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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 a the effect of a 
development upon the value of surrounding 
properties, nor the loss of a view (which in itself 
is not sufficient ground for refusal of 
permission), nor a subjective opinion relating to 
the design of the property.  When making a 
decision to refuse an application, the Committee 
will be asked to provide detailed reasons for 
refusal  based on material planning 
considerations.   
If a decision is made to refuse an application, 
the applicant has the right of appeal against the 
decision.  A Planning Inspector appointed by the 
Government will then consider the appeal.  
There is no third party right of appeal, although 
a third party can apply to the High Court for 
Judicial Review, which must be done within 3 
months of the date of the decision.  
 



 

 

Agenda 
 

 

 
CHAIRMAN'S ANNOUNCEMENTS 
1 Apologies for Absence 

2 Declarations of Interest in matters comingbefore this meeting 

3 Matters that have been notified in advance or urgent 

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

 
Reports - Part 1 - Members, Public and Press 
 
Major Applications with a Petition 
 Address Ward Description Pages 

5 Queens Walk 
Resource Centre, 
Queens Walk, 
Ruislip. HA4 0LR 
- 
12059/APP/2012/
2570 

South 
Ruislip 

Refurbishment and re-cladding of 
existing building including erection of a 
new entrance lobby and erection of new 
single storey 400sqm building to provide 
an educational and well-being facility 
(Use Class D1), access safety 
measures, including existing barrier 
arm, alterations to existing pedestrian 
gate and canopy (amended plan). 

1 - 24 

 
Major Applications without Petitions 
 Address Ward Description Pages 

6 William Byrd 
Primary School, 
Victoria Lane, 
Harlington - 
11327/APP/2013/
1209 

Heathrow 
Villages 

Installation of single storey (temporary) 
mobile classroom. 

25 - 46 

7 Land adjoining 
Guru Nanak Sikh 
Academy, 
Beaconsfield 
Road, Hayes. 
UB4 0LT - 
4450/APP/2013/1
227 
 

Townfield Provision of three temporary modular 
classroom/administration units, 
substation, car/cycle parking, new access 
arrangements and ancillary development 
(Amended Plan). 

47 - 70 



 

8 Senator Court, 
Belmont Road, 
Uxbridge - 
68385/APP/2013/
902 

 
Uxbridge 
North 

Part demolition, part extension and 
refurbishment of existing building to 
provide modern office accommodation 
(Class B1) totalling 20,267sqm GEA 
(including car park and plant areas) of 
which 516sqm GIA floorspace to be used 
interchangeably for Class A1, A2, A3, B1 
uses, and associated works. 

71 - 102 

9 Former RAF 
Uxbridge, 
Hillingdon Road, 
Uxbridge - 
585/APP/2013/75
9 

Uxbridge 
North 

Reserved matters (appearance, 
landscaping, layout and scale) in 
compliance with conditions 2 and 3 for 
Infrastructure Phase, comprising detailed 
design of the new 'Spine Road' of 
planning permission ref: 
585/APP/2009/2752 dated 18/01/2012 for 
a new mixed used development at St 
Andrews Park (Former RAF Uxbridge 
Site). 

103 - 
130 

 
Part 2 - Members Only 
10 Any Items transferred from Part 1 

11 Any Other Business in Part 2 
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

QUEENS WALK RESOURCE CENTRE  QUEENS WALK RUISLIP 

Refurbishment and re-cladding of existing building including erection of a
new entrance lobby and erection of new single storey 400sqm building to
provide an educational and well-being facility (Use Class D1), acess safety
measues, including existing barrier arm, alterations to existing pedestrian
gate and canopy.

19/10/2012

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 12059/APP/2012/2570

Drawing Nos: 2012/D92/01 Rev B
2012/D92/14 Rev B
2012D9202 Rev C
2012/D92/20 Rev A
2012/D92/03 Rev D
2012/D92/04 Rev A
2012/D92/05 Rev B
2012/D92/06 Rev B
2012/D92/07 Rev A
2012/D92/08 Rev A
2012/D92/09
2012/D92/10 Rev A
2012/D92/11
2012/D92/12 Rev A
2012/D92/13 Rev D
2012/D92/15
2012/D92/18
2012/D92/19
2012/D92/20 (Side Access)
2012/D92/21 (Car Park)
2012/D92/21 (Side Access)
2012/D92/22
Design and Access Statement V3 (2012/D92 V3)
QWRC Operational Brief (2012/D92/16)
QWRC Accomodation Schedule (2012/D92/17)
Room Data Sheets (2012/D92/30)
Arboricultural Impact Survey (2011/D92/P/23)
Arboricultural Impact Survey (2011/D102/P/23)
Surface Water Drainage Strategy (518694/C03 Rev A (November 2012))
Mechanical and Electrical Services Planning and Services Strategy Report
(611851 (31/10/2012))

Date Plans Received: 07/06/2013
16/04/2013
11/06/2013
19/10/2012

Date(s) of Amendment(s):

1. SUMMARY

This application seeks full planning permission for the refurbishment of the Hillingdon
Training Centre to form a Learning Resource Centre for people with severe learning and
physical disabilities, and the construction of a new WREN MENCAP Centre, together

19/10/2012Date Application Valid:

Agenda Item 5
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

with associated external works including the creation of a new sensory garden on the
site.

In 2012, the Council authorised officers to implement the amended Disabilities
Commissioning Plan and, as part of that, to develop a new resource centre for people
with complex needs at the Queens Walk site and also to decommission Park View and
Woodside day centres and use them to develop extra care housing for people with
learning disabilities.  The new resource centre will be available to those people with a
learning disability and other complex needs that live with carers and who's Fair Access to
Care Eligibility assessment and support planning process identifies needs that are either
wholly or partly best met in a building based service.  Service users with varying abilities
will be enabled to access the building.  Services will include therapies (such as
physiotherapy, music and drama), information and advice on employment and training,
and outside activities.

It is noted that a portion of the Deansfield Primary School playing field would be lost as a
result of the proposals, which Sport England originally raised an objection to.  Sport
England have been reconsulted on the basis the Council will make a contribution towards
sports equipment for Deansfield Primary School, which they consider is sufficient to
offset this loss, as such, they have withdrawn their objection. 

The proposal fully complies with the aims of the National Planning Policy Framework
(NPPF), London Plan policy 3.18 and UDP policy R10, which seek to encourage the
provision of new and/or enhanced educational facilities.  It is not considered that the
proposed development would result in an unacceptable visual impact on the visual
amenities of the site or the surrounding area.  The proposal would not have any
detrimental impact on the amenities of the occupiers of neighbouring residential units and
it is not considered that the development would lead to such a significant increase in
traffic that refusal could be justified on highway grounds.  The proposal is considered to
comply with relevant Local Plan and London Plan policies and, accordingly, approval is
recommended subject to Sport England formally withdrawing their objection.

2. RECOMMENDATION

That subject to there being no objections being received by 28 June 2013), which
raise matters not already adressed, then delegated powers be given to the Head of
Planning, Sport and Green Spaces to grant planning permission, subject to any
relevant amendments agreed by the Head of Planning, Sport and Green Spaces,
and the following:

A) That the Council enters into a Statement of Intent, or other legal mechanism, to
secure:

i. A contribution of £10,000 to be paid to Deansfield Primary School towards the
provision of sports equipment, including (but not limited to) goal posts, line
painting, netball hoops, rounders equipment (including posts, bats and balls),
training bibs, football, rugby and netball training/coaching kits and the provision
of a long jump and sandpit, together with indoor sports equipment.

B) Sport England formally withdrawing their objection to the application.

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

Page 2



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

SP01

COM3

COM4

COM5

COM7

Council Application Standard Paragraph

Time Limit

Accordance with Approved Plans

General compliance with supporting documentation

Materials (Submission)

(This authority is given by the issuing of this notice under Regulation 3 of the Town and
Country Planning General Regulations 1992 and shall enure only for the benefit of the
land).

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 2012/D92/01 Rev A;
2012/D92/02 Rev B; 2012/D92/03 Rev D; 2012/D92/04 Rev A; 2012/D92/05 Rev B;
2012/D92/06 Rev B; 2012/D92/07 Rev A; 2012/D92/08 Rev A; 2012/D92/09;
2012/D92/10 Rev A; 2012/D92/11; 2012/D92/12 Rev A; 2012/D92/13 Rev D;
2012/D92/14; 2012/D92/15; 2012/D92/18; 2012/D92/19; 2012/D92/20 Rev A (Car Park);
2012/D92/20 (Side Access); 2012/D92/21 (Car Park); 2012/D92/21 (Side Access);
2012/D92/22; and shall thereafter be 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:
Accessibility Measures (Design and Access Statement V3 (2012/D92 V3))
Sustainable Design Features (Surface Water Drainage Strategy (518694/C03 Rev A
(November 2012) and Mechanical and Electrical Services Planning and Services
Strategy Report (611851 (31/10/2012))

Thereafter the development shall be maintained in accordance with these details 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

1

2

3

4

5

D) That subject to the above, the application be deferred for determination by the
Head of Planning, Sport and Green Spaces under delegated powers, subject to the
completion the Statement of Intent or other legal mechanism. 

E) That if the application is approved, the following conditions be imposed subject
to any changes negotiated by the Head of Planning, Sport and Green Spaces prior
to issuing the decision:
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

COM8

COM9

Tree Protection

Landscaping (car parking & refuse/cycle storage)

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 site clearance or construction work shall take place until the details have been
submitted to, and approved in writing by, the Local Planning Authority with respect to:

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

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

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

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

6

7
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

NONSC

NONSC

Secured by Design

Fire Emergency Plan

2. Details of Hard Landscaping
2.a Refuse Storage
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts (including demonstration that 5% of all parking spaces are
served by electrical charging points and four disabled parking bays)
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 Proposed finishing levels or contours

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

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

Prior to the first occupation of the development hereby approved a comprehensive fire
emergency plan that demonstrates how disabled people will be safeguarded from fire
and enabled to evacuate the building shall be submitted to and approved in writing by the
Local Planning Authority.

