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Useful information for  
residents and visitors 
 
Travel and parking 
 
Bus routes 427, U1, U3, U4 and U7 all stop at 
the Civic Centre. Uxbridge underground station, 
with the Piccadilly and Metropolitan lines, is a 
short walk away. Limited parking is available at 
the Civic Centre. For details on availability and 
how to book a parking space, please contact 
Democratic Services 
 
Please enter from the Council’s main reception 
where you will be directed to the Committee 
Room.  
 
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 as the effect of a 
development upon the value of surrounding 
properties, nor the loss of a view (which in itself 
is not sufficient ground for refusal of 
permission), nor a subjective opinion relating to 
the design of the property.  When making a 
decision to refuse an application, the Committee 
will be asked to provide detailed reasons for 
refusal based on material planning 
considerations.   
If a decision is made to refuse an application, 
the applicant has the right of appeal against the 
decision.  A Planning Inspector appointed by the 
Government will then consider the appeal.  
There is no third party right of appeal, although 
a third party can apply to the High Court for 
Judicial Review, which must be done within 3 
months of the date of the decision.  
 



 

 

Agenda 
 

 

Chairman's Announcements 
1 Apologies for Absence 

2 Declarations of Interest in matters coming before this meeting 

3 To sign and receive the minutes of the meeting held on 11 February 2014  
         (To follow) 

4 Matters that have been notified in advance or urgent 

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

 
Reports - Part 1 - Members, Public and Press 
 
Items are normally marked in the order that they will be considered, though the Chairman 
may vary this. Reports are split into ‘non major with’ and ‘non-major without’ petition. 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 

6 R/O 57 - 59A 
(Fronting Shaldon 
Drive), Exmouth 
Road, Ruislip    
16124/APP/2013/3540 
 
 

Cavendish 
 

Two-storey, 2 bedroom detached 
dwelling with associated parking 
and amenity space, installation of 
vehicular crossover and cycle 
store. 
 
Recommendation: Refusal 

1 – 18 
 
164 - 171 
 

 

7 2 Linksway, 
Northwood    
36910/APP/2013/2338 
 
 

Northwood 
 

Two-storey, 5 bedroom detached 
dwelling with habitable roofspace 
involving demolition of existing 
dwelling, (Re-consultation on 
additional information relating to 
tree protection, internal layouts 
and additional obscure glazing in 
the rear elevation). 
 
Recommendation: Approval 
 

19 – 40 
 
172 - 179 



 

8 20 Linksway, 
Northwood    
2203/APP/2013/1820 
 
 

Northwood 
 

Erection of a detached 6 bedroom 
dwelling with habitable roof space 
and basement with associated 
parking and amenity space 
including the demolition of the 
existing detached house, 
(Resubmission). 
 
Recommendation: Approval 

41 – 62 
 
180 – 198  

9 1A Ravenswood Park, 
Northwood    
40455/APP/2013/3472 
 
 

Northwood 
Hills 
 

Two-storey 3 x bedroom detached 
dwelling with habitable roofspace 
and installation of vehicular 
crossover, involving demolition of 
existing shed. 
 
Recommendation: Approval 

63 – 82 
 
199 – 207  

 
Non Major Applications without a Petition 
 

 Address Ward Description & Recommendation Page 

10 12 Harvil Road, 
Ickenham    
12371/APP/2013/3554 
 
 

Ickenham 
 

Erection of a two-storey, 4 
bedroom dwelling house with 
associated parking, amenity space 
landscaping and boundary 
treatments, (Part-Retrospective). 
 
Recommendation: Approval 

83 – 102 
 
208 - 221 

 
 

11 110 Green Lane, 
Northwood    
46543/APP/2013/3568 
 
 

Northwood 
 

Demolition of existing property and 
outbuildings, and erection of 7 x 
two bedroom flats, with associated 
access, parking and landscaping. 
 
Recommendation: Approval 
subject to S106 Agreement 

103 – 122 
 
222 – 238 

12 120 Fore Street, 
Eastcote    
55197/APP/2013/3769 
 

Northwood 
Hills 
 

Single storey front and side 
extension. 
 
Recommendation: Refusal 

123 – 130 
 

239 - 254 

 
 
 
 
 
 
 
 
 



 

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

13 Enforcement Report                                                Page 131 - 146 
 

14 Enforcement Report         Page 147 – 152 
 

15 Enforcement Report         Page 153 - 162 
 

Any Items Transferred from Part 1 
 

Any Other Business in Part 2 
 

Plans for North Planning Committee                               Page 164 - 254 



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

R/O 57-59A (FRONTING SHALDON DRIVE) EXMOUTH ROAD RUISLIP 

Two storey, 2-bed, detached dwelling with associated parking and amenity
space, installation of vehicular crossover and cycle store

28/11/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 16124/APP/2013/3540

Drawing Nos: 13/3297/5 Rev A
Arboricultural Survey
Tree Contraints Plan
Design and Access Statement
Location Plan (1:1250)
13/3297/6
13/3297/7
13/3297/8

Date Plans Received: 28/11/2013Date(s) of Amendment(s):

1. SUMMARY

The application seeks permission to erect a detached dwelling on land to the rear of Nos.
57, 59 and  59a Exmouth Road, with a frontage on to Shaldon Drive, with associated
parking and amenity space.

The proposal has been assessed against current policies and guidance for new housing
development in terms of the effect on the character of the surrounding area, the potential
impacts on the residential amenities of adjoining and nearby occupiers, and on highways
related matters such as vehicle access,   traffic/pedestrian safety and parking in Shaldon
Drive. The amenities of the future occupants of the dwellings have also been considered.

In conclusion, the proposals would fail to accord with the terms and objectives of all of
the identified policies and the requirements of adopted standards or design criteria
specifically those in respect of highways and parking matters, the design of the proposal,
and the standard of accommodation for Lifetime Homes. It is recommended therefore
that planning permission for the proposed development be refused.

REFUSAL   for the following reasons:

NON2

NON2

Non Standard reason for refusal

Non Standard reason for refusal

The proposed development by virtue of the inappropriate development of gardens would
erode the character, appearance and local distinctiveness of the site and surrounding
neighbourhood. The proposal is therefore contrary to Policy BE1 of the Hillingdon Local
Plan: Part One - Strategic Policies (November 2012), Policies 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 (July 2011) and the National Planning Policy Framework.

The proposed development fails to demonstrate that sufficient off street parking provision

1

2

2. RECOMMENDATION

09/12/2013Date Application Valid:

Agenda Item 6
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North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

NON2

NON2

Non Standard reason for refusal

Non Standard reason for refusal

which meets the Council's approved parking standards to service the existing and
proposed dwellings will be provided and would result in the loss of space currently
available for on-street parking. The development would therefore lead to additional on
street parking, in an area where such parking is at a premium, to the detriment of public
and highway safety and is therefore contrary to Policies AM7 and AM14 of the Hillingdon
Local Plan: Part Two - Unitary Development Plan Saved Policies (November 2012), the
Council's adopted car parking standards and the adopted Supplementary Planning
Document HDAS: Residential Layouts.

The proposal would fail to meet all of the Lifetime Homes standards, in particular with
regard to parking, level access, the provision of at least one bathroom/en-suite laid out to
standard or a entrance level WC for future use as a wet room. It is therefore contrary to
Policy 3.8 of the London Plan (July 2011), the Supplementary Planning Document, the
'Hillingdon Design and Accessibility Statement - Accessible Hillingdon', Policy BE1 of the
Hillingdon Local Plan: Part One - Strategic Policies (November 2012) and Policy AM13 of
the Local Plan: Part Two - Saved UDP Policies.

The proposed development by reason of its design, bulk and location would result in an
incompatible and obtrusive form of development which would have an unacceptable
detrimental impact upon the streetscene and the area in general.  The proposal is
therefore contrary to Policy BE1 of the Hillingdon Local Plan: Part One - Strategic
Policies (November 2012), Policies 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
(July 2011) and the National Planning Policy Framework.

3

4

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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).

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.

NPPF
LPP 3.3
LPP 3.4
LPP 3.5
LPP 3.8
LPP 3.9
H3
H4
H12

(2011) Increasing housing supply
(2011) Optimising housing potential
(2011) Quality and design of housing developments
(2011) Housing Choice
(2011) Mixed and Balanced Communities
Loss and replacement of residential accommodation
Mix of housing units
Tandem development of backland in residential areas

Page 2



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

I59 Councils Local Plan : Part 1 - Strategic Policies3

3.1 Site and Locality

The application site relates to a 0.02 hectare rectangular plot of land currently forming part
of the extended rear garden of No. 57 Exmouth Road which occupies a road frontage of
10.0 metres in Shaldon Drive. To the north boundary is an unsurfaced private access lane
serving garages belonging to properties in Shaldon Drive, Exmouth Road and Barnstaple
Road.

The site is enclosed by a close boarded fence on both sides and is heavily planted with

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

HDAS-LAY

BE13
BE19

BE20
BE21
BE22

BE23
BE24

BE38

AM7
AM13

AM14
LDF-AH

OE8

R17

Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
New development must harmonise with the existing street scene.
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.
Consideration of traffic generated by proposed developments.
AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through
(where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
New development and car parking standards.
Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
Use of planning obligations to supplement the provision of
recreation, leisure and community facilities

Page 3
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PART 1 - MEMBERS, PUBLIC & PRESS

several fruit trees, a single Holly and a feature Palm. 

The site is adjoined by the gardens of other properties to the rear of Exmouth Road, which
is accessible from Shaldon Drive. The surrounding area is wholly residential and
characterised by terraced rows of two storey dwellings with established suburban gardens
typically on 30-35 metre plots. 

The site is situated within a Developed Area as identified in the Policies of Hillingdon Local
Plan: Part Two - Saved Unitary Development Plan Policies (November 2012) and has a
Public Transport Accessibility Level (or PTAL) of 1a.

3.2 Proposed Scheme

The proposal is for the erection of a two storey, 2-bedroom three person detached
dwelling house providing approximately 94 square metres of gross internal floor area. 

The proposed dwelling would be finished with a hipped roof on all sides, extended to a cat
slide roof on the south side elevation. It would have a width of 8.1 metres and an overall
depth of 9.8 metres at ground floor (6.6m at first floor) and be set approximately 6.0
metres back from the public footpath to align with the established building line in Shaldon
Drive. The flank wall of the dwelling would be approximately 12.8 metres from the rear
boundary of No. 59a Exmouth Road at ground floor (15.1m at the upper eaves level) and
have an apex height of approximately 7.45 metres.

Internally, it would comprise of  a kitchen/diner and lounge at ground floor, two bedrooms
and a bathroom on the first floor. All habitable room windows would be in the front or rear
elevations with no windows at first floor in either of the side elevation facing properties in
Exmouth Road or Shaldon Drive.

The dwelling would be finished externally in brick, tile and upvc window/door openings.
The proposed development would be served by a new vehicle crossover (3.2 metres wide
at the kerbside) from Shaldon Drive with off road parking space within the front garden for
one vehicle.

Approximately 64 square metres of private amenity space would be provided to the rear of
the dwelling which would also contain a cycle store (1.3 metres x 1.75m) for two bicycles.

16124/APP/2013/2459

16124/E/77/0449

16124/F/78/0207

Land Rear Of 57, 59 And 59a Exmouth Road Fronting  Shaldon Drive

R/O 57-59a Exmouth Road Fronting         Shaldon Drive Ruislip 

R/O 57-59a Exmouth Road Fronting         Shaldon Drive Ruislip 

Two storey, 3-bed, detached dwelling with associated parking, amenity space and refuse
storage

Residential development-1 units (Outline)(P)

Householder dev. (small extension,garage etc) (P)

21-11-2013

14-07-1977

Decision:

Decision:

Withdrawn

Refused

3.3 Relevant Planning History

Page 4
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None relevant but a proposal for a two storey, 3-bedroom detached dwelling with
associated parking, amenity space and refuse storage (under ref. 16124/APP/2013/2459)
on this site was withdrawn recently.

4. Planning Policies and Standards

PT1.BE1

PT1.EM6

(2012) Built Environment

(2012) Flood Risk Management

UDP / LDF Designation and London Plan

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

Part 1 Policies:

NPPF

LPP 3.3

LPP 3.4

LPP 3.5

LPP 3.8

LPP 3.9

H3

H4

H12

HDAS-LAY

BE13

BE19

BE20

BE21

BE22

BE23

BE24

BE38

AM7

(2011) Increasing housing supply

(2011) Optimising housing potential

(2011) Quality and design of housing developments

(2011) Housing Choice

(2011) Mixed and Balanced Communities

Loss and replacement of residential accommodation

Mix of housing units

Tandem development of backland in residential areas

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

New development must harmonise with the existing street scene.

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.

Consideration of traffic generated by proposed developments.

Part 2 Policies:

31-03-1978Decision: Approved

Comment on Relevant Planning History
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AM13

AM14

LDF-AH

OE8

R17

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

New development and car parking standards.

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

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

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

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

11no. neighbouring and nearby occupiers were consulted (on 10 & 24.12.2013) and in addition a
site notice was displayed from 23.12.2013. There have been six responses received, including a
petition (signed by 29 persons) with the following objections, issues and concerns raised
(summarised):

Impact on the surrounding area:
- Over development of small plot in relation to rest of area;
- Out of character with terraced rows;
- Encroachment/closing of an open (green) area/loss of garden space;
- Over crowding/detrimental effect on local area;
- Loss of trees.

Size/scale:
- Footprint. 

Amenities of neighbouring occupiers:
- Lower quality of life for the adjacent properties; 
- Backs onto gardens/less than the minimum required separation distance of 15 metres;
- Overshadowing effect/loss of daylight (to kitchen and habitable rooms); 
- Bulk, siting and overbearing presence;
- Loss of view (will be towards a featureless pebble dashed building);
- New trees will block sunlight to gardens;
- Overlooking of gardens possible from side window.

Parking, access and traffic:
- Parking already congested in this road/over saturated parking problems will be further
complicated;
- Parking during the weekend or holidays that along both side of the end of Shaldon Drive are full

Page 6
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Internal Consultees

Principal Access Officer: 

Comments that whilst plans demonstrate some compliance with London Plan (2011) Policy 3.8,
and the Lifetime Homes Standards, an accessible entrance level WC should be incorporated.
Revised plans should be requested as a pre-requisite to any planning approval as follows: 

- 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;
- the scheme does not include provision of a downstairs WC, compliant with the Lifetime Home
requirements. To this end, a minimum of 700 mm should be provided to one side of the toilet pan,
with 1100 mm in front to any obstruction opposite;
- 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 1100 mm
provided between the front edge of the toilet pan and a door or wall opposite;
- to allow the entrance level WC to be used as a wet room in future, a floor gully (trap) should also
be provided in this space. 

An additional condition re. level access should be attached to any planning permission. 

Trees/Landscape Officer: 
No objection subject to conditions RES9 (parts 1,2,5 and 6). Makes the following comments

Saved Policy BE38 seeks the retention and utilisation of topographical and landscape features of
merit and the provision of new planting and landscaping wherever it is appropriate. This garden has
no protected species or trees/other significant landscape features which might constrain
development.
The application is supported by Merewood's Arboricultural Survey to BS5837:2012. The survey
assesses the condition and value of 8No. individual specimens.  The report concludes that these
are all grade 'C' trees which make a limited contribution to the visual amenity of the area. The
development necessitates the removal of several garden shrubs and small  trees. However, no
trees or other landscape features of merit will be affected by the proposal.

The Design & Access Statement, Tree Survey, together with WJ Macleod drawing No. 13/3297/1

with cars from the over spill from Shaldon Drive and Exmouth Road residents;
- Additional street parking (1-3 cars);
- Loss of existing parking space(s) in Shaldon Drive (1/2 cars);
- Loss of garage parking space for No. 57 Exmouth Road.

Amenities of future occupants:
- Inadequate garden size.

Other:
- Precedent set (appeals quoted by applicant are not comparable); 
- Pressure of additional residents on already overstretched local system;
- Disruption during building works;
- Destruction of habitats of wildlife (plus newts migrate annually from pond at No. 57).

South Ruislip Residents Association (10.12.2013) - no comments.
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7.01 The principle of the development

Paragraph 53 of the National Planning Policy Framework advises that 'Local planning
authorities should consider the case for setting out policies to resist inappropriate
development of residential gardens, for example where development would cause harm to
the local area.'

The London Plan (July 2011) aims to provide more homes within a range of tenures
across the capital meeting a range of needs, of high design quality and supported by
essential social infrastructure. 
In terms of new housing supply, the Borough of Hillingdon has been allocated a minimum
target of 4,250 in the period from 2011-2021. The form of such housing should provide a
mix of dwelling types in different locations with those at higher densities providing for
smaller households focused on areas with good public transport accessibility.

London Plan Policy 3.5 (Quality and design of housing developments) states that "housing
developments should be of the highest quality internally, externally and in relation to their
context and to the wider environment, taking account of strategic policies in the Plan to
protect and enhance London's residential environment and attractiveness as a place to
live. Boroughs may in their LDFs introduce a presumption against development on back
gardens or other private residential gardens where this can be locally justified".

The London Plan comments (in Paragraph 3.34) that "Directly and indirectly back gardens
play important roles in addressing many of these policy concerns, as well as being a much
cherished part of the London townscape contributing to communities' sense of place and
quality of life. Pressure for new housing means that they can be threatened by
inappropriate development and their loss can cause significant local concern. This Plan
therefore supports development plan-led presumptions against development on back
gardens where locally justified by a sound local evidence base..."

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
states that "new development should 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 area". 

Policy H12 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) refers to proposals for tandem development of backland in
residential areas. However, this form of development consists of one house immediately
behind another and sharing the same access therefore is not applicable to the current
application proposal.

confirm that there is space and opportunity within the proposed site layout to secure replacement
planting as part of a landscape scheme for the site. If the application is recommended for approval,
landscape conditions should be imposed to ensure that the proposals preserve and enhance the
character and appearance of the area.

Environmental Protection Unit:
No objection subject to standard informative re. control of environmental nuisance from
construction work.

Highways (Traffic/Transportation) Officer:
Objection on grounds of inadequate parking provision for the new dwelling and loss of existing
parking (both on-street and to No. 57 Exmouth Road) contrary to Policies AM7 and AM14.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

7.05

7.07

7.08

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

The construction of one dwelling on this site would effectively however represent "garden
grabbing" with a signficant area of the existing garden to No. 57 Exmouth Road taken and
which currently provides an undeveloped open /green space between the rear of the
adjoining dwellings in Exmouth Road and the next row in Shaldon Drive. As this land is
not otherwise previously developed, the proposal should be considered as an
inappropriate form of development in this locality and is thus contrary to the objectives of
the NPPF, London Plan Policy 3.5 and Hillingdon Local Plan Policy BE1.

The density of residential development on this site should be in accordance with Policy 3.4
of the London Plan (July 2011). Thus for dwellings of 4 habitable rooms in suburban
locations, a density of 150-200 habitable rooms/hectare (or 35-55 units/ha.) is sought. 

The proposed development, comprising of four habitable rooms (two bedrooms plus a
kitchen/diner and lounge) on a site area of 0.02 hectare would thus result in a density of
200 habitable rooms/hectare (approx.) or 50 units per hectare, which would be at the top
of the acceptable density range for a site in a suburban location with a PTAL score of 1a.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Policy BE13 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) requires developments to harmonise with the existing
streetscene or other features in the area.

Policy BE19 seeks to ensure that new development within residential areas complements
or improves the amenity and character of the area in which it is situated.

The application site is wholly visible from Shaldon Drive the immediate surrounding area
to which comprises of mostly two storey terraced rows. The proposed house would
occupy a smaller plot in terms of front to back depth than those. Given the detached
nature, the lower eaves and ridge height, and the overall roof form of the proposed
dwelling, it is considered that the proposal would be incongruous with the existing built
features in the street scene.

Policy BE22 of the Hillingdon Local Plan requires a gap between a two storey building and
the side boundary line of at least one metre. Whilst the site backs on to the gardens of
properties in Exmouth Road and adjoins a private access lane, this has nonetheless been
achieved in the proposal. However, the design and layout of the proposed is considered to
be out of keeping with the design and layout of the adjoining terraced properties.

Accordingly, the proposal is not considered to comply with the objectives of Policies BE13,
BE19 and BE22 of the Hillingdon Local Plan: Part Two - Saved UDP Policies in this
regard.

Policy BE21 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) states that "planning permission will not be granted for new
buildings which by reason of their siting, bulk and proximity would result in a significant
loss of residential amenity."

Page 9



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

7.09 Living conditions for future occupiers

The Council's Supplementary Planning Document - the Hillingdon Design and
Accessibility Statement: Residential Layouts (July 2006) sets down a minimum of 15
metres separation distance between adjoining dwellings.

Policy BE20 of the Local Plan requires new buildings to provide for adequate daylight and
sunlight to be able to penetrate into and between them and the amenities of the existing
houses to be safeguarded.

The proposal would maintain a separation of 12.8 metres from the rear elevation of No.
59a Exmouth Road at ground floor but achieve 15.1 metres at the upper eaves level. The
cat slide roof section facing this and other properties in Exmouth Road would effectively
reduce the physical bulk at the boundary and allow natural light to penetrate whilst
sunlight from the south would be unaffected.

For these reasons therefore, it is considered that the proposal would be unlikely to reduce
the residential amenities of the occupiers of Nos. 55 to 59a Exmouth Road and No. 68
Shaldon Drive by reason of bulk and proximity or loss of natural light/sunlight and as such
complies with the objectives of both Policies BE20 and BE21.

Policy BE24 of the Local Plan requires the design of new buildings to protect the privacy
of neighbouring dwellings. Paragraph 4.12 of the Hillingdon Design and Access
Statement: Residential Layouts (or HDAS) requires a minimum of 21 metres between
properties (taken at 45 degrees from the centre of the upper floor habitable room windows
in the new dwellings) to ensure no loss of privacy would occur.

In this regard, there are no habitable room windows proposed to the upper floors of the
new dwelling that would create overlooking to any of the existing dwellings or the nearest
part of their gardens in either Exmouth Road or Shaldon Drive (as measured by a 45
degree taken either side of the centre of the rear windows) or to the rear in Barnstaple
Road which are over 50 metres away.

Policy 3.5 of the London Plan (July 2011) states that housing developments should be of
the highest quality internally, externally and in relation to their context and to the wider
environment. In order to achieve this, the new dwelling would be required to meet the
minimum gross internal floor space standards set out under this policy, and in the GLA's
Supplementary Planning Guidance - Housing (November 2012).

The proposed development would provide a two bedroom dwelling, with a gross internal
floor area of 94 square metres (approximately). The front bedroom is capable of being
occupied in the future as a double or twin room [12 sq.m. or more], and therefore a total of
up to three persons could be accommodated in total.

The standard set down for a 2-bedroom, 3 person dwelling is 74 sq.m. therefore the
floorspace provided would achieve the minimum gross internal floor area set down in the
London Plan (July 2011). The proposal would thus provide an adequate layout standard of
living accommodation for its occupants and complies with the London Plan and HDAS
standards in this regard. 

Policy BE23 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) states: "New residential buildings or extensions should provide
or maintain external amenity space which is sufficient to protect the amenity of the
occupants of the proposed and the surrounding buildings, and which is useable in terms
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7.10 Traffic impact, car/cycle parking, pedestrian safety

of its shape and siting."

The Council's Supplementary Planning Document - the Hillingdon Design and
Accessibility Statement - Residential Layout (July 2006) states that the garden space
standards which for a two bedroom dwelling is 40 square metres. The proposal provides
64 square metres of private garden space and therefore also complies with Local Plan
Policy BE23 and HDAS in this regard.

The amenity space of the existing dwellings at Nos. 59 and 59a Exmouth Road, the rear
boundaries of which would be adjoined, 70/80 sq.m. respectively would be unchanged.
The dwelling at 57 Exmouth Road, which has been extended at the rear, would retain
approximately 62.5 square metres of its current extended garden of over 230 sq.m.
sufficient for a two bedroom property.

