Ward

Description & Recommendation

Page

39 Copse Wood Way,
Northwood -
11007/APP/2013/1490

Northwood

Two storey, 5- bedroom detached
dwelling to include habitable
roofspace, with associated parking
and amenity space involving
demolition of existing detached
dwelling.

Recommendation - An appeal
against non-determination has
been submitted by the
applicant. As such the Council
no longer has Authority to
determine the application.

13 -30

52 - 60

Walderton, Northgate,
Northwood -
47749/APP/2013/153

Northwood

Two storey, 6- bed, detached
dwelling with habitable roofspace
and associated parking and
amenity space, involving
demolition of existing dwelling.
Deferred from the North Planning
Committee 25 June 2013.

Recommendation - Refusal

31-42

61-74




Non Major Applications without a Petition

Address Ward Description & Recommendation Page
8 | 8 Windmill Hill, Ruislip | Eastcote & | Roof extension. 43 - 50
East

68915/APP/2013/1994 Ruislip Recommendation - Refusal
75 -82

Any Items transferred from Part 1

Any Other Business in Part 2

Plans for North Planning Committee Pages 51 - 82
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Agenda ltem 3

Minutes o

NORTH PLANNING COMMITTEE

28 August 2013 TIL .. DON

Meeting held at Committee Room 5 - Civic Centre,
High Street, Uxbridge UB8 1UW

Committee Members Present:
Councillors Eddie Lavery (Chairman)
John Morgan (Vice-Chairman)
Raymond Graham

Michael Markham

David Yarrow

David Allam (Labour Lead)

Robin Sansarpuri

Brian Stead

LBH Officers Present:

James Rodger, Head of Planning, Sports and Green Spaces
Meghiji Hirani , Planning Contract and Planning Information
Syed Shah, Principal Highway Engineer

Tim Brown, Legal Advisor

Charles Francis, Democratic Services

66. | APOLOGIES FOR ABSENCE (Agenda ltem 1)

Apologies for absence were received from Clir Carol Melvin. Clir Brian
Stead acted as substitute.

67. | DECLARATIONS OF INTEREST IN MATTERS COMING BEFORE
THIS MEETING (Agenda Item 2)

None.

68. | TO SIGN AND RECEIVE THE MINUTES OF THE PREVIOUS
MEETING (Agenda Item 3)

The minutes of 18 July 2013 were agreed as an accurate record.

69. | MATTERS THAT HAVE BEEN NOTIFIED IN ADVANCE OR
URGENT (Agenda Iltem 4)

The Chairman confirmed that Item 10 - Land Rear of 81-93 Hilliard
Road, Northwood - 64786/APP/2013/1434 had been withdrawn from
the agenda by the Head of Planning.

70. | 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 (Agenda
ltem 5)
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All items were considered in Part |, with the exception of items 12 and
13 which were considered in Part Il.

71. | 135 SWAKELEYS ROAD, ICKENHAM  380/APP/2013/1450 Action by
(Agenda Item 6)
Erection of two storey building with habitable roof space for use James
as 5 x 2-bed self contained flats with associated parking and Rodger &
amenity space, installation of bin and cycle stores and removal of | Meg Hirani
existing front vehicular crossover
Officers introduced the report and highlighted the changes as set out in
the addendum.
At the start of the item, as the petitioner was unable to attend the
meeting, the Chairman summarised their letter of objection and the
following points were highlighted:
e The proposal was not appropriate for the neighbourhood.
e The proposal was not set properly away from No. 137 for its full
height
e The proposal was higher than the neighbouring/approved
buildings
e The proposal would have a detrimental impact on street scene.
e The proposal would cause an number of traffic issues including:
increased on street parking, making the access route
dangerous thereby causing potential danger to
traffic/pedestrians (including school children)
The applicant raised the following points:
e The proposal had been reduced in size.
e The design of the proposal had been altered and incorporated
Velux windows rather than Dormers.
e The site was situated on Swakeley’s Road, and not Thornhill
Road as listed in the officer report.
e The proposal was smaller than surrounding dwellings.
e The height of the wall surrounding the site would be reduced in
height.
e The applicant was keen to work with Planning Officers to ensure
the design improved the street scene.
Members discussed the item and agreed that the design would
harmonise with the street scene and would not be detrimental to the
local area.
The recommendation for approval subject to a Section 106 Agreement
was moved, seconded and on being put to the, vote was unanimously
agreed.
Resolved — That the application be unanimously approved.
72. | LAND TO REAR OF 94-96, GREEN LANE, NORTHWOOD Action by

66134/APP/2012/718 (Agenda Item 7)
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2 x Two storey 5-bedroom semi-detached dwellings with habitable

James

roofspace with associated parking and amenity space and the Rodger &
installation of a vehicular crossover Meg Hirani
In accordance with the Council’s constitution a representative of the
petition received in objection to the proposal was invited to address the
meeting. The following points were raised:
e |If approved, the application would remove a green lung from
Ashurst Close and the surrounding area.
e The proposal amounted to garden grabbing
e The proposal would have a detrimental impact on trees which
e This application was not much different from original.
e Roof lights would not be visible from street scene.
e Property opposite had a large crown roof which was refused but
then overturned on appeal by the Planning Inspectorate.
The representative of the applicant raised the following points:
e The size and scale of the proposal had been reduced in size
and would comply with existing guidance
e The applicant was prepared to plant the requisite number of
trees to provide screening and was confident that existing trees
could be protected during the construction phase of the
proposal.
e Surrounding properties would not suffer from further lack of light
due to overshadowing.
e The applicant was prepared to make the necessary Section 106
contributions for the benefit of the local community.
In discussing the application, Members agreed that the proposal
involving the loss of garden land was inappropriate and amounted to a
case of garden grabbing.
The recommendation for refusal was moved, seconded and on being
put to the vote was unanimously agreed.
Resolved - That the application be refused.
73. | LAND REAR OF 41 AND 43 THE DRIVE, NORTHWOOD Action by
68458/APP/2013/1405 (Agenda Item 8)
2 x two storey, 4-bed, detached dwellings with associated amenity James
space and parking and installation of vehicular crossover Rodger &
Meg Hirani

In accordance with the Council’s constitution a representative of the
petition received in objection to the proposal was invited to address the
meeting. The following points were raised:

e Some of the trees in an area of special local character had
already been felled by the applicant.

e Concerns were raised because the applicant had not mentioned
their intentions for the rest of the site.

e The proposal would increase the number of vehicles in the road.
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e Community vehicles and emergency services already struggled
to access existing dwellings and this problem would be
exacerbated by an increased number of dwellings.

e Due to the steep slope away from The Drive, the proposal would
necessitate the removal of a considerable amount of earth. The
excavation works would have a negative impact on tree roots.

e Local residents were also concerned about the possibility of
subsidence and potential changes to the water table.

e Additional development would place additional stress on the
drainage system which was already stressed.

A representative of the applicant did not attend the meeting.
In discussing the application, Members agreed that the proposal
involving the loss of garden land was inappropriate and amounted to a

case of garden grabbing.

The recommendation for refusal was moved, seconded and on being
put to the vote was unanimously agreed.

Resolved - That the application be refused.

74.

GARAGES ADJACENT TO 27, LEES PARADE, NORTHWOOD
69195/APP/2013/1310 (Agenda ltem 9)

2 x two storey, 4-bedroom, semi-detached dwellings with
associated parking and amenity space and enlargement of
vehicular crossover to front, involving demolition of existing
garages

Officers introduced the report and highlighted the changes as set out in
the addendum. During the course of the officer presentation the
following amendments were proposed:

That Condition 7 be amended to read:

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

2. Details of Hard Landscaping

2.a Means of enclosure/boundary treatments
2.b Hard Surfacing Materials

2.c External Lighting

3. Schedule for Implementation

Action by

James
Rodger &
Meg Hirani
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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 and BE38 of the Hillingdon Local Plan:
Part Two Saved UDP Policies (November 2012).

In addition, officers also proposed the following additional condition be
added:

All soils used for gardens and/or landscaping purposes shall be clean
and free of contamination.

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 Local Plan: Part Two saved UDP Policies (November 2012).

In discussing the application, Members queried whether there was
sufficient space for refuse vehicles to enact a turn within the
development. In response, the Highways officer confirmed that there
was adequate space. Members agreed that the proposal was an
attractive scheme and supported the concept of the scheme.

It was moved, seconded and on being put to the vote agreed that the
application be approved.

Resolved —

That the application be approved as per the agenda and
addendum subject to a Section 106 Agreement.

75. | LAND REAR OF 81-93, HILLIARD ROAD, NORTHWOOD Action by
64786/APP/2013/1434 (Agenda Item 10)
2 x two storey, 3- bed detached dwellings with associated parking James
and amenity space, involving demolition of existing material shed, Rodger &
office building and material storage shelter Meg Hirani
The item was withdrawn from the agenda by the Head of Planning.

76. | LAND ADJACENT TO 1, ST CATHERINES ROAD, RUISLIP Action by
33892/APP/2013/1337 (Agenda ltem 11)
Officers introduced the report and highlighted the changes set out in James
the addendum. During the course of the officer presentation the Rodger &
following amendments were proposed: Meg Hirani

That Section 2.1 (i) (a) of the S106 heads of terms should be amended
as follows:
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A contribution of £12,796.00 towards capacity enhancements in local
educational establishments made necessary by the development;

2. Condition 11 should be amended to read:

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

2. Details of Hard Landscaping

2.a Means of enclosure/boundary treatments
2.b Hard Surfacing Materials

2.c External Lighting

3. Schedule for Implementation

4. Other
4.a Existing and proposed functional services above and below ground
4.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 and BE38 of the Hillingdon Local Plan:
Part Two Saved UDP Policies (November 2012).

In addition that the following additional informative was recommended:

The Council will recover from the applicant the cost of highway and
footway repairs, including damage to grass verges.

Care should be taken during the building works hereby approved to
ensure no damage occurs to the verge or footpaths during
construction. Vehicles delivering materials to this development shall not
override or cause damage to the public footway. Any damage will
require to be made good to the satisfaction of the Council and at the
applicant's expense.

Resolved —

That the application be Approved as per agenda and addendum
subject to a Section 106 — Agreement.
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77.

ENFORCEMENT REPORT (Agenda ltem 12)

The recommendations as set out in the officer's report was moved,
seconded and on being put to the vote was agreed.

Resolved:

1. That the enforcement actions as recommended in the officer’s
report be agreed.

2.That the Committee resolved to release their decision and the
reasons for it outlined in this report into the public domain,
solely for the purposes of issuing the formal breach of condition
notice to the individual concerned.

The report relating to this decision is not available to the public
because it contains information which reveals that the authority
proposes (a) to give under any enactment a notice under or by virtue of
which requirements are imposed on a person; and (b) to make an order
or direction under any enactment and the public interest in withholding
the information outweighs the public interest in disclosing it (exempt
information under paragraph 6 of Part 1 of Schedule 12A to the Local
Government (Access to Information) Act 1985 as amended).

Action by

James
Rodger &
Meg Hirani

78.

ENFORCEMENT REPORT (Agenda Item 13)

The recommendations as set out in the officer's report was moved,
seconded and on being put to the vote was agreed.

Resolved:

1. That the enforcement actions as recommended in the officer’s
report be agreed.

2.That the Committee resolved to release their decision and the
reasons for it outlined in this report into the public domain,
solely for the purposes of issuing the formal breach of condition
notice to the individual concerned.