REASON
To ensure that adequate facilities are provided for people with disabilities in accordance

8

9
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

NONSC

COM20

COM15

NONSC

Imported Soils

Air extraction system noise and odour

Sustainable Water Management

PV Installation/Monitoring

with Policy AM13 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012) and Policies 3.1, 3.8 and 7.2 of the London Plan (2011).

All imported soils used for landscaping purposes including soils shall be clean and free of
contamination.

REASON
To ensure that the users 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).

No air extraction system shall be used on the premises until a scheme for the control of
noise and odour emanating from the site has been submitted to and approved in writing
by the Local Planning Authority.  The scheme shall include such combination of
measures as may be approved by the LPA.  Thereafter, the scheme shall be
implemented and maintained in full compliance with the approved measures.

REASON
To safeguard the amenity of the occupants of surrounding properties in accordance with
policy OE1 of the 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 proceed in accordance with the approved scheme.

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

Prior to construction of the building hereby approved, full details of the proposed

10

11

12

13
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

COM12 Use Within Same Use Class

photovolaic installation, including measures as to how the energy savings produced will
be monitored, shall be submitted to and approved in writing by the Local Planning
Authority.  The photovoltaic panels shall thereafter be retained, maintained and
monitored for the lifetime of the development.

REASON
To ensure a sustainable approach to energy efficiency and carbon reductions is met
across the existing school site, in accordance with Policies 5.2 and 5.3 of the London
Plan (2011).

The premises shall be used for the purposes of a educational and well being facility and
for no other purpose (including any other purpose in Class D1 of the Schedule to the
Town and Country Planning (Use Classes) Order 1987).

REASON
To ensure pedestrian and vehicular safety and convenience and to ensure adequate off-
street parking in compliance with policy AM14 of the Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012) and Chapter 6 of the London Plan (July 2011).

14

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
AM8

AM9

AM13

Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.
Priority consideration to pedestrians in the design and
implementation of road construction and traffic management
schemes
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through
(where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

AM14
AM15
BE13
BE19

BE20
BE21
BE24

BE38

OE1

OE3

OE8

OE11

R4
R5

R6
R8

R10

R11

R16

>>
LPP 2.6
LPP 2.8
LPP 3.1
LPP 3.16
LPP 3.18
LPP 3.19
LPP 5.1
LPP 5.2
LPP 5.3
LPP 5.4
LPP 5.7
LPP 5.11
LPP 5.21
LPP 6.1
LPP 6.9
LPP 6.10
LPP 6.13
LPP 7.1
LPP 7.2

New development and car parking standards.
Provision of reserved parking spaces for disabled persons
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.
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
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
Development involving hazardous substances and contaminated
land - requirement for ameliorative measures
Proposals that would involve the loss of recreational open space
Proposals that involve the loss of sports, leisure, community,
religious, cultural or entertainment facilities
Ancillary recreational facilities
Loss of facilities which support arts, cultural and entertainment
activities
Proposals for new meeting halls and buildings for education, social,
community and health services
Proposals that involve the loss of land or buildings used for
education, social, community and health services
Accessibility for elderly people, people with disabilities, women and
children
London Plan (2011) Policies
(2011) Outer London: vision and strategy
(2011) Outer London: Transport
(2011) Ensuring equal life chances for all
(2011) Protection and enhancement of social infrastructure
(2011) Education Facilities
(2011) Sports Facilities
(2011) Climate Change Mitigation
(2011) Minimising Carbon Dioxide Emissions
(2011) Sustainable design and construction
(2011) Retrofitting
(2011) Renewable energy
(2011) Green roofs and development site environs
(2011) Contaminated land
(2011) Strategic Approach
(2011) Cycling
(2011) Walking
(2011) Parking
(2011) Building London's neighbourhoods and communities
(2011) An inclusive environment
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Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

I1

I3

I11

I13

I15

Building to Approved Drawing

Building Regulations - Demolition and Building Works

The Construction (Design and Management) Regulations
1994

Asbestos Removal

Control of Environmental Nuisance from Construction Work

3

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.

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).

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

LPP 7.3
LPP 7.4
LPP 7.6
LPP 7.13
LPP 7.15
LPP 8.2
LPP 8.3

(2011) Designing out crime
(2011) Local character
(2011) Architecture
(2011) Safety, security and resilience to emergency
(2011) Reducing noise and enhancing soundscapes
(2011) Planning obligations
(2011) Community infrastructure levy
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I18

I19

I34

Storage and Collection of Refuse

Sewerage Connections, Water Pollution etc.

Building Regulations 'Access to and use of buildings'

8

9

10

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 - Block A,
Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex, UB8 3EU (Tel.
01895 277505 / 506).

You should contact Thames Water Utilities and the Council's Building Control Service
regarding any proposed connection to a public sewer or any other possible impact that
the development could have on local foul or surface water sewers, including building over
a public sewer. Contact: - The Waste Water Business Manager, Thames Water Utilities
plc, Kew Business Centre, Kew Bridge Road, Brentford, Middlesex, TW8 0EE.  Building
Control Service - 3N/01, Civic Centre, High Street, Uxbridge, UB8 1UW (tel. 01895
250804 / 805 / 808).

Compliance with Building Regulations 'Access to and use of buildings' and Disability
Discrimination Act 1995 for commercial and residential development. 

You are advised that the scheme is required to comply with either:-

· The Building Regulations 2000 Approved Document Part M 'Access to and use of
buildings', or with
· BS 8300:2001 Design of buildings and their approaches to meet the needs of disabled
people - Code of practice.  AMD 15617 2005, AMD 15982 2005. 

These documents (which are for guidance) set minimum standards to allow residents,
workers and visitors, regardless of disability, age or gender, to gain access to and within
buildings, and to use their facilities and sanitary conveniences.

You may also be required make provisions to comply with the Disability Discrimination
Act 1995.  The Act gives disabled people various rights. Under the Act it is unlawful for
employers and persons who provide services to members of the public to discriminate
against disabled people by treating them less favourably for any reason related to their
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I58 Opportunities for Work Experience11

12

3.1 Site and Locality

The site is approximately 3700sqm, and lies to the west of Queens Walk, to the west of
Deansfield Primary School, to the northern side of the school's playing field.
Queensmead School lies further to the south, and the Queensmead Sports Centre ground
to the west.  The existing building on the site is approximately 1000sqm, and is single

disability, or by failing to comply with a duty to provide reasonable adjustments.  This
duty can require the removal or modification of physical features of buildings provided it
is reasonable.

The duty to make reasonable adjustments can be effected by the Building Regulation
compliance.  For compliance with the DDA please refer to the following guidance: -

· The Disability Discrimination Act 1995.  Available to download from www.opsi.gov.uk

· Disability Rights Commission (DRC) Access statements.  Achieving an inclusive
environment by ensuring continuity throughout the planning, design and management of
building and spaces, 2004.  Available to download from www.drc-gb.org.

· Code of practice.  Rights of access.  Goods, facilities, services and premises.  Disability
discrimination act 1995, 2002.  ISBN 0 11702 860 6.  Available to download from
www.drc-gb.org.

· Creating an inclusive environment, 2003 & 2004 - What it means to you.  A guide for
service providers, 2003.  Available to download from www.drc-gb.org.

This is not a comprehensive list of Building Regulations legislation.  For further
information you should contact Building Control on 01895 250804/5/6.

The developer is requested to maximise the opportunities to provide high quality work
experience for young people (particularly the 14 - 19 age group) from the London
Borough of Hillingdon, in such areas as bricklaying, plastering, painting and decorating,
electrical installation, carpentry and landscaping in conjunction with the Hillingdon
Education and Business Partnership. 

Please contace: Mr Peter Sale, Chief Executive Officer, Hillingdon Training Ltd:  contact
details - c/o Hillingdon Training Ltd, Unit A, Eagle Office Centre, The Runway, South
Ruislip, HA4 6SE  Tel: 01895 671 976 email: petersale@hillingdontraining.co.uk

The Equality Act 2010 seeks to protect people accessing goods, facilities and services
from discrimination on the basis of a 'protected characteristic', which includes those with
a disability. As part of the Act, service providers are obliged to improve access to and
within their facility, particularly in situations where reasonable adjustment can be
incorporated with relative ease.

The Act states that service providers should think ahead to take steps to address barriers
that impede disabled people.

3. CONSIDERATIONS
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storey. The Ruislip Early Years and Children  s Centre (EY & CC) is a single storey
building and the row houses, to the north, are two storey 2-4 bedroom semi-detached
houses.

The site is accessed via a small access road off Queens Walk, which also serves the EY
& CC. The Resource Centre site lies to the west of the recently completed EY & CC. To
the south lie the playing fields of Deansfield Primary School. To the north lies Long Drive,
which is made up of a row of semi-detached houses. The back-gardens of these houses
form the northern boundary of the site.

3.2 Proposed Scheme

This application seeks full planning permission for the refurbishment of the Hillingdon
Training Centre to form a Learning Resource Centre for people with severe learning and
physical disabilities, and the construction of a new WREN MENCAP Centre, together with
associated external works including the creation of a new sensory garden on the site.

The Queens Walk site currently houses an existing single storey Terrapin building,
between 7 and 8 years old.  The existing roof covering will need to be wholly or partially
replaced subject to a condition survey. 

The new resource centre will be available to those people with a learning disability and
other complex needs that live with carers and who's Fair Access to Care Eligibility
assessment and support planning process identifies needs that are either wholly or partly
best met in a building based service.

Service users and carers are involved in the design and development of the new facility.
Service users with varying abilities will be enabled to access the building.  Services will
include therapies (such as physiotherapy, music and drama), information and advice on
employment and training, and outside activities.  The following facilities will be included:

- Hydrotherapy pool, sensory room and snoozeleum 
- A cafe open to the local community and staffed by volunteers 
- Accessibility: ramps, doors and space for wheelchairs 
- Equipment: hoists, lockers, showers, changing rooms 
- Cooking facilities: kitchen, cooker, microwave 
- Toileting facilities: changing tables, washing machine and dryer 
- Staff: sufficient numbers to manage the centre safely 
- Outside area with parking facilities 
- A sensory garden to stimulate users through sight, sounds, texture.