Policy AM7 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) considers whether the traffic generated by proposed
developments is acceptable in terms of the local highway and junction capacity, traffic
flows and conditions of general highway or pedestrian safety.

Policy AM14 states that new development will only be permitted where it is in accordance
with the Council's adopted Car Parking Standards. These require a maximum provision of
two off-street parking spaces for each dwelling.

The application site has a low PTAL score of 1a, so the maximum two parking spaces
standard is required to be adhered to in this instance. The spaces should each measure
2.4 metres x 4.8 metres and allow for turning/manoeuvring in order that vehicles leave the
site in a forward gear.

The proposal indicates the provision of an area for off-street parking for the dwelling,
which would be serviced by a proposed new single vehicle width crossover from the
Shaldon Drive. The applicant has commented that as the proposed house is two
bedroom, a single space in the front garden may be considered more appropriate for this
area in addition to which a greater amount of land at the front could be devoted to soft
landscaping. Furthermore, this new vehicular access on to Shaldon Drive is preferable to
using the side access (as in the previous withdrawn application) as the appropriate
pedestrian visibility splays to the pavement would be within the applicant's control on both
sides.

In considering alternatives, whilst a tandem parking arrangement for two vehicles is not
possible on this depth of frontage, a single width crossover should also retain an
upstanding at the kerb of at least 1.2 metres between this and the existing crossovers on
either side in Shaldon Drive and any other internal parking layout for two cars could result
in running across the raised kerb. The position of the proposed cross-over is currently
available for parking although visibility for vehicles leaving the rear service lane can be
severely restricted and thus having a new crossover here may even be considered as a
gain to highway safety.

These practical considerations apart, there is a potential deficiency of one parking space
provided on the site for the new dwelling and the loss of two other parking spaces in the
vicinity. One of these, in the former garage for No. 57 Exmouth Road (which has never
been used for vehicle parking by the current owner in 19 years) which is to be removed
but which the Council's Highways Officer considers  could easily be brought back into use
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7.11

7.12

Urban design, access and security

Disabled access

by construction of a ramp. The other lost space would be the  on-street space described
on Shaldon Drive. In these circumstances therefore, up to three additional vehicles could
at any time need to be parked on the surrounding roads, which are already at capacity
especially in the evenings and at weekends.

For this reason, on balance the proposal is likely to have a detrimental impact on general
highway safety and traffic flow as vehicle drivers look for parking spaces which are
already limited and at times may be at full capacity in the vicinity of the application site.
This may also encourage parking in potentially dangerous positions. The proposal is thus
contrary to the objectives of Local Plan Policies AM7 and AM14 and the adopted car
parking standards in this regard.

In addition to the car parking requirements, any proposal should provide a covered,
screened and secure cycle store with space for three bicycles within the site of the new
dwellings. This provision has been made in the proposal with a cycle store for two bicycles
in the rear garden. 

Access for emergency and other vehicles to this site would be good and unlikely to give
rise to highway and pedestrian safety problems in the immediate vicinity of the site
entrance.

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
states that all new developments should achieve a high quality of design in all new
buildings and the public realm contributes to community cohesion and a sense of place.
They should 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. They should also create
safe and secure environments.

The Council's adopted Supplementary Planning Document, the Hillingdon Design and
Accessibility Statement: Residential Layouts (July 2006) also sets out, in Chapter 4, the
site specific and general design guidance for new residential development. 

Thus elevations should be in harmony with the surroundings and complement and/or
improve the area, contributing to the street scene and environment generally. Building
lines should relate to the the street pattern whilst car parking should not result in a
reduction in residential amenity as a result of noise, emissions and increased activity.
Where parking is to the front, careful consideration must be given to boundary treatment,
retention of trees and the use of walls, fences etc. Bicycle parking facilities should be safe
and accessible.

As discussed elsewhere in this report, the bulk and scale, siting and design of the
proposed dwelling has been considered in terms its effect on the amenity and character of
the surrounding residential area, and it is considered to be unacceptable in the context of
the local built environment.

All housing development schemes must be constructed to a design that is in accordance
with the Lifetime Homes Standards as outlined in the SPD, the Hillingdon Design and
Accessibility Statement (HDAS) - Accessible Hillingdon' and Policy 3.8 of the London Plan
2011.
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7.13

7.14

7.15

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
also states that housing should be designed to include Lifetime Homes principles so that
they can be readily adapated to meet the needs of those with disabilities and the elderly.

The basic objective of these policies is that any new dwelling should be accessible and
capable of future occupation by disabled person(s). This may include where appropriate
such design features as external access ramps, level entrance thresholds for wheelchairs,
minimum door widths and bathroom dimensions including a practical WC/washbasin
arrangement, a layout that enable one bathroom facility at entry level to be used in the
future as a wet room (with shower gulley drainage) and an identified location for a future
through the ceiling wheelchair lift. 

The Council's Principal Access Officer has advised that the proposal would fail to meet all
of the Lifetime Homes standards, in particular with regard to level access, at least one
bathroom/en-suite laid out to standard or a entrance level WC for future use as a wet
room. These should be included in the final layout and made the subject of conditions but
in so far as they have not been incorporated here, the proposal would be contrary to
Policy 3.8 and HDAS.

Policy AM13 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) seeks to ensure that proposals for development increase the
ease and spontaneity of movement for elderly people, the frail and people with disabilities.
With regard to Lifetime Homes standards, there is no such parking bay provided (this
should be 3.6 wide) and strictly therefore this policy objective has not been met by the
proposal.

Not applicable to this application.

Policy BE38 of the Hillingdon Local Plan: Part Two - Saved Policies Unitary Development
Plan Policies (November 2012) requires new developments to retain and utilise landscape
features of merit.

The development necessitates the removal of several garden shrubs and small trees
specimens, all of which make only a limited contribution to the visual amenity of the area.
No trees or other landscape features of merit will be affected by the proposal.

There is however space and opportunity within the proposed site layout to secure
replacement planting as part of a landscape scheme for the whole site including the site
frontage in Shaldon Drive, which can be sought by means of conditions on any approval
granted.

The Council's Trees & Landscape Officer has confirmed that there is no objection on this
basis. The proposal would thus achieve the specific landscape aims of Local Plan Policy
BE38 in this regard and also to Local Plan: Part One Policy BE1 which seeks to protect
the amenity of surrounding land and buildings, particularly residential properties.

The Council's adopted Supplementary Planning Document, the Hillingdon Design and
Accessibility Statement - Residential Layouts, in Chapter 4 states that adequate and
appropriate space for waste and recycling facilities should be incorporated in to new
developments, which integrates with the buildings they serve and minimises the impact on
local amenity. 
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7.16

7.17

7.18

7.19

7.20

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Waste disposal facilities should be located on private land with solid, well ventilated bin
stores that are discreetly sited and screened but easily and safely accessible from the
highway/collection point. The maximum distance for refuse to be carried by residents is 25
metres or 30m from the highway where these are to be collected. In accordance with
HDAS therefore, the dwellings would be required to be provided with a screened storage
area for refuse awaiting collection.

The proposed site layout makes provision for a hardstanding for bins within the application
site, the details of which can be made the subject of an appropriate condition, but are
otherwise considered to be in a suitably discreet position which would not be highly visible
beyond the site boundaries. The carrying distance from the highway of less than 10
metres would provide an acceptable arrangement for refuse collection.

The proposed development would be required to be built to the Code for Sustainable
Homes Level 4. A condition could be attached to any planning permission granted
requiring the provision of a design stage certificate prior to the commencement of works
to show that the designed dwellings would meet this standard.

In accordance with Policy EM6 of the Hillingdon Local Plan: Part One - Strategic Policies
(November 2012), the principles of sustainable drainage should also be used in any
development of this site which should seek to manage storm water as close to its source
as possible.

Policy OE8 of the Local Plan states that permission will not be granted for redevelopment
of existing urban areas which would result in an increased flood risk due to additional
surface water run-off, unless the proposed development includes appropriate measures.

A suitable condition is therefore necessary and could be attached to any planning
permission granted requiring details of appropriate surface water management measures
for the development of this site, which is to be fully enclosed on all boundaries except that
part left open for the new vehicular access in Shaldon Drive.

Not applicable to this application.

A number of concerns and issues have been raised in response to the statutory
consultation exercise, many of which have referred to in the report.

The primary objections to the proposal relate to the impact on the surrounding area,
parking and loss of amenities of the immediately adjoining neighbours. The concerns
raised on these specific issues relate to the small size of the plot, the loss of garden/trees
and type of dwelling proposed. 

Another concern is the potential loss of daylight to properties in Exmouth Road due to
overbearing proximity whilst the main objection refers to the parking congestion in the
area, which would be made worse by the lack of space provided for the new occupants
and loss of existing spaces (including the garage).

Policy R17 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) states that the Local Planning Authority will, where appropriate,
seek a contribution towards Educational facilities through planning obligations.
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7.21

7.22

Expediency of enforcement action

Other Issues

The Supplementary Planning Document Planning Obligations (July 2008) and Revised
Chapter 4: Educational Facilities (September 2010) states that where a development
provides an additional six or more habitable rooms to a residential development (kitchens
are included for these purposes and rooms of more than 20 square metres may be
counted as two rooms), a financial contribution towards education facilities will be sought.

The proposal would result in five such habitable rooms being created in the development
(two bedrooms, a lounge, 24.2 sq.m. and a kitchen/dining room). Therefore, the proposed
development is not liable to a contribution being sought towards future educational
facilities in the Borough.

Not applicable to this application.

Not applicable to this application.

8. Observations of the Borough Solicitor

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

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

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

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

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

9. Observations of the Director of Finance

None received.

10. CONCLUSION

The proposal represents a inappropriate form of development known as garden grabbing
and therefore in  principle, given the location of the application site, it is not accepted. 
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The design, bulk and location of the proposed development would result in an
incompatible and obtrusive form of development which would have an unacceptable
detrimental impact upon the streetscene and the area in general.

The amenity space provision for future occupants of the development is also adequate
and no significant landscape features would be removed, and the proposal would have an
acceptable impact on the amenities of the adjoining residential occupiers.

The access arrangement is considered satisfactory and would not result in highways
related problems at the site entrance. However, the deficiency of one parking space and
loss of two other spaces in the vicinity, including the garage belonging to No. 57 Exmouth
Road would be likely to lead to additional on street parking, in an area where such parking
is at a premium, to the detriment of public and highway safety.

The living accommodation floorspace, whilst adequate in size would fail to meet all of the
Lifetime Homes standards, in particular with regard to level access, at least one
bathroom/en-suite laid out to standard or a entrance level WC for future use as a wet
room.

In conclusion, the proposal would thus fail to accord with the terms and objectives of the
identified policies, and requirements and adopted standards in these respects. It is
recommended therefore that planning permission for the proposed development be
refused.

11. Reference Documents

Hillingdon Local Plan (November 2012);
The London Plan (July 2011);
National Planning Policy Framework;
Hillingdon Supplementary Planning Document: Planning Obligations (July 2008) and
Revised Chapter 4 (September 2010);
Hillingdon Design and Accessibility Statement: Residential Layouts (July 2006);
Hillingdon Design and Accessibility Statement: Accessible Hillingdon (May 2013);
GLA's Supplementary Planning Guidance - Housing.

Daniel Murkin 01895 250230Contact Officer: Telephone No:
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2 LINKSWAY NORTHWOOD

Two storey, 5-bed, detached dwelling with habitable roofspace involving
demolition of existing dwelling.

15/08/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 36910/APP/2013/2338

Drawing Nos: Proposed Perspectives
12/102/2  - Tree Report
12/120/2 Rev b
1440 P201 REV D
1440 P102 REV B
1440 P202
Design and Access Statement
1440 P101

Date Plans Received: 13/02/2014
04/09/2013
15/08/2013

Date(s) of Amendment(s):

1. SUMMARY

The application seeks planning permission for the erection of a two storey, detached, 5-
bedroom, dwelling involving the demolition of the existing detached dwelling and
detached garage.

The site is a triangular corner plot which separates Copsewood Way (to the west) from
Linksway (to the east), located at the northern end of Linksway. Contained with the site is
an existing two-storey detached residential property and side/rear garage addition, which
is set back from the main highway by approximately 15.5 metres. The site forms part of
Copsewood Estate Area of Special Local Character as set out within the Hillingdon Local
Plan: Part Two - Saved UDP Policies (November 2012), and is also covered by Tree
Preservation Order 391, with a number of large, mature trees on the boundary lines of
the site.

The amended design of the proposed scheme is considered to have an acceptable
impact on the character and appearance of the Copse Wood Estate Area of Special
Local Character. Sufficient details have been provided to show that the scheme would
ensure the protection of the protected trees within the site and also the protection of the
residential amenity of the neighboring occupiers.

At the time of writing the amended plans consultation had not expired, any further
submissions received before the committee meeting on the 6th March 2014 will be
reported via the addendum.

It is considered that overall the scheme is in compliance with the Policies of 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 approval.

APPROVAL  subject to the following: 

2. RECOMMENDATION

04/09/2013Date Application Valid:

Agenda Item 7
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RES3

RES4

RES5

RES6

RES7

Time Limit

Accordance with Approved Plans

General compliance with supporting documentation

Levels

Materials (Submission)

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

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

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 1440 P201 REV D &
1440 P202 and shall thereafter be retained/maintained for as long as the development
remains in existence.

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

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:
Car Parking [1440 P201 REV D]
Cycle Storage [1440 P201 REV D]
Amenity Space [1440 P201 REV D]

Thereafter the development shall be retained/maintained in accordance with these details
for as long as the development remains in existence.

REASON
To ensure that the development complies with the objectives of Policies AM14 & BE23 of
the Hillingdon Local Plan (November 2012).

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

REASON
To ensure that the development relates satisfactorily to adjoining properties in
accordance with policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012)

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

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

REASON

1

2

3

4

5
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RES8

RES9

Tree Protection

Landscaping (car parking & refuse/cycle storage)

To ensure that the development presents a satisfactory appearance in accordance with
Policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

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

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

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

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

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

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

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

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

6

7
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RES12

RES13

RES14

RES15

No additional windows or doors

Obscure Glazing

Outbuildings, extensions and roof alterations

Sustainable Water Management (changed from SUDS)

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

4. Schedule for Implementation

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

REASON
To ensure that the proposed development will preserve and enhance the visual amenities
of the locality and provide adequate facilities in compliance with policies BE13,  BE38
and AM14 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and
Policies 5.11 (living walls and roofs) and 5.17 (refuse storage) of the London Plan (July
2011)

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking and re-enacting that Order with or
without modification), no additional windows, doors or other openings shall be
constructed in the walls or roof slopes of the development hereby approved facing, No.3
Copse Wood Way or No.4 Linksway.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012)

The first floor window serving the en-suits and bathrooms and the second floor games
room/cinema room windows in the rear elevation facing No.3 Copse Wood Way and the
first floor window and roof light facing No.4 Linksway shall be glazed with permanently
obscured glass and non-opening below a height of 1.8 metres taken from internal
finished floor level for so long as the development remains in existence.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012)

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

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

8

9

10

11
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RES16

RES18

RES23

Code for Sustainable Homes

Lifetime Homes/Wheelchair Units

Visibility Splays - Pedestrian

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

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

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

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

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

All residential units within the development hereby approved shall be built in accordance
with 'Lifetime Homes' Standards.

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

The access for the proposed car parking shall be provided with those parts of 2.4m x
2.4m pedestrian visibility splays which can be accommodated within the site in both

12

13

14
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RES24

NONSC

Secured by Design

Non Standard Condition

directions and shall be maintained free of all obstacles to the visibility between heights of
0.6m and 2.0m above the level of the adjoining highway.

REASON
In the interests of highway and pedestrian safety in accordance with policy AM7
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

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

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

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking and re-enacting that Order with or
without modification); no gate, fence, wall or other means of enclosure shall be erected
within 5 metres of the front boundary line of the site shared with the highway of Linksway

REASON
To protect the character and appearance of the area in accordance with Policies BE5,
BE13 & BE19 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012)

15

16

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) 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
BE15
BE19

BE20

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.
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I59

I47

Councils Local Plan : Part 1 - Strategic Policies

Damage to Verge

3

4

5

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

You are advised that the development hereby approved represents chargeable
development under the Mayor's Community Infrastructure Levy.  At this time the
Community Infrastructure Levy is estimated to be £8,257.80 from Section 8 of
Spreadsheet which is due on commencement of this development.  The actual
Community Infrastructure Levy will be calculated at the time your development is first
permitted and a separate liability notice will be issued by the Local Planning Authority.
Should you require further information please refer to the Council's Website
www.hillingdon.gov.uk/index.jsp?articleid=24738.

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

BE21
BE22

BE23
BE24

BE38

BE5
BE6

AM14
AM7
HDAS-EXT

HDAS-LAY

LPP 3.3
LPP 3.4
LPP 3.5
LPP 5.3
LPP 5.7
LPP 8.2
LPP 8.3

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.
New development within areas of special local character
New development within Gate Hill Farm and Copsewood Estates
areas of special local character
New development and car parking standards.
Consideration of traffic generated by proposed developments.
Residential Extensions, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted December 2008
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
(2011) Increasing housing supply
(2011) Optimising housing potential
(2011) Quality and design of housing developments
(2011) Sustainable design and construction
(2011) Renewable energy
(2011) Planning obligations
(2011) Community infrastructure levy
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I1

I15

I2

I3

Building to Approved Drawing

Control of Environmental Nuisance from Construction Work

Encroachment

Building Regulations - Demolition and Building Works

6

7

8

9

require to be made good to the satisfaction of the Council and at the applicant's expense.

For further information and advice contact - Highways Maintenance Operations, Central
Depot - Block K, Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex,
UB3 3EU (Tel: 01895 277524).

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

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

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

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

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

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

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

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

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

I5

I6

I9

Neighbourly Consideration - include on all residential exts

Party Walls

Property Rights/Rights of Light

Community Safety - Designing Out Crime

10

11

12

13

14

3.1 Site and Locality

3N/01 Civic Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

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

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

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

Before the submission of reserved matters/details required by condition [ ], you are
advised to consult the Metropolitan Police's Crime Prevention Design Advisor, Planning &
Community Services, Civic Centre, Uxbridge, UB8 1UW (Tel. 01895 250538).

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

3. CONSIDERATIONS
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The site is a triangular corner plot which separates Copse Wood Way (to the west) from
Linksway (to the east), located at the northern end of Linksway. Contained with the site is
an existing two-storey detached residential property and side/rear garage addition, which
is set back from the main highway by approximately 15.5 metres. 

This is one of the original dark red brick houses on the estate, designed to face the corner
of Linksway and Copse Wood Way, of modest size, vernacular design and surrounded by
mature trees.

The site has an an existing vehicular access loacted at the southern end of the curtilage,
with access taken from Linksway. A large grass verge is located immediately north of the
site at the junction between Linksway and Copse Wood Way.

To the south of the site is No.4 Linksway, a two storey detached property with a width off
23.5 metres. To the rear of the site is No.3 Copse Wood Way which is also a two storey
detached dwelling.

The site forms part of Copsewood Estate Area of Special Local Character as set out
within the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012), and is
also covered by Tree Preservation Order 391.

3.2 Proposed Scheme

The application seeks planning permission for the erection of a two storey, detached, 5-
bedroom, dwelling involving the demolition of the existing detached dwelling and detached
garage within the site.

The proposed building would have a cranked design and would be 23.3 metres wide at its
widest point. The building would be orientated to have its main frontage facing Linksway
with a maximum depth of 9.6 metres. The property would be located 1.5 metres away
from the southern boundary of the site shared with No.4 Linksway and would be set 9.5
metres from the front boundary line of the site. The building would be 9.9 metres in height
with a dormer in the principal roofslope and two dormer windows in the rear roof slope. A
integral garage and driveway would provide off-street parking within the site and a garden
space would be created to the rear of the building.

36910/A/97/1948

36910/APP/2012/1981

36910/APP/2013/107

2 Linksway Northwood

2 Linksway Northwood

2 Linksway Northwood

Erection of a single storey side extension and a detached double garage and workshop

Two storey, detached, 7-bed dwelling with habitable roofspace and detached single storey
garage involving the demolition of the existing detached dwelling and detached garage

Two storey, detached, 6-bedroom, dwelling involving the demolition of the existing detached
dwelling and detached garage

02-04-1998

18-10-2012

Decision:

Decision:

Approved

Withdrawn

3.3 Relevant Planning History
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The applicant entered pre-application discussions with the Council's Planning Department
and advice was provided regarding design and other planning matters, especially with
regards to the design, detailing and siting of the proposed development. 

It should be noted that the design of the dwelling proposed within the current application
differs substantially from the designs within the previously withdrawn applications.
Significant amendments have been made by the applicant in order to seek a scheme
which addresses previous concerns.

On the 26 June 2013, a planning application ref. 36910/APP/2013/107 was withdrawn for
a development comprising a two storey, 5-bed, detached dwelling with habitable
roofspace involving demolition of existing dwelling.

On the 18 October 2012, a planning application ref. 36910/APP/2012/1981 was withdrawn
for a development comprising a two storey detached 7 bedroom house.

On the 2 April 1998, planning permission was granted for the erection of a single storey
side extension and a detached double garage and workshop application reference
36910/A/97/1948

Between 1997-1999 permission has been sought and approved to prune and reduce the
crown spread of protected trees within the property. Application references:

36910/B/97/1954

36910/C/98/0598

36910/D/98/1816

36910/E/99/1387

2 Linksway Northwood

2 Linksway Northwood

2 Linksway Northwood

2 Linksway Northwood

Tree surgery to two Oak trees in Area A1 on TPO 391

To fell sixteen Thuja trees in area A1 on TPO 391

Tree surgery to 3 Oaks in area A1 on TPO 391

Tree surgery to three Oak trees in Area A1 on TPO 391, including branch reduction of two Oak
trees (Nos.26 and 27) to give a 1 metre clearance from the house and removal of three lowest
branches and one small branch growing towards the house from Oak (No.15)

26-06-2013

25-03-1998

17-08-1998

27-09-2001

22-10-1999

Decision:

Decision:

Decision:

Decision:

Decision:

Withdrawn

NFA

Approved

NFA

Approved

Comment on Relevant Planning History
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36910/E/99/1387, 36910/D/98/1816, 36910/C/98/0598 and 36910/B/97/1954.

4. Planning Policies and Standards

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:

BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

BE38

BE5

BE6

AM14

AM7

HDAS-EXT

HDAS-LAY

LPP 3.3

LPP 3.4

LPP 3.5

LPP 5.3

LPP 5.7

LPP 8.2

LPP 8.3

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.

New development within areas of special local character

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

New development and car parking standards.

Consideration of traffic generated by proposed developments.

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

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

(2011) Increasing housing supply

(2011) Optimising housing potential

(2011) Quality and design of housing developments

(2011) Sustainable design and construction

(2011) Renewable energy

(2011) Planning obligations

(2011) Community infrastructure levy

Part 2 Policies:

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-
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Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

3 neighbours and Northwood Residents Association were notified by way of Letter on 6th
September 2013. A site notice was erected 6 individual representations objecting to the scheme
were received for the following reasons:

1. The development would adversely affect the street scene in that the existing house is one of two
matching properties (one on either side of Copsewood Way) that represent "gatehouses" to the
Copsewood estate;
2. Detrimental to the visual cohesion of the entrance to the estate;
3. Detracts from the open character and appearance of the Copse Wood Area of Special Local
Character;
4. This is a very sensitive site and its loss will be dramatic;
5. The present front elevation face of the 3 bedroom gate house will be replaced by an ugly North
facing side elevation dominated by 2 large chimneys;
6. The rear of the proposed house, due to its new orientation would look directly on the back of 3
Copse Wood and appears to break the 45 degree rule;
7. The dormers in the rear roof elevation would look directly onto No 3 Copse Wood;
8. There are serious flaws in the site plans;
9. Overdevelopment of the site;
10. Harm to the protected Trees within the site;
11. No details provided of the boundary treatments;

One response in support of the application was also received on the ground that it would be in
keeping with the surrounding area.