The report relating to this decision is not available to the public
because it contains information which reveals that the authority
proposes (a) to give under any enactment a notice under or by virtue of
which requirements are imposed on a person; and (b) to make an order
or direction under any enactment and the public interest in withholding
the information outweighs the public interest in disclosing it (exempt
information under paragraph 6 of Part 1 of Schedule 12A to the Local
Government (Access to Information) Act 1985 as amended).

Action by

James
Rodger &
Meg Hirani

The meeting, which commenced at 8.00 pm, closed at 8.50 pm.
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These are the minutes of the above meeting. For more information on any of the
resolutions please contact Charles Francis on 01895 556454. Circulation of these
minutes is to Councillors, Officers, the Press and Members of the Public.
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Minutes

NORTH PLANNING COMMITTEE

17 September 2013 H~ILLING

Public Document Pack

PR
DON

LONDON

Meeting held at Committee Room 5 - Civic Centre,
High Street, Uxbridge UB8 1UW

Committee Members Present:
Councillors: Eddie Lavery (Chairman),
John Morgan (Vice-Chairman)
Michael Markham
Carol Melvin
David Yarrow
David Allam (Labour Lead)
Robin Sansarpuri
Brian Stead

LBH Officers Present:

James Rodger, Head of Planning, Green Spaces and Culture
Matthew Duigan, Planning Service Manager

Syed Shah, Highway Engineer

Rory Stracey, Legal Advisor

Danielle Watson, Democratic Services Officer

79. | APOLOGIES FOR ABSENCE (Agenda Item 1)
Apologies had been received from Councillor Raymond Graham with Councillor Brian
Stead substituting.

80. | DECLARATIONS OF INTEREST IN MATTERS COMING BEFORE THIS MEETING
(Agenda Item 2)
None.

81. | TO SIGN AND RECEIVE THE MINUTES OF THE PREVIOUS MEETING HELD ON 7
AUGUST 2013 (Agenda Item 3)
The minutes of the meetings held on 7 August 2013 were agreed as a correct record.

82. | MATTERS THAT HAVE BEEN NOTIFIED IN ADVANCE OR URGENT (Agenda Item
4)
The Chairman confirmed that Item 7 — 7 Nicholas Way, Northwood -
16461/APP/2013/1205 had been withdrawn from the agenda.

83. | 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 (Agenda Item 5)

It was confirmed that all items would be considered in Part 1 public.
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84.

41 FRITHWOOD AVENUE, NORTHWOOD - 1891/APP/2013/1655 (Agenda Item 6)

Demolition of existing dwelling & replacement with 2 x two storey, 5-bed,
detached dwellings with associated parking and amenity space and alteration to
existing vehicular crossovers to form one enlarged common crossover.

Officers introduced the report and referred members to the addendum sheet that had
been circulated. Officers informed the Committee that the principle of two new houses
within the site was acceptable to officers and that proposed buildings and use would
not be harmful to the character and appearance of neighbouring properties.

Members referred to the plans booklet and questioned the boundary distance. Officers
informed Members that boundary treatment was conditioned and was included in the
addendum.

Members questioned the amount of amenity space that would be available for future
occupiers. Officers informed the Committee that both properties had 225m? of amenity
space which was double the minimum requirement.

The recommendation for approval was moved, seconded and on being put to the, vote
was agreed.

Resolved —

a) That the Council enters into a legal agreement with the applicant under
Section 106 of the 1990 Town & Country Planning Act (as amended) or other
appropriate legislation to secure:

i) Educational facilities contribution of £12,796.

b) That in respect of the application for planning permission, the applicant meets
the Council's reasonable costs in preparation of the Statement and any
abortive work as a result of the agreement not being completed.

c) That planning officers be authorised to negotiate and agree details of
the proposed Statement.

d) If the Legal Agreement/s have not been finalised before within 6 months of the
date of this resolution, delegated authority be given to the Head of Planning,
Green Spaces and Culture to refuse planning permission for the following
reason:

'The applicant has failed to provide contributions towards the improvement
of services and facilities as a consequence of demands created by the
proposed development (in respect of capacity enhancements in educational
facilities). The proposal therefore conflicts with Policy R17 of the adopted
Local Plan and the Council's Planning Obligations SPG.

e) That subject to the above, the application be deferred for determination by the
Head of Planning, Green Spaces and Culture under delegated powers, subject to
the completion of the agreement.

f) That if the application is approved, the conditions and informatives in the
officer’s report be attached and the changes in the Addendum.
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85.

7 NICHOLAS WAY, NORTHWOOD - 16461/APP/2013/1205 (Agenda Item 7)

Two storey, 6-bed, detached dwelling with habitable roofspace involving
demolition of existing dwelling.

Resolved — The application was withdrawn by the applicant.

86.

THE OLD QUARRY, SPRINGWELL LANE, RICKMANSWORTH -
15220/APP/2011/714 (Agenda Item 8)

Storage and distribution of inert waste in place of virgin material (Retrospective
Application).

Officers introduced the report and referred members to the addendum sheet that had
been circulated.

Officers highlighted that condition 5 should read ‘Saturday’ rather than ‘Friday’.

The recommendation for approval was moved, seconded and on being put to the, vote
was agreed.

Resolved — That the application be approved, subject to the conditions and
informatives set out in the officer’s report and addendum sheet circulated at the
meeting.

The meeting, which commenced at 7.16 pm, closed at 7.25 pm.

These are the minutes of the above meeting. For more information on any of the
resolutions please contact Danielle Watson on Democratic Services Officer - 01895
277488. Circulation of these minutes is to Councillors, Officers, the Press and
Members of the Public.
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Agenda ltem 6

Report of the Head of Planning, Sport and Green Spaces

Address 39 COPSE WOOD WAY NORTHWOOD

Development: Two storey, 5- bedroom detached dwelling to include habitable roofspace, wit
associated parking and amenity space involving demolition of existing detache
dwelling

LBH Ref Nos: 11007/APP/2013/1490

Drawing Nos: 1176/P/2 Rev. A
Code For Sustainable Homes Pre-Assessmet
1176/P/4
1176/P/6
Ecology Survey (Ref: ASW/SSH/006/17/201¢
Design And Access Statemer
01
Tree Survey and Report (Ref: SHAH_002
1176/P/1
1176/P/3
1176/P/5
1176/P/7

Date Plans Received:  05/06/2013 Date(s) of Amendment(s):
Date Application Valid: 10/06/2013
1. SUMMARY

The application relates to the erection of a two storey, 5-bedroom detached dwelling with
habitable rooms in the roof space involving the demolition of the existing dwelling.

O

The application is a resubmission for a new dwelling which was refused in 2013 on the
grounds of design, impact to neighbouring dwellings, absence of plans to show the
protection of trees and failure to comply with lifetime homes standards. [’

O

In order to overcome the reasons for refusal the applicant has changed the design concept
from a mock Georgian to a more traditional vernacular design, removed the large crown
roof, replacing it with a smaller inverted crown roof, reducing the rear element by 0.3m and
provided a tree survey and associated information.[’

O

The application is being reported to committee as a peition with 60 signiatures in objection
to the proposal was received. During the course of the application process, the applicant
has submitted an appeal on the grounds of non-determination.[’

0

The principle of the demolition of the existing property, whilst regrettable, would be
acceptable subject to its replacement with a dwelling of similar or better design which would
relate better to the established character and local identity of the Copse Wood Estate Area
of Special Local Character. However, the proposed scheme would not reach the standard
expected for the Copse Wood Estate, in terms of its scale, bulk, design and appearance.
Furthermore, the proposal has not overcome the reasons for refusal relating to the impact
on the amenity of the neighbouring occupiers and lifetime homes standards. !

O

North Planning Committee - 8th October 2013
PART 1 - MEMBERS, PUBLIC & PRESS
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Therefore, the application is recommended for refusal.

2. RECOMMENDATION

An appeal against non-determination has been submitted by the applicant. As such
the Council no longer has Authority to determine the application.(’

0

It is therefore recommended, that the Planning Inspectorate be advised that had an
appeal not been submitted the Local Plannning Authority would have refused the
application for the reasons set out below:

1 NON2 Non Standard reason for refusal

The proposed development by reason of its overall size, scale, bulk, width and design
would result in the overdevelopment of the site which would be harmful and detrimental to
the visual amenities of the application site, the street scene and the wider Copse Wood
Estate Area of Special Local Character. The proposal is therefore contrary to Policies BE5,
BE13, BE15 and BE19 of the Adopted Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012), Policies 3.5 and 7.4 of the London Plan (2011) and the adopted
Supplementary Planning Document HDAS: Residential Layouts.

2 NONZ2 Non Standard reason for refusal

The proposed development, in relation to the single storey rear addition and raised patio
area, by reason of its size, design, mass, bulk and proximity, would result in an overly
dominant feature that would overshadow the adjoining property at 37 Copse Wood Way,
resulting in a visually intrusive, overly dominant and an un-neighbourly form of
development, resulting in an undue and material loss of residential amenity to the occupiers
of 37 Copse Wood Way. Therefore the proposal would be contrary to Policies BE19, BE20
and BE21 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
and to the Council's Supplementary Planning Document HDAS: Residential Layouts.

3 NONZ2 Non Standard reason for refusal

The proposal would fail to meet relevant Lifetime Home Standards, to the detriment of the
residential amenity of future occupiers and contrary to Policy 3.8 of the London Plan (2011)
and the Council's adopted Supplementary Planning Document HDAS: Accessible
Hillingdon.

4 NON2 Non Standard reason for refusal

The proposal has failed to demonstrate the proposed development will not distrub or harm
a bat roost. Therefore, it has not been possible for the Council to determine the impacts of
the proposal to an European Protected Species, contrary to Policy EC2 Hillingdon Local
Plan: Part Two - Saved UDP Policies (November 2012).

INFORMATIVES

1 152 Compulsory Informative (1)

The decision to REFUSE 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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2 153 Compulsory Informative (2)

The decision to REFUSE planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including
the London Plan (July 2011) and national guidance.

BE13 New development must harmonise with the existing street scene.

BE15 Alterations and extensions to existing buildings

BE19 New development must improve or complement the character of the
area.

BE20 Daylight and sunlight considerations.

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

BE22 Residential extensions/buildings of two or more storeys.

BE23 Requires the provision of adequate amenity space.

BE24 Requires new development to ensure adequate levels of privacy to
neighbours.

BE38 Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.

BE39 Protection of trees and woodland - tree preservation orders

BE5 New development within areas of special local character

BE6 New development within Gate Hill Farm and Copsewood Estates
areas of special local character

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

LPP 3.3 (2011) Increasing housing supply

LPP 3.4 (2011) Optimising housing potential

LPP 3.5 (2011) Quality and design of housing developments

LPP 5.3 (2011) Sustainable design and construction

LPP 7.4 (2011) Local character

LPP 7.21 (2011) Trees and woodland

LPP 8.2 (2011) Planning obligations

LPP 8.3 (2011) Community infrastructure levy

3 159 Councils Local Plan : Part 1 - Strategic Policies

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.