To provide the sensory garden of a suitable size and provide adequate external facilities,
ideally additional space is required and this can be accessed by squaring off 563 square
metres of land forming part of the grounds of Deansfield Primary School.  The impact on
the school of the loss of the 563 square metres is not detrimental to the school as even
after the loss there is still significantly above minimum playing field area provision.  In
return for the loss of a small portion of playing fields London Borough of Hillingdon will
offer Deanesfield Primary School a contribution towards Sports Equipment. 

The Wren Centre is a Mencap provided social club for people with learning disabilities.
The development includes the construction of a new standalone timber frame single
storey building to be sited adjacent to the new resource centre.  The Wren Centre will be
in use only in the evenings and at weekends.  Thus the benefit of siting the building
adjacent to the new resource centre is that it can be available for use by other community
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users during day times and the Wren Centre users can have access to the garden.

12059/APP/2000/97

12059/APP/2001/855

12059/APP/2003/66

12059/APP/2006/1264

12059/APP/2007/3504

12059/APP/2010/1908

12059/L/79/2192

12059/M/85/0827

Deansfield Primary School Queens Walk Ruislip 

Deansfield Primary School Queens Walk Ruislip 

Deansfield Primary School Queens Walk Ruislip 

Deansfield Primary School Queens Walk Ruislip 

Deansfield Primary School Queens Walk Ruislip 

Deansfield Primary School Queens Walk Ruislip 

Deansfield Primary School Yard Queens Walk Ruislip 

Deansfield Primary School Yard Queens Walk Ruislip 

ERECTION OF A SINGLE STOREY EXTENSION TO FORM THREE ADDITIONAL
CLASSROOMS AND EXTENSION TO BOILER HOUSE

ERECTION OF A SINGLE STOREY FLAT ROOF EXTENSION TO FORM TWO FURTHER
CLASSROOMS

ERECTION OF A SINGLE STOREY BUILDING TO PROVIDE NEW COMMUNICATION
CENTRE

TWO SMALL INFILL EXTENSIONS TO JUNIOR CLASSROOMS

ERECTION OF A SINGLE STOREY EXTENSION TO PROVIDE 2 NEW OFFICES.

Single storey detached building for use as an Early Years/Childrens Centre with associated
outdoor play areas, including external works and improvements to existing vehicular access and
parking arrangements, involving the demolition of existing buildings on site.

Continued use as a Teachers Centre.

Retention of permission 12059/79/2192 (P)

01-03-2000

11-07-2001

17-02-2003

23-06-2006

25-01-2008

12-10-2010

12-05-1980

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Approved

Approved

Approved

Approved

Approved

Approved

ADH

3.3 Relevant Planning History
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The site has an extensive planning history related to the use of the site as a teaching and
training centre, as summarised 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)
Policy Statement - Planning for Schools Development (DCLG, 15/08/11)
London Plan (July 2011)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Noise
Hillingdon Supplementary Planning Guidance - Land Contamination

PT1.BE1

PT1.CI1

PT1.EM1

PT1.EM5

PT1.EM6

PT1.EM8

PT1.T1

(2012) Built Environment

(2012) Community Infrastructure Provision

(2012) Climate Change Adaptation and Mitigation

(2012) Sport and Leisure

(2012) Flood Risk Management

(2012) Land, Water, Air and Noise

(2012) Accessible Local Destinations

UDP / LDF Designation and London Plan

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

Part 1 Policies:

Part 2 Policies:

12059/N/90/1262

12059/T/98/0881

Deansfield Primary School Yard Queens Walk Ruislip 

Training Centre, Deansfield Primary Sch Queens Walk Ruislip 

Continued use of existing buildings as Teachers Centre

Erection of a new single storey education and training centre (involving demolition of 10 existing
buildings)

12-06-1985

10-10-1990

17-07-1998

Decision:

Decision:

Decision:

ALT

ADH

ADH

Comment on Relevant Planning History
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AM2

AM7

AM8

AM9

AM13

AM14

AM15

BE13

BE19

BE20

BE21

BE24

BE38

OE1

OE3

OE8

OE11

R4

R5

R6

R8

R10

R11

R16

>>

LPP 2.6

LPP 2.8

LPP 3.1

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

Consideration of traffic generated by proposed developments.

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

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

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

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

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.

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

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

Development involving hazardous substances and contaminated land -
requirement for ameliorative measures

Proposals that would involve the loss of recreational open space

Proposals that involve the loss of sports, leisure, community, religious, cultural or
entertainment facilities

Ancillary recreational facilities

Loss of facilities which support arts, cultural and entertainment activities

Proposals for new meeting halls and buildings for education, social, community
and health services

Proposals that involve the loss of land or buildings used for education, social,
community and health services

Accessibility for elderly people, people with disabilities, women and children

London Plan (2011) Policies

(2011) Outer London: vision and strategy

(2011) Outer London: Transport

(2011) Ensuring equal life chances for all
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LPP 3.16

LPP 3.18

LPP 3.19

LPP 5.1

LPP 5.2

LPP 5.3

LPP 5.4

LPP 5.7

LPP 5.11

LPP 5.21

LPP 6.1

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 7.13

LPP 7.15

LPP 8.2

LPP 8.3

(2011) Protection and enhancement of social infrastructure

(2011) Education Facilities

(2011) Sports Facilities

(2011) Climate Change Mitigation

(2011) Minimising Carbon Dioxide Emissions

(2011) Sustainable design and construction

(2011) Retrofitting

(2011) Renewable energy

(2011) Green roofs and development site environs

(2011) Contaminated land

(2011) Strategic Approach

(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) Safety, security and resilience to emergency

(2011) Reducing noise and enhancing soundscapes

(2011) Planning obligations

(2011) Community infrastructure levy

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable21st November 20125.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

Consultation letters were sent to 23 local owner/occupiers on 22/10/2012.  The application was also
advertised by way of site notices.  A petition of 111 signatures, together with 29 letters of objection
have been received which raise the following concerns:

i) Plans for fencing are not appropriate
ii) Loss of egress and emergency access to Deansfield Primary School
iii) Increased traffic hazards in Queens Walk and increase congestion
iv) Change of sports field to garden
v) Impact on property value
vi) Loss of privacy
vii) Loss of light
viii) Noise
ix) Air pollution
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x) Loss of view
xi) Loss of trees

Following alterations to the red line location plan, a second round of consultation was undertaken
(expiring on 27 June 2013).  As such the recommendation relfects the need to take into account
any responses ahead of determination.

SPORT ENGLAND:

Further to the original response sent, Sport England has received further information from the
applicant.  In light of this additional information, Sport England has reassessed the application.

The proposed sensory garden will still result in the loss of playing field that is capable of
accommodating a pitch. Technically, the proposal would not be entirely consistent with exception
E3 of Sport England's Playing Field Policy which states:

E3 - The proposed development affects only land incapable of forming, or forming part of, a playing
pitch and does not result in the loss of or inability to make use of any playing pitch (including the
maintenance of adequate safety margins), a reduction in the size of the playing area of any playing
pitch or the loss of any other sporting/ancillary facilities on the site. 

However, in this instance we are mindful of the following characteristics: 

- The amount of playing field loss is 563 square metres. When compared to the overall size of the
school's playing field of approximately 11, 500 square metres, this represents around 5%.
- This percentage is considerably reduced when considering the neighbouring Queensmead
Secondary School and the Goals Soccer Club to approximately 0.8% 
- No existing pitches will be affected by the proposal and the school will still retain sufficient playing
field to mark out additional pitches.
- A contribution of £10,000 will be made towards the provision of items such as goal posts, line
painting, netball hoops, rounders equipment (including posts, bats and balls, training bibs, football,
rugby and netball training/coaching kits and the provision of a long jump and sandpit. This money
will also be used for the provision of equipment within the indoor sports hall. This will be secured
via a Section 106 agreement.

In light of the above characteristics relating to this site, on this occasion, Sport England is satisfied
that there will be no harm to sport and recreation provision on the site. 

We note that the contribution of £10,000 will be secured by way of a Section 106 agreement. Sport
England wishes to maintain its objection to this application on the basis that it will result in the loss
of playing field, until a suitable Section 106 agreement, or other legal mechanism is delivered. 

Sport England can confirm that once a suitable section 106 agreement or other legal mechanism
has been signed, we will withdraw our objection. Sport England would be pleased to discuss the
contents of the section 106 agreement or other legal mechanism, with a view to withdrawing the
current objection.

Should your Authority be minded to approve the application without an acceptable section 106
agreement or other legal mechanism in place, then in accordance with The Town and Country
Planning (Consultation) (England) Direction 2009, and the DCLG letter of 10 March 2011, the
application should be referred to the Department of Communities and Local Government.

MOD SAFEGUARDING:
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7.01 The principle of the development

Policy R10 of the Council's Unitary Development Plan Saved Policies (September 2007)
seeks to encourage the provision of enhanced educational facilities across the borough,
stating:

"The Local Planning Authority will regard proposals for new meeting halls, buildings for
education, social, community and health services, including libraries, nursery, primary and
secondary school buildings, as acceptable in principle subject to other policies of this
plan."

This is reiterated in the London Plan Policy 3.18 which states:

"Development proposals which enhance education and skills provision will be supported,
including new build, expansion of existing facilities or change of use to educational
purposes. Those which address the current projected shortage of primary school places
will be particularly encouraged."

Internal Consultees

ENVIRONMENTAL PROTECTION UNIT:

No objections raised, subject to the imposition of conditions requiring details of an extraction
system, and restrictions on imported soils and asbestos removal, and an informative regarding
construction nuisance. 

HIGHWAYS OFFICER:

No objections.

ACCESS OFFICER:

The proposal has been subject to extensive pre-application discussion with the Council's Access
Officer and is considered to be exemplary in terms of access and inclusive design.

The plans submitted are as per agreed at the final pre-application meeting and are acceptable to
allow the application to progress.

As such, no objection is raised from an accessibility point of view.