CASE OFFICER COMMENTS: The above comments will be addressed in the main body of the
report.

Northwood Residents Association:

A petition with 69 signatories has been received objecting on the following grounds:

1. The scale, width, architectural and proportions are out of keeping;
2. The roof line would fill the skyline;
3. There are anomalies in the site plan and design statement;
4. Loss of privacy to No.3;
5. Detrimental to the trees on the site;
6. Symmetrical design contrasts with the asymmetrical design of adjoining property in Linksway;

CASE OFFICER COMMENT: The above will be considered in the main body of the report.

During the course of the application process the applicant submitted amended plans and tree
surveys and reports in support of the application. A 14 day reconsult was stared on 14th February
2014, with no further responses received by 24th Februrary 2014. Any further responses received
will be reported to committee in the addendum.
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Internal Consultees

TREES AND LANDSCAPING OFFICER:
Tree Preservation Order (TPO) / Conservation Area: This site is covered by TPO 391 Significant
trees / other vegetation of merit in terms of Saved Policy BE38: There are several, large, mature
protected trees (Oak and Western Red Cedar) along the site's eastern, northern and north-western
boundaries. These trees provide a green screen, and also significantly contribute to the arboreal /
wooded character of the Copse wood Estate Area of Special Local Character. These trees do not
appear to have been surveyed or taken into consideration (in this current application). Therefore, a
detailed tree tree survey, tree report and tree protection plan (in accordance with BS5837:2012) is
required, and it is also necessary to provide details of proposed
underground services.
Scope for new planting: N/A
Does scheme conform to HDAS: This matter can be dealt with by condition.
Does scheme conform to SUDS: This matter can be dealt with by condition.
Recommendations: In order to show that this scheme provides adequate protection for the various
protected trees on-site, in accordance with BS 5837:2012, a tree survey, tree report and tree
protection plan should be provided, along with a plan showing the location of the proposed
services.

Conclusion (in terms of Saved Policy BE38): As it stands, this application is unacceptable because
it does not make adequate provision for the protection and long-term retention of the important,
protected trees on-site. Please re-consult on receipt of the requested information.

CASE OFFICER COMMENT: The applicant has provided the required Tree Report and this has
been reviewed by the Trees and Landscaping Officer who is satisfied that the proposed
development would ensure the protection of the trees within the site.

HIGHWAYS OFFICER:
The development proposals are for the demolition of the existing dwelling and reconstruction, to
provide a two storey, 6 bedroom detached dwelling at the site.  There are no chances in relation to
the existing or proposed parking provision or the means of access.

Therefore, it is considered that the development would not be contrary to the adopted Hillingdon
Local Plan, 2012, (Part 2) and an objection is not raised in relation to the highway aspect of the
proposals.

ACCESS OFFICER:
The proposal seeks demolition of an existing 3 bedroom detached dwelling and detached garage
and the erection of a new 5 bedroom detacheddwelling with integral garage. The Design & Access
Statement has no real information on disabled accessibility; it does state that the internal spaces
within the property have been designed to comply with Lifetimes Homes Standards. 
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: 

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. 
2.  Details of level access to and into the proposeddwelling 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
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7.01

7.02

7.03

7.04

7.05

7.07

The principle of the development

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

The site is currently in residential use therefore the principle of a new residential
development is acceptable provided that it accords with the Council's policies and
enhances the characteristics of the local area. 

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.

In terms of the density of the proposed development, the proposal is replacing 1
residential unit within the site for another, therefore, the units per hectare density would
not change. Whilst the provision of 11 units per hectare would be below the standards
required by Policy 3.4 of the London Plan (July 2011), density is only an indicator of
acceptability of a scheme and the density of the development is similar to the surrounding
residential pattern of the Copse Wood Estate.

As detailed Section 7.07 of this report it is considered that the proposal would have an
acceptable impact on the character of the Copse wood Estate Area of Special Local
Character.

Not applicable to this application.

Not applicable to this application.

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

ingress. In additionto 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. 
3.  The scheme does not include provision of a downstairs WC, compliant with the Lifetime Home
requirements. To this end, a minimum of 700 mm should be provided to one side of the toilet pan,
with 1100 mm in front to any obstruction opposite. 
4.  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 1100 mm
provided between the front edge of the toilet pan and a door or wall opposite. 
5.  To allow bathrooms to be used as wet rooms in future, plans should indicate floor gulley
drainage. #
6.  The plans should indicate the location of a future 'through the ceiling' wheelchair 
lift.

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

CASE OFFICER COMMENT: The applicant has submitted amended plans which show that the
building will comply with the Lifetime Homes Standard and has overcome the objections of the
Access Officer

MAIN PLANNING ISSUES7.
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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.

Policy 3.5 of the London Plan states that The design of all new housing developments
should enhance the quality of local places, taking into account physical context and local
character and Policy 7.4 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.

This is a prominent key site at the entrance to the Estate, one of the original dark red brick
houses on the Estate, designed to continue the building line of Links Way, whilst turning
the corner into Copse Wood Way. The proposed siting of the property is such that it
seeks to address its unique and established orientation. The building has been designed
with a cranked appearance in order to provide a design which compliments the layout of
the site. The design of the building with a centralised gable in the main front element of
the building is typical of the design of dwellings on Linksway. The size of the building at
23.3 metres in width is larger than the typical dwelling on Linksway, however, it is noted
that the unit sits comfortably within the plot, which is wider than a typical property in
Linksway and that the adjacent property, No.4 Linksway, also has a width of
approximately 25 metres. The overall depth of building at 9.5 metres is shallower than
other recently completed developments on Linksway. The depth of the building has also
allowed for a traditional pitched roof to be used in the design of the building, which is
again in keeping with the character of the original estate. A number of residents have
objected to the overall height of the building, citing that it would be out of character with
the estate. The height of 9.9 metres is taller than the existing building. However, the
height of the dwelling would be similar to other developments approved on the estate and
given the set back from the front boundary line, the level of harm from any increased
visual dominance would not be so great as to warrant a refusal of the application. It is
noted that some residents also objected to the scheme on the grounds of the loss of one
of the original gatehouses to the estate. Whilst the loss of this building is regrettable, the
building is not listed and their is no Policies within the Local Plan which prohibit the
demolition of this building, subject to its replacement according with the Policies of the
Local Plan. The overall size, height and design of the building is considered to relate
satisfactorily to the surrounding area and the overall plot. The building is set 1.5 metres
from the boundary line shared with No.4 Linksway, ensuring a sufficient distance
separation is maintained to provide a visual gap between the buildings. 

The proposed development will ensure the protection of all the major trees within the site,
ensuring the protection of one of the key features on the Copse Wood Estate. The plans
show the existing front boundary treatement will be retained and a condition will be added
requiring details of all boundary treatments. Neighbours have expressed concern over the
potential for gates to the added to the front of the site which will be out of character with
the estate. Therefore, a condition would be added to remove permitted development rights
for boundary treatments at the site.

Therefore, it is considered that the proposed development would have an acceptable
impact on the Character and Appearance of the Copse Wood Estate Area of Special
Local Character, in accordance with Policies BE5, BE13, BE15, BE19 & BE38 of the
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7.08

7.09

Impact on neighbours

Living conditions for future occupiers

Hillingdon Local Plan (November 2012).

Paragraph 4.11 of HDAS Residential Layouts states that the 45º 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.

The proposed development would decrease the separations distances between the
existing and adjoining properties. The property would be located 11.86m away from the
side flank wall of No. 3 Copse Wood Way to the west of the site. This property has a
window in the side flank wall which is not a primary window to a habitable room, therefore,
the proposed development would not result in significant harm to the residential amenity
of this neighbouring occupier. The proposed development would not breach the 45 degree
guideline when taken from the rear elevation of No.4 Linkway, ensuring that no significant
harm would occur to the residential amenity of this neighbouring occupier.

No.3 Copsewood Way has windows in the side elevation which face towards the rear
elevation of the proposed dwelling. However, these windows are obscure glazed and
serve a bathroom and staircase. Therefore, no significantly harmful overlooking of these
windows would occur from the proposed development.

During the course of the application concerns were raised that the proposed new dwelling
would provide oblique views from the rear elevation of the building into the windows in the
rear elevation of No.3 Copsewood Way. The windows in question were the windows in the
rear gable end at the southern side of the  proposed building. The applicant has submitted
amended plans with the upper floor windows in question in the rear elevation being
obscured glazed, therefore, with a condition attached for these windows and the upper
floor windows in the side elevation facing No.4 Linksway being obscure glazed, the
proposed development is considered to have an acceptable impact on the residential
amenity of the neighbouring occupiers in terms of loss of privacy. Therefore, the proposed
development is considered to comply with Policies BE20, BE21 & BE24 of the Hillingdon
Local Plan (November 2012).

Paragraphs 4.6 to 4.8 and Table 2 of the Council's SPD HDAS: Residential Layouts
advises that 5 plus 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 over 400 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
exceeds these standards.

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 282 square metres. This calculation takes into
account the side and rear amenity space due to the siting of the proposed development. It
is therefore considered that the proposed development would be in accordance with
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7.10

7.11

7.12

7.13

7.14

7.15

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Policy BE23 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012) and Policy 3.5 and Table 3.3 of the London Plan (2011).

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 proposed development would make use of the
existing crossover at the site and the Council's highways officer has raised no objection to
the proposed development.

The proposed garage would be of sufficient size to provide space to park 1 car and at
least 2 bicycles. Therefore, the proposed development is considered to comply with Policy
AM9 of the Hillingdon Local Plan (November 2012).

The proposed development would raise no issues with regards to urban design. A
condition will be added to any approval to ensure the proposed development would be
design in line with the principles of Secure By Design.

The Access Officer raised a number of objections to the original floor plans and elevations
as the scheme was not compliant with the lifetime homes standards. The applicant has
submitted amended plans which demonstrate compliance with the lifetime home
standards, ensuring the proposed development complies with Policy 3.8 of the London
Plan (July 2011) and the Council's SPD Accessible Hillingdon.

Not applicable to this application.

This site is covered by Tree Preservation Order 391. There are several, large, mature
protected trees (Oak and Western Red Cedar) along the site's eastern, northern and
north-western boundaries. These trees provide a green screen, and also significantly
contribute to the arboreal/wooded character of the Copse wood Estate Area of Special
Local Character. Further to the Tree Officer comments, a Tree Survey and Arboricultural
Report was submitted by the applicant. The Tree Officer has reviewed the plan and is
satisfied that no significant harm will occur to the protected trees.

The Tree which would be mosted impacted upon is tree number 18, a category B Oak
Tree. the existing house takes up about 7m2 of the RPA, which increases to about 22m2
with the proposed one, which is about 4.6 and 14% of the RPA respectively. The
additional incursion is well away from the trunk at the edge of the RPA, where large roots
are less likely to be present. This tree has some evidence of die back, but the lower
growth is reasonably healthy and root growth in other directions is not as constrained as
with the others on the eastern side of the garden, so that is well within what it would
tolerate. Ground in the working space round the new house would need to be protected,
but there would be no direct disturbance of roots there. The applicant hasn't provided any
significant detail as to tree protection measures during building work, therefore, conditions
relating to this and landscaping will be required by pre-commencment condition.

The proposed scheme would not result in the loss or unacceptable harm to the protected
trees at the site, therefore, the proposed development is considered to comply with Policy
BE38 of the Hillingdon Local Plan (November 2012).

Policy 5.6 of the London Plan requires development to have regard to and contribute to a
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7.16

7.17

7.18

7.19

7.20

7.21

7.22

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

Other Issues

reduction in waste produced. The applicant has shown the location of a bin store adjacent
the side boundary line shared with No.4 Linksway. This location would allow for the bins to
be presented to adjacent the highway on bin collection days and would have an
acceptable impact on the visual amenities of the streetscene, given that they would be
screened by the proposed boundary treatment.

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 provided only very basic details of the sustainable measures or
renewable energy sources being proposed for the building with some reference water
conservation measures within the building. Whilst this level of information is not adequate
to determine the carbon dioxide reduction, a suitable condition requiring the building to be
design to Code for Sustainable Homes Level 4 would ensure that the proposed
development would comply with Policies 5.1, 5.2 & 5.3 of the London Plan (July 2011).

The application site is not within a Flood Risk Area or a Critical Drainage Area. The
applicant has provided some basic details in the design and access statement as to water
conservation measures and the plans appear to show porous paving being used for the
driveway. However, a SUDS condition will be added to any approval to reduce any
potential for an increase in surface water flooding caused by the proposed development.

Not applicable to this application.

The comments made are noted and are considered within the main report.

The proposed development would exceed 100sq.m and therefore there would be a
requirement to make a CIL contribution, which has been acknowledged by the applicant
for a sum of £8,257.80.

The proposed development would provide a net total of 5 habitable rooms which 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).

Not applicable to this application.

The neighbouring residents have expressed concern that the land shown in the site forms
part of the public highway and is not in the applicant's ownership. This has been reviewed
by the Council's highways department and Planning Officers, who are satisified that the
land shown within the red line of the site is in the ownership of the applicant and not the
Council.

8. Observations of the Borough Solicitor

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

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

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

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

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

9. Observations of the Director of Finance

None received.

10. CONCLUSION

The amended design of the proposed scheme is considered to have an acceptable impact
on the character and appearance of the Copse Wood Estate Area of Special Local
Character. Sufficient details have been provided to show that the scheme would ensure
the protection of the protected trees within the site and also the protection of the
residential amenity of the neighboring occupiers.

It is considered that overall the scheme is in compliance with the Policies of 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 approval.

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 2011
The Mayor's London Housing Supplementary Planning Document
HDAS: Accessible Hillingdon
National Planning Policy Framework

Alex Smith 01895 250230Contact Officer: Telephone No:
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20 LINKSWAY NORTHWOOD

Erection of a detached 6 bedroom dwelling with habitable roof space and
basement with associated parking and amenity space including the
demolition of the existing detached house. (Resubmission)

01/07/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 2203/APP/2013/1820

Drawing Nos: Ground Investigation Report
Ground Investigation Cover letter
Ground Water letter and appendices
Udpated Structural Report from Elliot Wood
Flood Risk Letter
0933/200 Rev 2
5150-PL-03/B
5150-PL-01/A
5150-PL-02/A
5150-PL-04/A
5150-PL-05
5150-PL-06/A
MRP/0780/EXTG/04a
Design and Access Statement
Arboricultural Method Statement
SA5150/PL JARD 12K2
Building Assessment for Bats
Energy Statement and Daylighting Analysis
Energy and Day Lighting Analysis
Landscape Design Statement
SA5150/PL JARD COND 12K1
Extended Phase 1 Habitat Survey
SA5150/PL JARD 12K3
SA5150/PL ARD 12k4 (Part 1)
SA5150/PL JARD 12K5 (Part 2)
SA5150/PL/JARD 12K6
Planning Structural Report
Tree Survey Report
MRP/0780/EXTG/03a
MRP/0780/EXTG/05
MRP/0780/EXTG/01

Date Plans Received: 25/12/2013
04/02/2014
25/10/2013
01/07/2013

Date(s) of Amendment(s):

1. SUMMARY

This application is for the demolition of the existing house and its replacement with a
larger house of a more contemporary design. A similar application was approved in
December 2012 however the applicant seeks to extend the roof on the northern extent of
the approved scheme to provide additional accomodation. In addition, it is also proposed
to increase the depth of the basement and make a number of minor changes to the

11/07/2013Date Application Valid:

Agenda Item 8
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approved scheme.

The site lies within the Copse Wood Estate Area of Special Local Character and
consideration has to be given to the impact that the development has on this area, in
addition to the normal planning considerations relating to the impact on the streetscene,
impact on neighbours, impact on trees and vegetation and the parking and highway
implications.

It is considered that the proposed changes are acceptable and accord with the Local,
Regional and National Policy.

APPROVAL  subject to the following: 

RES3

RES4

RES7

RES8

Time Limit

Accordance with Approved Plans

Materials (Submission)

Tree Protection

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

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

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers Ground Investigation
Report, Ground Investigation Cover letter, Ground Water letter and appendices, Updated
Structural Report from Elliot Wood, Flood Risk Letter, 5150-PL-03/B, 5150-PL-01/A,
5150-PL-02/A, 5150-PL-04/A, 5150-PL-05, 5150-PL-06/A, MRP/0780/EXTG/04a, Design
and Access Statement, Arboricultural Method Statement, SA5150/PL JARD 12K2,
Building Assessment for Bats, Energy Statement and Daylighting Analysis, Energy and
Day Lighting Analysis, Landscape Design Statement, SA5150/PL JARD COND 12K1,
Extended Phase 1 Habitat Survey, SA5150/PL JARD 12K3, SA5150/PL ARD 12k4 (Part
1), SA5150/PL JARD 12K5 (Part 2), SA5150/PL/JARD 12K6, Planning Structural Report,
Tree Survey Report, MRP/0780/EXTG/03a, MRP/0780/EXTG/05 & MRP/0780/EXTG/01
and shall thereafter be retained/maintained for as long as the development remains in
existence.

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

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

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

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

1

2

3

4

2. RECOMMENDATION
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RES10

RES12

Tree to be retained

No additional windows or doors

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

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

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

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

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking and re-enacting that Order with or
without modification), no additional windows, doors or other openings shall be
constructed in the walls or roof slopes of the development hereby approved facing No. 18
and No.22 Linksway.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012)

5

6
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RES13

RES14

RES15

Obscure Glazing

Outbuildings, extensions and roof alterations

Sustainable Water Management (changed from SUDS)

The first and second floor window(s) facing No.18 and No.22 Linksway shall be glazed
with permanently obscured glass and non-opening below a height of 1.8 metres taken
from internal finished floor level for so long as the development remains in existence.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012)

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

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

Prior to commencement, a scheme for the provision of sustainable water management
shall be submitted to, and approved in writing by the Local Planning Authority. The
scheme shall clearly demonstrate how it follows the strategy set out in the Flood Risk
Statement dated October 2013 by Water Environment and Updated Structural report by
Elliot Wood September 2013 and Site Investigation produced by GEA dated June 2013
and incorporates sustainable urban drainage in accordance with the hierarchy set out in
Policy 5.15 of the London Plan and will:

i. provide information on all Suds features including the method employed to delay and
control water discharged from the site and:
a. calculations showing storm period and intensity and volume of storage required to
control surface water and size of features to control that volume;
b. any overland flooding should be shown, with flow paths depths and velocities identified
as well as any hazards, ( safe access and egress must be demonstrated);
c. measures taken to prevent pollution of the receiving groundwater and/or surface
waters;
d. how they or temporary measures will be implemented to ensure no increase in flood
risk from commencement of construction.

ii. provide a management and maintenance plan for the lifetime of the development of
arrangements to secure the operation of the scheme throughout its lifetime, including
appropriate details of inspection regimes, appropriate performance specification,
remediation and timescales for the resolving of issues.

iii. Where not an individual landowner, provide details of the body or bodies legally
responsible for the implementation of the management and maintenance plan.

The scheme shall also demonstrate the use of methods to minimise the use of potable
water through water collection, reuse and recycling and will:

i. incorporate water saving measures and equipment;

7

8

9
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RES16

RES18

NONSC

COM6

Code for Sustainable Homes

Lifetime Homes/Wheelchair Units

Non Standard Condition

Levels

ii.  provide details of water collection facilities to capture excess rainwater;

iii.  provide details of how rain and grey water will be recycled and reused in the
development.

Thereafter the development shall be implemented and retained/maintained in accordance
with these details for as long as the development remains in existence.

REASON:
To ensure that surface water run-off is controlled to ensure the development does not
increase the risk of flooding contrary to Policy EM6 Flood Risk Management in Hillingdon
Local Plan: Part 1- Strategic Policies (Nov 2012) Policy 5.12 Flood Risk Management of
the London Plan (July 2011) and Planning Policy Statement 25. To be handled as close
to its source as possible in compliance with Policy 5.13 Sustainable Drainage of the
London Plan (July 2011), and conserve water supplies in accordance with Policy 5.15
Water use and supplies of the London Plan (July 2011).

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

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

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

All residential units within the development hereby approved shall be built in accordance
with 'Lifetime Homes' Standards. 

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

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.

REASON
To ensure adequate access for all, in accordance with Policy 3.8 of the London Plan
(2011), is achieved and maintained, and to ensure an appropriate standard of
accessibility in accordance with the Building Regulations.

10

11

12

13
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COM31

NONSC

Secured by Design

Non Standard Condition

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

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

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

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

No contaminated soils or other materials shall be imported to the site. All imported soils
for landscaping purposes shall be clean and free of contamination. All imported soils
shall be tested for chemical contamination, and the results of this testing shall be
submitted to the Local Planning Authority for approval.

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

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

14

15

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) as incorporated into the Hillingdon Local Plan (2012) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
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I1

I15

Building to Approved Drawing

Control of Environmental Nuisance from Construction Work

3

4

including the London Plan (July 2011) and national guidance.

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

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

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

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

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

BE13
BE15
BE19

BE20
BE21
BE22

BE23
BE24

BE38

BE5
BE6

AM7
AM14
HDAS-EXT

HDAS-LAY

LPP 3.3
LPP 3.4
LPP 3.5
LPP 5.3
LPP 8.2
LPP 8.3

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.
New development within areas of special local character
New development within Gate Hill Farm and Copsewood Estates
areas of special local character
Consideration of traffic generated by proposed developments.
New development and car parking standards.
Residential Extensions, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted December 2008
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
(2011) Increasing housing supply
(2011) Optimising housing potential
(2011) Quality and design of housing developments
(2011) Sustainable design and construction
(2011) Planning obligations
(2011) Community infrastructure levy
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I25A

I47

I59

The Party Wall etc. Act 1996

Damage to Verge

Councils Local Plan : Part 1 - Strategic Policies

5

6

7

8

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

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

On 1 July 1997, a new act, The Party Wall etc. Act 1996, came into force.

This Act requires a building owner to notify, and obtain formal agreement from, any
adjoining owner, where the building owner proposes to:-

1)      carry out work to an existing party wall;
2)      build on the boundary with a neighbouring property;
3)      in some circumstances, carry out groundworks within 6 metres of an adjoining
building.

Notification and agreements under this Act are the responsibility of the building owner
and are quite separate from Building Regulations or planning controls. Building Control
will assume that an applicant has obtained any necessary agreements with the adjoining
owner, and nothing said or implied by Building Control should be taken as removing the
necessity for the building owner to comply fully with the Act.

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.

For further information and advice contact - Highways Maintenance Operations, Central
Depot - Block K, Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex,
UB3 3EU (Tel: 01895 277524).

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.

It is recommended that the house including the basement is designed and constructed to
prevent/minimise the possible entry of any migrating radon or possible ground gas.
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3.1 Site and Locality

The application property is a substantial two storey, detached dwelling sited on the
western side of Links Way. It is typical of one of the original 1930's houses on the Copse
Wood Estate and comprises brick elevations with a hipped, tiled roof. Like the other
houses in the area it is set within a substantal plot, with significant amounts of vegetation
and trees that contribute to the setting of the building and the character of the area.

The existing house is set marginally above the road level, with a front garden laid to lawn
and a semi-circular in/out driveway. The rear garden contains a number of trees and
shrubs and rises to the rear. 

The street scene is residential in character and appearance comprising substantial two
storey detached houses set in spacious plots. There are a number of properties that have
been replaced in recent years throughout the estate. The Conservation and Design
Officer has encouraged a considered contemporary approach for replacement dwellings
on the estate.

The application site lies within the Copsewood Area of Special Local Character and is
within the developed area as identified in the Hillingdon Local Plan - Part 2.