3. CONSIDERATIONS

3.1 Site and Locality
The application site is located on the south east side of Copse Wood Way and comprises
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large detached two storey house, with a two storey front gable set within a large plot
characteristic of houses in the street. The application property is typical of the street
characterised by large detached properties with red/brown brick, timber detailing, front
gables and attractive front gardens. [

|

To the north east on lower ground is No0.37 Copse Wood Way, and No.41 Copse Wood Way
lies to the south west on a slightly higher ground level towards the brow of the hill, both
comprising detached two storey houses. [

0

There is a mature, protected Oak in the front garden and, amongst other smaller trees, a
mature, protected Oak in the rear garden. The trees contribute to the arboreal/wooded
character of the Copse Wood Estate Area of Special Local Character (CWEASLC) and have
a high (collective) amenity value.

0

The land in front of the dwelling provides a driveway with space to park at least two cars.[’
0

The street scene is characterised by similar sized detached two storey houses set within
spacious plots interspersed with mature trees. The application site lies within a Developed
Area and the Copse Wood Estate Area of Special Local Character as identified in the
policies of the Hillingdon Local Plan - Part 2. The application site is covered by TPO 398
and TPO 398 A1.

3.2 Proposed Scheme

The proposed development comprises the erection of a two storey, 5- bedroom detached
dwelling to include habitable roofspace, with associated parking and amenity space
involving demolition of the existing detached dwelling. [’

O

The building would measure 8.81m high, 13.5m wide and 13.5m deep. The property would
be located 1.67m away from the boundary shared with No. 37 Copse Wood Way and 2.0m
away from the side boundary line shared with No. 41 Copsewood Way. The roof profile
would be pitched with an inverted crown roof above.[

O

The proposed building would be laid out over three stories, including the rooms in the roof,
with timber windows and timber doors. [

O

The private garden area to the rear of the building measuring 557 square metres would be
retained.’

O

The proposal would provide accommodation on three floors. The ground floor would provide
a drawing room, breakfast/kitchen area, a study, dining room, utility room and a double width
garage. The first floor would comprise 4 bedrooms, 2 of which would be en-suite, 1 of which
would be a master suite with a walk-in wardrobe, and a siting area. The second floor would
comprise the 5th bedroom ,a leisure area and storage. The development would provide over
400 square metres of accommodation.

O

The existing crossover into the side would be retained, with parking also available on the
driveway in front of the dwelling.

3.3 Relevant Planning History

11007/A/98/1755 39 Copse Wood Way Northwood
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Tree surgery to six Hornbeam stems in Area A1 on TPO 398

Decision: 14-10-1998 Approved

11007/APP/2012/2233 39 Copse Wood Way Northwood

Two storey, 5- bedroom detached dwelling to include habitable roofspace, with associated
parking and amenity space involving demolition of existing detached dwelling

Decision: 03-01-2013 Refused

11007/B/99/2060 39 Copse Wood Way Northwood
Tree surgery to one Oak and four Hornbeam trees in area A1 on TPO 398

Decision: 08-11-1999  Approved

11007/TRE/2000/95 39 Copse Wood Way Northwood

TREE SURGERY TO ONE OAK TREE AND FOUR HORNBEAM TREES IN AREA A1 ON TPO
398

Decision: 18-09-2000 Approved

11007/TRE/2001/18 39 Copse Wood Way Northwood

TREE SURGERY TO ONE SIX-STEMMED HORNBEAM COPPICE STOOL IN AREA A1 ON Tf
398, INCLUDING THINNING THREE STEMS BY 20% AND COPPICING (THREE STEMS)

Decision: 09-03-2001  Approved

11007/TRE/2001/73 39 Copse Wood Way Northwood
TREE SURGERY TO FOUR HORNBEAM TREES IN AREA A1 ON TPO 398

Decision: 08-08-2001  Approved

11007/TRE/2004/108 39 Copse Wood Way Northwood

TO CARRY OUT TREE SURGERY TO ONE OAK TREE WITHIN AREA A1 BY REMOVAL OF
LOWEST SIX BRANCHES TO LIFT CROWN AND REMOVAL OF DEADWOOD ON TPO 398

Decision: 05-11-2004  Approved

11007/TRE/2007/120 39 Copse Wood Way Northwood
TO FELL TWO OAK TREES IN AREA A1 ON TPO 398 (REF: 33866/2442455)

Decision: 10-10-2008 NFA

11007/TRE/2011/122 39 Copse Wood Way Northwood
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To fell two Oak trees in area A1 on TPO 398.
Decision: 27-01-2012 SD

Comment on Relevant Planning History

NON DETERMINATION APPEAL!]

1
During the course of the application it was made clear to the agent during two detailed
telephone conversations and a e-mail dated 5 August 2013, that a number of changes would
be required in order for the application to be acceptable. However given the number of
objections received, it would be necessary to resubmit the scheme to allow for the required
consultation. the requested changes comprised the following: [
0
- reduction in the width of the double garage to provide a single garage’’
- stepping the scheme back to conform to the existing building line
- omitting the single storey rear element!’
- demonstrate that the 45-degree line of sight would be complied withi
- meet a number of lifetime home standards!’

0
The agent expressed that the scheme may be withdrawn, however at a later date it was
confirmed to the Planning Officer that the scheme should be determined. During this time an
appeal for non-determination was submitted. Subsequently, a further application has been
received (Ref. 11007/APP/2013/2426) for a scheme making changes to the scheme which
the Council intially suggested. (!
0
PREVIOUS PLANNING APPLICATIONS[]
Planning permission was refused on the 1 March 2013 (Ref. 11007/APP/2012/2233) for the
erection of a two-storey 5-bedroom property involving the demolition of the existing property
on the following grounds:[
|
1. The proposed development by reason of its size, scale, bulk, width and design would
result in a dwelling, at odds with the local vernacular character of the area and further
exacerbated by the cramped appearance of the site that would be harmful and detrimental to
the visual amenities of the application site, the street scene and the wider Copse Wood
Estate Area of Special Local Character. The proposal is therefore contrary to Policies BE5,
BE13, BE15 and BE19 of the Adopted Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012) and the adopted Supplementary Planning Document HDAS:
Residential Layouts.[
0
2. The proposed development, by reason of its size, design, mass, bulk and proximity, would
result in an overly dominant feature that would overshadow the adjoining property at 37
Copse Wood Way, resulting in a visually intrusive and an un-neighbourly form of
development, resulting in a loss of light and material loss of residential amenity to the
occupiers of 37 Copse Wood Way. Therefore the proposal would be contrary to Policies
BE19, BE20 and BE21 of the Adopted Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012) and to the Council's Supplementary Planning Document HDAS
Residential Layouts. [
0
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3. In the absence of an accurate site plan and tree survey (to BS5837:2005) showing all of
the existing trees (on and close to the site) between the houses and at the front of the site,
details of existing and proposed levels and services, and a complete Arboricultural
Implication Assessment and Method Statement (to BS5837: 2005) taking account of all the
baseline tree-related information and all of the proposed works, including additional hard-
standing, and any associated changes in levels and/or services, the application has failed to
demonstrate that the development makes adequate provision for the protection and long-
term retention of the valuable existing trees, many of which are subject to a tree preservation
order. The premature decline or loss of any of the trees, in particular the protected Oak at
the front of the site would be detrimental to the amenity and wooded character of the street
scene and the wider Copse Wood Estate Area of Special Local Character. The proposal is,
therefore, contrary to Policy BE38 of the Adopted Hillingdon Local Plan: Part Two - Saved
UDP Policies (November 2012).[1

O

4. The proposal would fail to meet relevant Lifetime Home Standards, to the detriment of the
residential amenity of future occupiers and contrary to Policy 3.8 of the London Plan (2011)
and the Council's adopted Supplementary Planning Document HDAS: Accessible Hillingdon.
O

The applicant seeks to address the above concerns by providing the following:[’

1. Changing the design concept from a mock Georgian to a more traditional vernacular
design(!

2. Removing the large crown roof and replacing with a smaller crown roof[’

3. Reducing the rear element by 0.3m in depth.

4. Providing a tree survey and associated information.

Planning Policies and Standards

UDP / LDF Designation and London Plan
The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

Part 2 Policies:

BE13
BE15
BE19
BE20
BE21
BE22

BE23
BE24
BE38

BE39
BE5

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 trees and woodland - tree preservation orders
New development within areas of special local character
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BE6 New development within Gate Hill Farm and Copsewood Estates areas of special
local character

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

LPP 3.3 (2011) Increasing housing supply
LPP 3.4 (2011) Optimising housing potential

LPP 3.5 (2011) Quality and design of housing developments
LPP 5.3 (2011) Sustainable design and construction

LPP 7.4 (2011) Local character

LPP 7.21 (2011) Trees and woodland

LPP 8.2 (2011) Planning obligations

LPP 8.3 (2011) Community infrastructure levy

5. Advertisement and Site Notice
5.1  Advertisement Expiry Date:- Not applicable
5.2  Site Notice Expiry Date:- Not applicable

6. Consultations
External Consultees

6 neighbouring properties and the Northwood Residents Association were consulted on 12 June
2013. A site notice has also been displayed. [

0

A petition has been received with 28 signatories in support of the proposal.[’]

O

Northwood Residents Association: Northwood Residents' Association objects to this application on the
grounds that the size, scale and bulk of the development would be in contravention of Policies BES5,
BE13, BE15 and BE19; further the development would overshadow 37 Copse Wood Way
(exacerbated by the differential in the levels of the two properties) and would result in loss of light and
amenity contrary to Policies BE19, BE20 and BE21.[!

O

3 letters of objection and petition has been received with 60 signatories raising the following
objections:[]

0

1. Design - The loss of the Arts and Crafts is regrettable however the design, albeit 'Mock tudor' is a
welcome change from the previous schemel’

2. Overshadowing, enclosure, intrusion and loss of outlook - caused by the dramatic difference in
levels between the application site and No 37, resulting in an extension which would be harmful to the
neighbouring dwelling.[

3. Scale and spacing!!

4. Overlooking- height and depth of terrace - again the existing garden level is 1.5m below the existing
terrace and 1.9m below the height of No. 37 garden'’

5. Flank windows of the proposed development depend on light from No. 37 which would inturn
prejudice any future two-storey extension at No. 3717

6. Loss of Trees and hedges!

7. Contrary to Local Plan policies!’
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O
Ward Councillor: Objects to the scheme on similar grounds to those set out above.

Internal Consultees

CONSERVATION AND URBAN DESIGN OFFICER:[!

U

BACKGROUND: An application for a large Georgian style house was refused in January 2013, on
grounds which included size, scale, bulk, width and design. As stated in the Design and Access
Statement, this current proposal is very similar in its scale, width and floor area. Where it differs
markedly is in the quality of its architectural design, which is similar to that, by the same architect,
approved elsewhere on the estate.’!

U

Although the design concept would be acceptable, there are still a number of elements which would
cause this proposal to appear overlarge and bulky. [

0

1. The Building Line: a comparison with the existing house shows that this proposed house would be
forward of the building line. The two storey elements of the existing house should be taken as a guide,
rather than the line of its single storey front extensions. Bringing the house forward on the site would
increase the perceived bulk and scale.!

U

2. The double garage would encroach so close to the southern boundary that it would have to be dug
into the ground. It would increase the width of the house by about a metre and reduce the possibility
of planting down this boundary. The garage would also crowd the front elevation and vye with the
principal gable in size. It is suggested that it is amended so that it does not extend beyond the flank
wall, and is reduced in width to a single garage.[’

0

3. The only part of the design which would be out of keeping with the vernacular style of the house, is
the boxy, single storey, flat roofed rear 'extension', which would be added all along the back
elevation. Moreover, this element, together with the raised patio and steps would provide a very
significant and bulky addition to the rear of the property. This would significantly reduce the usable
lawn area, and could have an impact on No. 37 adjacent.[!