TREE OFFICER:

Tree Preservation Order (TPO)/Conservation Area: There are no tree preservation orders on site
and it is not in a conservation area.

Significant trees/other vegetation of merit in terms of Saved Policy BE38: Design changes and
engineering solutions have been incorporated into the application to ensure that the high value
trees have been retained. Whilst trees are lost this will be mitigated by the planting of new trees
and landscaping around the buildings.

Scope for new planting: Yes - Outlined in the landscaping proposals

Conclusion (in terms of Saved Policy BE38): Acceptable

No safeguarding objection to the proposal.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

7.05

7.07

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

The new resource centre will be available to those people with a learning disability and
other complex needs that live with carers and who's Fair Access to Care Eligibility
assessment and support planning process identifies needs that are either wholly or partly
best met in a building based service.  The facility will provide services such as therapies
(such as physiotherapy, music and drama), information and advice on employment and
training, and outside activities. In addition, the provision of a good quality new building,
and the improvement of the main building, is considered to be visually desirable and
would enhance the overall visual amenities of the site.

It should also be noted that the proposed development would result in loss of a small part
of the playing field of Deansfield Primary School to enable the provision of a sensory
garden for the centre.  In order to make up for this loss of playing field, the Council is
committed to making a contribution to Deansfield Primary School towards sports
equipment and facilities, which would be secured by a legal mechanism on any grant of
permission.  Paragraph 74 of the National Planning Policy Framework states that:

"Existing open space, sports and recreational buildings and land, including playing fields,
should not be built on unless:
- an assessment has been undertaken which has clearly shows the open space, buildings
or land to be surplus to requirements; or
- the loss resulting from the proposed development would be replaced by equivalent or
better provision in terms of quantity and quality in a suitable location; or 
- the development is for alternative sports and recreational provision, the needs for which
clearly outweigh the loss.

Sport England originally raised an objection based on the loss of the portion of the pitch.
However, the contribution to Deanfield Primary School did not form part of the original
application.  As such, Sport England have been reconsulted on this provision, and
following further assessment they have confirmed that the provision contribution and the
characteristics relating to this site, on this occasion, they are satisfied that there will be no
harm to sport and recreation provision on the site.  Accordingly, Sport England has
withdrawn their objection to the proposal. 

The site has no other specific designations.  The proposals are considered to comply with
relevant local, regional and national planning policy relating to educational uses and
playing fields.  Accordingly, no objections are raised to the principle of the development
subject to the proposal meeting site specific criteria.

No residential units are proposed as part of this application.  As such, density is not
relevant to the application.

The site is not located within a Conservation Area, Area of Special Local Character or
Archaeological Priority Area, and there are no Listed Buildings on the site.  As such, it is
considered that the scheme would not impact in the heritage of the borough.

The site is not located within an airport safeguarding area.  As such, it would not impact
on the safe operation of any airport.

The site is not located within or adjacent to the Green Belt.  As such, it is considered that
the scheme would not impact on the openness of the Green Belt.
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7.08

7.09

7.10

7.11

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

Urban design, access and security

Due to the location of the proposed building to the rear of the site and adjacent to another
school site, very limited views of the proposed development would be available from
surrounding roads. In addition, due to the screening provided by existing trees (to be
retained) along the site boundaries and within the surrounding area, and by surrounding
buildings it is not considered that the building would appear overly prominent in this
location.  In any views which are available the development would be seen in context with
existing buildings surrounding the site and would not be over prominent or out of keeping
with the character or appearance of the surrounding area.  Accordingly, the proposed
development is considered to be visually acceptable in this location.

The nearest residential properties are located in Long Drive to the north of the site, with
the remaining sides of the site being adjacent to school uses or playing fields.  The
nearest part of the proposed building to the boundary of residential properties to the south
is 4m, and at this point the building is 25m from the rear wall of the dwelling at numbers
125, 127, 129 and 131 Long Drive.  This exceeds guidance on minimum overlooking
distances, as set out in the Council's Supplementary Planning Document on Residential
Layouts.

Given the distance between the proposed building and the nearest residential properties
and screening which would be provided by existing tree planting along the school's
boundaries, it is not considered that the proposal would result in an unacceptable loss of
outlook, privacy or daylight sufficient to justify refusal.

It should be noted that the layout was revised during determination to move the building
further from the boundary with the nearby residential properties.  The had the effect of
enabling a number of boundary trees to be retained.  In effect, the revisions sought to
overcome the issues raised in the petition.

No residential units are proposed as part of this application.  As such, this is not relevant
to the application.

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 14
car parking spaces, to which the Council's Highway Officer raises no objection.  Four of
the 14 spaces would be provided as disabled car parking spaces, in accordance with
requirements.

The existing access to the site would be used to access the car parking, which is
considered to be sufficient.  Cycle parking is possible at ground floor level, but no details
are provided.  However, this could be conditioned if permission were granted.

Urban design:
The proposed design is simple with different materials to break up the elevation. The
south elevation, which faces the only real street frontage of the site, would be single-
storey with a curved entrance which would create a focus on this elevation.  The bulk of
the building, the two-storey wing, would be set away from the residential street. The long
elevation would be broken by large glazed windows and vertical sections of cladding,
which is considered to add to the interest of the building.

The size, scale, height and design of the proposed building is considered to be acceptable
in this location and would be keeping with the character and appearance of the existing
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7.12

7.13

7.14

7.15

7.16

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

school site and the surrounding area.

Access:
Concerns were raised that the scheme results in the loss of an emergency access serving
the rear of the school playing field.  Whilst this was not identified on earlier plans, revised
plans have been submitted that show the provision of an improved emergency services
access between the Resource Centre building and the Early Years centre.

Security:
Given the nature of the proposed development, it is recommended that a condition
relating to Secured by Design is added should approval be granted.

The scheme would provide for a fully wheelchair accessible building, which the Council's
Access Officer considers to be exemplary in terms of access and inclusive design. Level
access is provided from the buildings to the external areas and to the car park. Disabled
WC facilities will be provided and all new doors and finishes will fully comply with Part M of
the Building Regulations.  The new building provides for improved access arrangements
compared to the existing arrangement and provides the required level of car parking bays
designed for wheelchair users.

Accordingly the scheme is considered to be consistent with Policies R16 and AM15 of the
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

No residential units are proposed as part of this application.  As such, this is not relevant
to the application.

A number trees in and around the site, including most of those along the site boundaries,
which are particularly important to the visual amenity of the site, would be retained.  It is
necessary to remove a number of trees to enable the development, especially the sensory
garden to the south of the building.

The majority of the trees to be retained are those along the boundaries of the site.  These
trees will assist in the screening of the building from the wider area and from the
residential properties to the north of the site.  The proposed tree planting across the site
would be along the southern boundary of the site, which would serve to screen the
sensory garden from the playing field and vice versa.

Conditions are recommended to ensure that the tree protection and new landscaping is
carried out.

The plans indicate that shared refuse storage facilities will be provided adjacent to the
existing Early Years and Children's Centre.  The proposed facilities are considered to be
acceptable in this instance.

Policy 5.2 of the London Plan (July 2011) requires development proposals to make the
fullest contribution possible to reducing carbon emissions.  In accordance with this policy
the applicant has submitted an Energy Statement and a Sustainability Checklist to
demonstrate how the London Plan objectives will be met.  In addition to energy efficient
building measures such as ensuring the building is well insulated, use of under floor
heating, energy efficient lighting, energy efficient boiler and similar, photovoltaic panels
would be provided on the roof of the building to provide a portion of the site's energy
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7.17

7.18

7.19

7.20

7.21

7.22

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

needs through the use of a renewable energy.  These measures would achieve Part L of
the Building Regulations.

A small portion of the site falls within Flood Zone 2, however, no buildings are proposed
on this area of the site, and no buildings currently exist on this portion of the site.  As
such, 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. A condition is
recommended to ensure such a system is put in place, which would also serve to reduce
any potential flooding impacts on the small portion of the site identified within Flood Zone
2.

Noise:
It is not considered that the proposed development would result in any increased noise
levels over and above the existing use of the site.  Notably, officers in the Council's
Environmental Protection Unit have raised no objections in this respect.

Air Quality:
Officers in the Council's Environmental Protection Unit have confirmed that no objections
are raised on air quality grounds.

The concerns raised by objectors have been addressed in the report, with the exception of
the affect on property values and loss of views, which are not material planning
considerations.  With respect to point (ii) of the petition, revised plans were submitted
which are considered to address the issue of egress and emergency access to Deansfield
Primary School.

The Council has agreed that a contribution of £10,000 would be to be paid to Deansfield
Primary School for the loss of playing field.  This contribution would go towards the
provision of sports equipment, including (but not limited to) goal posts, line painting,
netball hoops, rounder  s equipment (including posts, bats and balls), training bibs,
football, rugby and netball training/coaching kits and the provision of a long jump and
sandpit, together with indoor sports equipment.  This would be secured via a Statement of
Intent, or other legal mechanism.

As the development is for educational use it would not necessitate a contribution towards
the Mayoral Community Infrastructure Levy.

No enforcement action is applicable in this instance.

Contamination:
Although it does not appear as though the site has had a contaminative use before the
school was built, officers in the Council's Environmental Protection Unit have advised that
any asbestos in the existing building is required to be removed in accordance with the
correct guidelines. In addition, it is considered that a condition should be imposed
ensuring any imported soils are free from contamination.

8. Observations of the Borough Solicitor

None.
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9. Observations of the Director of Finance

None.

10. CONCLUSION

The proposed development is considered to fully comply with local, regional and national
planning policies relating to the provision of new and/or enhanced educational facilities.
No objections are raised to the small loss of playing field space which would occur as a
result of the proposal, subject to a contribution to sports equipment being paid to
Deansfield Primary School.

The proposed development is considered to be in keeping with the character and
appearance of the school site would not have any significant detrimental impact on the
visual amenities of the surrounding area.  It would not have any significant detrimental
impact on the amenity of the nearest residential occupants and would not result in such an
increase in traffic or parking demand such that it would have an unacceptable impact on
the surrounding road network sufficient to justify refusal.