3.2 Proposed Scheme

The application is for the demolition of the existing house and its replacement with a new
detached six bedroom dwelling. A similar scheme was approved on the 28 December
2013 ref. 2203/APP/2012/2652, which the applicant now seeks to amend by undertaking
the following:

- increasing the floor area of the top floor by extending the roof over by 3m nearest to
No.18 to the north to provide additional accommodation comprising an en-suite bathroom
for bedroom 4;

-the incorporation of a glass feature on the approved first floor and second floor to
accommodate and encase the proposed staircase measuring 1.83m wide with 1.24m
deep projection at second floor level;

-The lowering of the basement floor slab level by 400mm (to allow construction thickness
of ground floor slab and ceiling void with no alteration to approved basement footprint);

-4no skylights on the current approval have been omitted;

-the provision of a single sky light to the flat roof adjoining No.18 to the north;

-minor fenestrational changes (including the insertion of a additional window on the front
elevation  and each dormer window changed to sliding arrangement, & side elevation to
No 22 ground floor large pane (as approved) changed to smaller single pane); and

-internal alterations

Please contact the Building Control Inspector and/or the Environmental Protection Unit
on 01895 250155 if you require any advice.

3. CONSIDERATIONS
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No changes would be made to the overall floor area of the basement.

The new dwelling would be of a contemporary design which has evolved through a
number of pre-application discussions. 

The replacement dwelling would have four storeys comprising a basement, ground and
first floor, and loft accommodation. It would sit on the same part of the site and meet the
front building line common to the street. 

A traditional two storied form with pitched and tiled roof, brick walls and a gable end would
comprise the main body and most assertive part of the dwelling visible from the
streetscene. The span would be 10m deep into the site. Three box-style dormers are
proposed on the rear roof slope. A single storey rear addition is proposed at the rear of
the house, above which would be a green roof.

The boundary would comprise a low hedge and high, plain wrought iron gates fitted flush
to the boundary, with brick piers, matching others in the street.

A contemporary approach to the design is proposed with external materials comprising
red-brown bricks and coloured render, elements of clear glazing, clay roof tiles, and a
"green" roof on the flat roofed elements. 

The application is supported by a number of documents including a Landscape Statement
and Masterplan, Arboricultural Implication Assessment and Method Statement, Energy
Statement, Phase 1 Habitat Survey, and Bat Survey.

2203/APP/2012/2645

2203/APP/2012/2652

2203/APP/2012/585

2203/APP/2013/1387

20 Linksway Northwood

20 Linksway Northwood

20 Linksway Northwood

20 Linksway Northwood

Erection of two-storey, 6 bedroom detached dwelling with habitable roofspace and basement
with associated parking and amenity space involving the demolition of an existing detached
house (Resubmission)

Erection of two-storey, 6 bedroom detached dwelling with habitable roofspace and basement
with associated parking and amenity space involving the demolition of an existing detached
house

Erection of two-storey, 6 bedroom detached dwelling with habitable roofspace and basement
with associated parking and amenity space involving the demolition of an existing detached
house

Approval of details reserved by various conditions (11.2, 11.2a, 11.2b, 11.2c, 11.2d & 11.2e,

28-12-2012

28-12-2012

22-05-2012

Decision:

Decision:

Decision:

Approved

Approved

Refused

3.3 Relevant Planning History

DismissedAppeal: 08-04-2013

Page 50



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

2203/APP/2012/2652- 28 December 2012 a similar scheme was approved.

2203/APP/2012/2645 - 28 December 2012 a similar scheme was approved.

2203/APP/2012/585- an appeal was part allowed and part dismissed. The design, scale
and massing of the scheme was considered appropriate, however the appeal was
dismissed on the basis that it would have a potential detriment effect on protected
species.

4. Planning Policies and Standards

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:

BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

BE38

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

Part 2 Policies:

2203/APP/2013/1775 20 Linksway Northwood

12.1, 12.2a, 12.2e, 12.2g, 12.3,12.3a, 12.4b, 12.6b, 13 & 14,) of planning permission Reference
2203/APP/2012/2652 dated 28-12-2012 (Erection of two-storey, 6 bedroom detached dwelling
with habitable roofspace and basement with associated parking and amenity space involving
the demolition of an existing detached house (Resubmission)).

Approval of details reserved by various conditions of planning permission Reference
2203/APP/2012/2652 dated 28-12-2012 (Erection of two-storey, 6 bedroom detached dwelling
with habitable roofspace and basement with associated parking and amenity space involving
the demolition of an existing detached house (Resubmission)).

16-08-2013Decision:

Decision:

Approved

Comment on Relevant Planning History
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BE5

BE6

AM7

AM14

HDAS-EXT

HDAS-LAY

LPP 3.3

LPP 3.4

LPP 3.5

LPP 5.3

LPP 8.2

LPP 8.3

and landscaping in development proposals.

New development within areas of special local character

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

Consideration of traffic generated by proposed developments.

New development and car parking standards.

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

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

(2011) Increasing housing supply

(2011) Optimising housing potential

(2011) Quality and design of housing developments

(2011) Sustainable design and construction

(2011) Planning obligations

(2011) Community infrastructure levy

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

EXTERNAL
6 neighbouring properties and Northwood Association were notified of this application. A site notice
was erected on the 19 July 2013. 3 objections were received as follows:

"The size of the underground structure seem to be enormous. There is very little if any
documentation to show the exact depth, building process or most importantly the impact on water
drainage. the property is on an incline and water travelling from Nicholas way will be stopped by
this huge damage".

"This application 2203/APP/2013/1820 (dated 1st July 2013) shows a very deep basement which is
some 6.5 metres deep ! There is no information submitted (that I can see) which shows how deep
the corresponding excavation will have to be - but I guess that it's likely to be about 9 metres deep;
the height of many a house ! According to the Hillingdon website, the previously approved
application was 2203/APP/2012/2645 (dated 25th October 2012). This also has a basement - but in
this case it is shown as having a different size and shape of swimming pool - and I cannot find an
overall depth of the foundations (I don't think its shown anywhere) but from scaling up the relevant
drawings it would appear to be about 4.8 to 5 metres depth. I cannot find any overall dimensions for
the property within the drawings for the latest Planning Application 2203/APP/2013/1820 (dated 1st
July 2013) but from scaling up the drawings I would estimate that the width of the basement is
some 27 metres - and thus it will act as a very considerable dam (obstruction) across the direction
of water flow down Copse Wood hill. There is no public information that I can find on this Hillingdon
planning website regarding a professional geotechnical survey or a hydrological survey for any of
the various planning applications at this site - so I have to assume that they weren't submitted (or
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Internal Consultees

INTERNAL

URBAN DESIGN AND CONSERVATION OFFICER:

This proposal is for a new build of contemporary design, which has been the subject of over a year
of pre-application meetings and discussion. The challenge has been to shape the design so that it
is able to incorporate the modern features and layout envisioned by the applicants, whilst
respecting the traditional architectural parameters of the houses in this part of Linksway, namely

possibly not even carried out at all). There is an "Engineer's Statement" attached to an earlier
application 2203/APP/2012/2652 (also confusingly dated 25th October 2012) but this Statement
doesn't deal with geotechnical aspects or hydrological aspects (certainly as far as the surface and
underground water flowing down the Copse Wood hill towards the basement is concerned). In
recent months (if not years) I have had much correspondence with the Borough of Hillingdon about
the unknown individual and especially cumulative effects of surface and underground water flowing
down the Copse Wood slope towards basements along Linksway and Nicholas Way in particular.
The principal point being that these basements lie perpendicularly across the flow of this water,
where they thus act as underground dams - possibly leading to all sorts of water issues
underground to neighbours' buildings (as the water flow is diverted) and more widely to the Copse
Wood area in general (sodden gardens, sodden public footpaths, sodden golf course nearby). Thus
it was pleasing to see the Borough of Hillingdon's very recent rejection of a proposed basement at
44 Linksway 12398/APP/2013/765 (dated 27th March 2013) and especially the water related
reasons for rejection given in that Officer's Report. (I won't reproduce these reasons for rejection
here, as they can be readily found elsewhere). I thus find it surprising that this particular planning
application 2203/APP/2013/1820 (dated 1st July 2013) can have been submitted without full
geotechnical and hydraulogical survey reports in order to address the very sort of points made to
Hillingdon Council in my earlier correspondence (going back quite some time) and generally
contained in Hillingdon Council's reasons for rejection of the basement proposed at 44 Linksway.
For the above reasons I am against this Planning Application".

Northwood Residents'Association objects to this application on the following grounds: "the
Association is concerned as to the effect of the proposed basement on the water table and natural
water flows and on the stability of adjoining properties".

A petition with 20 signatories was received objecting to the scheme solely on the basis that the
proposed basement would have impact on the surface water flows within the Copsewood Estate
and would have both an immediate consequence to neighbouring occupiers and a cumulative
impact.

A 14 day re-consultation process was carried out on the 4th February 2014 until the 18th February
2014 to inform residents about the amended/additional information in respect to the following
documents:

1. Ground Investigation Report 
2. Ground Investigation Cover letter 
3. Ground Water letter and appendices 
4. Updated Structural Report from Elliot Wood 
5. Flood Risk Letter from Water Environment

OFFICER COMMENT: The additional information provides clarity on the depth of the proposed
basement and any potential immediate and cumulative impacts. The information has been
assessed by the Council's Flood and Water Management Officer.
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the pitched roofs, vertically orientated fenestration, brown/red palette of natural materials and
organic growth through extensions.

FLOOD AND WATER MANAGEMENT OFFICER:
The site lies in Flood Zone 1, however surface water mapping in our Surface Water Management
Plan indicates there is surface water ponding in this area. We are also aware of groundwater
issues in this area, and the proposal includes a basement.

When determining proposals for basement and other underground development, the Council
requires an assessment of the scheme's impact on drainage, flooding, groundwater conditions and
structural stability, where appropriate. 
The applicant has submitted the following:

1. Ground Investigation Report produced by GEA Jun 2013
2. Ground Investigation Cover letter 
3. Ground Water letter and appendices 
4. Updated Structural Report from Elliot Wood dated September 2013
5. Flood Risk Letter from Water Environment dated October 2013

The documents demonstrate that no groundwater was found during the site investigation on the
26th April 2012 on the site in 4 Boreholes, one of which was at a depth of 20m well below the
proposed level of 7.6m of the basement. However further testing is proposed and any findings
should be taken in account with the final design of the property.

Separate to any issues of groundwater flow it is important that any water falling on hard surfaces is
collected and controlled on site so that flood risk is not increased. Indicative infiltration tests have
shown that initial infiltration into the soil is poor for the use of soakaways and further test are
recommended, to determine appropriate design. 

Initial design proposes permeable paving which can control surface water, whether it is designed to
infiltrate or simply hold back water. However the following condition is required to ensure that those
further tests are undertaken and methods of control are sized appropriately to control water on site
to meet as a minimum the National Standards for Sustainable Drainage design.

To provide clarity in the requirements for the discharge of this condition, the London Borough of
Hillingdon requires all applicants for previously developed sites to provide an improvement to the
situation and return the discharge from the site to green field run off rates.

The further site investigation testing proposed should also inform the future drainage design for the
site, and be provided to discharge the condition.

Council support the proposed use of treated water being used for flushing toilets and washing, and
additional excess water used for irrigation.

Recommendations:
Approval subject to Sustainable Drainage Condition:

Sustainable Water Management
Prior to commencement, a scheme for the provision of sustainable water management shall be
submitted to, and approved in writing by the Local Planning Authority. The scheme shall clearly
demonstrate how it follows the strategy set out in Flood Risk Statement dated October 2013 by
Water Environment and Updated Structural report by Elliot Wood September 2013 and Site
Investigation produced by GEA dated June 2013 incorporates sustainable urban drainage in
accordance with the hierarchy set out in Policy 5.15 of the London Plan and will: 
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i. provide information on all Suds features including the method employed to delay and control
water discharged from the site and:
a. calculations showing storm period and intensity and volume of storage required to control
surface water and size of features to control that volume.
b. any overland flooding should be shown, with flow paths depths and velocities identified as well as
any hazards, ( safe access and egress must be demonstrated).
c. measures taken to prevent pollution of the receiving groundwater and/or surface waters; 
d. how they or temporary measures will be implemented to ensure no increase in flood risk from
commencement of construction. 
ii. provide a management and maintenance plan for the lifetime of the development of
arrangements to secure the operation of the scheme throughout its lifetime. Including appropriate
details of Inspection regimes, appropriate performance specification, remediation and timescales
for the resolving of issues.
iii. Where not an individual landowner provide details of the body or bodies legally responsible for
the implementation of the management and maintenance plan.
The scheme shall also demonstrate the use of methods to minimise the use of potable water
through water collection, reuse and recycling and will:
iii incorporate water saving measures and equipment.
iv.  provide details of water collection facilities to capture excess rainwater;
v.  provide details of how rain and grey water will be recycled and reused in the development.
Thereafter the development shall be implemented and retained/maintained in accordance with
these details for as long as the development remains in existence.

Reason
To ensure that surface water run off is controlled to ensure the development does not increase the
risk of flooding contrary to Policy EM6 Flood Risk Management in Hillingdon Local Plan: Part 1-
Strategic Policies (Nov 2012) Policy 5.12 Flood Risk Management of the London Plan (July 2011)
and Planning Policy Statement 25. To be handled as close to its source as possible in compliance
with Policy 5.13 Sustainable Drainage of the London Plan (July 2011), and conserve water supplies
in accordance with Policy 5.15 Water use and supplies of the London Plan (July 2011).

TREES AND LANDSCAPE OFFICER:
Two very similar schemes have already been approved, and it appears that this new application will
not cause any further tree issues that have not already been resolved.

As previously, the tree protection and landscaping details are to a very high standard. The only tree
/ landscaping conditions that are required are that of implementation.

Conclusion (in terms of Saved Policy BE38): Acceptable, subject to conditions RES8 (No site
clearance works or development shall be commenced until the protective fencing has been erected
in accordance with the details approved. Thereafter, the development shall be implemented in
accordance... and then verbatum), RES9 (The development shall be carried out and maintained in
full accordance with the approved conditions) and RES10.

Note: This report is based on a previous inspection of the site and a desktop appraisal.

ENVIRONMENTAL PROTECTION UNIT:
It is understood a new residential property is replacing an existing property. If it is likely soil will be
imported to the site as part of the development it is advisable to include the following condition for
imports to ensure they are suitable for use. No contamination issues have been identified for the
site.

As the application includes a basement a gas/radon informative is also advised due some parts of
the borough being identified now as having 1-3% of properties being above the action level for
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7.01

7.02

7.03

7.04

7.05

7.07

The principle of the development

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

The site is 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.

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.

As detailed in this report at Section 7.07 it is considered that the proposal would not
adversely impact on the character of the Copsewood Estate Area of Special Local
Character.

Not applicable for this application.

Not applicable for this application.

Policy BE13 of the Hillingdon Local Plan states that development will not be permitted if
the layout and appearance fail to harmonise with the existing street scene and Policy
BE19 states the Local Planning Authority will seek to ensure that new development within
residential areas compliments or improves the amenity and character of the area. The
adopted Supplementary Planning Document (SPD): Residential Layouts: Section 3.4
states this type of development must seek to enhance the character of the area.
Furthermore in this case the property is within an Area of Special Local Character to
which Policies BE5 and BE6 also apply.

The area is one of a special character, and the properties on this side of Linksway are
defined by a traditional style with a clear building line that the proposed development not
only is considered to respect, but also to contribute in providing a well-considered mix of
traditional and contemporary references. 

It was noted by the Planning Inspector from the last appeal that the overall bulk and

radon, which is thought to apply to this area.

Condition to minimise risk of contamination from Imported Materials
No contaminated soils or other materials shall be imported to the site. All imported soils for
landscaping purposes shall be clean and free of contamination. All imported soils shall be tested for
chemical contamination, and the results of this testing shall be submitted to the Local Planning
Authority for approval.

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

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

MAIN PLANNING ISSUES7.
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7.08 Impact on neighbours

design of the scheme including the gable ended roof profile was acceptable. Given that an
appeal Inspector has said the design of the house is acceptable and given the planning
history of the site, it is not considered that an objection can be raised to the contemporary
design of the dwelling. 

It is considered that the proposed contemporary design of the proposed development
would harmonise with the visual amenity of the surrounding area, by virtue of its height,
roof form, massing and siting. The proposed additional glass feature would add to the
articulation of the front elevation without detracting from the main front projection. It is
considered that the extension of the roof profile would add minimal bulk to the property
and would not unduly detract from the design and massing of the approved scheme. The
proposed fenestrational changes are minor and considered to be acceptable. The
proposed extension to the basement would not to visible at the front or rear of the
property and is considered in detail within Section 7.17.

The proposed development would continue to provide a good quality of urban design in
accordance with Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies
(November 2012) and would harmonise with the form of development in the street scene
and the Copsewood Estate Area of Special Character, according with  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.

Paragraph 4.9 of the Hillingdon Design & Accessibility Statement: Residential Layouts
advises that all residential developments and amenity spaces should receive adequate
daylight and sunlight and that new development should be designed to minimise the
negative impact of overbearing and overshadowing.

Paragraph 4.11 of HDAS Residential Layouts states that the 45º 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.

The proposal development would extend beyond the rear elevation of the existing house
in the form of a basement area and a ground floor flat roofed element above. This is
considered acceptable as this is a large plot and there are similar examples of such a
rearward extent within the surrounding area. Given the large size of the plot and the
relative distance to the adjoining properties, and given the siting and orientation of those
properties to the proposal it is considered that there would not be any adverse impact in
terms of loss of light, privacy or overlooking. 

The proposed extension of the roof to the north of the site, would not impact detrimentally
on No.18 due to the separation distance of 12.31m to the main flank and given the design
of the roof.

As such, the application proposal would not represent an unneighbourly form of
development and would thus meet the requirements of Policies BE20 and BE21 of the
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7.09

7.10

7.11

7.12

7.13

7.14

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

adopted Hillingdon Local Plan and section 3.0 of the Hillingdon Design & Accessibility
Statement (HDAS): Residential Extensions as well as the London Plan (2011) Policy 3.5.

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 approximately 1073 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.

HDAS advises in Paragraph 4.15 that four bedroom plus houses should have a minimum
private amenity area of 100 square metres. The amount of amenity space retained in the
rear garden would exceed minimum requirements and would be appropriate to this
dwelling in accordance with paragraph 6.18 of the HDAS: Residential Extensions and
policy BE23 of the Hillingdon Local Plan. The applicant has provided a considerable
amount of detail to deomstrate the rationale behind the landscape proposals, which
subject to appropriate conditions, could be acceptable. It would now result in maintaining
the informal garden arrangements that are typical of the estate.

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).

The current scheme makes no changes to the access of parking arrangements in the
approved scheme. As such it is considered that the proposal would not give rise to any
concern regarding traffic impact or highway safety. The application proposal would include
the provision of a double garage and off-street parking is available to the front of this
substantial property so as to accommodate a least two off-street car parking spaces and
some soft/hard landscaping. This would be in compliance with Policies AM14 and BE38 of
the Hillingdon Local Plan.

Adequate refuse and cycle storage can be accommodated within the property.

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.

The scheme has been designed to be lifetime homes compliant. Level access is also
provided throughout ground floor areas. A condition has been recommended to ensure
that the scheme is built to lifetime home standards.

Not applicable for this application.

The Council's Trees Officer has commented on the application, and finds it acceptable in
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7.15

7.16

7.17

7.18

7.19

7.20

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

terms of the impact on Trees, subject to appropriate conditions. It is also noted that the
applicant has provided a high standard of aborocultural and landscape proposals and as
such conditions have been recommended relating to the implementation of the proposed
landscaping scheme.

The application is supported by two reports relating to ecological matters, these being 
A Phase 1 Habitat Survey, and a Bat Survey. The reports have been undertaken by an
appropriate ecological practice and conclude that the development proposal will have no
adverse impact on the habitat of any protected species.

Accordingly, the scheme would have no adverse impacts on ecology or habitat and would
comply with Policy EC5.

Policy 5.6 of the London Plan requires development to have regard to and contribute to a
reduction in waste produced. The layout and design of the site would lend itself with the
common arrangement within the borough for refuse to be stored within the rear garden
and taken to the kerb on collection day.

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 provided a code for sustainable homes pre-assessment to demonstrate that
the scheme would achieve Code Level 4 rating. This has been secured by way of a
suitable condition.

The applicant seeks to extend the basement to 7.6m deep and lowering of the basement
floor slab level by 400mm, from the previously approved scheme. The site lies in Flood
Zone 1, however as the scheme proposes a basement it was necessary to consider the
potential impact upon the property and surrounding area in terms of flood risk.
Furthermore, it has been identified that there is surface water ponding within the locality. It
should be noted that the basement has already been approved as part of a previous
application, however the applicant seeks to increase the depth of the basement by
400mm (to allow construction thickness of ground floor slab and ceiling void with no
alteration to approved basement footprint).  A Ground investigation report, flood risk report
and structural report were submitted which confirms the risks and identifies how they
would be mitigated, in particularly with regards to the groundwater which would impact on
the surrounding area. The Council's Flood and Water Management Officer has reviewed
and advised on the reports.

A condition is recommended to ensure that further tests are undertaken and methods of
control are implemented to adequately control water on site to meet as a minimum the
National Standards for Sustainable Drainage design, as requested by the Council's Flood
and Water Management Officer. Therefore it is considered that the proposed
development accords with the Council's Policies OE7, OE8, OE9 and OE10 of the
Hillingdon Local Plan: Part Two - Saved Policies.

Not applicable for this application.

Not applicable for this application.
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7.21

7.22

Expediency of enforcement action

Other Issues

The proposed development is considered, on balance, to not result in an increase of more
than 6 habitable rooms and would not fall within the threshold for seeking a contribution
towards school places. The proposed development is therefore considered to meet Policy
R17 of the Hillingdon Local Plan and the Council's Planning Obligations SPD. 

The proposed development is CIL liable, the net additional gross internal floor area is 820
square metres. Therefore there would be a requirement to make a CIL contribution to the
sum of £ 28,571.30.

Not required.

No further issues for consideration.

8. Observations of the Borough Solicitor

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

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

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

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

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

9. Observations of the Director of Finance

None received.

10. CONCLUSION

The proposed development does not depart from the design ethos and massing and bulk
of the previously approved scheme, as such is is considered that the scheme respects the
established character of the area. It would be complementary to the Area of Special Local
Character and would set an acceptable precedent for similar forms of development along
this part of the road.
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Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
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1A RAVENSWOOD PARK NORTHWOOD

Two storey 3 bed detached dwelling with habitable roofspace and installation
of vehicular crossover, involving demolition of existing shed

22/11/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 40455/APP/2013/3472

Drawing Nos: KH/RH/HOUSE/PLNG/1113/4B
Example Threshold Details
Accessible Threshold Detail
Design and Access Statement
TREE SURVEY REPORT
KH/RH/HOUSE/PLNG/1113/5
KH/RH/HOUSE/PLNG/1113/2A
KH/RH/HOUSE/PLNG/1113/3A
KH/RH/HOUSE/PLNG/1113/1B

Date Plans Received: 22/11/2013
20/02/2014
21/02/2014
17/02/2014
19/02/2014

Date(s) of Amendment(s):

1. SUMMARY

The application seeks planning permission for a two storey 3 x bed detached dwelling
with habitable roofspace and installation of vehicular crossover, involving demolition of
existing shed.

The proposed house would provide a dwelling with sufficient off-street parking, internal
floor areas and external amenity space and would have an acceptable impact on the
residential amenities of the neighbouring occupiers. There is a previous planning
permission for the erection of an additional dwelling on the site albeit a semi detached
property, created by extending the existing house, approved in 2012 and the current
proposal is considered a better alternative, in terms of its impact on the streetscene.

Therefore, the application is recommended for approval.

APPROVAL  subject to the following: 

RES3

RES4

Time Limit

Accordance with Approved Plans

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

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

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers

1

2

2. RECOMMENDATION

09/12/2013Date Application Valid:

Agenda Item 9
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RES6

RES7

RES5

RES9

Levels

Materials (Submission)

General compliance with supporting documentation

Landscaping (car parking & refuse/cycle storage)

KH/RH/HOUSE/PLNG/1113/1B, KH/RH/HOUSE/PLNG/1113/2A,
KH/RH/HOUSE/PLNG/1113/3A, KH/RH/HOUSE/PLNG/1113/4B and shall thereafter be
retained/maintained for as long as the development remains in existence.