0

If the application were to be amended to take account of these three points, the scale, bulk and width
could be reduced to an acceptable degree, thus overcoming those issues cited in the previous
refusal.

0

RECOMMENDATIONS: Unacceptable.(’

U

ACCESS OFFICER:[

U

In assessing this application, reference has been made to London Plan July 2011, Policy 3.8 (Housing
Choice) and the Council's Supplementary Planning Document Accessible Hillingdon adopted January
2010. Compliance with all 16 Lifetime Home standards (as relevant) should be shown on plan.’]
The following access observations are provided:[

U

1. Level access should be achieved. Details of level access to and into the proposed dwelling should
be submitted. A fall of 1:60 in the areas local to the principal entrance should be incorporated to
prevent rain and surface water ingress. In addition to a levels plan showing internal and external
levels, a section drawing of the level access threshold substructure, and water bar to be installed,
including any necessary drainage, should be submitted.

2. The scheme does not include provision of a downstairs WC, compliant with the Lifetime Home
requirements. The toilet pan should be repositioned to one side to ensure that a minimum of 700mm
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of clear spaces provided to allow a wheelchair user to perform a side transfer onto the toilet pan. The
centreline of the pan, however, should be maintained at 450mm-500mm from the adjacent wall to the
side.]

3. To allow the entrance level WC and first floor bathroom to be used as a wet room in future, plans
should indicate floor gulley drainage.’’

4. The plans should indicate the location of a future 'through the ceiling' wheelchair lift.[]

0

Conclusion: revised plans should be requested as a prerequisite to anyshould be attached to any
planning permission:[’

U

Additional Condition:[]

Level or ramped access shall be provided to and into the dwelling houses, designed in accordance
with technical measurements and tolerances specified by Part M to the Building Regulations 2000
(2004 edition), and shall be retained in perpetuity.[

0

REASON: to ensure adequate access for all, in accordance with London Plan policy 3.8, is achieved
and maintained, and to ensure an appropriate standard of accessibility in accordance with the
Building Regulations.[

0

TREES AND LANDSCAPE OFFICER:

U

Tree Preservation Order (TPO)/Conservation Area: This site is covered by TPO 398.(1

U

Significant trees/other vegetation of merit in terms of Saved Policy BE38 (on-site): There is a mature,
protected Oak in the front garden and, amongst other smaller trees, a mature, protected Oak in the
rear garden. The trees contribute to the arboreal/wooded character of the Copse Wood Estate Area of
Special Local Character (CWEASLC) and have a high (collective) amenity value.[’

U

The proposed tree protection is adequate.[’

U

Significant trees/other vegetation of merit in terms of Saved Policy BE38 (off-site): None that will be
affected.’

U

Conclusion (in terms of Saved Policy BE38): Acceptable, subject to conditions RES8 (implementation
of approved tree protection), RES9 (1, 2, 5, 6) and RES10.

7. MAIN PLANNING ISSUES
7.01 The principle of the development

There is no objection to the principle of redeveloping the site to provide a larger residential
dwelling. However, the current proposal is considered to be at odds with the design
principles within the Copsewood Estate Area of Special Local Character and detrimental to
the amenities of the adjoining occupiers. [
|
Any planning proposal would need to accord with the design policies set out within
Hillingdon Local Plan: Part One - Strategic Policies (November 2012), and the Hillingdon
Local Plan: Part Two - Saved UDP Policies (November 2012) and relevant design guidance
contained within HDAS Residential Layouts.

7.02 Density of the proposed development

The proposed development would have a density of 9.29 units per hectare and 92.93
habitable rooms per hectare. Whilst is below the requirements of Policy 3.4 of the London
Plan (July 2011), this is to be expected due to the size of the plot and nature of development
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7.03

7.04

7.05

7.07

on the Copsewood Estate. The key consideration is therefore whether the development sits
comfortably within its environment rather than a consideration of the density of the propose
Impact on archaeology/CAs/LBs or Areas of Special Character

The proposal would have a harmful impact on the Copse Wood Estate Area of Special Local
Character as detailed in section 7.07 of this report.
Airport safeguarding

Not applicable to this application.
Impact on the green belt

Not applicable to this application.
Impact on the character & appearance of the area

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
requires all new development to maintain the quality of the built environment including
providing high quality urban design. Policies BE13 and BE19 of the Hillingdon Local Plan:
Part Two - Saved UDP Policies (November 2012) seek to ensure that new development
complements and improves the character and amenity of the area. Policy BE5 requires new
developments within Areas of Special Local Character to harmonise with the materials,
design features, architectural style and building heights predominant in the area. Policy BE6
of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) requires two-
storey developments in the Copsewood Estate to be 1.5m set-in from the side boundary. (]
|

It is acknowledged that the applicant has departed from the pseudo-georgian features of the
previous proposal, and has proposed a more traditional design concept, detailing and
materials which are in keeping with the design ethos of the Copsewood Estate.
Notwithstanding the above, there are some elements of the design that need addressing to
allow the scheme to be fully acceptable. [

0

Policy 7.4 of the London Plan states that buildings, should provide a high quality design
response that has regard to the pattern and grain of the existing spaces and streets in
orientation, scale, proportion and mass and allows existing buildings and structures that
make a positive contribution to the character of a place to influence the future character of
the area is informed by the surrounding historic environment. [’

|

Although the excessive amount of flat, crown, roof has been reduced and replaced with a
smaller inverted crown roof profile, this is not in character with the prevailing design and
appearance of the surrounding area and a fully pitched/hipped roof would be more in
keeping with the character and vernacular design of the Copewood Estate. !

|

The proposed building line has projected forward of the existing main building line, which is
taken from the main building line rather than the front projecting elements. It is considered
that this would detract from the established building line and relationship with the adjacent
properties in the streetscene. Furthermore it would excarbate the bulk and massing of the
proposed building. 7

0

In addition, the garage on the southern extent of the building would extend too close to the
southern boundary again, reducing the amount of landscaping in this area and increasing
the overall mass and bulk of the property and rending the set-in from the site boundaries
ineffective. Furthermore, the proposed garage would extend too far across the principal
elevation and would form an overly dominant feature to the principal elevation.(’

|

The proposed single storey rear addition is described by the Urban Design Officer as 'out of
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keeping with the vernacular style of the house' and 'boxy'. It is considered that this element
would detract from the overall design concept which has been proposed to overcome the
previous objections in relation to the design, and would dominate and provide a visually
intrusive element to the scheme. In addition, together with the raised patio and steps the rear
addition would provide a very significant and bulky addition to the rear of the property which
would be harmful to the rural character of this settlement within the woods.
|
The proposed development would not provide a high quality of urban design contrary to
Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012).
Overall, the proposed development fails to complement or improve the character and
amenity of the area in terms of its siting and massing and is therefore considered to
represent a dominant and unsympathetic form of development in the street scene and the
Copsewood Estate Area of Special Character, contrary to Policies BE5, BE13 and BE19 of
the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012), Policies 3.5
and 7.4 of the London Plan (2011) and the Supplementary Planning Document (SPD) HDAS
Residential Layouts

7.08 Impact on neighbours

Paragraph 4.11 of HDAS Residential Layouts states that the 45° principle will be applied to
new development to ensure the amenity of adjoining occupiers and future occupiers are
protected. Paragraph 4.9 states that a minimum acceptable distance to minimise the
negative impact of overbearing and overshadowing is 15m. Paragraph 4.12 requires a
minimum of 21m distance between facing habitable room windows to prevent overlooking
and loss of privacy. Policy BE21 states that planning permission will not be granted for new
buildings which by reason of their siting, bulk and proximity would result in significant loss of
residential amenity(

1
The current relationship between the existing dwelling on the application site and No. 37 is
finely balanced. The substantial drop in ground level between the two, at approx. 2.3m, is
managed by the existing dwelling through having the two storey element set away from this
boundary shared with No.37 Copse Wood Way and with lowered eaves that permit a first
storey with rooms partially in the roofspace. [
H
It is considered that the proposed dwelling would have a significantly adverse impact on the
adjoining dwelling to the west at No. 37 Copse Wood Way. This was a reason for refusal in
the previous scheme and this element of the scheme is similar in the new submission. The
depth of single storey rear element has been reduced by approximately 0.38m and the
height and flat roof profile remain the same; this would result in a dominant and overbearing
aspect when viewed from the rear garden and rear aspects of the main dwelling of No. 37.
This impact is further exacerbated due to the lower ground level setting of No. 37 and the
orientation which would cause a significant degree of overshadowing during the afternoon
and evening periods. The Design and Access statement has noted that a shadowing study
has been undertaken which demonstrates that there would be no undue loss of sunlight,
however the submitted drawings and differences in levels demonstrate that this would not be
the case. The single storey rear addition, would effectively be a one-and -a -half storey/two-
storey addition when viewed from No. 37 and would cause demonstrable harm in terms of
visual intrusion, overdominance and a potential loss of daylight and sunlight from the first
floor habitable room windows and the garden area. [
l
The proposed terrace area would be approximately 1.9m higher than the garden level of No.
37. Although the terrace area would be screened by 1.7m privacy screened, and may be
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7.09

7.10

7.1

7.12

sufficiently positioned away to prevent overlooking. However the privacy screen would be a
maximum height of 2.44 metres when measured at the side boundary line and would be
even taller when view from the ground level at the rear of No.37. The overall depth of the
single storey element, which would measure 4 metres, and the privacy screen would extend
to 9-10m beyond the main rear building line of No. 37. It is considered that the siting, height,
depth and proximity to the side boundary line of the single storey rear element and the
privacy screen would detract from the residential amenities of No. 37 by way of visual
intrusion and over dominance. !

il

Paragraph 4.12 of the Hillingdon Design and Access Statement: Residential Layouts
requires a 21 metre distance separation between facing habitable room windows to ensure
no loss of privacy would occur. There exists more than this distance to the front and rear of
the property. Therefore it is considered the most pertinent consideration would be
overshadowing and overlooking to the properties either side. No windows to primary rooms
are proposed to the sides of the property, therefore it is considered that there is unlikely to
be a problem of overlooking. [

0

The relationship of the proposal with the dwelling to the west at No. 41 is considered to be
satisfactory given the siting and layout of No.41 in relation to the development and the fact
that No.41 is sited on higher ground level. [

il

As such, the proposal is considered as an un-neighbourly, dominant and obtrusive form of
development which would be contrary to Policies BE19 BE20 and BE21 of the Hillingdon
Local Plan - Part 1 and Part 2, Section 3.0 of the Hillingdon Design & Accessibility
Statement (HDAS): Residential Extensions and the London Plan (2011).0

il

The windows of the proposed development would overlook the street of Copse Wood Way
or the rear garden of the application site. The windows on the side elevation are proposed to
be obscure glazed and a privacy fin would be provided to the side of the patio, to prevent the
overlooking of No.37 Copsewood Way. Therefore, the proposal is considered to not result in
any significant overlooking of any neighbouring occupier, in accordance with Policy BE24 of
the Hillingdon Local Plan (November 2012).

Living conditions for future occupiers

The size of the dwelling at well over 400sq.m and the size of the amenity space at over
400sg.m would easily meet London Plan and Council standards. It is considered that all the
proposed habitable rooms would maintain an adequate outlook and source of natural light,
therefore complying with Policies 3.5 and 5.3 of the London Plan (2011).