The applicant has demonstrated that the proposal will achieve high levels of accessibility
and London Plan standards relating to sustainability and carbon reductions have been
achieved.

In view of the above, the proposal is considered to comply with relevant national, regional
and local planning policy and, as such, approval is recommended, subject to referral of
the application to the National Planning Casework Unit and to the Mayor of London.

11. Reference Documents

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
Policy Statement - Planning for Schools Development (DCLG, 15/08/11)
London Plan (July 2011)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Noise
Hillingdon Supplementary Planning Guidance - Land Contamination

Adam Flynn 01895 250230Contact Officer: Telephone No:
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WILLIAM BYRD PRIMARY SCHOOL VICTORIA LANE HARLINGTON 

Installation of single storey (temporary) mobile classroom.

13/05/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 11327/APP/2013/1209

Drawing Nos: 8358-A-PLN-SIT-XX-101 Rev.P2 (Existing Site Plan)
8358-A-PLN-SIT-XX-110 Rev.P3 (Proposed Site Plan)
8358-A-PLN-SIT-XX-111 Rev.P3 (Proposed Site Plan)
8358-A-PLN-GEN-00-115 Rev.P3 (Ground Floor Plan)
8358-A-ELE-GEN-ZZ-117 Rev.P2 (External Elevations)
Letter from Montagu Evans dated 10/05/13
Design and Access Statement dated May 2013

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

1. SUMMARY

This application seeks planning permission for the erection of a temporary double
classroom unit at William Byrd Primary School in Harlington. Latest population figures
show that there is a higher than expected demand for primary school places within this
part of the borough and, as such, the building is urgently needed to cater for the
September 2013 intake of pupils. Temporary consent is required whilst a long-term
solution is sought.

The Education Act 1996 states that Local Authorities have a duty to educate children
within their administrative area.  The Hillingdon Primary Capital Schools Programme is
part of the Council's legal requirement to meet the educational needs of the borough. In
recent years the borough has seen a continued rise in birth rates. This growth in the birth
rate, combined with net in migration and new large scale housing developments in the
borough has meant that there is now a significant need for additional primary school
classrooms across the borough.

Whilst the site falls within the Green Belt, the proposal complies with current local,
regional and national planning policies, which seek to encourage new and enhanced
educational facilities. Furthermore, due to its location it would have very limited impact on
the openness and visual amenity of the surrounding Green Belt. The applicant has
demonstrated a need for the school expansion and explored alternative sites which were
all discounted for reasons set out in the supporting documents. As such, it is considered
that very special circumstances exist so as to justify an exception to current Green Belt
policy.

The proposal would result in the loss of part of the school's existing playing field.
However, Sport England have confirmed that given the temporary nature of the building,
no objections are raised in this respect, in this instance.

Given its temporary nature, it is not considered that the proposed double classroom
would have a significant impact on the visual amenities of the school or the surrounding
area. The proposal would not have any detrimental impact on the amenities of the
occupiers of neighbouring residential units and it is not considered that it would result in

16/05/2013Date Application Valid:

Agenda Item 6
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such an increase in traffic to/from the site that refusal could be justified. The proposal is
considered to comply with relevant UDP and London Plan policies and, accordingly,
approval is recommended.

APPROVAL  subject to the following: 

SP01

T4

COM4

HO4

COM8

Council Application Standard Paragraph

Temporary Building - Removal and Reinstatement

Accordance with Approved Plans

Materials

Tree Protection

(This authority is given by the issuing of this notice under Regulation 3 of the Town and
Country Planning General Regulations 1992 and shall enure only for the benefit of the
land).

The building hereby permitted shall be removed and the land restored to its former
condition within 1 year of the date of this consent.

REASON
The building, by reason of its siting on the school playing fields and its design is not
considered suitable for permanent retention in compliance with Policies R4 and BE13 of
the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and Policy
3.19 of the London Plan (July 2011).

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 8353-A-PLN-SIT-
XX-101 Rev.P2, 8353-A-PLN-SIT-XX-110 Rev.P3, 8353-A-PLN-SIT-XX-111 Rev.P3,
8353-A-PLN-GEN-00-115 Rev.P3, 8358-A-ELE-GEN-ZZ-117 Rev.P2, and shall
thereafter be retained/maintained for as long as the development remains in existence.

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

The materials to be used in the construction of the external surfaces of the development
hereby permitted shall be in keeping with those used in the existing school buildings and
shall thereafter be retained as such.

REASON
To safeguard the visual amenities of the area and to ensure that the proposed
development does not have an adverse effect upon the appearance of the existing
building in accordance with Policy BE15 Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012)

Fencing to protect the entire root areas/crown spread of trees, hedges and other
vegetation to be retained shall be erected prior to the commencement of development.
The fencing shall be retained in position until development is completed.
The area within the 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.

1

2

3

4

5

2. RECOMMENDATION

Page 26



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

COM9

COM10

Landscaping (car parking & refuse/cycle storage)

Tree to be retained

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 3 months of the date of consent a landscape scheme shall be submitted to and
approved in writing by the Local Planning Authority.  This shall include details of
replacement planting for any trees lost due to the siting of the building and during the
construction of the building.

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 Landscape Maintenance
2.a Landscape Maintenance Schedule for a minimum period of 5 years.
2.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.

3. Schedule for Implementation

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

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

REASON
To ensure that the proposed development will preserve and enhance the visual
amenities of the locality and provide adequate facilities in compliance with policies BE13,
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 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

6

7
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NONSC Non Standard Condition

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.

Pupil numbers shall not increase by more that 30 as a result of this application.

REASON
To ensure the development does not have an unacceptbale impact on the local highway
network in accordance with polices AM2, AM7, and AM14 of the Hillingdon Local Plan:
Part Two Saved UDP Policies (November 2012).

8

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.

OL1

OL2
BE13
BE19

BE38

OE1

R4

Green Belt - acceptable open land uses and restrictions on new
development
Green Belt -landscaping improvements
New development must harmonise with the existing street scene.
New development must improve or complement the character of the
area.
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
Proposals that would involve the loss of recreational open space
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I1

I3

I11

I12

Building to Approved Drawing

Building Regulations - Demolition and Building Works

The Construction (Design and Management) Regulations
1994

Notification to Building Contractors

3

4

5

6

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
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).

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).

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

R10

R16

AM2

AM7
AM13

AM14

Proposals for new meeting halls and buildings for education, social,
community and health services
Accessibility for elderly people, people with disabilities, women and
children
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.
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I15

I19

I34

Control of Environmental Nuisance from Construction Work

Sewerage Connections, Water Pollution etc.

Building Regulations 'Access to and use of buildings'

7

8

9

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 should contact Thames Water Utilities and the Council's Building Control Service
regarding any proposed connection to a public sewer or any other possible impact that
the development could have on local foul or surface water sewers, including building over
a public sewer. Contact: - The Waste Water Business Manager, Thames Water Utilities
plc, Kew Business Centre, Kew Bridge Road, Brentford, Middlesex, TW8 0EE.
Building Control Service - 3N/01, Civic Centre, High Street, Uxbridge, UB8 1UW (tel.
01895 250804 / 805 / 808).

Compliance with Building Regulations 'Access to and use of buildings' and Disability
Discrimination Act 1995 for commercial and residential development. 

You are advised that the scheme is required to comply with either:-

· The Building Regulations 2000 Approved Document Part M 'Access to and use of
buildings', or with
· BS 8300:2001 Design of buildings and their approaches to meet the needs of disabled
people - Code of practice.  AMD 15617 2005, AMD 15982 2005. 

These documents (which are for guidance) set minimum standards to allow residents,
workers and visitors, regardless of disability, age or gender, to gain access to and within
buildings, and to use their facilities and sanitary conveniences.

You may also be required make provisions to comply with the Disability Discrimination
Act 1995.  The Act gives disabled people various rights. Under the Act it is unlawful for
employers and persons who provide services to members of the public to discriminate
against disabled people by treating them less favourably for any reason related to their
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I60 Cranes10

11

12

disability, or by failing to comply with a duty to provide reasonable adjustments.  This
duty can require the removal or modification of physical features of buildings provided it
is reasonable.

The duty to make reasonable adjustments can be effected by the Building Regulation
compliance.  For compliance with the DDA please refer to the following guidance: -

· The Disability Discrimination Act 1995.  Available to download from www.opsi.gov.uk

· Disability Rights Commission (DRC) Access statements.  Achieving an inclusive
environment by ensuring continuity throughout the planning, design and management of
building and spaces, 2004.  Available to download from www.drc-gb.org.

· Code of practice.  Rights of access.  Goods, facilities, services and premises.  Disability
discrimination act 1995, 2002.  ISBN 0 11702 860 6.  Available to download from
www.drc-gb.org.

· Creating an inclusive environment, 2003 & 2004 - What it means to you.  A guide for
service providers, 2003.  Available to download from www.drc-gb.org.

This is not a comprehensive list of Building Regulations legislation.  For further
information you should contact Building Control on 01895 250804/5/6.

Given the nature of the proposed development it is possible that a crane may be required
during its construction.  The applicant's attention is drawn to the requirement within the
British Standard Code of Practice for the safe use of Cranes, for crane operators to
consult the aerodrome before erecting a crane in close proximity to an aerodrome.  This
is explained further in Advice Note 4, 'Cranes and Other Construction Issues' (available
at www.aoa.org.uk/publications/safeguarding.asp)

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).

The Council's Access Officer has provided the following advice:

a) The Equality Act 2010 seeks to protect people accessing goods, facilities and services
from discrimination on the basis of a   protected characteristic  , which includes those
with a disability. As part of the Act, service providers are obliged to improve access to
and within the structure of their building, particularly in situations where reasonable
adjustment can be incorporated with relative ease. The Act states that service providers

Page 31



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

3.1 Site and Locality

William Byrd Primary School occupies an approximately 2.7 hectare irregularly shaped
plot located on the southern side of Victoria Lane in Harlington. The site accommodates
the main single-storey pre-fabricated school building, a new single-storey detached
foundation block, an existing temporary building, playgrounds, playing fields and
associated facilities.