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

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

REASON
To ensure that the development relates satisfactorily to adjoining properties in
accordance with policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012)

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

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

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:
Amenity Space [KH/RH/HOUSE/PLNG/1113/4B]

Thereafter the development shall be retained/maintained in accordance with these details
for as long as the development remains in existence.

REASON
To ensure that the development complies with the objectives of Policies AM14 & BE23 of
the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

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

1.    Details of Soft Landscaping
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

3

4

5

6
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RES10

RES13

Tree to be retained

Obscure Glazing

where appropriate

2. Details of Hard Landscaping
2.a Refuse Storage
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts (for 2 cars)
2.e Hard Surfacing Materials

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

REASON
To ensure that the proposed development will preserve and enhance the visual
amenities of the locality and provide adequate facilities in compliance with policies BE13,
BE38 and AM14 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)
and Policies 5.11 (living walls and roofs) and 5.17 (refuse storage) of the London Plan
(July 2011)

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

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

The rooflight in the side roofslope facing No.1a Ravenswood Park shall be glazed with
permanently obscured glass and non-opening below a height of 1.8 metres taken from
internal finished floor level for so long as the development remains in existence.

REASON

7

8
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RES14

RES15

RES16

Outbuildings, extensions and roof alterations

Sustainable Water Management (changed from SUDS)

Code for Sustainable Homes

To prevent overlooking to adjoining properties in accordance with policy BE24 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012)

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

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

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

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

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

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

9

10

11
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RES20

RES23

RES24

NONSC

Traffic Arrangements - submission of details

Visibility Splays - Pedestrian

Secured by Design

Non Standard Condition

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

Development shall not begin until details of proposed vehicle crossover measuring 4.8
metres at the kerbline has been submitted to and approved in writing by the Local
Planning Authority. The approved development shall not be occupied until all such works
have been constructed in accordance with the approved details. Thereafter, crossover
must be permanently retained for as long as the approved dwelling remains in existence.

REASON
To ensure pedestrian and vehicular safety and convenience and to ensure adequate off-
street parking, and loading facilities in compliance with Policies AM7 & AM14 of the
adopted Hillingdon Local Plan (November 2012) and Chapter 6 of the London Plan (July
2011).

The access for the proposed car parking shall be provided with those parts of 2.4m x
2.4m pedestrian visibility splays which can be accommodated within the site in both
directions and shall be maintained free of all obstacles to the visibility between heights of
0.6m and 2.0m above the level of the adjoining highway.

REASON
In the interests of highway and pedestrian safety in accordance with policy AM7
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

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

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

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking and re-enacting that Order with or
without modification); no gate, fence, wall or other means of enclosure shall be erected
within 2 metres of the front boundary line of the site shared with the highway of
Ravenswood Park.

REASON
To protect the character and appearance of the area in accordance with policies BE13 &
BE19 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

12

13

14

15

INFORMATIVES
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I52

I53

I59

I47

Compulsory Informative (1)

Compulsory Informative (2)

Councils Local Plan : Part 1 - Strategic Policies

Damage to Verge

1

2

3

4

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

The decision to grant planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) 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.

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.

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.

AM7
AM14
BE13
BE15
BE18
BE19

BE20
BE21
BE22

BE23
BE24

BE38

HDAS-LAY

Consideration of traffic generated by proposed developments.
New development and car parking standards.
New development must harmonise with the existing street scene.
Alterations and extensions to existing buildings
Design considerations - pedestrian security and safety
New development must improve or complement the character of the
area.
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
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.
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006

Page 68



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

I1

I15

I2

I23

I3

Building to Approved Drawing

Control of Environmental Nuisance from Construction Work

Encroachment

Works affecting the Public Highway - Vehicle Crossover

Building Regulations - Demolition and Building Works

5

6

7

8

9

For further information and advice contact - Highways Maintenance Operations, Central
Depot - Block K, Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex,
UB3 3EU (Tel: 01895 277524).

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

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

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

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

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

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

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

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

The development requires the formation of a vehicular crossover, which will be
constructed by the Council.  This work is also subject to the issuing of a separate licence
to obstruct or open up the public highway.  For further information and advice contact: -
Highways Maintenance Operations, 4W/07, Civic Centre, Uxbridge, UB8 1UW.

Your attention is drawn to the need to comply with the relevant provisions of the Building
Regulations, the Building Acts and other related legislation. These cover such works as -
the demolition of existing buildings, the erection of a new building or structure, the
extension or alteration to a building, change of use of buildings, installation of services,
underpinning works, and fire safety/means of escape works. Notice of intention to
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I4

I5

I6

I9

Neighbourly Consideration - include on all residential exts

Party Walls

Property Rights/Rights of Light

Community Safety - Designing Out Crime

10

11

12

13

14

demolish existing buildings must be given to the Council's Building Control Service at
least 6 weeks before work starts. A completed application form together with detailed
plans must be submitted for approval before any building work is commenced. For further
information and advice, contact - Planning & Community Services, Building Control,
3N/01 Civic Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

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

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

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

Before the submission of reserved matters/details required by condition you are advised
to consult the Metropolitan Police's Crime Prevention Design Advisor, Planning &
Community Services, Civic Centre, Uxbridge, UB8 1UW (Tel. 01895 250538).

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

The application relates to the garden area surrounding a detached two storey dwelling
located on the western side of Ravenswood Park. The building is located adjacent an s-
shaped bend in the highway at the entrance to the cul-de-sac road. The ground level of
the site is sloped, rising uphill from southwest to northeast, with the highway of Elgood
Avenue and dwellings to the south of the application site being on lower ground level. The
site is located just outside the Gatehill Farm Estate Area of Special Local Character, with
the first dwellings within the Area of Special Local Character being  No.49 Ravenscourt
Park and No.14 Elgood Avenue.

The property is set 6.1 metres back from the footway by an area of front garden, with a
driveway providing access to a detached garage adjacent the northern side elevation. The
building has been erected from red bricks with a hipped roof made from brown concrete
tiles.

The site has a small area of garden to the rear of the building with the larger section of the
garden running away from the southern side elevation of the property. The garden
provides private amenity space for the occupiers of the dwelling.

The site is situated within a Developed Area as identified in the policies of the Adopted
Hillingdon Local Plan Saved Policies (November 2012).

3.2 Proposed Scheme

The proposed scheme comprises a two storey 3 x bed detached dwelling with habitable
roofspace and installation of vehicular crossover, involving demolition of existing shed.

The proposed dwelling would have a width of 9.5 metres and a depth of 5.8 metres. The
design would be a hipped roof with its ridgeline centrally pitched along its depth. The
appearance would match the design of No.1a Ravenswood Park and the building would
be set 6.7 metres from this building at its closest point. The dwelling would also be set 3.6
metres from the front boundary line and 3.1 metres from the rear boundary line at its
closest points

A new vehicular crossover would provide access to a driveway and parking area which
would provide space for two cars. To the side and rear of the building would be an
external garden.

The original scheme has been amended to remove the proposed vehicle gates.

40455/APP/2012/1376 1a Ravenswood Park Northwood

Two storey side extension and single storey side extension to allow for conversion of detached
dwelling to 2 x two storey, 2-bed, semi-detached dwellings with associated parking and amenity
space involving the installation of vehicular crossover to front

24-08-2012Decision: Approved

3. CONSIDERATIONS

3.3 Relevant Planning History

Comment on Relevant Planning History
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Planning permission for a two storey side extension and single storey side extension to
allow for conversion of detached dwelling to 2 x two storey, 2-bed, semi-detached
dwellings with associated parking and amenity space involving the installation of vehicular
crossover to front, reference 40455/APP/2012/1376 was approved on 24 August 2012.

4. Planning Policies and Standards

PT1.BE1

PT1.H1

(2012) Built Environment

(2012) Housing Growth

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM7

AM14

BE13

BE15

BE18

BE19

BE20

BE21

BE22

BE23

BE24

BE38

HDAS-LAY

Consideration of traffic generated by proposed developments.

New development and car parking standards.

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

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.

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

Part 2 Policies:

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

15 letters were sent to local residents and the Residents Association on 11 December 2013 and the
site notice was posted on 23 December 2013. 3 letters of objection were received, their objections
were as follows: and a petition of 20 signatures was also received.

1.This property already has planning permission to develop the current detached house into 2
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Internal Consultees

The Council's Tree and Landscape Officer
No trees, protected or otherwise, will be affected by this proposal. Recommendations: None
Conclusion (in terms of Saved Policy BE38): Acceptable, subject to condition RES9 (1, 2).

The Council's Conservation Officer

BACKGROUND: The present property is a symmetrical, Georgian style house, on a triangular
garden plot.  It was constructed, along with other properties in the area, in the post-War period.
Although the site is not within the Gate Hill Area of Special Local Character (ASLC), it does adjoin
it, and part of the garden has been included within it.  The street is characterised by such detached
family dwellings with spacious front gardens.  The immediate area has an open, green and
meandering aspect.  The ASLC is a heritage asset and therefore it is important that any
development sustains and enhances its significance as well as the immediate environs.

COMMENTS: The construction of a property on this garden site is unacceptable in principle.  It is
against the advice given in the Hillingdon Design and Accessibility Statement (HDAS)
Supplementary Planning Document - Residential Layouts (page 5) which at 3.4 considers the

semi-detached houses. Need conformation that this proposal is instead of
ref.49455/APP/2012/1376 rather than in addition to.

2.We are worried about the traffic safety on a dangerous sharp bend, as cars exiting the property
could be unsighted to cars coming out of Ravenswood Park.

Officer Comment: If permission is granted for the proposed scheme it will not be possible to build
both.

The Highway issues are addressed in the planning assessment.

Furthermore, a 20 signature petition opposing the development was submitted by the Northwood
Hills Residents Association on the following grounds:

The proposed development is contrary to saved policies BE13, BE19 and NPPF para 53 as well as
being detrimental to BE5 in respect of the Gatehill Farm Estate.

Officer Comment: Para 53 of the NPPF states, "Local planning authorities should consider the case
for setting out policies to resist inappropriate development of residential gardens, for example
where development would cause harm to the local area".

It is considered that the NPPF does not prohibit development of garden areas but requires an
assessment of the impact on the local area. These matters and the Local Plan policies are
addressed in the planning assessment.

It has also been requested by the local Councillor that the application be reported to the Planning
Committee for determination.

CASE OFFICER COMMENT: It is noted that amended plans were submitted to address the
concerns of the access officer. This resulted in a small nib being provided in the side elvation of the
building to accomodate a future location of a through the ceiling lift. Whilst the design and size of
the dwelling has been altered marginally, the level of change did not trigger the need for a further
round of public consultation. Given the petition, it is considered that the expedient course of action
for all parties involved was for the application to be presented to committee at the next available
opportunity.
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construction of new dwellings within the garden area of existing properties.  Indeed 'This type of
development must seek to enhance the local character of the area.  The plot should be of sufficient
depth to accommodate new housing in a way which provides a quality residential environment for
new and existing residents.'  In my view, the proposal does not achieve these objectives.

The proposed property would be squeezed onto this site.  Because of the inclined nature and
exposed location of the site, the proposed property would be a dominant building within the
streetscape and would draw attention to itself.  The resulting structures in context, with cramped
appearance and reduced garden areas, would also be out of keeping with the street scene, and
that of the Gate Hill Estate as a whole, which is characterised by individual, detached houses set in
generous mature gardens.  Furthermore, the liberal views through to streets and trees beyond
would be lost.  And although the proposed property would match the existing, it would appear more
as a progeny of the original rather than anything integral to the Estate.

The proposal would therefore be detrimental to the overall local character and appearance of the
area as well as to the adjoining heritage asset. It is therefore unacceptable.

CONCLUSION: Unacceptable as proposed.  The proposal will not sustain and enhance the
significance of the adjoining heritage asset or the street scene. 

Highways Officer:

Further to undertaking an assessment of the above application, I recommend objection to this
application on Highway and transportation grounds based on the   following comment:-

The applicant has failed to comply with Hillingdon's Parking standards,  the requirement is for 2 car
parking spaces for the 3-bed dwelling being proposed, and a minimum of 2 cycle parking spaces(
in an area with a PTAL Index of 1b).

Other issues which the applicant is to address in order to progress this application, concern
submissions of related suitable scaled drawings of the proposal. It should detail the new crossover
with dimension compliant with London Borough of Hillingdon's crossover design, standards and
specifications. The width of the crossing should be 2.5 m at the back of public footway increasing to
4.6 at kerb line,

The applicant should also ensure that adequate sight lines are provided next to the vehicular
access given that hedges and some shrubbery will be kept close to the proposed access. In the
interest of pedestrian safety, the Applicant should provide scaled drawings showing adequate sight
lines with pedestrian visibility splays of 2.4mx2.4m in both directions from the back of the footway.
The visibility splay should be free of all obstacles between the heights of 0.6m and 2.0m on the
adjoining highway.

The applicant would have to satisfy the Local Planning Authority on all these issues before further
consideration is given to this application.

Access Officer:

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 May 2013.  Compliance with all 16 Lifetime Home standards (as relevant) should be
shown on plan. 
The following access observations are provided: 
1.  Level access should be achieved. Details of level access to and into the proposed dwelling
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7.01

7.02

7.03

7.04

7.05

7.07

The principle of the development

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

The application would provide a dwelling on the land to the side of an existing property.
This are is currently in use as garden space for No.1a Ravenswood Park, however,
sufficient garden space would be retained to the rear of this dwelling after the erection of
the proposed dwelling and the layout of the proposal would be consistant with that of the
current streetscene. Therefore, it is considered that this would not compose a backland
development of a residential garden and would not be considered 'garden grabbing'. The
site is within the developed area as identified in the Hillingdon Local Plan Part 2 Saved
Policies (November 2012). The site is also located within an established residential area.
Furthermore, the Council have previously approved a further dwelling on the site albeit a
semi detached property to the existing property. Therefore the principle of development is
considered acceptable.

The proposed scheme provides a density of 35 dwellings per hectare. This is broadly
comparable to the surrounding form of development. It is noted that density on small sites
can be misleading and it is more relevant to consider the impact upon the amenity of
adjoining occupiers and the character of the area to assess the acceptability of a
proposed scheme. Therefore, this is acceptable to ensure an appropriate level of
development that makes best use of the land and respects the character of the area.

See section 7.07 of the report.

Not Applicable

Not Applicable

The application dwelling is a detached 1950s house of symmetrical appearance, with the
exception of the shed on the southern elevation. The building is adjacent to, but outside
of, the Gatehill Farm Estate Area of Special Local Character (ASLC) which is
characterised by its individual buildings, boundary treatments and its road layout. The
layout of Ravenswood Park follows the established residential pattern in Gatehill Farm
Estate.

The proposed dwelling would reflect the character of the area by proposing a detached
dwelling. However, whilst the objections of the Conservation officer are noted, this

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. To this end, a minimum of 700 mm should be provided to one side of the toilet pan,
with 1100 mm in front to any obstruction opposite. 
3.  The plans should indicate the location of a future 'through the ceiling' wheelchair 
lift.

Conclusion: revised plans should be requested as a prerequisite to any planning approval. In any
case, an additional level access Condition, should be attached to any planning permission.

CASE OFFICER COMMENT: Amended plans have been received to demonstrate the above
requirements.

MAIN PLANNING ISSUES7.
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7.08

7.09

Impact on neighbours

Living conditions for future occupiers

property is outside the ASLC and does not benefit from any other form of protection, the
application dwelling sits within a larger plot, which could comfortably accommodate the
proposed house. In addition, permission has previously been granted for a semi detached
property on the site, however, it is considered that a detached property is more in keeping
than the previous permission. The proposed property also seeks to recreate the symmetry
of the existing property and is of comparable size and design. Therefore, the proposed
house is considered to have an acceptable impact on the character of the surrounding
area.

With regard to the position of the house within the site, it is noted, that the proposed
dwelling is set on the bend in the road however its siting does sit appropriately and
provides a natural extension to the established building line. The siting also preserves an
open feel on the immediate frontage onto Ravenswood Park. Therefore, it is considered
that the proposed development is sited in an appropriate position and is not harmful to the
character of the area.

Materials would complement the existing properties adjacent to the application site but
should be subject to a suitable planning condition for approval.

The proposal would result in the loss of a section of the hedgerow along the front
boundary of the site. The loss of this small section of hedgerow is considered acceptable,
subject to a conditioning requiring the retention of the rest of the hedge.

Therefore, the proposed dwelling is considered to have an acceptable impact on the
visual amenities of the surrounding area and neighbouring Area of Special Local
Character, the existing detached dwelling and the character of the area, in compliance
with Policies BE13, BE15 and BE19 of the Hillingdon Local Plan Part 2 Saved Policies
(November 2012).

The proposed two storey house would be built to the south of the host dwelling and would
retain a distance separation of 22 metres and 25 metres to Nos.48 Ravenswood Park and
No.4 Elgood Avenue respectively. At this distance separation the proposed two storey
property would cause no significant loss of light, loss of outlook, sense of dominance or
unacceptable overlooking of any neighbouring occupier. It is noted that the proposed
building would be on higher ground level than No.4 Elgood Avenue, however, the distance
separation provided a considered adequate, even with the changes in levels considered.
With regard to the existing property at 1A there is a separation distance of 7.5 m between
side elevations there are no windows in the side elevation of the proposed property and
this separation distance is not different to the separation distance between existing
properties on Ravenswood Park and is not considered harmful to the amenity of the
occupiers of 1A Ravenswood Park. It is noted that a rooflight is proposed in the side
roofslope facing No.1A, therefore, a condition will be added to ensure this window is
retained as obscure glazed, to protect the privacy of the future occupiers of this dwelling.

Therefore, the proposal would have an acceptable impact on the residential amenity of
this neighbouring occupier and the development is considered to comply with Policies
BE20, BE21 & BE24 of the Hillingdon Local Plan Part 2 Saved Policies (November 2012).

Amenity Space

Policy BE23 of the Hillingdon Local Plan Part 2 Saved Policies states that new residential
buildings should provide or maintain external amenity space which is sufficient to protect
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7.10 Traffic impact, car/cycle parking, pedestrian safety

the amenity of the occupants of the proposed and surrounding buildings and which is
usable in terms of its shape and siting. 

The Hillingdon Design and Accessibility Statement (HDAS) 'Residential Layouts' require
residential developments to provide a minimum of 60 sq metres of amenity space for a
three bedroom house. The proposal provides approximately 75 sq metres of useable
private amenity space in the form of a rear garden, with a further 40 sq.m to the side of
the property which would also provide private amenity space, giving a total of
approximatley 115sq. m. The proposed scheme thus meets the minimum requirements of
amenity space for a three bedroom house and would be acceptable.

Internal Floor Space

Hillingdon Design and Accessibility Statement (HDAS) 'Residential Layouts' requires all
new residential units to be built to lifetime home standards. Furthermore all units must
comply with the minimum floor space standards as set out in the London Plan (July 2011).
For 2 storey houses these are set out below: 

3 bed 4 person house = 87 sq m

3 bed 5 person house = 96 sq m

The proposed house would have a floor area of approximately 98 sq metres, which meets
the standards of the London Plan.

Outlook

In terms of outlook for future residents, Policy BE21 of the Hillingdon Local Plan Part 2
Saved Policies (November 2012) seeks to ensure that new development would not have a
significant loss of residential amenity, by reason of the siting, bulk and proximity of new
buildings.

In this regard, it is considered that the proposed site layout would afford the future
occupiers with a sufficient level of outlook.

As such the proposed scheme complies with policy BE21 of the Hillingdon Local Plan Part
2 Saved Policies (November 2012) and HDAS; Residential Extensions.

The proposed development would create a new crossover to access the driveway and
parking area for the southern semi-detached dwelling. The proposed crossover is
proposed to have a width of 4.2 metres at the kerbline, which is 0.4 metres substandard
for a single width crossover. It is noted that the Highways Officer has raised an objection
in this regard. However, the previously approved scheme for a dwelling showed the
crossover to be substandard by 0.6m. In this case it was considered that the additional 0.6
metres "could easily be accommodated without prejudicing highway safety and secured
by condition. Therefore, no objection to the proposal is raised on these grounds." It is
considered that a similar conclusion is applicable in this case. As such the proposed
scheme accords with Policy AM7 of the Hillingdon Local Plan: Part Two - UDP Saved
Policies (November 2012).

The Car Parking Standards contained within the Hillingdon Local Plan Part 2 Saved
Policies (November 2012) require two off-street parking spaces to be provided for each
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7.11

7.12

7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

dwelling. The proposed and existing driveway which would service each dwelling would
meet the required standard and the development is considered to comply with Policy
AM14 of the Hillingdon Local Plan Part 2 Saved Policies (November 2012).

Urban design issues are addressed within the other sections of this report.

London Plan Policy 3.8 requires all new housing to be built to 'Lifetime Homes' standards.
The Council's HDAS 'Accessible Hillingdon' also requires all new housing to be built to
'Lifetime Homes' standards.

The access officer raised concerns over development not being compliant with the
Lifetimes Homes Standards due to the lack of level access, the failure to provide an
acceptable downstairs WC and no indication of the future position of a through the ceiling
lift.

The applicant has provided a detailed schedule which confirm that the development would
comply with all 16 of the Lifetime Homes Standards, with level access, a suitable
downstairs WC and a future lift position shown and it is clear that subject to an
appropriate condition the development would comply with these standards. Therefore, the
proposed development would comply with Policy 3.8 of the London Plan (July 2011).

Not Applicable

The Council's Tree Officer has confirmed that the proposed house would not have an
adverse impact on any trees. Subject to the imposition of a suitable planning condition it is
considered that the proposal will comply with policy BE38 of the Hillingdon Local Plan Part
2 Saved Policies (November 2012).

Not Applicable

The application has not identified specific means of ensuring sustainability of the
development. However, it is felt that the imposition of a suitable condition to require the
scheme meets code level 4 of the Code for Sustainable Homes would address this matter.

The applicant has provided no details of the sustainable drainage systems being
proposed within the site. Given the increase in hardstanding to accomodate the new
dwelling, a suitable condition will be attached to reduce the risk of surface water flooding
in the surrounding area.

Not Applicable

No further comments required.

Policy R17 of the Hillingdon Local Plan: Part Two - UDP Saved Policies (November 2012)
states: 'The Local Planning Authority will, where appropriate, seek to supplement the
provision of recreation open space, facilities to support arts, cultural and entertainment
activities, and other community, social and education facilities through planning
obligations in conjunction with other development proposals'. However, as the proposed
house has less than 6 habitable rooms no contribution is required.
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7.21

7.22

Expediency of enforcement action

Other Issues

The development would be liable for payments under the Mayor's Community
Infrastructure Levy Charging Schedule.

None required.

No further issues for discussion.

8. Observations of the Borough Solicitor

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

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

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

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

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

9. Observations of the Director of Finance

None received.

10. CONCLUSION

The internal size of the proposed house would be approximately 100sq.m, which would
meet the requirements of paragraph 4.6 of the Hillingdon Design & Accessibility
Statement: Residential Layouts and London Plan Policy for three bedroom houses.

With regard to amenity space, some 100sq.m plus the side garden would be retained for
the proposed house which would meet the recommended standards of 60sq.m for three
bedroom houses as advised at paragraph 4.15 of the Hillingdon Design & Accessibility
Statement: Residential Layouts.

It is therefore considered that the proposal would provide an adequate standard of
accommodation for future occupiers. The proposal would provide adequate parking and is
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not considered harmful to interests of highway Safety. 

The proposed house would respect the character of the wider area and is considered a
more appropriate solution to the previously approved semi detached property.

The proposed scheme will not lead to the loss of important trees.

Accordingly the application is recommended for approval.