Traffic impact, car/cycle parking, pedestrian safety

The proposed dwelling would continue to benefit from sufficient off road parking to the front
driveway and a garage with space for two car and two bicycles. Therefore, the proposed
development would comply with Policy AM7, AM9, AM14 and BE19 of the Hillingdon Local
Plan - Part 1 and Part 2 Strategic Policies.

Urban design, access and security

The issues relating to urban design have been covered in Section 7.07 of the report. Issues
relating to security would be covered by the imposition of a secure by design condition in the
event of any approval.

Disabled access

The proposed dwelling fails to meet lifetime home standards in relation to Downstairs WC
compliant with lifetime homes, ground and first floor WC/bathrooms to be convertible into a
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7.13

7.14

7.15

7.16

717

7.18

7.19

7.20

wet room in the future and a future area for a wheel chair lift. Furthermore, the proposal fails
to demonstrate how level access into the building will be achieved. Therefore, the proposal
is considered contrary to Policy 3.8 of the London Plan (July 2011).

Provision of affordable & special needs housing

Not applicable to this application.
Trees, Landscaping and Ecology

TREES AND LANDSCAPING
The site is covered by TPO 398 and TPO 398 A1.[]

0
The proposal suggests maintaining the protected trees at the front of the site and within the
rear garden. A tree report has been submitted and the Tree Officer is satisfied that the
proposal would accord with Policy BE38 of the Hillingdon Local Plan (November 2012).[1
0

ECOLOGY
The applicant has submitted an Ecological Survey in support of the application. The survey
concludes in the executive summary on page 3 that "7. There is no doubt that bats such as
common pipistrelles will be foraging in the rear gardens at Copse Wood Way, and that they
will be aware of any potential roosting crevices within number 39 as well as in nearby
houses. Therefore, some further investigation will be required to ensure no hidden bats were
missed and that bats are not using the main house for roosting later in April."[

O
The summary also states in page 13 and in the executive summary that it is strongly advised
that a follow up bat emergance survey be undertaken in spring 2013 to rule out roosting bats
within the crevices within the building. The applicant has not submitted any documentation
that the follow up survey was completed and has, therefore, failed to demonstrate that the
proposal would not harm a roost of a protected species. Therefore, the application has failed
to demonstrate complaince with Policy EC2 of the Hillingdon Local Plan (November 2012).
Sustainable waste management

Adequate refuse storage can be accommodated within the property and can be secured by
way of condition.
Renewable energy / Sustainability

Policy 5.3 of the London Plan requires the highest standards of sustainable design and
construction in all developments to improve the environmental performance of new
developments and to adapt to the effects of climate change over their lifetime. The applicant
has proposed to meet Code for Sustainable Homes level 4. This could have been
conditioned had the scheme been recommended favourably.

Flooding or Drainage Issues

Not applicable to this application.
Noise or Air Quality Issues

Not applicable to this application.
Comments on Public Consultations

The objections raised are responded to in the main body of the report.
Planning Obligations

There would be no Planning Obligations arising from this proposal as the proposal does not
result in a net gain of six habitable rooms.!

0

The proposed development would exceed 100sq.m providing 249sq.m of additional net floor
area and therefore there would be a requirement to make a CIL contribution of £8675.92
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which has been acknowledged by the applicant.
7.21 Expediency of enforcement action

Not applicable to this application.
7.22 Other Issues

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.[’

0

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).’’

O

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

O

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.[]

0

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 to this application.

10. CONCLUSION

The principle of the demolition of the existing property, whilst regrettable, would be
acceptable subject to its replacement with a dwelling of similar or better design which would
relate better to the established character and local identity of the Copse Wood Estate Area
of Special Local Character. However, the proposed scheme would not reach the standard
expected for the Copse Wood Estate, in terms of its design and appearance. Furthermore,
the proposal has not overcome the reasons for refusal relating to the impact on the amenity
of the neighbouring occupiers and lifetime homes standards. [’

O

Therefore, the application is recommended for refusal.

11. Reference Documents
Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
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Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
HDAS: Residential Layouts!’

The London Plan 201171

The Mayor's London Housing Supplementary Planning Document’
HDAS: Accessible Hillingdon!(’

National Planning Policy Framework

Contact Officer: Henrietta Ashun Telephone No: 01895 250230
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Agenda ltem 7

Report of the Head of Planning, Sport and Green Spaces

Address WALDERTON NORTHGATE NORTHWOOQOD

Development: Two storey, 6-bed, detached dwelling with habitable roofspace and associate«
parking and amenity space, involving demolition of existing dwelling

LBH Ref Nos: 47749/APP/2013/153

Drawing Nos: Tree Protection Plar
TPO8/e
Energy Statemen
Arboricultural Survey
TPO7/e
TPO6/e
TPO4/e
TPO3/e
TPO5/e
TPO2/e
TP13
TP12
TP10
TP11
Design and Access Statemen
Location Plan to Scale 1:125(

Date Plans Received:  22/01/2013 Date(s) of Amendment(s):
Date Application Valid: 22/01/2013

DEFERRED ON 25th June 2013 FOR FURTHER INFORMATION .

This application was deferred at the meeting of the 25th June for officers to consider informatio
provided relating to the approval of crown roofs at two sites in close vicinity of the application
site. The two sites being: 1. Woodhurst, situated opposite the site, where permission was
granted for a two storey rear extension (Ref: 34996/APP/2008/2166) which involved the provisi
of a crown roof: and 2. Land adjacent to Oakhurst, which adjoins the application site, where
permission was granted, on appeal, for a new dwelling (Ref: 67012/APP/2011/2712).1]

0

Your officers have considered these permissions and visited the site to view the completed
development at Woodhurst and consider that there are a number of differences between the
schemes such that the proposed development is still considered unacceptable. [’

0

The main difference between Woodhurst and the proposed scheme is that the roof profile is
broken up, using devices such as set backs from the main front of the property and set down
from the roof, such that the actual size of the crown roof is not as apparent. The proposed
scheme does not benefit from any of these elements and thus the size of the crown, which is
extremely large is very apparent and gives the impression that there is almost a flat roof to the
building. This is accentuated by the fact the site is on an elevated position, whereas, Woodhurs
is set below the level of the road, due to the sloping nature of the area. [

|

The proposal for a new dwelling on the adjoining site at Oakhurst is, again, considered to be
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substantially different in terms of the size of the crown and the overall design of the property,
including a staggered footprint, and subordinate gables and wing again resulting in a scheme
where the overall impact on the street scene is not as apparent as would be the case with the
application scheme. [

O

Furthermore, as noted in the Conservation Officers comments above, there are other design
elements of the scheme which are at odds with the vernacular tradition and character of the
Copse Wood Estate Area of Special Local Character and thus the scheme is recommended for
refusal on the basis of the overall design of the proposal.

1. SUMMARY

The scheme would be detrimental to the visual amenities of the streetscene and the wider
Copsewood Estate Local Area of Special Character.

2. RECOMMENDATION
REFUSAL for the following reasons:

1 NON2 Non Standard reason for refusal

The proposed development by reason of its siting, size, scale, bulk, layout and appearance
in respect of its design features and architectural style, detailing and roof form would result
in an incongruous and intrusive form of development that would be detrimental to the
character, appearance and visual amenities of the street scene and the wider Copsewood
Estate Area of Special Local Character. It would therefore be contrary to Policies BES5,
BE13 and BE19 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012), Policies 3.5 and 7.4 of the London Plan (2011) and the council's adopted
Supplementary Planning Document HDAS: Residential Extensions.

INFORMATIVES

1 152 Compulsory Informative (1)

The decision to REFUSE 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).

2 153 Compulsory Informative (2)

The decision to REFUSE planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including
the London Plan (July 2011) and national guidance.

BE5 New development within areas of special local character

BE13 New development must harmonise with the existing street scene.

BE15 Alterations and extensions to existing buildings

BE19 New development must improve or complement the character of the
area.

BE20 Daylight and sunlight considerations.

BE21 Siting, bulk and proximity of new buildings/extensions.
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BE23 Requires the provision of adequate amenity space.

BE24 Requires new development to ensure adequate levels of privacy to
neighbours.

BE38 Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.

R17 Use of planning obligations to supplement the provision of recreatior
leisure and community facilities

HDAS-EXT Residential Extensions, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted December 2008

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

LPP 3.4 (2011) Optimising housing potential

LPP 3.5 2011) Quality and design of housing developments

(2011)
LPP 5.3 (2011) Sustainable design and construction
LPP 5.13 (2011) Sustainable drainage

LPP 7.4 (2011) Local character
LPP 8.2 (2011) Planning obligations

3. CONSIDERATIONS

3.1 Site and Locality

The application site lies to the south of Northgate and is occupied by a two storey detached
dwelling. The surrounding residential area is characterised by varied architectural designs,
where many of the original houses have been replaced by good quality, vernacular style
buildings.

O

Walderton itself is of no particular architectural merit, but its modest proportions render it a
foil for Oakhurst next door, a locally listed, timber framed building of 1922, set in large
grounds with mature planting. Two dwellings have recently been built in the grounds of
Oakhurst, the access drive for which passes close by the boundary with Walderton. The
detached dwellings in Northgate are mainly set back a little from the road and are within a
pleasant wooded suburban landscape!’

0

The site is part of the 'Developed Area' as identified in Hillingdon Local Plan: Part Two -
Saved UDP Policies (November 2012) and is located within the Copsewood Estate Area of
Special Local Character (ASLC).

3.2 Proposed Scheme

Planning permission is sought for a two storey, 6- bed, detached dwelling with habitable
roofspace and associated parking and amenity space, involving demolition of existing
dwelling. Planning permission was granted application ref. 47749/APP/2012/2400 for a
similar scheme for a four bedroom property in December 2012. [

[l

The current application is a resubmission of a previous approved scheme and now seeks to
create two additional bedrooms in the roof space through the provision of the following:(’
0

- a new crown roof(’

- increasing the height of the proposed dormers[’]

- rooflights(
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- French doors and balcony

3.3 Relevant Planning History

47749/93/0040 Walderton Northgate Northwood

Erection of single storey side and front extension incorporating garage (involving demolition of
existing garage and single-storey side extension)

Decision: 18-05-1993  Approved

47749/APP/2012/2400  Walderton Northgate Northwood

Two storey, 4- bed, detached dwelling with associated parking and amenity space, involving
demolition of existing dwelling

Decision: 07-12-2012  Approved

47749/C/97/0626 Walderton Northgate Northwood
To fell two Oak trees (T48 and T51) on TPO 173

Decision: 20-06-1997 Refused Appeal: 19-06-1998 Dismissed

Comment on Relevant Planning History
As above.