The caretaker's bungalow and William Byrd Swimming Pool bound part of the site to the
north and share the school's access and egress points. A disused lane bounds the playing
fields to the north, beyond which is agricultural land. To the east the site is bounded by
residential properties, to the south it is bounded by a recreation ground, and to the west it
is bounded by Imperial College athletic Ground.

The application site itself comprises an area of approximately 1,010m2 which currently
comprises the north east corner of the school's playing field.

Access to the site is via Victoria Lane, a dead-end road which terminates not far beyond
the school's main egress point.

3.2 Proposed Scheme

This application seeks temporary planning permission for the provision of a new
classroom unit at William Byrd Primary School.

The proposed building would be located on the north east corner of the school's playing
field, to the west of the existing foundation block.

should think ahead to take steps to address barriers that impede disabled people.

b) Fixtures, fittings and furnishings, particularly hard materials should be selected to
ensure that sound is not adversely reflected.  The design of all learning areas should be
considerate to the needs of people who are hard of hearing or deaf. Reference should be
made to BS 8300:2009, Section 9.1.2, and, BS 223 in selecting an appropriate acoustic
absorbency for each surface.

c) Care should be taken to ensure that the internal decoration achieves a Light
Reflectance Value (LRV) difference of at least 30 points between floor and walls, ceiling
and walls, Including appropriate d©cor to ensure that doors and door furniture can be
easily located by people with reduced vision.

d) Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and
a term contract planned for their maintenance.

e) Care must be taken to ensure that overspill and/or other interference from induction
loops in different/adjacent areas does not occur.

f) Flashing beacons/strobe lights linked to the fire alarm should be carefully selected and
installed to ensure they remain within the technical thresholds not to adversely affect
people with epilepsy.

3. CONSIDERATIONS
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The building, which would comprise two classrooms, WC facilities, store rooms and a
lobby, would measure approximately 21.9m by 8.6m by 3.8m high. It would have a flat
roof and would be finished in a green stone aggregate finish with black fascias and
guttering and white window and door frames.

The building would accommodate up to 30 children. It is understood the additional
classroom would enable children within the same year groups to be located close together
and enable greater flexibility of space within the existing school building. Accordingly, the
proposal would result in a total increase of approximately 30 children at the site this
September.

11327/APP/2006/3136

11327/APP/2007/1086

11327/APP/2007/2810

11327/APP/2009/649

11327/APP/2010/130

William Byrd Primary School - Nursery  Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

ERECTION OF AN L-SHAPED (PARTLY OPEN SIDED) SINGLE STOREY TIMBER
STRUCTURE
WITH CANOPY ROOF TO PROVIDE COVERED PLAY AREA AND STORAGE PLACE FOR
BIKES AND TOYS WITH ASSOCIATED ANCILLARY HARD AND SOFT LANDSCAPING
(INVOLVING DEMOLITION OF EXISTING PERGOLA AND BIKE / TOY STORE)

DETAILS OF HARD AND SOFT LANDSCAPING IN COMPLIANCE WITH CONDITIONS 3
AND 4 AND DETAILS OF LANDSCAPE MAINTENANCE IN COMPLIANCE WITH CONDITION
5 OF PLANNING PERMISSION REF.11327/APP/2006/3136 DATED 30/03/2007: ERECTION
OF AN L-SHAPED (PARTLY OPEN SIDED) SINGLE STOREY TIMBER STRUCTURE WITH
CANOPY ROOF TO PROVIDE COVERED PLAY AREA AND STORAGE PLACE FOR BIKES
AND TOYS WITH ASSOCIATED ANCILLARY HARD AND SOFT LANDSCAPING
(INVOLVING DEMOLITION OF EXISTING PERGOLA AND BIKE/TOY STORE).

INSTALLATION OF 9 THERMAL COLLECTORS (SOLAR PANELS)  ON ROOF OF SCHOOL
SUMMERARY POOL

Single storey detached portacabin for use as classroom/office with associated access ramp.

Provision of single storey mobile double classroom unit.

30-03-2007

02-07-2007

28-02-2008

28-09-2009

07-04-2010

Decision:

Decision:

Decision:

Decision:

Decision:

Approved

Approved

Approved

Approved

Approved

3.3 Relevant Planning History
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11327/APP/2010/162

11327/APP/2010/2211

11327/APP/2010/532

11327/APP/2010/86

11327/APP/2011/1506

11327/APP/2011/2010

11327/APP/2011/984

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

Details in compliance with conditions 3 (Ground Levels), 4 (Materials), 6 (Access), 10 (Green
Travel Plan), 11 (Survey Plan) and 14 (Method Statement) of planning permission
ref.11327/APP/2009/649 dated 28/09/2009: Single storey detached portacabin for use as
classroom/office with associated access ramp.

Alterations, additions and refurbishment of existing school building to create enhanced kitchen
and classrooms (including computer room), new school building (north of existing school
buildings) with associated external play area, demolition of temporary classroom and
replacement with a permanent staff room (south of existing school buildings), alterations to car
parking arrangements, alterations to landscaping, boundary treatment, fencing and gates.

Erection of a single storey modular classroom.

DETAILS IN COMPLIANCE WITH CONDITIONS 10 (GREEN TRAVEL PLAN) AND 15
(INFRASTRUCTURE STRATEGY SCHEME) OF PLANNING PERMISSION REF.
11327/APP/2009/649 DATED 28 SEPTEMBER 2009: Single storey detached portacabin for use
as classroom/office with associated access ramp.

Details in compliance with condition 6 (materials) of planning permission ref:
11327/APP/2010/2211 dated 15/02/11; Alterations, additions and refurbishment of existing
school building.

Details in compliance with condition 8 (Construction Management Plan) of planning permission
ref: 11327/APP/2010/2211; Alterations, additions and refurbishment of existing school building.

Details in compliance with conditions 3 (levels), 7 (tree protection) & 16 (gas protection
measures) of planning permission ref: 11327/APP/2010/2211 dated 15/02/11; Alterations,
additions and refurbishment of existing school building to create enhanced kitchen and

18-09-2012

15-02-2011

02-07-2010

18-09-2012

13-02-2012

19-08-2011

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

NFA

Approved

Approved

NFA

Approved

Approved
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11327/APP/2012/184

11327/APP/2012/1883

11327/APP/2012/282

11327/APP/2012/482

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

classrooms (including computer room), new school building (north of existing school buildings)
with associated external play area, demolition of temporary classroom and replacement with a
permanent staff room (south of existing school buildings), alterations to car parking
arrangements, alterations to landscaping, boundary treatment, fencing and gates.

Details in compliance with conditions 10 (landscaping scheme) and 12 (landscape
maintenance) of planning permission ref: 11327/APP/2010/2211 dated 15/02/11; Alterations,
additions and refurbishment of existing school building to create enhanced kitchen and
classrooms (including computer room), new school building (north of existing school buildings)
with associated external play area, demolition of temporary classroom and replacement with a
permanent staff room (south of existing school buildings), alterations to car parking
arrangements, alterations to landscaping, boundary treatment, fencing and gates.

Details pursuant to condition 15 (Travel Plan) of planning permission ref: 11327/APP/2010/2211
dated 15/02/11; Alterations, additions and refurbishment of existing school building to create
enhanced kitchen and classrooms (including computer room), new school building (north of
existing school buildings) with associated external play area, demolition of temporary classroom
and replacement with a permanent staff room (south of existing school buildings), alterations to
car parking arrangements, alterations to landscaping, boundary treatment, fencing and gates.

Details in compliance with condition 22 (security) of planning permission ref:
11327/APP/2010/2211 dated 17/11/10; Alterations, additions and refurbishment of existing
school building to create enhanced kitchen and classrooms (including computer room), new
school building (north of existing school buildings) with associated external play area, demolition
of temporary classroom and replacement with a permanent staff room (south of existing school
buildings), alterations to car parking arrangements, alterations to landscaping, boundary
treatment, fencing and gates.

Details in compliance with conditions 13 (car parking layout) and 14 (cycle stores) of planning
permission ref: 11327/APP/2010/2211 dated 15/02/11; Alterations, additions and refurbishment
of existing school building to create enhanced kitchen and classrooms (including computer
room), new school building (north of existing school buildings) with associated external play
area, demolition of temporary classroom and replacement with a permanent staff room (south
of existing school buildings), alterations to car parking arrangements, alterations to landscaping,
boundary treatment, fencing and gates.

12-09-2011

08-02-2012

05-06-2013

01-03-2012

Decision:

Decision:

Decision:

Decision:

Approved

Approved

Approved

Approved
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The site has an extensive planning history as summarised above.

4. Planning Policies and Standards

National Planning Policy Framework
DCLG Policy Statement on Planning for Schools Development
London Plan (July 2011)
Hillingdon Unitary Development Plan Saved Policies (September 2007)
Hillingdon Supplementary Planning Document: Accessible Hillingdon

PT1.BE1

PT1.EM2

(2012) Built Environment

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

UDP / LDF Designation and London Plan

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

Part 1 Policies:

OL1

OL2

BE13

BE19

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

Green Belt -landscaping improvements

New development must harmonise with the existing street scene.

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

Part 2 Policies:

11327/APP/2013/1180

11327/F/84/0276

11327/J/99/1757

William Byrd Primary School Victoria Lane Harlington 

Sipson Meadow Wm Byrd Primary School Victoria Lane Harlington 

William Byrd Primary School Victoria Lane Harlington 

Details in compliance with conditions 28 (assessment of ground conditions) and 30 (use of
Sipson Meadow) in accordance with planning permission ref: 11327/APP/2010/2211 dated
15/02/11; Alterations, additions and refurbishment of existing school building to create
enhanced kitchen and classrooms, new school building with associated external play area,
demolition of temporary classroom and replacement with a permanent staff room, alterations to
car parking arrangements, and ancillary development.

Erection of 2.4m fence.