11. Reference Documents

Hillingdon Local Plan Saved Policies (November 2012).
Hillingdon Design and Access Statement 'Residential Layouts' (July 2006).
Supplementary Planning Document 'Accessible Hillingdon'(January 2012)
Supplementary Planning Document Planning Obligations (July 2008).
Supplementary Planning Document Planning Obligations: Revised Chapter 4 (September
2010).
The London Plan (July 2011).
National Planning Policy Framework

Mark Jones 01895 250230Contact Officer: Telephone No:
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12 HARVIL ROAD ICKENHAM

Erection of a two storey, 4 bedroom dwelling house with associated parking,
amenity space lanscaping and boundary treatments (Part-Retrospective)

02/12/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 12371/APP/2013/3554

Drawing Nos: GLA-663-004 Rev C
2013/732/P01 Rev B
GLA-663-002 Rev D
GLA-663-003 Rev D
2013/732/P00 Rev A
2013/732/P02 Rev A
2013/732/P03 Rev A
2013/732/P04 Rev A
2013/732/P05 Rev A
Design and Access Statement
Arboricultural Report
Tree Survey
Key to Notation in Schedule
Root Protection Area Calculations
Appendix 3.0
Tree Images Sheet Appendix 4.0
Hedge and Greenbelt Images Sheet 1 Appendix 5.0
Hedge and Greenbelt Images Sheet 2 Appendix 6.0
Hedge and Greenbelt Images Sheet 3 Appendix 7.0
GLA-663-001
2013/732/P07
2013/732/P08

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

1. SUMMARY

Part retrospective planning permission is sought for the erection of a two storey, four
bedroom detached dwellinghouse, with associated parking, landscaping and amenity
space.

A dwellinghouse at the site has been largely constructed after planning consent was
granted in January 2009 under application reference  12371/APP/2008/1929 for a two
storey six-bedroom dwelling (involving the demolition of the existing dwelling).

The dwelling erected at the site does not accord with the 2009 permission due to a
number of design features which have been added to the property, including but not
limited to the ridgeline and eaves height being higher than approved, the front gable end
being significantly higher and with a higher roof pitch, the rear gable end not being
hipped and being signifiantly higher and with a higher pitch, the creation of a centralised
rounded bay window and the provision of no two storey bay window in the principal
elevation. It is noted that the footprint of the building in terms of its maximum depth and
width comply with the 2009 consent.

16/12/2013Date Application Valid:

Agenda Item 10
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The current application seeks planning permission for a dwelling at the site to allow the
applicant to amend the appearance of the 'as built' dwelling to a design which is
acceptable to the Council.

It is noted that two previous applications have been submitted and refused, with both
decisions upheld at appeal. The applicant has also lost an appeal against an enforcment
notice at the site seeking the demolition of the building or for it be amended to comply
with the 2009 consent.

The current application seeks to amend the 'as built' dwelling in the followings ways:

Roofs:
- Reduction in the angle of pitch of the main hipped roof from 45 to 35 degrees on all
sides (to reduce the area of crown roof) and reduce the overall height by approximately
0.3 metre;
- Reduction in the ridge height of the front and rear gables (by approximately 0.7 and 0.8
metre) to 0.7 metre and 0.5 metre respectively below that of the main roof;
- Alteration of the pitched front and rear gables to hipped roofs; and
- Reduction in the eaves height of the house by 225mm to just above the first floor
windows (to match the design and be similar to the eaves height of adjoining houses). 

Front Elevation: 
- Removal of the cantilevered semi-circular first floor and replacement with dormer
window;
- Reduction of the size of the Juliet balcony and the French windows; and
- Provision of supporting columns to the front entrance canopy.

It is considered that with the combined changes to the size, bulk and appearance now
sought, the house would represent a form of development which is more in keeping with
the existing street layout without detriment to the visual amenities of the open character
of the surrounding area. Therefore, the application is recommended for approval.

APPROVAL  subject to the following: 

HO1

HO2

Time Limit

Accordance with approved

The development hereby permitted shall be begun before the expiration of two months
from the date of this permission and completed in accordance with the approved plans
within 6 months of the date of this permission.

REASON
To ensure that the timely restoration of the visual amenities of the locality in compliance
with Part 1 Policy BE1 and Part 2 Policies BE13 & BE19 of the Hillingdon Local Plan:
Part Two - Saved Unitary Development Plan Policies (November 2012).

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 2013/732/P00 Rev
A, 2013/732/P01 Rev B, P02 Rev A, P03 Rev A, P04 Rev A and P05 Rev A; and GLA-
663-001, GLA-663-002 Rev D, GLA-663-003 Rev D and GLA-663-004 Rev C.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan:

1

2

2. RECOMMENDATION

Page 84



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

HO5

RES8

RES9

No additional windows or doors

Tree Protection

Landscaping (car parking & refuse/cycle storage)

Part Two - Saved Unitary Development Plan Policies (November 2012) and the London
Plan (July 2011).

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any order revoking and re-enacting that Order with or
without modification), no additional windows, doors or other openings shall be
constructed in the walls or roof slopes of the development hereby approved (including
those associated with any habitable room/living accommodation created at second floor
level) facing Nos. 11 or 13 Harvil Road. 

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

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

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

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

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

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

Within 2 months of the date of this permission a Schedule for Implementation of the
approved landscape scheme shall be submitted tothe Local Planning Authority for its
approval in writing.

3

4

5
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RES10

RES13

RES14

Tree to be retained

Obscure Glazing

Outbuildings, extensions and roof alterations

Thereafter, the landscaping scheme shall be implemented in strict accordance with the
approved details within 6 months of the date of this permission and retained as such for
as long as the development remains in existence.

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

Trees, hedges and shrubs shown to be retained on the approved plan shall not be
damaged, uprooted, felled, lopped or topped without the prior written consent of the
Local Planning Authority. If any retained tree, hedge or shrub is removed or severely
damaged during construction, or is found to be seriously diseased or dying another tree,
hedge or shrub shall be planted at the same place or, if planting in the same place would
leave the new tree, hedge or shrub susceptible to disease, then the planting should be in
a position to be first agreed in writing with the Local Planning Authority and shall be of a
size and species to be agreed in writing by the Local Planning Authority and shall be
planted in the first planting season following the completion of the development or the
occupation of the buildings, whichever is the earlier. Where damage is less severe, a
schedule of remedial works necessary to ameliorate the effect of damage by tree
surgery, feeding or groundwork shall be agreed in writing with the Local Planning
Authority.

New planting should comply with BS 3936 (1992) 'Nursery Stock, Part 1, Specification for
Trees and Shrubs' Remedial work should be carried out to BS BS 3998:2010 'Tree work
- Recommendations' and BS 4428 (1989) 'Code of Practice for General Landscape
Operations (Excluding Hard Surfaces)'. The agreed work shall be completed in the first
planting season following the completion of the development or the occupation of the
buildings, whichever is the earlier.

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

The first floor windows in the side elevations facing Nos.11 or 13 Havril Road shall be
glazed with permanently obscured glass and non-opening below a height of 1.8 metres
taken from internal finished floor level for so long as the development remains in
existence.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012)

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

6

7

8
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RES15

RES18

RES23

Sustainable Water Management (changed from SUDS)

Lifetime Homes/Wheelchair Units

Visibility Splays - Pedestrian

permission from the Local Planning Authority.

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

Within 2 months of the date of this permission a scheme for the provision of sustainable
water management shall be submitted to and approved in writing by the Local Planning
Authority.  The scheme shall clearly demonstrate that sustainable drainage systems
(SUDS) have been incorporated into the designs of the development in accordance with
the hierarchy set out in accordance with Policy 5.15 of the London Plan and will:
i. provide information about the design storm period and intensity, the method employed
to delay and control the surface water discharged from the site and the measures taken
to prevent pollution of the receiving groundwater and/or surface waters; 
ii. include a timetable for its implementation; and 
iii. provide a management and maintenance plan for the lifetime of the development
which shall include the arrangements for adoption by any public authority or statutory
undertaker and any other arrangements to secure the operation of the scheme
throughout its lifetime. 
The scheme shall also demonstrate the use of methods to minimise the use of potable
water through water collection, reuse and recycling and will:
iv. provide details of water collection facilities to capture excess rainwater;
v. provide details of how rain and grey water will be recycled and reused in the
development.

Thereafter, the scheme shall be implemented in strict accordance with the approved
details within 6 months of the date of this permission and retained / maintained as such
for as long as the development remains in existence.

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

Within 2 months of the date of this permission, a scheme showing the existing building
being amended to be in accordance with the 'Lifetime Homes' Standards shall be
submitted to the Local Planning Authority for approval

Thereafter, the scheme shall be implemented in strict accordance with the approved
details within 6 months of the date of this permission and retained as such for as long as
the development remains in existence.

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

The access for the proposed car parking shall be provided with those parts of 2.4m x
2.4m pedestrian visibility splays which can be accommodated within the site in both
directions and shall be maintained free of all obstacles to the visibility between heights of

9

10

11
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NONSC

NONSC

Non Standard Condition

Non Standard Condition

0.6m and 2.0m above the level of the adjoining highway.

REASON
In the interests of highway and pedestrian safety in accordance with policy AM7
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

Within 2 months of the date of this permission an energy efficiency report has been
submitted to the Local Planning Authority for its approval in writing. The energy efficiency
report include a full assessment of the site's energy demand and carbon dioxide
emissions, measures to reduce this, and the provision of 10% of the sites energy needs
through on site renewable energy generation.

The methods identified within the report shall be implemented in strict accordance with
the approved details within 6 months of the date of this permission and retained /
maintained as such for as long as the development remains in existence.

REASON
To ensure that the development incorporates appropriate energy efficiency measures in
accordance with policies 5.1, 5.2 & 5.3 of the Hillingdon Local Plan (November 2012).

Notwithstanding the plans hereby approved, no gates shall be erected on the sites
frontage with Harvil Road unless detailed drawings demonstrating the design,
appearance and operation of the gates have been submitted to, and approved in writing
by, the Local Planning Authority.  Thereafter the gates shall be erected and maintained in
full accordance with the approved details.

REASON
To ensure that any gates maintain an appropriate appearance within the street scene in
accordance with Policy BE13 of the Hillingdon Local Plan: Part Two Saved Policies UDP
(November 2012) and to ensure the gates do not prejudice highway or pedestrian safety
in accordance with Policy AM7 of the Hillingdon Local Plan: Part Two Saved Policies
UDP (November 2012).

12

13

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) 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.

AM7
AM9

Consideration of traffic generated by proposed developments.
Provision of cycle routes, consideration of cyclists' needs in design
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I59

I1

I3

Councils Local Plan : Part 1 - Strategic Policies

Building to Approved Drawing

Building Regulations - Demolition and Building Works

3

4

5

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

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

Your attention is drawn to the need to comply with the relevant provisions of the Building
Regulations, the Building Acts and other related legislation. These cover such works as -
the demolition of existing buildings, the erection of a new building or structure, the

AM14
BE13
BE19

BE20
BE21
BE22

BE24

BE38

OE1

OE3

R17

H3
H4
HDAS-LAY

LPP 3.5
LPP 3.8
LPP 5.1
LPP 5.2
LPP 5.3
LPP 7.6
LPP 8.3

of highway improvement schemes, provision of cycle  parking
facilities
New development and car parking standards.
New development must harmonise with the existing street scene.
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 new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of the character and amenities of surrounding properties
and the local area
Buildings or uses likely to cause noise annoyance - mitigation
measures
Use of planning obligations to supplement the provision of
recreation, leisure and community facilities
Loss and replacement of residential accommodation
Mix of housing units
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
(2011) Quality and design of housing developments
(2011) Housing Choice
(2011) Climate Change Mitigation
(2011) Minimising Carbon Dioxide Emissions
(2011) Sustainable design and construction
(2011) Architecture
(2011) Community infrastructure levy
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I4 Neighbourly Consideration - include on all residential exts6

7

3.1 Site and Locality

The application site comprises a detached two storey dwelling under construction located
on the western side of Harvil Road and approximately 55m to the north of its junction with
Highfield Drive. As discussed in the summary for this report, the current dwelling at the
site has been built after consent was granted in 2009 for a two storey, 6 bedroom
dwelling. The dwelling 'as built' as the site does comply with the planning permission and
this application seeks to amend the design of the building to an acceptable standard.

The area is characterised by a mixture of detached two storey houses and chalet
bungalows on large plots of land which are set back from the road frontage and generally
maintain an open character and appearance. No.11 Harvil Road located to the south of
the application site is a two storey detached property and 13 Harvil Road to the north is a
detached chalet bungalow. The western boundary of the application site abuts the rear
gardens of Nos. 7 and 9 Highfield Drive.

The site is located within the Developed Area of the Borough as identified in the Hillingdon
Local Plan: Part Two - Saved Unitary Development Plan Policies (November 2012). Land
to the east of Harvil Road is located within the Green Belt. The site lies within the area
covered by TPO No 620. There is a protected Oak, T4, in the rear garden.

3.2 Proposed Scheme

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

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

It is noted that the application was accompanied by a document entitled 'Proposed Gates
and Controls Appendix 0.0'.  This document has not been included within the schedule of
plans as the design and appearance of the gates are considered unacceptable.  No gate
should be installed on the site unless details of an alternative design are first submitted to
and approved by the Local Planning Authority in accordance with condition 13 of this
permission.

3. CONSIDERATIONS
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The proposal seeks planning for the erection of a two storey, four bedroom detached
dwellinghouse, with associated parking, landscaping and amenity space. 

A dwelling has been erected at the site which does not comply with the 2009 consent. The
current application is for part-retropective consent to allow the retention of the existing
building with the following changes being proposed: 

Roofs:
- Reduction in the angle of pitch of the main hipped roof from 45 to 35 degrees on all
sides (to reduce the area of crown roof) and reduce the overall height by approximately
0.3 metre;
- Reduction in the ridge height of the front and rear gables (by approximately 0.7 and 0.8
metre) to 0.7 metre and 0.5 metre respectively below that of the main roof;
- Alteration of the pitched front and rear gables to hipped roofs; and
- Reduction in the eaves height of the house by 225mm to just above the first floor
windows (to match the design and be similar to the eaves height of adjoining houses). 

Front Elevation: 
- Removal of the cantilevered semi-circular first floor and replacement with dormer
window;
- Reduction of the size of the Juliet balcony and the French windows; and
- Provision of supporting columns to the front entrance canopy.

In addition, the application has also incorporated matters that were covered by conditions
requiring the submission of details attached to the 2009 permission. These include the
boundary treatment which shows the dwarf wall to the road and side boundaries in front of
the dwelling retained and a controlled gate entrance and exit, energy efficiency, protective
tree fencing and a landscaping scheme.

12371/APP/2007/1822

12371/APP/2007/3877

12371/APP/2007/416

12 Harvil Road Ickenham

12 Harvil Road Ickenham

12 Harvil Road Ickenham

ERECTION OF A TWO STOREY, SIX-BEDROOM DETACHED DWELLINGHOUSE WITH
BASEMENT, REAR CONSERVATORY AND ACCOMMODATION IN THE ROOFSPACE
INCORPORATING 2 REAR AND 1 FRONT DORMER WINDOWS (INVOLVING DEMOLITION
OF EXISTING HOUSE).

ERECTION OF A TWO STOREY, SIX-BEDROOM DETACHED DWELLINGHOUSE WITH
BASEMENT, FRONT BALCONY AND ACCOMMODATION IN THE ROOFSPACE
INCORPORATING 2 REAR AND 1 FRONT DORMER WINDOWS (INVOLVING DEMOLITION
OF EXISTING HOUSE).

ERECTION OF TWO FOUR-BEDROOM HOUSES (INVOLVING DEMOLITION OF EXISTING
DWELLINGHOUSE) (OUTLINE APPLICATION)

18-09-2007

01-04-2008

Decision:

Decision:

Refused

Refused

3.3 Relevant Planning History
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Three applications for dwellings on this site were refused in 2007 and 2008. The Inspector
commenting on ref: 12371/APP/2007/416 which proposed to subdivide the plot to provide
two detached houses, considered that the narrow plot width distance of 1.5m between the
two storey flank walls and plot boundaries would give rise to a cramped and unsatisfactory
appearance.

The proposed house on the previous application (under ref: 12371/APP/2007/3877)
extended across a substantial part of the width of the application site and it was
considered that the overall size, bulk and proximity to the side boundaries of that house
resulted in an over dominant, incongruous and cramped form of development.

Planning permission was subsequently granted on this site for the erection of a single two
storey six-bedroom dwelling (involving the demolition of the existing dwelling) under ref.
12371/APP/2008/1929 in January 2009. 

However, the building at the site was not built in accordance with that permission and
instead a materially different dwelling was constructed. An appeal against an enforcement
notice issued by the Council on 16 March 2011 which required the demolition of the
dwelling built or its alteration to conform to the approved scheme was subsequently
dismissed.

12371/APP/2008/1929

12371/APP/2010/1521

12371/APP/2012/619

12371/APP/2013/2237

12 Harvil Road Ickenham

12 Harvil Road Ickenham

12 Harvil Road Ickenham

12 Harvil Road Ickenham

Erection of a two storey six-bedroom dwelling (involving the demolition of the existing dwelling)

Erection of a  6 bedroom detached dwellinghouse  and erection of a detached garage in the rear
garden (Part retrospective)

Two storey x 4 bed detached dwelling with associated parking and amenity space

Alterations to existing house in order to comply with proposals granted planning permission -
Decision Notice ref. 12371/APP/2008/1929.

30-03-2007

26-01-2009

21-09-2010

24-05-2012

08-10-2013

Decision:

Decision:

Decision:

Decision:

Decision:

Refused

Approved

Refused

Refused

NFA

Comment on Relevant Planning History

Dismissed

Dismissed

Dismissed

Appeal:

Appeal:

Appeal:

13-12-2007

05-05-2011

10-04-2013
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Two further applications for modifications to the dwelling as approved were made, both of
which were also refused and dismissed on appeal, in May 2011 and April 2013
respectively. The size, bulk and scale of the dwelling being the main reason in addition to
lack of a tree survey and inadequate outlook from the roof space rooms which had
potential for use as habitable rooms in the future. 

On the most recent of these (under ref. 12371/APP/2012/619) which considered proposed
alterations to the rear and front wings (including a reduction in their height and depth),
removal of the apex windows in these wings and the addition of two columns to support
the front first floor level cantilevered addition above the entrance, the appeal Inspector
noted:

"Notwithstanding the absence of any definitive comment or objection to the crown roof,
the angle of the pitch and the eaves levels of the main part of the house (of the first
Inspector) .. The proposed scheme, although overcoming the particular concerns
highlighted in the previous appeal decisions, would still result in a significantly larger
dwelling than that formerly approved, thus adding to the visual impact of that "very
imposing" structure."

In dismissing the appeal he concluded:

" There is considerable variety in the design, height and general appearance of the
dwellings along Harvil Road.  Even so, by reason of its significantly greater bulk and
scale, the proposed dwelling would stand out very conspicuously compared to the others.
Its significantly greater overall size and the extended profile of the roof would be readily
apparent.  This would create incongruous and unduly assertive development within this
established residential area. 

The adverse visual impact would be emphasised in particular by the greater height to the
eaves than the neighbouring two-storey property to the south and by the bulk of the roof
incorporating an extensive crown element, untypical of others in the road.

The unduly imposing visual impact of the dwelling would not be adequately mitigated by
the fact that it would be set well back into the plot from the road frontage.  Its greater
overall size and bulk than any of the neighbouring dwellings would still be readily
apparent, including in longer range views from the east, beyond intervening open Green
Belt land, from the junction of Swakeleys Road with Breakspear Road."

The current proposal therefore seeks to make significant amendments to the roofs and
front elevation of the house as currently built and for which the original planning
permission no longer exists.

4. Planning Policies and Standards

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:
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PT1.H1 (2012) Housing Growth

AM7

AM9

AM14

BE13

BE19

BE20

BE21

BE22

BE24

BE38

OE1

OE3

R17

H3

H4

HDAS-LAY

LPP 3.5

LPP 3.8

LPP 5.1

LPP 5.2

LPP 5.3

LPP 7.6

LPP 8.3

Consideration of traffic generated by proposed developments.

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

New development and car parking standards.

New development must harmonise with the existing street scene.

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 new development to ensure adequate levels of privacy to neighbours.

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

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

Buildings or uses likely to cause noise annoyance - mitigation measures

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

Loss and replacement of residential accommodation

Mix of housing units

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

(2011) Quality and design of housing developments

(2011) Housing Choice

(2011) Climate Change Mitigation

(2011) Minimising Carbon Dioxide Emissions

(2011) Sustainable design and construction

(2011) Architecture

(2011) Community infrastructure levy

Part 2 Policies:

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees
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7.01 The principle of the development

The current application proposal in effect seeks alterations to a new four bedroom
dwelling that has been built not in accordance with its planning permission. Nonetheless,
the previous appeal decisions and 2009 grant of planning permission for a six bedroom

Internal Consultees

Trees/Landscape Officer:

Acceptable, subject to the amendment of the plans and conditions RES9 (implementation) and
RES10. This site is covered by TPO 620 and there is a large, mature, protected Oak in the rear
garden. The proposed protection for this tree is adequate. 

With regards to the new tree in the front garden, there should be two new trees (as was previously
agreed and as is shown on drawing 2013/732/PO1). The plans should be amended to show two
new trees (instead of one) at the front of the site.

Highways (Traffic/Transportation) Officer:
No objection subject to plans being amended or a condition imposed requiring details of the cross
over to be submitted (the proposed cross over is shown without any splays on its approaches to the
edge of carriageway).

4no. neighbouring occupiers were consulted (17.12.2013) and a site notice displayed (from
30.12.2013). There has been one response and one other representation received with the
following comments:

- scaffolding has been in place since September (there should be a time limit on the
commencement of the work);
- garden has been an eyesore since the demolition of the original house quite a few years ago;
- TPO'd Oak tree should be carefully protected during the construction phase;
- no plans showing the second floor or basement (plans for ground floor and first floor do not show
any stairs);
- loft area benefits from a new front dormer and roof lights, so appears to be habitable
accommodation;

CASE OFFICER COMMENTS: The reduction in the height of the roof has ensured that the loft
space would not be suitable to provide living space and would be utilised as storage. The provision
of scaffolding would not be a material planning consideration. The issues with regards to
landscaping and the TPO tree will be considered in the main body of the report.

Ickenham Residents' Association:

This new application now appears to try to amend things by going back to approved application
2009/1929.

From the drawings it seems that the owner is following the original approved outlines, even
removing the bay windows plus making a few minor changes to the side elevations.

The latest proposal is going back to a lowered hipped roof instead of the refused gable end one.

It remains to be seem how many changes to these latest proposal will be submitted.

We are completely in the hands of your Planning/Enforcement Team with their greater expertise
and facilities and look forward to receiving your valued updates in this matter.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

7.05

7.07

7.08

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

dwelling are material considerations.  However, in the absence of any existing lawful
development or extant planning permission for a dwelling on the site, it is appropriate to
consider the proposed development from first principles.

The 2009 consent establishes that the use of the land for a residential extension would be
acceptable in principle.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

In the approved application (under ref. 12371/APP/2008/1929 in January 2009), the
overall width of the proposed house was reduced by 2.25 metres (to 12.75m) and was
considered sufficient to maintain space between the proposed development and adjoining
properties. The house currently built on the site is the same width and maintains a set
back from the road frontage of 16 metres, sufficient to ensure that the proposal would not
intrude into the existing street scene or be materially out of character with the set back of
other properties in the road. 

The approved dwelling was only 900mm higher (at 8.4 metres) than the existing property
to be demolished and compared to 6.5 metres height of No. 13 Harvil Road, a chalet
bungalow (whilst No. 11 Harvil Road is 8.0 metres tall). The house currently built on the
site and as now proposed to be altered would have a ridge height of 8.55 metres. Given
the gaps between the properties, this height difference is not considered to appear
overdominant in relation to adjoining properties or thus be detrimental to the visual
amenities of the street scene and the surrounding area in terms of its overall size and
bulk.

The proposed changes to the appearance of the dwelling and the design, especially the
reduction of the pitch of the roof, the reduction in the size of the crown roof and the
reduction and conversion of the front and rear gable ends to hipped roofs are considered
to have sufficiently amended the overall appearance of the dwelling to ensure it has an
acceptable impact on the visual amenities of the surrounding area.