4. Planning Policies and Standards

On the 8th November 2012 the adoption of the Council's Local Plan: Part 1 - Strategic
Policies was agreed at the Full Council Meeting. Policy BE1 of the Hillingdon Local Plan:
Part 1 - Strategic Policies (November 2012) is relevant to this application and in particular
the following parts of that Policy:[!

|

BE1 - The Council will require all new development to improve and maintain the quality of
the built environment in order to create successful and sustainable neighbourhoods, where
people enjoy living and working and that serve the long-term needs of all residents. All new
developments should: [

0

1. Achieve a high quality of design in all new buildings, alterations, extensions and the public
realm which enhances the local distinctiveness of the area, contributes to community
cohesion and a sense of place;’

2. Be designed to be appropriate to the identity and context of Hillingdon's buildings,
townscapes, landscapes and views, and make a positive contribution to the local area in
terms of layout, form, scale and materials and seek to protect the amenity of surrounding
land and buildings, particularly residential properties;[]

3. Be designed to include Lifetime Homes principles so that they can be readily adapted to
meet the needs of those with disabilities and the elderly, 10% of these should be wheelchair
accessible or easily adaptable to wheelchair accessibility encouraging places of work and
leisure, streets, neighbourhoods, parks and open spaces to be designed to meet the needs
of the community at all stages of people's lives

7. Improve the quality of the public realm and provide for public and private spaces that are
attractive, safe, functional, diverse, sustainable, accessible to all, respect the local character
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and landscape, integrate with the development, enhance and protect biodiversity through
the inclusion of living walls, roofs and areas for wildlife (7.20), encourage physical activity
and where appropriate introduce public art;["

8. Create safe and secure environments that reduce crime and fear of crime, anti-social
behaviour and risks from fire and arson having regard to Secure by Design standards and
address resilience to terrorism in major development proposals. [

9. Not result in the inappropriate development of gardens and green spaces that erode the
character and biodiversity of suburban areas and increase the risk of flooding through the
loss of permeable areas.[

10. Maximise the opportunities for all new homes to contribute to tackling and adapting to
climate change and reducing emissions of local air quality pollutants. The Council will
require all new development to achieve reductions in carbon dioxide emission in line with the
London Plan targets through energy efficient design and effective use of low and zero
carbon technologies. Where the required reduction from on-site renewable energy is not
feasible within major developments, contributions off-site will be sought. The Council will
seek to merge a suite of sustainable design goals, such as the use of SUDS, water
efficiency, lifetime homes, and energy efficiency into a requirement measured against the
Code for Sustainable Homes and BREEAM. These will be set out within(!

the Hillingdon Local Plan: Part 2 - Development Management Policies LDD. All
developments should be designed to make the most efficient use of natural resources whilst
safeguarding historic assets, their settings and local amenity and include sustainable design
and construction techniques to increase the re-use and recycling of construction, demolition
and excavation waste and reduce thel’

amount disposed to landfill. All developments should be designed to make the most efficient
use of natural resources whilst safeguarding historic assets, their settings and local amenity
and include sustainable design and construction techniques to increase the re-use and
recycling of construction, demolition and excavation waste and reduce the amount disposed
to landfill.[]

|

Support will be given for proposals that are consistent with local strategies, guidelines,
supplementary planning documents and development management policies Hillingdon Local
Plan: Part 2 -Development Management Policies.

UDP / LDF Designation and London Plan
The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Policies:

BES

BE13
BE15
BE19
BE20
BE21
BE23
BE24

New development within areas of special local character

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.

Requires the provision of adequate amenity space.

Requires new development to ensure adequate levels of privacy to neighbours.
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BE38 Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

R17 Use of planning obligations to supplement the provision of recreation, leisure and
community facilities

HDAS-EXT  Residential Extensions, Hillingdon Design & Access Statement, Supplementary
Planning Document, adopted December 2008

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

LPP 3.4 (2011) Optimising housing potential

LPP 3.5 (2011) Quality and design of housing developments
LPP 5.3 (2011) Sustainable design and construction

LPP 5.13 (2011) Sustainable drainage

LPP 7.4 (2011)
LPP 8.2 (2011) Planning obligations

Local character

5. Advertisement and Site Notice
5.1  Advertisement Expiry Date:- Not applicable
5.2  Site Notice Expiry Date:- Not applicable

6. Consultations
External Consultees

18 neighbours were consulted on 28th January 2013 and a site notice was erected adjacent the site,
which expired on 22 February 2013. No individual letters were received commenting on the
application but a petition with 22 signatures was received in support of the proposed development
stating that crown roofs and dormer windows are a feature of the buildings in the area surrounding the
application site.

Internal Consultees

URBAN DESIGN & CONSERVATION:[]

U

BACKGROUND: Permission was given for a four bed house one month before this application was
lodged. This application proposes two extra bedrooms, to be accommodated in a very large crown
roof, with tall roof lights in the side roof, and two tall dormers and a pair of French doors and balcony
in the rear roof slope.[’

U

The proposed crown roof, the height of the proposed dormers and rooflights, and the French doors
and balcony are features alien to the vernacular tradition and character of the Copse Wood Estate
Area of Special Local Character. They would constitute inappropriate amendments to the previously
approved scheme. []

0

RECOMMENDATIONS: Unacceptabler’

l

TREE & LANDSCAPE OFFICER [

0

Tree Preservation Order (TPO)/Conservation Area: This site is covered by TPO 173
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0

Significant trees/other vegetation of merit in terms of Saved Policy BE38: There is a large, protected
Oak (T51 on TPO 173) in the front garden, which formerly contained three more protected trees, that
have died and have not been replaced (the plans show several trees that are no longer there). The
other protected trees on-site are mostly Hornbeams, which are in or overhang the rear garden of the
existing house. All of these protected trees contribute to the arboreal/wooded character of the Copse
Wood Estate Area of Special Local Character and have high amenity values. [

0

The important trees are retained as part of this scheme and the tree protection plan provides
adequate protection. [’

U

Scope for new planting: The scheme should make provision for new planting in the front garden. In
this case, three new trees (standard size and short staked) should be shown on the plans (along the
front boundary) and should either be Wild Cherry or Field Maple; the chosen species of tree should
be shown on the plans by way of notes. [

U

Conclusion (in terms of Saved Policy BE38): Acceptable, subject to the amendment of the plans to
show the existing tree cover and the new tree planting as described above, and conditions RESS,
RES9 (1, 2, 5) and RES10.[]

U

ACCESS OFFICER[

U

In assessing this application, reference has been made to London Plan July 2011, Policy 3.8 (Housing
Choice) and the Council's Supplementary Planning Document Accessible Hillingdon adopted January
2010. The proposal seeks to erect a six bedroom new dwelling which would be subject to the above
policy requirements. The proposal appears not to have incorporated the 16 Lifetime Home standards
which should be shown on revised plans. [

U

The following access observations are provided:[

U

1. Level access should be achieved. Entry to the proposed dwelling appears to be stepped, which
would be contrary to the above policy requirement. Should it not be possible, due to topographical
constraints, to achieve level access, it would be preferable to gently slope (maximum gradient 1:21)
the pathway leading to the ground floor entrance door. [

0

2. The scheme does not include provision of a downstairs WC, compliant with the Lifetime Home
requirements. To this end, a minimum of 700mm should be provided to one side of the toilet pan, with
1100mm in front to any obstruction opposite.[’

U

3. A minimum of one bathrooms/ensuite facility should be designed in accordance with Lifetime Home
standards. At least 700mm should be provided to one side of the WC, with 1100mm provided between
the front edge of the toilet pan and a door or wall opposite. [

0

4. To allow bathrooms to be used as wet rooms in future, plans should indicate floor gulley drainage.
U

5. The plans should indicate the location of a future through the ceiling wheelchair lift.

U

Conclusion: revised plans should be requested as a prerequisite to any planning approval. In any
case, an additional Condition, as set out below, should be attached to any planning permission:[]

U

Level or ramped access shall be provided to and into the dwelling houses, designed in accordance
with technical measurements and tolerances specified by Part M to the Building Regulations 2000
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(2004 edition), and shall be retained in perpetuity.

7.
7.01

7.02

7.03

7.04

7.05

7.07

7.08

MAIN PLANNING ISSUES
The principle of the development

The site is currently previously developed land in residential use, therefore there is no
objection to the principle of the redevelopment of the site, indeed, this was established by
the previous approval on the site.

Density of the proposed development

Paragraph 4.1 of HDAS Residential Layouts specifies that in new developments numerical
densities are considered to be more appropriate to larger sites and should not be used in the
assessment of schemes of less than 10 units, such as this proposal. The key consideration
is therefore whether the development sits comfortably within its environment rather than a
consideration of the density of the proposal.

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

As detailed in this report at Section 7.09 it is considered that the proposal would adversely
impact on the character of the Copsewood Estate Area of Special Local Character.
Airport safeguarding

Not applicable to this application.
Impact on the green belt

Not applicable to this application.
Impact on the character & appearance of the area

Policy BE1 requires all new development to maintain the quality of the built environment
including providing high quality urban design. Policy BE5 requires new developments within
Areas of Special Local Character to harmonise with the materials, design features,
architectural style and building heights predominant in the area. Policies BE13 and BE19
seek to ensure that new development complements and improves the character and amenity
of the area. [

0

The scheme approved in October 2012 was considered to reflect, though not totally, the
vernacular tradition and character of the Copse Wood Estate Area of Special Local
Character. However, the current proposal with its very large crown roof, the height of the
proposed dormers and rooflights, the French doors and balcony are all design features and
elements which are alien to the design ethos of the ASLC. The proposed development fails
to complement or improve the character and amenity of the area in terms of its detailing,
design, siting, massing and large 'crown roof' feature and is therefore considered to
represent an incongruous and intrusive form of development in the street scene and the
Copsewood Estate Area of Special Local Character, contrary to Policy BE1 of the Hillingdon
Local Plan: Part One - Strategic Policies (November 2012), Policies BE5, BE13 and BE19 of
the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012), Policies 3.5
and 7.4 of the London Plan (2011) and the adopted Supplementary Planning Document
(SPD) HDAS: Residential Layouts.

Impact on neighbours

Paragraph 4.11 of HDAS Residential Layouts states that the 45° principle will be applied to
new development to ensure the amenity of adjoining occupiers and future occupiers are
protected. Paragraph 4.9 states that a minimum acceptable distance to minimise the
negative impact of overbearing and overshadowing is 15m. Paragraph 4.12 requires a
minimum of 21m distance between facing habitable room windows to prevent overlooking
and loss of privacy. All of these requirements are met by the proposed development and
overall the proposed development would not constitute an un-neighbourly form of
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7.09

7.10

7.1

7.12

7.13

7.14

7.15

7.16

development by virtue of its siting, massing, projection, distance to the boundary and
existing screening and would thus accord with Policies BE20, BE21 and BE24 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).

Living conditions for future occupiers

Paragraphs 4.6 to 4.8 and Table 2 of the Council's SPD HDAS: Residential Layouts advises
that 5 bedroom two-storey units should have a minimum floor area of 101 square metres.
Furthermore, London Plan Policy 3.5 and Table 3.3 states that 5 bedroom two-storey
houses should have a minimum size of 107 square metres. The proposed development
meets minimum standards providing 528 square metres of gross internal floor area. The
Mayor's Housing Supplementary Planning Guidance (November 2012) requires the minimum
area for a single bedroom to be 8 square metres and a minimum floor area for a double
bedroom to be 12 square metres. The proposed dwelling complies with these standards.[
0

HDAS advises in Paragraph 4.15 that four bedroom plus houses should have a minimum
private amenity area of 100 square metres. The proposed development exceeds amenity
standards by providing approximately 200 square metres. [’

|

It is therefore considered that the proposed development would provide a high standard of
living for future occupiers in accordance with Policy BE23 of the Hillingdon Local Plan: Part
Two - Saved UDP Policies (November 2012), Policy 3.5 and Table 3.3 of the London Plan
(2011), the adopted SPD HDAS Residential Layouts and the Mayor's Housing
Supplementary Planning Guidance (November 2012).