Erection of an extension to provide an additional classroom

12-04-2012

07-06-2013

25-07-1984

14-10-1999

Decision:

Decision:

Decision:

Decision:

Approved

Approved

ADH

Approved

Comment on Relevant Planning History
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BE38

OE1

R4

R10

R16

AM2

AM7

AM13

AM14

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

Proposals that would involve the loss of recreational open space

Proposals for new meeting halls and buildings for education, social, community
and health services

Accessibility for elderly people, people with disabilities, women and children

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.

Not applicable11th June 2013

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

Consultation letters were sent to 112 local owner/occupiers and the Harlington Village Residents'
Association. Site notices were also posted. No objections have been received.

BAA SAFEGUARDING
No objection subject to an informative regarding use of cranes.

SPORT ENGLAND
It is understood that the site forms part of, or constitutes a playing field as defined in The Town and
Country Planning (Development Management Procedure) (England) Order 2010 (Statutory
Instrument 2010 No. 2184), in that it is on land that has been used as a playing field within the last
five years, and the field encompasses at least one playing pitch of 0.2 ha or more, or that it is on
land that is allocated for the use as a playing field in a development plan or in proposals for such a
plan or its alteration or replacement.

Sport England has therefore considered the application in the light of its playing fields policy. The
aim of this policy is to ensure that there is an adequate supply of quality pitches to satisfy the
current and estimated future demand for pitch sports within the area. The policy seeks to protect all
parts of the playing field from development and not just those which, for the time being, are laid out
as pitches. The policy states that:

"Sport England will oppose the granting of planning permission for any development which would
lead to the loss of, or would prejudice the use of, all or any part of a playing field, or land last used
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Internal Consultees

ACCESS OFFICER
The proposal seeks to site a temporary classroom. Having reviewed plans, the proposed building
would feature ramped access and an accessible toilet facility which appears to meet the
specifications of Approved Document M of the Building Regulations.

Given that the building would be temporary, no additional accessibility provisions would be required
within the remit of planning.

Conclusion: Acceptable.

The following informatives should be attached to any grant of planning permission:

a) The Equality Act 2010 seeks to protect people accessing goods, facilities and services from
discrimination on the basis of a protected characteristic, which includes those with a disability. As
part of the Act, service providers are obliged to improve access to and within the structure of their
building, particularly in situations where reasonable adjustment can be incorporated with relative
ease. The Act states that service providers should think ahead to take steps to address barriers
that impede disabled people.

b) Fixtures, fittings and furnishings, particularly hard materials should be selected to ensure that
sound is not adversely reflected. The design of all learning areas should be considerate to the
needs of people who are hard of hearing or deaf. Reference should be made to BS 8300:2009,
Section 9.1.2, and, BS 223 in selecting an appropriate acoustic absorbency for each surface.

c) Care should be taken to ensure that the internal decoration achieves a Light Reflectance Value
(LRV) difference of at least 30 points between floor and walls, ceiling and walls, including
appropriate decor to ensure that doors and door furniture can be easily located by people with
reduced vision.

d) Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and a term
contract planned for their maintenance.

e) Care must be taken to ensure that overspill and/or other interference from induction loops in

as a playing field or allocated for use as a playing field in an adopted or draft deposit local plan,
unless, in the judgement of Sport England, one of the specific circumstances applies."

Reason: Development which would lead to the loss of all or part of a playing field, or which would
prejudice its use, should not normally be permitted because it would permanently reduce the
opportunities for participation in sporting activities.  Government planning policy and the policies of
Sport England have recognised the importance of such activities to the social and economic well-
being of the country.

The application proposes the installation of a temporary classroom building for a period of one year
only. The classroom is required to deal with a particular swell of reception age pupils during this
period. Numbers are anticipated to drop back down to 'normal' levels after this period. The
classroom is on the edge of the existing playing field and results in a loss of usable playing field
land. As such does not accord with Sport England's policy. However, as the temporary structure is
required for such a short period and is not intended to be required beyond this period, Sport
England raises no objection subject to a planning condition(s) being attached to the decision notice
(if the Council are minded to approve the application) that require the structure to be removed from
the site within 12 months of the date of permission and the land restored for usable playing field
condition within 3 months of removal.
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different/adjacent areas does not occur.

f) Flashing beacons/strobe lights linked to the fire alarm should be carefully selected and installed
to ensure they remain within the technical thresholds not to adversely affect people with epilepsy.

TREES/LANDSCAPING OFFICER
Landscape Character and Context:
The site is within the playing field area to the west of the recently completed Foundation Block and
hard and soft Play Area within the William Byrd School campus.

The northern boundary of the playing field (and the proposed plot of land) is defined by a mature
field hedge, which separates the school from the overgrown (and redundant) west end of Victoria
Lane. There is a line of young trees running parallel to, and west of, the Foundation Block. Other
young trees and built structures (including a permanent shelter for outdoor play equipment)
complete the landscape enhancements associated with the Foundation Block and external Play
Area.

Proposal:
The proposal is to install a single-storey (temporary) mobile classroom.

Landscape Considerations:
Saved policy BE38 seeks the retention and utilisation of topographical and landscape features of
merit and the provision of new planting and landscaping wherever it is appropriate. 

 · The Design & Access Statement refers briefly to the landscape (3.5). However it fails to comment
on the impact of the development on the existing landscape or to quantify any proposed tree loss or
replacement.

 · According to Mace's Site Plan some of the recently planted trees to the west of the Foundation
Block will be lost as a direct result of the siting of the temporary classroom.

 · Further to this, there is restricted access into the site. If the mobile classroom is imported via the
west end of Victoria Lane and the Foundation Block Play Area (the haul route formerly used to
access and construct the Foundation Block) there is likely to be unavoidable collateral damage to,
or removal of trees.

 · While there is no objection in principle to the installation of the temporary classroom, it should be
sited in such a way that as few trees are affected as possible.  (Temporary structures have a habit
of becoming semi-permanent and effectively the opportunity for tree planting / replacement could
be lost).

 · An access and construction method statement should be provided to show how the classroom
will be installed with minimal damage to existing trees and hedgerows.

 · Landscape conditions will be necessary to preserve and enhance the visual amenities of the
locality and to ensure that adequate facilities are provided.

Recommendations:
No objection subject to the above observations and conditions COM8, COM9, COM10 and the
submission of an access and construction method statement.

HIGHWAY ENGINEER
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7.01 The principle of the development

Policy R10 of the Council's Local Plan Part 1 (November 2012) seeks to encourage the
provision of enhanced educational facilities across the borough, stating:

"The Local Planning Authority will regard proposals for new meeting halls, buildings for
education, social, community and health services, including libraries, nursery, primary and
secondary school buildings, as acceptable in principle subject to other policies of this
plan."

This is reiterated in the London Plan Policy 3.18 which states:

"Development proposals which enhance education and skills provision will be supported,
including new build, expansion of existing facilities or change of use to educational
purposes. Those which address the current projected shortage of primary school places
will be particularly encouraged."

Furthermore, on 15/08/11 the DCLG published a policy statement on planning for schools
development, which is designed to facilitate the delivery and expansion of state-funded
schools. It states:

"The Government is firmly committed to ensuring there is sufficient provision to meet
growing demand for state-funded school places, increasing choice and opportunity in
state-funded education and raising educational standards. State-funded schools - which

The development proposals are for the construction of two temporary demountable classrooms to
provide for an additional 30 pupils at the existing school. There are no proposals to increase the
existing car or cycle parking facilities at the site and pedestrian and vehicle access will remain as
existing. While no details have been provided in relation to the proposed increase in staff, it is
considered that 2 additional staff will be required.

From site observations, it is noted that the demand for short stay parking generated by the
dropping off/picking up of pupils mainly takes place along Victoria Lane and Hudson Road. As a
result, these areas become congested at peak times associated with the school.

However, it is noted that the area immediately adjacent to the site is predominantly residential and
as a result, the surrounding local highway network is designated as a Controlled Parking Zone
(Zone H1). Furthermore, it is noted that dropping off and picking up of pupils is permitted within the
existing car park that serves the William Byrd Swimming Pool.

When assessing the development, the existing mode share at the site has been considered in
order to establish the likely increase in traffic. This has identified that there will be an increase of
approximately 14 vehicles that will require short stay parking during peak times associated with the
dropping off/picking up of pupils and 2 vehicles associated with staff parking.  Nevertheless,
following the recent extension at the school and the provision of an up to date School Travel Plan
(STP), it is considered that the mitigation measures that will be provided as part of the STP are also
appropriate to reduce vehicle trips and the subsequent parking demand associated with the current
proposals.

Therefore, it is considered that the development would not be contrary to the adopted Hillingdon
Local Plan, 2012, Part 2, provided that a suitably worded condition is imposed on the planning
consent restricting the intake of additional pupils to 30. Thereafter, any additional increase in the
number of pupils at the site will require further review of the mitigation measures detailed within the
School Travel Plan.

MAIN PLANNING ISSUES7.
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include Academies and free schools, as well as local authority maintained schools
(community, foundation and voluntary aided and controlled schools) - educate the vast
majority of children in England. The Government wants to enable new schools to open,
good schools to expand and all schools to adapt and improve their facilities. This will allow
for more provision and greater diversity in the state-funded school sector to meet both
demographic needs and the drive for increased choice and higher standards."

It goes on to say that:

"It is the Government's view that the creation and development of state-funded schools is
strongly in the national interest and that planning decision-makers can and should support
that objective, in a manner consistent with their statutory obligations. We expect all parties
to work together proactively from an early stage to help plan for state-school development
and to shape strong planning applications. This collaborative working would help to
ensure that the answer to proposals for the development of state-funded schools should
be, wherever possible, "yes."

The statement clearly emphasises that there should be a presumption in favour of the
development of schools and that "Local Planning Authorities should make full use of their
planning powers to support state-funded schools applications."

Paragraph 72 of the NPPF reiterates the objectives set out in the DCLG Policy Statement
on Planning for Schools Development. It clearly confirms that the Government attaches
great importance to ensuring that a sufficient choice of school places are available to
meet existing and future demand.

Notwithstanding the above mentioned policies, which seek to encourage new and
enhanced educational development, it should be noted that the proposed development
falls within the Green Belt.