It is noted that the applicant has submitted details of proposed gates, while there is no
objection to the principle of having gates within the site frontage the details which have
been provided are considered inappropriate and would be detrimental to the character of
the street.  Accordingly, a condition is proposed to ensure that no gates are installed
unless alternative details are submitted to and approved by the Local Planning Authority.

As such, the proposal is considered to comply with Policies BE13 and BE19 of the
Hillingdon Local Plan: Part Two - Saved Unitary Development Plan Policies (November
2012).

The proposed alterations to the angle, height and form of the roof and to the front
elevation of the dwelling under construction, which occupies the same position and
footprint of the approved dwelling (under ref. 12371/APP/2008/1929 in January 2009)
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7.09

7.10

7.11

7.12

7.13

7.14

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

would have no significant impact on the amenities of the neighbouring occupiers. The
proposed development would not breach the 45 degree guideline from any neighbouring
occupier and no significant loss of light, loss of outlook or sense of dominance would
occur.

The outlook from the amended dwelling would be the same outlook as approved in the
2009 consent. The level of overlooking of neighbouring dwelling gardens would be within
an acceptable parameter. As such, the proposal is considered to comply with Policies
BE20, BE21 and BE24 of the Hillingdon Local Plan: Part Two - Saved Unitary
Development Plan Policies (November 2012) and with the Council's Supplementary
Planning Document HDAS: Residential Layouts.

Annex 4 of the Mayors Housing SPG provides minimum floor space standards for all new
dwellings, It requires a 4 bedroom (8 person occupany) dwelling to be provided with 127
square metres of the floor space. The proposed development would provide
approximately 250 square metres of internal floor area in accordance with Policy 3.5 of
the London Plan (November 2012).

HDAS Residential Layouts requires the provision of a minimum of 100 square metres of
external amenity space for a 4 bedroom dwelling. The current proposal would provide in
excess of 500 square metres of external amenity space, in compliance with Policy BE23
of the Hillingdon Local Plan (November 2012).

It is considered that all the proposed habitable rooms, and those altered by the
development, would have an adequate outlook and source of natural light, therefore
complying with Policy BE20 of the Hillingdon Local Plan (November 2012) and Policy 3.5
the London Plan (2011).

The proposed development would provide two off-street parking spaces for use by the
future occupiers. The Highways Officer raised an objection to the proposed new crossover
dimensions and visibility splays, an amended plan has been received to show the
crossover to the Council standards and acceptable visibility space. As such, the proposal
is considered to comply with Policies AM7 & AM14 of the Hillingdon Local Plan (November
2012).

The design of the existing dwelling, as proposed to be altered by this application, has
been considered elsewhere in this report by reference to the previous decisions and
appeals (under Relevant Planning History) and in the Impact on Character and
Appearance of Area.

The existing layout of the building fails to provide sufficient detail as to the provision of
lifetime homes standards. However, as this relates to the interior of the building, this could
be controlled by a suitable condition requiring the submission of details to show
compliance with the Lifetime Homes Standards. With this condition attached, the proposal
is considered to comply with Policy 3.8 of the London Plan (November 2012).

Not applicable to this application.

The site lies within the area covered by TPO No 620 and there is a protected Oak, T4, in
the rear garden. The applicant has demonstrated that this tree would continue to be

Page 97



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

7.15

7.16

7.17

7.18

7.19

7.20

7.21

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

unaffected by the development, which is already under construction.

Nonetheless, the details submitted with regard to the ongoing protection of this tree and
the soft and hard landscaping and planting proposals that accompany this application are
acceptable to the Council's Trees and Landscape Officer. This is subject to amended
plan(s) for the front garden showing two trees at the road frontage as previously agreed
under the 2009 consent. 

The proposal is therefore considered to comply with the objectives of Policy BE38 of the
Hillingdon Local Plan: Part Two - Saved Unitary Development Plan Policies (November
2102).

The applicant has shown the location of bin stores to the side of the dwellinghouse which
as suitably located to protect the visual amenities of the surrounding area and allow for
presentation of the bins to the kerbside on delivery day.

The 2009 consent came with a pre-commencement condition for a scheme to be provided
to show how 10% of the site energy needs would be met from a renewable source. This
condition was never discharged, whilst policy has now evolved and a requirement to meet
Lifetime Homes Standards, this might not be possible given the largely constructed
dwelling. Therefore, it is considered approporiate for an amended renewable energy
condition to be attached any approval to ensure the scheme goes some way to complying
with Policies 5.1, 5.2 & 5.3 of the London Plan (July 2011).

The application has provided no details as to any sustainable urban drainage systems
which have been implemented at the site. Therefore, to ensure compliance with Part 1
Policy BE1 and Part 2 Policy OE8 of the Hillingdon Local Plan (Novemeber 2012), a
condition would be added to any approval requiring details of these measures.

Not applicable to this application.

There are no floor plans submitted for the loft space of the existing four bedroom dwelling
to be altered. However, whilst the previously approved dwelling (under ref.
12371/APP/2008/1929 in January 2009) on this site incorporated a front dormer window
to a landing with two side facing rooflights, one to the sixth bedroom and one to a games
room in the roof space (at second floor level), the existing roof openings serve only to
provide daylight to an extensive storage area. 

Should the future occupants of the dwelling wish to convert the is space into habitable
living accommodation, for instance as a bedroom(s), study or games room (etc.), a
suitably worded condition can be imposed to require details of any additional roof or
dormer window openings that would need to be inserted.

The 2009 consent did not seek a contribution towards educational facilities, so the
applicant is not required to enter into a legal agreement with regards to this.

Enforcement action has been taken on this property in 2011 when the existing building
was under construction without planning permission as it was not in accordance with the
approved scheme under ref. 12371/APP/2008/1929 in January 2009. That action has
since resulted in two more applications and appeals prior to the current application.
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7.22 Other Issues

No further issues for consideration.

8. Observations of the Borough Solicitor

General

Members must determine planning applications having due regard to the provisions of the
development plan so far as material to the application, any local finance considerations so
far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and
use of land in the public interest. The considerations must fairly and reasonably relate to
the application concerned. 

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and
also the guidance contained in "Probity in Planning, 2009".

Planning Conditions
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.

Planning Obligations
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related
to the scale and kind to the development (Regulation 122 of Community Infrastructure
Levy 2010).

Equalities and Human Rights

Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have "due regard" to the need to eliminate discrimination, advance equality
of opportunities and foster good relations between people who have different "protected
characteristics". The "protected characteristics" are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have "due regard" to the above goals means that members should
consider whether persons with particular "protected characteristics" would be affected by
a proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
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given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances."

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance

None received

10. CONCLUSION

The proposed amendments to the dwelling, would in terms of its size, scale, design and
appearance, have an acceptable impact on the street scene and upon adjoining occupiers
and approval is therefore recommended.

11. Reference Documents

Hillingdon Local Plan (November 2012);
The London Plan (July 2011);
National Planning Policy Framework;
Hillingdon Supplementary Planning Document: Planning Obligations (July 2008) and
Revised Chapter 4 (September 2010) 
Hillingdon Design and Accessibility Statement: Residential Layouts (July 2006)
Hillingdon Design and Accessibility Statement: Accessible Hillingdon (May 2013)
GLA's Supplementary Planning Guidance - Housing;

Daniel Murkin 01895 250230Contact Officer: Telephone No:
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110 GREEN LANE NORTHWOOD

Demolition of existing property and outbuildings, and erection of 7 x two-bed
flats, with associated access, parking and landscaping.

02/12/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 46543/APP/2013/3568

Drawing Nos: 13032-A(SV)S0-000
13032-A(SV)S0-001
13032-A(SV)S0-002
13032-A(SV)S0-003
13032-A(20)S0-001
13032-A(20)A0-100
13032-A(20)A0-101
13032-A(20)A0-102
13032-A(20)A0-200
13032-A(20)A0-201
13032-A(20)A0-202
13032-A(20)A0-203
13032-A(20)A0-300
13032-A(20)S0-200
13032-A(95)S0-700
Design and Access Statement - November 2013

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

1. SUMMARY

The proposal seeks planning permission for the construction of a part three part four-
storey detached building with habitable roof space to provide 7 x two-bedroom self-
contained flats with associated access and parking, involving the demolition of the
existing dwelling and ancillary buildings.

For the reasons outlined below, the proposal is considered to comply with the policies of
the adopted Hillingdon Local Plan (2012), as such this application is recommended for
approval.

That delegated powers be given to the Director of Planning and Community
Services to grant planning permission, subject to the following:

2. RECOMMENDATION

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

1. Education: a contribution in the sum of £8,169.

2. Highways: to secure all necessary works

3. Project Management and Monitoring Fee: a financial contribution equal to 5% of

03/12/2013Date Application Valid:

Agenda Item 11
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COM3

COM4

COM7

COM9

Time Limit

Accordance with Approved Plans

Materials (Submission)

Landscaping (car parking & refuse/cycle storage)

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

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

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 13032-A(SV)S0-
000; 13032-A(SV)S0-001; 13032-A(SV)S0-002; 13032-A(SV)S0-003; 13032-A(20)S0-
001; 13032-A(20)A0-100; 13032-A(20)A0-101; 13032-A(20)A0-102; 13032-A(20)A0-200;
13032-A(20)A0-201; 13032-A(20)A0-202; 13032-A(20)A0-203; 13032-A(20)A0-300;
13032-A(20)S0-200; 13032-A(95)S0-700, and shall thereafter be retained/maintained for
as long as the development remains in existence.

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

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

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

REASON
To ensure that the development presents a satisfactory appearance in accordance with
policy BE13 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012).

No development shall take place until a landscape scheme has been submitted to and

1

2

3

4

the total cash contributions towards the management and monitoring of the
resulting agreement.

B) That in respect of the application for planning permission, the applicant meets
the Council's reasonable costs in preparation of the Section 106 and any abortive
work as a result of the agreement not being completed. 

C) That officers be authorised to negotiate and agree the detailed terms of the
proposed agreement and conditions of approval. 

D) 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 legal agreement under Section 106 of the Town and Country
Planning Act 1990 and other appropriate powers with the applicant. 

E) That if the application is approved, the following conditions be imposed:
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COM8 Tree Protection

approved in writing by the Local Planning Authority. The scheme shall include: -

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

2. Details of Hard Landscaping
2.a Refuse Storage (secure and covered)
2.b Cycle Storage (secure and covered for at least 7 cycles)
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts (including the provision of at least one accesible car parking
space, and demonstration that 5% of all parking spaces are served by electrical charging
points)
2.e Hard Surfacing Materials
2.f External Lighting
2.g Other structures (such as play equipment and furniture)

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

4. Schedule for Implementation

5. Other
5.a Existing and proposed functional services above and below ground
5.b Existing and proposed ground levels and the proposed finished floor levels of all
proposed buildings

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

REASON
To ensure that the proposed development will preserve and enhance the visual amenities
of the locality and provide adequate facilities in compliance with policies BE13, BE38 and
AM14 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and
policy 5.17 of the London Plan (2011).

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

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

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

5
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COM10

COM15

Tree to be retained

Sustainable Water Management

agreed in writing by the Local Planning Authority such fencing should be a minimum
height of 1.5 metres.

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

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

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

Remedial work should be carried out to BS BS 3998:2010 'Tree work -
Recommendations' and BS 4428 (1989) 'Code of Practice for General Landscape
Operations (Excluding Hard Surfaces)'. The agreed work shall be completed in the first
planting season following the completion of the development or the occupation of the
buildings, whichever is the earlier.

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

No development approved by this permission shall be commenced until a scheme for the
provision of sustainable water management has been submitted to and approved in
writing by the Local Planning Authority.  The scheme shall clearly demonstrate that
sustainable drainage systems (SUDS) have been incorporated into the designs of the

6

7

Page 106



North Planning Committee - 6th March 2014
PART 1 - MEMBERS, PUBLIC & PRESS

H3

NONSC

NONSC

Vehicular access  - construction

Lifetime Homes

Secured by Design

development in accordance with the hierarchy set out in accordance with Policy 5.15 of
the London Plan and will:

i. provide information about the design storm period and intensity, the method employed
to delay and control the surface water discharged from the site and the measures taken
to prevent pollution of the receiving groundwater and/or surface waters; 
ii. include a timetable for its implementation; and 
iii. provide a management and maintenance plan for the lifetime of the development
which shall include the arrangements for adoption by any public authority or statutory
undertaker and any other arrangements to secure the operation of the scheme
throughout its lifetime. 
The scheme shall also demonstrate the use of methods to minimise the use of potable
water through water collection, reuse and recycling and will:
iv. provide details of water collection facilities to capture excess rainwater;
v. provide details of how rain and grey water will be recycled and reused in the
development.

Thereafter the development shall proceed in accordance with the approved scheme.

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

The building hereby permitted shall not be occupied until details of the the vehicular
means of access has been submitted to and approved in writing by the Local Planning
Authority.  The access shall be constructed in accordance with the approved plans, and
thereafter, the vehicular means of access shall be retained and kept open for users of
the building.

REASON
To ensure the provision of a safe and convenient access for vehicular traffic, prior to
occupation in accordance with policy AM14 of the adopted Hillingdon Unitary
Development Plan Saved Policies (September 2007) and Chapter 6 of the London Plan
(July 2011).

All residential units within the development hereby approved shall be built in accordance
with 'Lifetime Homes' Standards.

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

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

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

8

9

10
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RES16

NONSC

Code for Sustainable Homes

Non Standard Condition

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

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

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

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

All imported soils used for landscaping purposes including soils 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).

11

12

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) 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.

AM2

AM7
AM13

Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.
AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through
(where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
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I1 Building to Approved Drawing3

AM14
AM15
BE4
BE13
BE18
BE19

BE20
BE21
BE22

BE23
BE24

BE38

OE1

R17

LPP 2.6
LPP 2.8
LPP 3.1
LPP 3.3
LPP 3.4
LPP 3.8
LPP 3.9
LPP 5.1
LPP 5.2
LPP 5.3
LPP 5.7
LPP 5.10
LPP 5.13
LPP 6.1
LPP 6.5

LPP 6.9
LPP 6.10
LPP 6.13
LPP 7.1
LPP 7.2
LPP 7.3
LPP 7.4
LPP 7.6
LPP 7.8
LPP 7.15

(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
New development and car parking standards.
Provision of reserved parking spaces for disabled persons
New development within or on the fringes of conservation areas
New development must harmonise with the existing street scene.
Design considerations - pedestrian security and safety
New development must improve or complement the character of the
area.
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.
Requires new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of the character and amenities of surrounding properties
and the local area
Use of planning obligations to supplement the provision of
recreation, leisure and community facilities
(2011) Outer London: vision and strategy
(2011) Outer London: Transport
(2011) Ensuring equal life chances for all
(2011) Increasing housing supply
(2011) Optimising housing potential
(2011) Housing Choice
(2011) Mixed and Balanced Communities
(2011) Climate Change Mitigation
(2011) Minimising Carbon Dioxide Emissions
(2011) Sustainable design and construction
(2011) Renewable energy
(2011) Urban Greening
(2011) Sustainable drainage
(2011) Strategic Approach
(2011) Funding Crossrail and other strategically important transport
infrastructure
(2011) Cycling
(2011) Walking
(2011) Parking
(2011) Building London's neighbourhoods and communities
(2011) An inclusive environment
(2011) Designing out crime
(2011) Local character
(2011) Architecture
(2011) Heritage assets and archaeology
(2011) Reducing noise and enhancing soundscapes
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I11

I13

I15

I18

The Construction (Design and Management) Regulations
1994

Asbestos Removal

Control of Environmental Nuisance from Construction Work

Storage and Collection of Refuse

4

5

6

7

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

The development hereby approved may be subject to the Construction (Design and
Management) Regulations 1994, which govern health and safety through all stages of a
construction project. The regulations require clients (ie. those, including developers, who
commision construction projects) to appoint a planning supervisor and principal
contractor who are competent and adequately resourced to carry out their health and
safety responsibilities. Further information is available from the Health and Safety
Executive, Rose Court, 2 Southwark Bridge Road, London, SE1 9HS (telephone 020
7556 2100).

Demolition and removal of any material containing asbestos must be carried out in
accordance with guidance from the Health and Safety Executive and the Council's
Environmental Services. For advice and information contact: - Environmental Protection
Unit, 3S/02, Civic Centre, High Street, Uxbridge, UB8 1UW (Tel. 01895 277401) or the
Health and Safety Executive, Rose Court, 2 Southwark Bridge Road, London, SE1 9HS
(Tel. 020 7556 2100).

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

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

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

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

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

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

The Council's Waste Service should be consulted about refuse storage and collection
arrangements. Details of proposals should be included on submitted plans.
For further information and advice, contact - the Waste Service Manager, Central Depot -
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I3 Building Regulations - Demolition and Building Works8

9

3.1 Site and Locality

The site is located on the southern side of Green Lane, to the west of Northwood Station.
The site is comprised of a two-storey dwelling with hardstanding to the front, and a large
garden to the rear.

Detached dwellings are located to the east of the site with flatted blocks in Cevantes Court
to the west.  Additional flatted dwellings lie to the south of the site, and St Helen's School
is opposite the site to the north.

3.2 Proposed Scheme

The proposal seeks planning permission for the construction of a part three part four-
storey detached building with habitable roof space to provide 7 x two-bedroom self-
contained flats with associated access and parking, involving the demolition of the existing
dwelling and ancillary buildings.

The proposed dwelling would be of a similar design to that previously allowed at appeal in
2007, and renewed in 2010, and then granted permission in 2013.  Six car parking spaces
would be provided to the front of the site, and a communal garden would be provided to
the rear of the building.  An area of private amenity space would be retained at the rear of
the site for one of the flats.

Block A, Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex, UB8 3EU
(Tel. 01895 277505 / 506).

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

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

46543/A/93/0676 110 Green Lane Northwood

Erection of two detached two storey blocks accommodating six one bedroom flats and one two

3. CONSIDERATIONS

3.3 Relevant Planning History
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46543/APP/2000/746

46543/APP/2005/2697

46543/APP/2006/3314

46543/APP/2010/664

46543/APP/2012/3025

46543/B/94/1817

110 Green Lane Northwood

110 Green Lane Northwood

110 Green Lane Northwood

110 Green Lane Northwood

110 Green Lane Northwood

110 Green Lane Northwood

bedroom maisonette (Block A - 4 flats Block B - 3 flats) with associated access and parking
facilities

ERECTION OF A BLOCK OF 6 ONE-BEDROOM FLATS (INVOLVING DEMOLITION OF
NO.110 GREEN LANE)(OUTLINE APPLICATION)

ERECTION OF A THREE STOREY BUILDING, CONTAINING 5 TWO-BEDROOM FLATS
AND 1 ONE-BEDROOM FLAT WITH ASSOCIATED PARKING SPACES, VEHICULAR
CROSSOVER AND LANDSCAPING (INVOLVING DEMOLITION OF EXISTING DWELLING).

ERECTION OF A THREE STOREY BUILDING CONTAINING 4, TWO-BEDROOM FLATS
AND 1,  ONE-BEDROOM FLAT WITH ASSOCIATED PARKING SPACES, VEHICULAR
CROSSOVER AND LANDSCAPING (INVOLVING DEMOLITION OF EXISTING DWELLING)

Renewal of planning permission ref: 46543/APP/2005/2697 allowed at appeal on the
09/11/2007: Erection of 6 flats (5 two-bedroom and 1 one-bedroom), involving demolition of
existing detached house).

Construction of three-storey, detached building with habitable roof space to include 6 x two-
bedroom self-contained flats with associated access and parking involving demolition of existing
dwelling and associated buildings.

Erection of two-storey block of six one-bedroom flats plus access road and parking and erection
of six garage block (outline application)

21-12-1993

26-01-2001

21-07-2006

19-01-2007

02-08-2010

28-03-2013

28-07-1995

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Refused

Approved

Refused

Refused

Approved

Approved

Approved

Comment on Relevant Planning History

AllowedAppeal: 09-11-2007
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The relevant planning history is listed above.

4. Planning Policies and Standards

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (July 2011)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Residential Layouts
Hillingdon Supplementary Planning Document - Residential Extensions
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Noise
Hillingdon Supplementary Planning Document - Planning Obligations; and Revised
Chapter 4, Education Facilities: September 2010.
Hillingdon Supplementary Planning Guidance - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design

PT1.BE1

PT1.EM1

PT1.EM8

PT1.H1

PT1.HE1

(2012) Built Environment

(2012) Climate Change Adaptation and Mitigation

(2012) Land, Water, Air and Noise

(2012) Housing Growth

(2012) Heritage

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM2

AM7

AM13

AM14

AM15

BE4

BE13

BE18

BE19

BE20

BE21

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

Consideration of traffic generated by proposed developments.

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

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

New development within or on the fringes of conservation areas

New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Part 2 Policies:
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BE22

BE23

BE24

BE38

OE1

R17

LPP 2.6

LPP 2.8

LPP 3.1

LPP 3.3

LPP 3.4

LPP 3.8

LPP 3.9

LPP 5.1

LPP 5.2

LPP 5.3

LPP 5.7

LPP 5.10

LPP 5.13

LPP 6.1

LPP 6.5

LPP 6.9

LPP 6.10

LPP 6.13

LPP 7.1

LPP 7.2

LPP 7.3

LPP 7.4

LPP 7.6

LPP 7.8

LPP 7.15

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

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

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

(2011) Outer London: vision and strategy

(2011) Outer London: Transport

(2011) Ensuring equal life chances for all

(2011) Increasing housing supply

(2011) Optimising housing potential

(2011) Housing Choice

(2011) Mixed and Balanced Communities

(2011) Climate Change Mitigation

(2011) Minimising Carbon Dioxide Emissions

(2011) Sustainable design and construction

(2011) Renewable energy

(2011) Urban Greening

(2011) Sustainable drainage

(2011) Strategic Approach

(2011) Funding Crossrail and other strategically important transport infrastructure

(2011) Cycling

(2011) Walking

(2011) Parking

(2011) Building London's neighbourhoods and communities

(2011) An inclusive environment

(2011) Designing out crime

(2011) Local character

(2011) Architecture

(2011) Heritage assets and archaeology

(2011) Reducing noise and enhancing soundscapes

Not applicable17th January 2014

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable20th January 20145.2 Site Notice Expiry Date:-

6. Consultations
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Internal Consultees

HIGHWAYS:

This development is proposing to provide 6 parking spaces instead of 7 car parking spaces, which
Highways would consider to be a minimum requirement for a 7 unit 2-bed flatted development; in
an area of with a PTAL index 3. However, because of the location of bus stops for Bus routes
331&282 within 5/6mins walk to the site and the Northwood Underground Station 12 minutes
walking distance away, Highways is prepared to accept this level of car parking provision. Also
Highways requires that for this development the applicant should provide 7 no. cycle
storage/parking spaces in a covered and secure location.

Highways have no objection to the above application provided the applicant provides the Local
Planning Authority with detail scaled dimensioned drawings for approval satisfying the following:-

i) That the proposed crossover complies with the current London Borough Hillingdon's current
design standards and specifications. The width of the crossover at back of the public footway
should be 2.5m. This should increase to 4.6 metres at the kerb line. Also the existing crossover
should be reinstated to current highway design standards.

ii) That the access for the proposed car parking shall be provided with those parts of 2.4m x 2.4m
pedestrian visibility splay which can be accommodated within the site in both directions and shall be
maintained free of all obstacles to the visibility between heights of 0.6m and 2.0m above the level
of adjoining highway. This is required in the interest of highway and pedestrian safety in
accordance with policy AM7 of the Hillingdon Unitary Development plan saved Policies(September
2007).

Officer Comment: It is considered that the provision of a suitable access can be controlled via
conditions on any grant of permission.

CONSERVATION AND URBAN DESIGN:

This proposal lies between the Northwood, Frithwood, Conservation Area and the Old Northwood
Area of Special Local Character (ASLC) - heritage assets.

I have no comment to make on this application.  Please ensure that the proposal does not
adversely harm the significance of the heritage assets.