Traffic impact, car/cycle parking, pedestrian safety

2 parking spaces are proposed on the site as existing as per Policy 6.13 of the London Plan
and in compliance with Policy AM14 of the Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012). The Highways officer raises no objection.

Urban design, access and security

See section 7.09.
Disabled access

The Access Officer has confirmed the use of a condition to secure Lifetime Homes
Standards is acceptable in this instance as the proposed dwelling has a spacious interior
which could accommodate the requirements.

Provision of affordable & special needs housing

Not applicable to this application.
Trees, Landscaping and Ecology

The Tree and Landscape Officer raises no objections to the proposal on soft landscaping
and protection terms subject to the imposition of conditions, which could be added if the
scheme were recommended for approval. As such the proposal would not conflict with Policy
BE38 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).
Sustainable waste management

Policy 5.6 of the London Plan requires development to have regard to and contribute to a
reduction in waste produced. This could have been conditioned had the scheme been
recommended favourably.

Renewable energy / Sustainability

Policy 5.3 of the London Plan requires the highest standards of sustainable design and
construction in all developments to improve the environmental performance of new
developments and to adapt to the effects of climate change over their lifetime. This could
have been conditioned had the scheme been recommended favourably.
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717

7.18

7.19

7.20

7.21

7.22

Flooding or Drainage Issues

The application site is not within a Flood Risk Area and the issue of sustainable urban
drainage could have been conditioned had the scheme been recommended favourably.
Noise or Air Quality Issues

Not applicable to this application.
Comments on Public Consultations

The issues raised are covered in the main report.
Planning Obligations

The proposed development would exceed 100sq.m and therefore there would be a
requirement to make a CiL contribution.[’

0

The proposed development would not give rise to a net increase of 6 habitable rooms and
as such would not trigger the requirement for Educational Contributions in accordance with
Policy R17 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).
Expediency of enforcement action

Not applicable to this application.
Other Issues

Not applicable to this application.

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.[’

il

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).’

U

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

0

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.(’

il

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'.

Observations of the Director of Finance
Not applicable to this application.
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10. CONCLUSION

It is considered that overall the scheme is contrary to the Hillingdon Local Plan: Part One -
Strategic Policies (November 2012), the Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012), HDAS Residential Layouts and the London Plan (2011). The
application is therefore recommended for refusal.

11. Reference Documents

Hillingdon Local Plan: Part One - Strategic Policies (November 2012)(
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) [
HDAS: Residential Layouts!

The London Plan 201111

The Mayor's Housing Supplementary Planning Document (November 2012)[7
HDAS: Accessible Hillingdon(’

National Planning Policy Framework

Contact Officer: Henrietta Ashun Telephone No: 01895 250230
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Agenda Iltem 8

Report of the Head of Planning, Sport and Green Spaces

Address 8 WINDMILL HILL RUISLIP MIDDLESEX
Development: Roof extension

LBH Ref Nos: 68915/APP/2013/1994

Drawing Nos: RPA-406 (Location Plan)
RPA-8-WMH-400 (Block Plan)
RPA-8-WMH-401 (Pre-Existing First Floor)
RPA-8-WMH-402 (Existing First Floor)
RPA-8-WMH-403 (Existing Second (Loft) Floor)
RPA-8-WMH-404 (Pre-Existing Elevations)
RPA-8-WMH-405 (Existing Elevations)

Date Plans Received: 16/07/2013 Date(s) of Amendment(s):
Date Application Valid: 16/07/2013

1. CONSIDERATIONS

1.1 Site and Locality

The application site is located on the western side of Windmill Hill. The building is set back
from the highway of Windmill Hill and benefits from off road parking to the front driveway.
The property is adjoined by detached dwellings to the south and north. The dwelling has a
private garden to the rear of the building. The street scene is residential in character and
appearance and the application site lies within the developed area as identified in the
Hillingdon Local Plan: Part 1 -Strategic Policies (November 2012).

1.2 Proposed Scheme

Retrospective planning permission is sought for a roof extension. The hipped roof has been
converted to a gable end to the front and rear elevations. The ridge height has increased by
approximately 2.5m above the original ridge height whilst the height of the eaves has
increased by 0.80m. A single window unit has been installed on both the front and rear
elevations and solar panels have been installed on the roof on the left side elevation.

1.3 Relevant Planning History
68915/APP/2012/3128 8 Windmill Hill Ruislip Middlesex

Conversion of roof space to habitable use to include conversion of roof from hip to gable end at
front and rear and alterations to roof.

Decision Date: 13-02-2013 Refused Appeal:
68915/APP/2013/1225 8 Windmill Hill Ruislip Middlesex

Conversion of roof space to habitable use to include conversion of roof from hip to gable end to
front and rear with a new gable end window to rear (Application for a Certificate of Lawful
Development for a Proposed Development)
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Decision Date: 02-07-2013 Refused Appeal:
68915/APP/2013/718 8 Windmill Hill Ruislip Middlesex

Conversion of roof space to habitable use to include conversion of roof from hip to gable end to
front and rear with a new gable end window to rear (Application for a Certificate of Lawful
Development for a Proposed Development)

Decision Date: 19-04-2013 Refused Appeal:
Comment on Planning History

An enforcement notice has been served in relation to the alterations to the roof and the
principle elevation. Since the notice was served, an unauthorised "lean-to" garage with a
mono pitched roof has been erected. However, this does not form part of this application.

2. Advertisement and Site Notice
2.1 Advertisement Expiry Date:- Not applicable
2.2 Site Notice Expiry Date:- Not applicable

3. Comments on Public Consultations

Consultation letters were sent to 6 local owners/occupiers and a site notice displayed. [

l

One objection was received:[]

i) There appears to be a large amount of building work going on and there may be a plan to
extend to the side and/or rear(’

i) The roof is higher than is shown on the plans [

iii) The roof crenellation and the large second floor front facing window look out of place [
0

8 letters of support were received:[

a) The Art Deco design is unique and contemporary with the period during which the original
property was built(’]

b) The works are aesthetically pleasing(’!

c) The houses along Windmill Hill are all different styles, sizes and heights - adds to the
diversity of the street(!

d) A stylish addition to Windmill Hill[J

e) The details enhance the housel

f) The works have been carried out in sympathy with the areal’

g) The solar panels are discreet(]

0

Ruislip Residents Association:[

Further to our letter dated 13 July regarding the unauthorised construction work we note that
the above mentioned application has been submitted in an attempt to regularise matters.’
H

As the current building is almost the same as the design previously refused under
application no 68915/APP/2012/3128, we believe the same reasons for refusal apply to this
application previously i.e. that the building is an incongruous and visually intrusive form of
development which is detrimental to the character and appearance of the host dwelling, the
street scene and the surrounding area. We therefore trust that officers will take the same
view when considering this application.[’
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O
Ward Councillor:[]
Please determine the application at the North Planning Committee

4. UDP / LDF Designation and London Plan
The following UDP Policies are considered relevant to the application:-
Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Policies:

BE13 New development must harmonise with the existing street scene.

BE15 Alterations and extensions to existing buildings

BE19 New development must improve or complement the character of the area.

BE20 Daylight and sunlight considerations.

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

BE22 Residential extensions/buildings of two or more storeys.

BE23 Requires the provision of adequate amenity space.

BE24 Requires new development to ensure adequate levels of privacy to
neighbours.

BE38 Retention of topographical and landscape features and provision of new
planting and landscaping in development proposals.

LPP 3.3 (2011) Increasing housing supply

LPP 3.5 (2011) Quality and design of housing developments

HDAS-EXT Residential Extensions, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted December 2008

5. MAIN PLANNING ISSUES

The main issues for consideration in determining this application relate to the effect of the
development on the character and appearance of the original dwelling, the impact on the
visual amenities of the surrounding area and the impact on residential amenity of the
neighbouring dwellings.

U

The original building comprised of a clay tiled hipped roof which has been removed and
replaced with a ridged roof with a dominant gable end on the front elevation, facing the
highway. The main street scene of Windmill Hill is characterised by a number of dwellings
with gable ended roofs, however the majority of the gable ended roof features are
subservient to the remainder of the front elevation of the respective neighbouring dwellings.
The hip to gable extension has resulted in a tall dominant castellated gable across the full
frontage width of the dwelling and so appears overly prominent and out of proportion to the
remainder of the front elevation. [

U

Although neighbouring dwellings have gable features to the front elevations, they also
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benefit from a secondary set back section which are characterised by hipped roofs and
therefore the gable features do not dominate the respective front elevations. As such, due to
the excessive width of the hip to gable extension in relation to the front elevation of the
application dwelling, it is considered to be out of character with the surrounding dwellings
and the street scene of Windmill Hill. The roof extension is therefore considered to have an
unacceptable impact on the appearance of the existing dwelling and the visual amenities of
the surrounding area, and does not comply with Policy BE1 (Built Environment) of the
Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012) and Policies BE13, BE15
and BE19 of the Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012).0

U

The development has increased the height of the roof ridge and the eaves which results in a
significant change in the character of the property, and has a detrimental impact on the
building's appearance. The increased height of the roof ridge and eaves result in significant
harm to occupiers of the adjoining dwellings in terms of loss of outlook and increased sense
of dominance. The development is thereby considered to have a detrimental impact on
neighbouring amenity, contrary to Policies BE19 and BE21 of the Hillingdon Local Plan: Part
2 - Saved UDP Policies (November 2012).0

U

The development does not include flank windows facing the adjoining dwellings. The views
from the two new windows in the front and rear gable ends would be similar to that which the
original dwelling benefited from its first floor windows. As such, the development is not
considered to result in any significant loss of privacy to neighbouring occupiers, thereby
complying with Policy BE24 of the Hillingdon Local Plan: Part 2 - Saved UDP Policies
(November 2012).1]

U

The hip to gable roof extension is considered to be an incongruous and visually intrusive
form of development due to its size, scale, design and appearance and has a detrimental
impact on the character and appearance of the host dwelling, the street scene and the
surrounding area. The development is therefore contrary to Policy BE1 (Built Environment)
of the Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012), Policies BE13,
BE15, BE19 and BE21 of the Hillingdon Local Plan: Part 2 - Saved UDP Policies (November
2012) and the Supplementary Planning Document HDAS: Residential Extensions. [

0

The application is therefore recommended for refusal.

6. RECOMMENDATION
REFUSAL for the following reasons:

1 NON2 Non Standard reason for refusal

The hip to gable roof extension, by reason of its size, scale, design and appearance,
represents an incongruous and visually intrusive form of development detrimental to the
character and appearance of the host dwelling and the visual amenity of the street scene
and the surrounding area, contrary to Policy BE1 (Built Environment) of the Hillingdon Local
Plan: Part One - Strategic Policies (November 2012), Policies BE13, BE15 and BE19 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) and the adopted
Supplementary Planning Document HDAS: Residential Extensions.

2 NON2 Non Standard reason for refusal
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The raising of the ridge and the increased height of the eaves results in a development
which is detrimental to the amenity of neighbouring occupiers by reason of overdomination
and visual intrusion, contrary to Policies BE19 and BE21 of the Hillingdon Local Plan: Part
Two - Saved UDP Policies (November 2012) and the Supplementary Planning Document
HDAS: Residential Extensions.

INFORMATIVES

Standard Informatives

1 The decision to REFUSE 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).

2 The decision to REFUSE planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) as incorporated into the Hillingdon Local Plan (2012) set out
below, including Supplementary Planning Guidance, and to all relevant material
considerations, including the London Plan (July 2011) and national guidance.

Part 1 Policies:
PT1.BE1
Part 2 Policies:

BE13
BE15
BE19

BE20
BE21
BE22

BE23
BE24

BE38

LPP 3.3
LPP 3.5
HDAS-EXT

(2012) Built Environment

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.

(2011) Increasing housing supply
(2011) Quality and design of housing developments

Residential Extensions, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted December 2008
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Contact Officer: Katherine Mills Telephone No: 01895 250230
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Notes

Site boundary

For identification purposes only.

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.

© Crown copyright and database
rights 2013 Ordnance Survey
100019283

Site Address

8 Windmill Hill

Ruislip

LONDON BOROUGH
OF HILLINGDON

Residents Services

Civic Centre, Uxbridge, Middx. UB8 1TUW
Telephone No.: Uxbridge 250111

Planning Application Ref: Scale
68915/APP/2013/1994 1:1,250
Planning Committee Date
September
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Report of the Head of Planning, Sport and Green Spaces

Address 39 COPSE WOOD WAY NORTHWOOD

Development: Two storey, 5- bedroom detached dwelling to include habitable roofspace, witt
associated parking and amenity space involving demolition of existing detache
dwelling (Resubmission)

LBH Ref Nos: 11007/APP/2013/1490

Date Plans Received: 05/06/2013 Date(s) of Amendment(s): 05/06/0013
Date Application Valid: 10/06/2013
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Notes Site Address LONDON BOROUGH

Site boundary 39 Copse Wood Way OF HILLINGDON
For identification purposes only. Northwood Residents Services
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

Civic Centre, Uxbridge, Middx. UB8 1UW
Telephone No.: Uxbridge 250111

Planning Application Ref: Scale i
Act 1988 (the Act). 1 1 250 ‘“%
Unless the Act provides a relevant 11007/APP/2013/1490 " Jf{ &
exception to copyright. - - .ﬂ-éf?r”
© Crown copyright and database Planmng Committee DateSeptember dgas
orasag e Suney North Page 60 2013 | THILLINGDON
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Report of the Head of Planning, Sport and Green Spaces

Address WALDERTON NORTHGATE NORTHWOOD

Development: Two storey, 6- bed, detached dwelling with habitable roofspace and associate:
parking and amenity space, involving demolition of existing dwelling
(Resubmission)

LBH Ref Nos: 47749/APP/2013/153

Date Plans Received: 22/01/2013 Date(s) of Amendment(s):
Date Application Valid: 22/01/2013

North Planning Committee - 8th October 2013
PART 1 - MEMBERS, PUBLIC & PRESS
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Mallards

Woodvale

The Firs

Astwood Houst

Drakes Hollow

Littlehurst

N

Woodhurst

M°"kseato,,

Woodlands

Notes

Site boundary

For identification purposes only.

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.

© Crown copyright and database
rights 2013 Ordnance Survey
100019283

Site Address

Walderton, Northgate
Northwood

LONDON BOROUGH
OF HILLINGDON

Residents Services

Civic Centre, Uxbridge, Middx. UB8 1UW
Telephone No.: Uxbridge 250111

Planning Application Ref: Scale
47749/APP/2013/153 1:1,250
Planning Committee Date
June
North Page 74 2013
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Report of the Head of Planning, Sport and Green Spaces

Address 8 WINDMILL HILL RUISLIP MIDDLESEX
Development: Roof extension

LBH Ref Nos: 68915/APP/2013/1994

Date Plans Received: 16/07/2013 Date(s) of Amendment(s):
Date Application Valid: 16/07/2013

North Planning Committee - 8th October 2013
PART 1 - MEMBERS, PUBLIC & PRESS

Page 75



NOILdIHDS30 ava

- LOVLZ8 E2610 Xod QNT 9¥H
" 00v/HWM/8/Vdd A— m,__w.-mmwﬂu 61689 £6L40 oL X3531QQIW
ON 940
QOOMHLEON
Ve NMYED E102/AINL:ALYT TIIH TIIWANIM 8 Qv0d HOIMION Y6E
e F11L ONMYEQ L eor $30IAY3S TVANLIILIHIYY'd'Y
_I |||||||||||||||||||| IV = T e e R e e e e e T T T e e e e e J_
| #
| A9VHVYD _
i L}
| |
| R
| :; ™~
_ o e i
1 g —
a 1
| o
“ NIAYVYDO "v3d _
i L |
L -l # ¥4l [}
i _
| \ |
P 1
| |
| _
| |
_l 3N AMVONNOS i




LOPHNAMVB/VdY

"ASY ON D

Wi NMvHQ EHZAINM3LYO

054 308

YOOTd LSYIS INILSIXI Fdd

FILIL ONIMYET

308 v¥H
dITSINY
TIIH TIIWANIM 8

3N'02°5321AJ35|DINLO2 412 nduGojun]
L0428 €£2610:d
¥6.6G9 €GLLOIL

ANT 9vH

X3s$31qQ1w

JOOMHLYON

QYOd HOIMION'V6E
S32IAY3S TVANLIILIHIYY 'Y

LHDIHALOD

NOLLAI¥0S30 EILRYET]

W

SNIMYHO STHL WOHd Q3 TvIS
LON ONY LTS NO Q3A23HD 38 LSNW SHOISNIWIO TIV
FION

dva 3voS

T

WE WZ Wi

|

€
Nooda3dg

Hlva

4
Wooyda3d

=i
V\\

OM

L
nWoowazd

Page 77




COPHWWE/VdY

dve Ivos

T

¥ ‘NMYHd SHTATNFALYD

&L WIS

JOO0Td LSHIJ INILSIXI

FILIL ONIMYED

308 vYH
dIISINY
TIIH TIIWANIM 8

s sor

yn'oo's20Inas DN LIYRJoduGojur ]
L0v.28 £2610'd
¥6.6G9 £6LL0°L

QNI 9¥H

X3537QQ1IW

JOOMHLYON

QY0d HOIMYON V6E
S3ADINYAS TYAINLIILIHIYY d'd

LHOMAL0D

NOILdR0S30 ELLR ]

¥

SNIMYH STHL WOHd QTS
LON OGNV 3115 NO O2AIIH2 38 LSNW SNOTSNIWIG TV
SALON

[ We Wi WE Wi WE W2 Wi
0001 w GEPE
=]
3] Q]|
Hlve J :
G
ﬂ . —_ M‘\\
wooya3ag Yy ”
O =%
1407 L}
oLdn L)
wo_‘uﬁ—ﬁ.wu
Q3504084 E
E_
E Z I
wooya3g woowxa3g
I _|L

ISYIUIVLS

Page 78




E0PHWAM/BIY dY

A3 ‘ON24a

dva 3vos

[T

¥ NMYED EHZATNCELYD

051 WIS

¥0074 (L40TANO23IS INLLSIXT

F1LL ONIMYHO

308 ¥vH
d11sINY
TIIH TIIWANIM 8

AL sor

yn'03's201Ad2s| DN LY Ddd GO Jur]
10¥128 £2610:4
#6659 ECLLOL

QNI 9vH

X3S31QQIW

QOOMHLION

QYOd HOIMAON V6E
S3DINYAS WANLIILIHIYY d'd
1HNEAL00

NOILdI¥0530 VA |'ATY

¥

SNIMYHD STHL WOHd a3 Tvos
ALON GNY 3LIS NO OPAIIHD 38 LSNW SNOISNIWIQ TIV
SALON

Wé

WL

qI0A

L

01

2l

L] =

|

[0

NoOoda3d

¥l

Page 79




O/ HWM/8/V dd
. ‘ON'O4a

Vdd NMYED £102/ANL:ALva

0011 : IWIS

ANVH 1437 B
SNOLLYAT T3

ONILSIX3 34d

FL SRIMYET

bt _Ea
308 tvH

d1718Ind
TIIH TIIWANIM 8

L eor

pLE ]

Hn"02°s301AdBS|DUN 2212 DduGojur:g
L0v.28 £2610 :xod
¥6.6G9 €GLL0 2L

QNT 9vH
X3531QQ1IW

QOOMHLYON ANVYH LHOIY 1NOYH

QYOd HOIMYON V6E
S32INY3S TvdaNLIALIHOEY d'd

Page 80

- AL T

FHNLYES DNVELNG || |
g | 0730 LuY SNLLSDAE — =

SNIMYHO STHL WOHd Q3 TWIS LON
MY LTS NO OSHIFHD 38 LSNW SMNOISNIWIO T
TEALON




SOb/HWM/8/Vdd

A3d ‘ON ‘g

Vi NMYED _ £102/ATNCALYG

0011 : VIS

SNOILVAZT3
ONLLSIX3

AL ONMYET

308 tvH
dIISINY
TIH TIIWANIM 8

AL sor

ANSMD

HN'02'5221Ad35|DJN 224 1Y2dodd o jui]
L0¥.L28 £2610 :x0d
764669 £€6440 2L

QNI 9vH

X3s3719Q1W

JOOMHLYON

Qvod HOIMYON V6E
S$30TAYAS WANLILIHIEY d'd

IHOIHALOD

NOISINTH L]

¥

SNIMYHD STHL WO QI WIS 10N
QMY LTS NO OAITHD 38 LSNW SNOTSNWIO TV
SEAON

ANVH L4371

QHVOE YISV

= — o ELLNe
=5 =] "."F|_|IL._w|.f|| L HSINIS 5008
s R 0 s S R 00 52 e 2 Hiyenre
|
SNIH0D 3MOLS ——t- . 1 e
1 = I STILL 00U HOLYW
01 X0¥18 4009
ﬁ NISENV BV 05
ONVH LHOIY
|||||| —‘ A——_.—;_y
it it
an
7
avs
YO8 YISV ¥
NO¥ELLNS e T T T e
2 e s ._Ilnrhr_lUHnr.Hrlblhl_l]“llul
o e S S S i e B
HSINTS 5003 - T |_|.MJ|I.J 52 (575 .|r.|“H||_.H_|J|
S3ALVE v JLII.I_I.I‘|] _|||ﬂ||rL| | B _ 1.
I_I,F‘H | B2 I A =8 S ]||| F——3NOLS SM1400
i e — |_1|.|.IJ_|_L|.|._H_L.||.H¢| - .._Jl_u.l
§ T ) 0 S (5 el =
Seme s T e e o s e e A e |

NOILYAZT3 dv3d

HSINI d30MId QAUNTVS

Page 81




<

=
= o

Notes Site Address LONDON BOROUGH
Site boundary OF HILLINGDON
For identification purposes only. 8 WIndmI" HI" Residents SerViceS
. . Ruislip
This copy has been made by or with Civic Centre, Uxbridge, Middx. UB8 1UW
the a.uthority of the Head ,Of Committee TeIephorY1e No.: Ux’bridge 250111
Services pursuant to section 47 of the
Copyright, Designs and Patents Planning Application Ref: Scale ‘
Act 1988 (the Act). 1 1 250 @1%9.
Unless the Act provides a relevant 68915/APP/2013/1994 " % N
exception to copyright. ; i
oc oyright and database Planning Committee DateS temb T '!t
. rown copyri ep em er § .
hts 2013 Ord S ¢ / | ot |
fights 2013 Ordnance Survey North Page 82 2013 H~ILLINGDON
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