TREES AND LANDSCAPING:

Tree Preservation Order (TPO) / Conservation Area: N/A

Significant trees / other vegetation of merit in terms of Saved Policy BE38 (on-site):
There is a middle-aged Lawson Cypress in the front garden that will need to be removed to
facilitate the new parking area. The tree is not particularly valuable and there is no objection to its
removal.

External Consultees

Consultation letters were sent to 12 local owner/occupiers on 16/12/13.  The application was also
advertised by way of site and press notices.  Two letters of objection have been received, including
one from the Northwood Resident's Association, which raise the following concerns:

i) Traffic congestion
ii) Lack of parking
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7.01

7.02

7.03

The principle of the development

Density of the proposed development

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

The principle of the residential redevelopment of the site to provide additional residential
units is considered appropriate to this site and location.

The London Plan requirements for this site, which is considered to be an urban site with a
PTAL of 3, would be 70-170 u/ha and 200-450 hr/ha.  The scheme proposes 7 units with
21 habitable rooms.  This equates to a density of 70 u/ha and 210 hr/ha.  The proposed
quantum of residential units is falls within the London Plan guidelines, as such the density
of development is considered to be acceptable in this location.

Policy BE4 requires any new development within or on the fringes of a Conservation Area
to preserve or enhance those features that contribute to its special architectural and visual
qualities, and to make a positive contribution to the character or appearance of the
conservation area.  The site lies opposite the Northwood, Frithwood Conservation Area.

As stated above, given the previous approvals and extant permission on the site, the
Council's Conservation and Design Officer raises no objections to the scale, height and
massing of the proposed buildings. It is considered that the proposed building would not
appear unduly prominent within the street scene and would be compatible with the scale
of surrounding development.

Recommendations:
The plans should be amended to show the existing Yew hedge along the western boundary as
retained; and the species of the 6 new trees shown along the site's frontage should be shown.

Conclusion (in terms of Saved Policy BE38):
Acceptable, subject to condition RES9 (1, 2, 4)

Officer Comment: It is considered that the protection of the hedges and the new tree planting can
be controlled via conditions on any grant of permission.

ACCESS OFFICER:

This application is for the development of 7 flats, including external works, a new access road, car
parking and landscaping. The existing site has residential use and is understood to be within easy
reach of transport services. Whilst the Design & Access Statement states that the design is
compliant with the 2010 Lifetime Home Standards ('the Standards'), the requisite specifications
have not been shown on plan, and therefore the proposal is deemed not to be compliant with the
Standards.

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 May 2013.  Compliance with all 16 Lifetime Home standards (as relevant) should be
shown on plan.

Also, level access shall be provided to and into the dwelling houses 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.

Officer Comment: It is considered that the requirements for lifetime homes can be controlled via
conditions on any grant of permission, and would be covered by the provisions of the Building
Regulations.

MAIN PLANNING ISSUES7.
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7.04

7.05

7.07

7.08

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Given the location of the site, and the small scale of development proposed, it is not
considered that the proposal would impact on the safe operation of any airport.

The site is not located within or near to the Green Belt.  As such, it is considered that the
scheme would not impact on the Green Belt.

Policies BE13, BE21, and BE22 seek to ensure that new development complements or
improves the character and amenity of the area. Policy BE38 seeks the retention of
topographical and landscape features, and provision of new planting and landscaping in
developments proposals. London Plan policy 7.1 sets out a series of overarching design
principles for development in London, and policy 7.6 seeks to promote world-class, high
quality design and design-led change in key locations. In addition to Chapter 7, London
Plan policies relating to density (3.4) and sustainable design and construction (5.3) are
also relevant.  The application site itself has no particular designation, forming part of the
'developed area'. 

Given the previous approvals and extant permission on the site, the Council's
Conservation and Design Officer raises no objections to the scale, height and massing of
the proposed buildings. It is considered that the proposed building would not appear
unduly prominent within the street scene and would be compatible with the scale of
surrounding development.

Whilst there is no objection to the overall design of the proposal, the application should
use a high quality pallet of materials to ensure it does not impact on the street scene or
opposite Conservation Area. It is considered that a condition should be imposed on any
permission requiring the submission of external details to improve the appearance of the
building.

Subject to this condition, it is considered that the scheme is compliant with Policies BE13,
BE21 and BE22 of the UDP, relevant London Plan policies and design guidance.

Policies BE20 and BE24 seek to ensure that new development does not generate adverse
impacts in respect to sunlight and privacy. Because of the orientation of the site, and the
size and siting of the proposed building, no significant loss of daylight and sunlight to
adjoining properties would result from this development. It is not therefore considered that
the proposal would result in an over dominant form of development which would detract
from the amenities of neighbouring occupiers, in compliance with Local Plan policies.

In relation to outlook, policy BE21 requires new residential developments to be designed
to protect the outlook of adjoining residents. The design guide 'Residential Layouts'
advises that for two or more storey buildings, adequate distance should be maintained to
avoid over dominance. A minimum distance of 15m is required, although this distance will
be dependent on the extent and bulk of the buildings.  This distance is achieved across
the site.  With regard to privacy, the site layout indicates that adequate separation
distances would be provided between the proposed buildings and neighbouring residential
properties in accordance with the guidelines in the HDAS 'Residential Layouts'
Supplementary Planning Document and policy BE24.

It is not considered that there would be a material loss of daylight or sunlight to
neighbouring properties, as the proposed buildings would be sited a sufficient distance
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7.09

7.10

7.11

7.12

7.13

7.14

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

away from adjoining properties. It is also considered given its layout that there will be a
good level of day lighting for the proposed development.

It should be noted that the bulk, siting and footprint of the building is predominantly the
same as the previously approved building.  As such, the proposed development is
considered to be consistent with policies BE20, BE21 and BE24 of the Local Plan.

The communal amenity space required for this proposal is 175sqm (2-bed x 7 x 25sqm).

175sqm of rear garden is proposed as communal amenity space, which is in line of the
requirement.  In addition to this, private amenity space amenity space for one of the flats
is to be provided to the rear of the site.  As such, the amenity space proposed is in line
with the size requirement.  In addition, the layout and location of the amenity space is
considered to be of sufficient quality commensurate to the size and layout of the proposal.

The proposed flat sizes and internal room sizes and layouts meet the requirements of the
Mayor of London's Housing SPG.

It is considered that the vehicle trip generation resulting from this proposal is not likely to
significantly impact on the capacity of the highways network. 

The proposal provides 6 car parking spaces for the 7 units proposed.  This results in a
ratio of marginally less than one space per dwelling.  Given that the site is under 400m (a
5 minute walk) from Northwood Hills Underground Stations, and the facilities in the Green
Lane town centre, no objection is raised to this level of parking.  One disabled car parking
space would also be provided, in accordance with requirements. 

The existing access to the front of the site would be used to access the car parking, which
is considered to be sufficient, subject to a condition requiring it is constructed to Council
standard, with the rear access not being used.  Cycle parking is proposed at ground floor
level, but minimal details are provided.  It is recommended that this be secured via
condition should permission were granted.

The design and access aspects of this proposal are addressed in other sections of this
report.

The Council would expect scheme to adhere to the principles of Secured by Design, and a
condition to ensure this would be imposed on any grant of planning permission.

The scheme appears to be in compliance with Lifetime Homes standards.  However, this
would be ensured via a condition on any permission.  No units are shown to wheelchair
standard, however, given the size of the units, modifications could easily be made to
ensure they are accessible.

The proposed scheme falls below the threshold for the provision of affordable housing.
As such, this is not relevant to this application.

The application site does not contain any individual trees of outstanding merit, and none
are protected by Tree Preservation Order or Conservation Area designation. However, it
is considered that the collective value of the established boundary hedges, trees and
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7.15

7.16

7.17

7.18

7.19

7.20

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

shrubs contribute the verdant quality and visual amenity of the area.

Four trees / large shrubs are to be removed as part of the development. The front and
side boundary hedges are to be retained, as are three trees in the rear garden.  The
Council's Tree Officer states that subject to the submission of more detailed information
regarding the protection of those trees and hedges to be retained there is no objection to
the removal and retention strategy.  As such the proposal does not have any implications
with regard to tree retention or removal.

However, it is considered that trees around the boundary of the site, including those off-
site, should to be protected via condition.  Additional conditions are also recommended to
ensure future landscaping arrangements are acceptable. The Council's Trees and
Landscape Officer has raised no objections to the proposal which would achieve
appropriate outcomes in terms of policy BE38.

The plans indicate that refuse storage facilities will be provided for the residential
properties at ground floor level.  The proposed facilities are considered to be acceptable in
this instance, and would be controlled via a condition on any grant of permission.

Policies within Chapter 5 of the London Plan require developments achieve sustainable
construction in line with Code for Sustainable Homes Level 4.

In terms of sustainability, minimal details have been provided to demonstrate that a
sustainable construction can be achieved. As such, it is recommended that an appropriate
condition be attached to any grant of planning permission to ensure that the building be
built to Code Level 4.

The site does not fall within a flood zone and no issues relating to flooding have been
identified.

London Plan policy 5.13 states that development proposals should use sustainable urban
drainage systems (SUDS) unless there are good reasons for not doing so.  This can be
secured by way of an appropriate condition.

As the proposal is for a residential use, there is not likely to be any significant increase in
noise over and above that already experienced in a residential area.  The site is currently
used as a dwelling, so the proposal is unlikely to cause further noise nuisance than the
permitted use of the site.

The objections raised during the public consultation are addressed in the report above.

In accordance with saved policy R17 of Part Two of the Local Plan and the Financial
Contributions SPD, the Council would seek a contribution towards the additional or
improved educational facilities to be provided to accommodate the nursery, primary and
secondary school child yield arising from the proposed development, should permission
be granted.  The contribution sought in this instance would be £8,169.

In addition to S106 contributions and other requirements, the Mayor of London's
Community Infrastructure Levy (CIL) has introduced a charging system within Hillingdon
of £35 per square metre of gross internal floor area to be paid to the GLA to go towards
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7.21

7.22

Expediency of enforcement action

Other Issues

the funding of Crossrail. This application is CIL liable with respect to new floorspace being
created (650sqm - 167sqm = 483sqm), and the sum calculated for this application based
on the floor area proposed is £17,996.30.

Not applicable to this application.

No other issues are application to this application.

8. Observations of the Borough Solicitor

GENERAL
Members must determine planning applications having due regard to the provisions of the
development plan so far as material to the application, any local finance considerations so
far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and
use of land in the public interest. The considerations must fairly and reasonably relate to
the application concerned.

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and
also the guidance contained in "Probity in Planning, 2009".

PLANNING CONDITIONS
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.

PLANNING OBLIGATIONS
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related
to the scale and kind to the development (Regulation 122 of Community Infrastructure
Levy 2010). 

EQUALITIES AND HUMAN RIGHTS
Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have "due regard" to the need to eliminate discrimination, advance equality
of opportunities and foster good relations between people who have different "protected
characteristics". The "protected characteristics" are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have "due regard" to the above goals means that members should
consider whether persons with particular "protected characteristics" would be affected by
a proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
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proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances."

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance

None.

10. CONCLUSION

For the reasons provided throughout this report, the application is considered to be
appropriate and acceptable and to comply with the relevant policies and planning
guidance for the site. Therefore, the application is recommended for approval.

11. Reference Documents

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (July 2011)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Residential Layouts
Hillingdon Supplementary Planning Document - Residential Extensions
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Noise
Hillingdon Supplementary Planning Document - Planning Obligations; and Revised
Chapter 4, Education Facilities: September 2010.
Hillingdon Supplementary Planning Guidance - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design

Adam Flynn 01895 250230Contact Officer: Telephone No:

Page 121



85a

85

El Sub

83

85b

Daintry Lo

9

3
75 to 89

22 to 27

14

23
 to

 2
5 to

12

to

2
4

52

66

102

16 t0 21

46

WYCHWOOD WAY

98

1

6

20

1

22

7

to

18

28

HAWES CLOSE

7 to 12

12

10
to

80.5m

17

6

44

116b

C
E

R
VA

N
T

E
S

 C
O

U
R

T

D
R

IV
E

42

37

16

87

118
7

116

85c

1

25

El Sub Sta

4 to 6

48

10

50

to

19

6

29

The Ridge

KEMPS

11

to

26

72

110

116a

40

3

1 to 12

GREEN LANE

1

17
to

28

94

6

7a

96

9 11

4

75

Little
St Helen's

School

1211

1817

82
84

76

74

14

78

6

80

8

16

86
88

2
4

´

March 2014

Site AddressNotes

For identification purposes only.

Site boundary

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

110 Green Lane
Northwood
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Planning Application Ref:
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rights 2013 Ordnance Survey 
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120 FORE STREET EASTCOTE

Single storey front and side extension

18/12/2013

Report of the Head of Planning, Sport and Green Spaces

Address

Development:

LBH Ref Nos: 55197/APP/2013/3769

Drawing Nos: 006
P006
Design and Access Statement
LP-01
001
002
003
004
005
TP-01
P002 E (Proposed Ground Floor Plan)
P002 E (Proposed Side Elevation)
P003 E
P004 E
P005 E

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

The proposed site comprises a two storey detached property situated on the east side of
Fore Street at the junction with Coniston Gardens. The property benefits from its main
entrance off Coniston Gardens including vehicle entrance to detached garage, however its
postal address is 120 Fore Street. There is a open plan front garden and a rear/side
garden enclosed by a closed board timber fence.

The property is constructed of brick beneath a tile roof. There is two mature trees in the
open plan front garden and also a smaller tree on the frontage facing Fore Street and the
site is covered by TPO 285.

The wider area comprises a mix of detached and semi detached properties with similar
sized plots and open plan frontages. Opposite the application site there is a verge with
mature trees an shrubs with open land beyond.

The site is located within the Developed Area as identified in the Hillingdon Local Plan
Part 2 Saved Policies (November 2012).

1. CONSIDERATIONS

1.1 Site and Locality

1.2 Proposed Scheme

24/12/2013Date Application Valid:

Agenda Item 12
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There is no relevant planning history on this site.

The proposed development comprises a single storey front and side extension. It is noted
that the application form and consultation letter described this as a single storey / rear
side extension. However, the principal elevation of the building is considered to be
elevation facing towards Coniston Gardens, therefore, the extension is considered a front
and side extension and the description has been amended accordingly to better reflect the
proposed development.

The proposed extension measures 4.3m deep, 10.2m wide, 2.6m high to eaves and 3.8m
high (maximum at ridge). The proposed extension extends 0.83 m to the side of the
property.

The extension has a double pitch roof, creating a valley in between and the materials
would match the existing. The plan show a low level access ramp being provided, but this
is not shown on the site layout plan.

The proposed extension provides a utility room, bathoom and extension to reception
room. It is noted that the applicant engaged the Council for advice prior to the submission
as the extension is required to provide living space for a disabled person living within the
address.

Not applicable 

Advertisement and Site Notice2.

2.1 Advertisement Expiry Date:-

Not applicable 2.2 Site Notice Expiry Date:-

55197/TRE/2000/42

55197/TRE/2011/16

55197/TRE/2012/61

120 Fore Street Eastcote

120 Fore Street Eastcote

120 Fore Street Eastcote

TREE SURGERY TO ONE SYCAMORE (T1), ONE YEW  (T2), ONE WALNUT (T3) AND ONE
HOLLY (T5) ON TPO 285

To carry out tree surgery to one Sycamore (T1), one Yew (T2), one Walnut (T3) and one Holly
(T5) on TPO number 285.

To carry out tree surgery to one Yew tree (T2), and to carry out tree surgery to (or to fell) one
Sycamore (T1) and one Walnut (T3) on TPO 285

20-07-2000

15-04-2011

03-07-2012

Decision Date: 

Decision Date: 

Decision Date: 

Approved

SD

SD

1.3 Relevant Planning History

Comment on Planning History

3. Comments on Public Consultations

Appeal:

Appeal:

Appeal:
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PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM14

BE13

BE14

BE15

BE18

BE19

BE20

BE21

BE23

BE24

BE38

New development and car parking standards.

New development must harmonise with the existing street scene.

Development of sites in isolation

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires 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.

Part 2 Policies:

5 letters were sent to local residents and the Eastcote Residents Association on 27
December 2013 and the site notice was posted on 6 January 2014. No representations
have been received in response to the public consultation exercise.

It is noted that the descripition of the proposal has been amended to better reflect the
appearance of the proposal, given the principal elevation faces towards Coniston
Gardens. The drawings are an accurate reflection of the proposal and no further public
consultation was required.

Internal Consultees:

Trees and Landscaping Officer:

This site is within TPO 285 and there is a large, mature Sycamore and Yew in the front
garden of this site. The trees are significant landscape features and contribute to the
amenity and arboreal character of the area. It is likely that the proposed extension falls
within the root protection areas (RPA's) of these two protected trees, however this was not
clear as a tree survey/tree constraints plan was not provided to support the application. 

Recommendations: In accordance with BS 5837 (2012), a tree survey, tree constraints
plan and tree protection plan should be provided to show that this scheme makes
adequate provision for the protection and long-term retention of the protected Sycamore
and Yew tree.

A Ward Councillor has requested that the application is reported to committee.

4.
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HDAS-EXT

LPP 3.5

LPP 3.8

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

(2011) Quality and design of housing developments

(2011) Housing Choice

5. MAIN PLANNING ISSUES 

The main issues for consideration relate to the effect of the application proposal on the
character and appearance of the original house, visual amenities of the surrounding area,
impact upon trees, residential amenity of the occupiers of adjoining properties as well as
the future occupiers and providing adequate private amenity space. There are no
highways issues raised by this application.

The proposed development does also require consideration of what elevation the
proposed extension would be erected on. As the house is a corner plot there are two
elevations fronting a highway. In relation to permitted development matters the
Government's Technical Guidance states,

"In most cases, the principal elevation will be that part of the house which fronts (directly
or at an angle) the main highway serving the house (the main highway will be the one that
sets the postcode for the house concerned). It will usually contain the main architectural
features such as main bay windows or a porch serving the main entrance to the house.
Usually, but not exclusively, the principal elevation will be what is understood to be the
front of the house.

There will only be one principal elevation on a house. Where there are two elevations
which may have the character of a principal elevation (for example, on a corner plot), a
view will need to be taken as to which of these forms the principal elevation. Note,
however, that in such cases the second elevation will also be subject to the restrictions
under Class A if it is a side elevation and fronts a highway."

The technical guidance suggests a principal elevation would have the main bay windows
or porch to entrance. In this case the front entrance is accessed off Coniston Gardens as
is the vehicle entrance. In this particular case given the pedestrian access, vehicle
access, front door position and internal layout of the existing house, as shown on the
submitted as existing plans, it is considered that the elevation facing Coniston Gardens is
the principal elevation and hence the application should be considered against the
Council's policies in relation to front extensions.

Para 8.1 of HDAS: Residential Extensions is clear that front extensions that extend across
the entire frontage will be refused as they change the character and appearance of the
building and the wider area. Furthermore, the design of the extension leads to a maximum
roof height of 3.8m. This exceeds the heights relating to single storey extensions in
HDAS: Residential Extensions which seeks a maximum height of 3.4m. This height would
mean that the proposed extension would meet the main house higher than cill level of the
middle first floor window, the second pitch would be situated very close to cill level of the
higher first floor window. This leads to an unsatisfactory relationship on this prominent
elevation. Furthermore, the protrusion of the extension past the side elevation would result
in an addition which is wider than the existing dwelling, creating an unbalanced
appearance to the currently well proportioned house.

The application property is sited on a prominent corner plot and as such the proposed
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extension and its design is readily visible from public viewpoints. Whilst the proposal
would not break the building line on Conistion Road and there is a large area to the front
of the dwelling, the overall development, by reason of its depth, width and design would
provide an extension that would appear unduly dominant on the host property and also an
incongruent feature in the streetscene. Accordingly it would be contrary to Part 1 Policy
BE1 and Part 2 Policies BE13, BE15, BE19 and BE21 of the Hillingdon Local Plan
(November 2012).

With regard to the impact upon trees the Council's Tree Officer has raised concerns and
suggested it is likely that the proposed extension falls within the root protection areas
(RPA's) of the two protected trees, however this was not clear as a tree survey/tree
constraints plan was not provided to support the application. Therefore, in the absence of
information to show that the tress would not be unduly harmed by the proposed
development it is considered that the proposal could lead to damage or loss of the
protected trees. This would further be harmful to the character and appearance of the
area and is considered contrary to Policy BE38 of the Hillingdon Local Plan (November
2012).

Due to its proposed siting the development will have no impact upon the amenities of the
adjoining occupiers at No. 122 Fore Street. With regard to the occupiers of No. 70
Coniston Gardens there would also be no detrimental impact on their amenity due to the
position of the existing garage at No. 120 Fore Street. 

The windows and door proposed to the extension would provide an adequate outlook and
natural light to the room they would serve. As such, the application proposal would not
represent an unneighbourly form of development and in this regard, would be in
compliance with policies BE20, BE21 and BE24 of the adopted Hillingdon Local Plan: Part
2 - Saved Policies (November 2012) and section 3.0 of the Hillingdon Design &
Accessibility Statement (HDAS): Residential Extensions.

There is no significant loss of rear garden area and approximately 60 sq.m of private
amenity space would be retained which is considered to be adequate for the enlarged
property and would be in compliance with paragraph 3.13 of the HDAS: Residential
Extensions and policy BE23 of Hillingdon Local Plan: Part 2 - Saved Policies (November
2012).

The applicant engaged the Council for pre-application discussions in advance of
submitting the application. The extension is required to allow for the creation of a
downstairs bedroom for a disabled occupant. Whilst this is a key consideration in the
determination of the application, there remains sufficient space for an extension to be
added into the rear garden of the site, which would allow for enlarged living
accommodation at ground floor level. The applicant was advised to explore this option. It
is not considered that there are any circumstances which outweigh the significant and
permanent harm to the street scene which would occur as a result of the development.

Therefore, due to the harm to the appearance of the building and the visual amenities of
the surrounding area and the lack of information with regards to the protection of the
protected trees within the site, the application is recommended for refusal.
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REFUSAL   for the following reasons:

NON2

NON2

Non Standard reason for refusal

Non Standard reason for refusal

The proposal by reason of its size, scale, bulk, width and design represents an unduly
intrusive and incongruous form of development, detrimental to the character and
appearance of the existing dwelling and the visual amenities of the street scene and the
wider area. As such it would be contrary to Policy BE1 of the Hillingdon Local Plan: Part
One - Strategic Policies (November 2012), Policies BE13, BE15 and BE19 of the
Hillingdon Local Plan: Part Two - UDP Saved Policies (November 2012) and the adopted
Supplementary Planning Document HDAS: Residential Extensions.

Due to the absence of a tree survey and report it is considered that insufficient evidence
has been provided to safeguard the protection of the two trees on site, which are subject
to preservation orders, in particular with regard to the impact upon the trees root
protection areas. As such the proposed development is contrary to Policy BE38 of the
Hillingdon Local Plan: Part Two - UDP Saved Policies (November 2012).

1

2

1

INFORMATIVES

On this decision notice policies from the Council's Local Plan: Part 1 - Strategic
Policies appear first, then relevant saved policies (referred to as policies from the
Hillingdon Unitary Development Plan - Saved Policies September 2007), then
London Plan Policies. On the 8th November 2012 Hillingdon's Full Council
agreed the adoption of the Council's Local Plan: Part 1 - Strategic Policies.
Appendix 5 of this explains which saved policies from the old Unitary
Development Plan (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.

RECOMMENDATION6.

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).

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

2

PT1.BE1 (2012) Built Environment

Part 2 Policies:

Part 1 Policies:
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Mark Jones 01895 250230Contact Officer: Telephone No:

guidance.

AM14

BE13

BE14

BE15

BE18

BE19

BE20

BE21

BE23

BE24

BE38

HDAS-EXT

LPP 3.5

LPP 3.8

New development and car parking standards.

New development must harmonise with the existing street
scene.

Development of sites in isolation

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires 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.

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

(2011) Quality and design of housing developments

(2011) Housing Choice
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