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

London Plan (2011) policy 7.16 and the NPPF (2012) confirm that the strongest protection
should be given to the Green Belt and that inappropriate development should be refused,
except in very special circumstances. Accordingly, it is necessary to demonstrate that the
benefits of the development outweigh the harm to the Green Belt.

The applicant's supporting information seeks to justify the need for the development in
this location. It confirms that the need has arisen due to a higher than expected increase
in birth rates, in migration into the borough and new housing developments within the
borough. Details are provided which demonstrate that within Pupil Planning Area 14,
within which William Byrd Primary School falls, there is a significant need for additional
classrooms.

The ability of other primary school sites to meet the need within this Pupil Planning Area
has been assessed. Other schools within Pupil Planning Area 14 include Cherry Lane,
West Drayton, Laurel Lane and St.Catherines. Planning permission has recently been
granted for the expansion of both Cherry Lane (ref: 4318/APP/2012/2733) and West
Drayton (ref: 909/APP/2012/3088). Furthermore, a planning application (ref:
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7.02

7.03

7.04

7.05

7.07

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

4318/APP/2013/1303) is currently under consideration for the installation of an additional
temporary classroom at Cherry Lane. As such, those schools have no capacity to
accommodate the additional space required. St.Catherine's RC Primary School occupies
a particularly constrained site, which falls within a flood zone, and Laurel Lane, which is
located to the far west of Pupil Planning Area 14, is poorly located to serve the area of
most need.

Non-school sites would not be suitable for the provision of the classroom as they need to
be associated with an existing school site for operational and educational reasons.

It is considered that the educational need for the proposal and the lack of availability of
alternative non-Green Belt sites amounts to a case of very special circumstances
sufficient to justify an exception to Green Belt policy in this instance.

It should be noted that the proposed development would result in loss of part of the
playing field, albeit on a temporary basis. UDP policy R4, paragraph 74 of the National
Planning Policy Framework (NPPF) and Sport England policies seek to protect existing
playing fields and supporting facilities. Sport England have been consulted on the
application and, in this instance, have confirmed that given the temporary nature of the
proposed building no objections are raised.

The need for the proposed development in this location, the strong policy support for new
and enhanced educational facilities and the lack of availability of alternative, non Green
Belt, sites are considered to amount to a case of very special circumstances sufficient to
justify an exception to Green Policy in this instance. Furthermore, Sport England have
confirmed that no objections are raised to the temporary loss of playing field in this
instance. Accordingly, there is no objection to the principle of the proposed development,
providing site specific issues can be satisfactorily addressed.

Not applicable to this type of application.

Not applicable.  The site does not fall within an Archaeological Priority Area and there are
no Conservation Areas, Areas of Special Local Character or Listed Buildings within the
vicinity.

BAA Safeguarding have been consulted and have confirmed that they have no objections
to the proposed development subject to an informative regarding the use of cranes.

There is no requirement to consult any other aerodrome safeguarding authorities on this
application.

Given the location of the proposed building within the north east corner of the playing field
and existing planting around the site boundaries, which provides significant screening,
limited views of it would be available from surrounding Green Belt land outside the school
site. For any views which might be available the unit would be viewed in context with the
existing larger school buildings, playgrounds and associated facilities. Accordingly, and
particularly given its temporary nature, it is not considered that the proposal would have
any significant detrimental impact on the openness or on the visual amenities of the Green
Belt or surrounding area.

No views of the proposed unit would be available from Victoria Lane. The impact of the
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7.08

7.09

7.10

7.11

7.12

7.13

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

development on the surrounding Green Belt has been addressed above.

The nearest residential property is the caretaker's bungalow, which is located
approximately 50m to the east of the proposed unit. Given this distance, it is not
considered that the proposal would have any detrimental impact on residential amenity.
No views of the proposed classroom unit would be available from any other residential
properties due to screening provided by existing buildings on the school and William Byrd
Pool sites.

Not applicable to this application.

No alterations are proposed to the existing car parking or access arrangements to the site
as part of this application.

The existing school has parking provision for staff and visitors only. No parking is provided
for parents during pick-up/drop-off and, as is typical of most school sites, parents use
surrounding roads for this.

Based on the current mode share for the site it is anticipated that the proposed
development would lead to an increase of 14 vehicular trips to/from the site during peak
times. Given this relatively minor increase, and that congestion associated with schools
only typically occurs for relatively short periods of time during peak drop-off and pick-up
times, and traffic disperses relatively quickly, it is not considered that the scheme would
result in such a significant impact on the surrounding highway network that refusal could
be justified.

Notably the school's Travel Plan has recently been updated as part of the school's recent
expansion and it is anticipated that the mitigation measures outlined within that Travel
Plan will assist in reducing travel by car and congestion at peak times. The Council's
Highway Engineer has raised no objections on this basis.

Urban design
The size, scale, height and design of the proposed building is considered to be acceptable
in this location. Given the building's temporary nature it is not considered that it would
have any significant detrimental impact on the visual amenities of the school site or the
surrounding area. However, a permanent solution should be sought in the long term to
ensure the visual amenity of the site is enhanced.

Security
Given the temporary nature of the proposed classroom unit and the fact that the existing
premises will already be operating its own security measures a secure by design condition
is not considered to be necessary in this case.

Access to the building would be via a ramp or steps. Level thresholds would be provided
within the building and a disability standard WC would be provided. The applicant's
Design and Access Statement confirms that the development would fully comply with Part
M of the Building Regulations. Notably, the Council's Access Officer has raised no
objections.

Not applicable to this application.
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7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Trees, landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

The proposal would result in the loss of a number of young trees which appear to have
been relatively recently planted. Given that these trees are relatively young and not very
well established at this stage, no objection is raised to their removal. However,
replacement planting should be provided where possible to enhance the visual amenities
of the site and it is recommended that this is required by way of condition.

The Council's Trees/Landscape Officer has raised concerns over construction access to
the site.  Construction access is assumed to be via the school's existing access points. If
this is the case it would have limited impact on existing trees. Notwithstanding this, no
objections would be raised to use of the lane to the north of the school site for
construction access providing replacement planting was provided for any trees lost. As
such, it is recommended that a condition is attached to ensure that whether in the school
site, or around its boundaries, any trees lost during construction would be replaced.

As this is a relatively small extension to an existing school, the school's existing waste
management facilities will be used. Notably, the school ultimately has discretion over
which waste management methods are used on site.

Given the minor nature of the scheme there is no planning requirement for the
development to incorporate the use of renewable energy.

The site does not fall within a flood zone and no issues relating to flooding or drainage
have been identified.

Given the small scale and nature of the scheme it is not considered that it will have any
material impact on noise or air quality issues to the site or locality.

No comments have been received.

Not applicable to this development. As the development is for educational use it would not
necessitate a contribution towards the Mayoral Community Infrastructure Levy.

Not applicable to this application.

None.

8. Observations of the Borough Solicitor

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

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

Page 44



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

(protection of property) and Article 14 (prohibition of discrimination).

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

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

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

9. Observations of the Director of Finance

Not applicable.

10. CONCLUSION

No objections are raised to the principle of the development in this location, which it is
considered would have limited impact on the openness of the wider Green Belt and
complies with current policy objectives to enhance educational facilities.

It is not considered that the proposal would have any detrimental impact on the character
or appearance of the school site or on the visual amenities of the surrounding area.
Furthermore, it is not considered that it would have any detrimental impact on the amenity
of the occupants of the nearest residential properties.

It is not considered that the proposals would result in such an increase in traffic that they
would have an unacceptable impact on the surrounding highway network sufficient to
justify refusal and notably the Council's Highway Engineer has raised no objections in this
respect.

The proposal is considered to comply with relevant planning policy and, accordingly,
approval is recommended.

11. Reference Documents

National Planning Policy Framework
DCLG Policy Statement on Planning for Schools Development
London Plan (July 2011)
Hillingdon Unitary Development Plan Saved Policies (September 2007)
Hillingdon Supplementary Planning Document: Accessible Hillingdon

Johanna Hart 01895 250230Contact Officer: Telephone No:
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LAND ADJOINING GURU NANAK SIKH ACADEMY BEACONSFIELD ROAD
HAYES MIDDLESEX

Provision of three temporary modular classroom/administration units,
substation, car/cycle parking, new access arrangements and ancillary
development (Amended Plan).

13/05/2013

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 4450/APP/2013/1227

Drawing Nos: Email from Bluesky Architects dated 13/06/13
Tree Survey (revision V02) prepared by Ecus dated May 2013
Transport Assessment prepared by Intermodal Transportation dated May
2013
Preliminary Travel Plan dated May 2013
P01315-P650 Rev.A (Site Location Plan)
P01315-P651 Rev.C (Proposed Site Plan)
P01315-P105 Rev.A (Classroom 1 - Plans & Elevations)
P01315-P106 Rev.B (Pffices - Plans & Elevations)
P01315-P107 (Classroom 2 - Plans & Elevations)
P01315-P108 (Existing & Proposed Gate Elevations)
P01315-P109 (Sub-Station Plan & Elevations
L4121/02 (Tree Protection Plan)
Design and Access Statement

Date Plans Received: 13/06/2013
21/05/2013
28/06/2013
28/05/2013

Date(s) of Amendment(s):

1. SUMMARY

This application seeks planning permission for the erection of two temporary double
classroom units, one temporary office unit and ancillary development on land currently
forming a vehicular pick up/drop off area and playing field at Guru Nanak Sikh Academy
in Hayes.

The proposed temporary units are required to accommodate up to 120 primary school
pupils from September 2013 whilst proposals for a new permanent primary school, which
would be associated with the existing Guru Nanak Sikh Academy, are progressed. It is
anticipated that an application for the development of a permament primary school will be
submitted within the next few months.

The Education Act 1996 states that Local Authorities have a duty to educate children
within their administrative area. The Hillingdon Primary Capital Schools Programme is
part of the Council's legal requirement to meet the educational needs of the borough. In
recent years the borough has seen a continued rise in birth rates. This growth in the birth
rate, combined with net in-migration and new large scale housing developments in the
borough has meant that there is now a significant need for additional primary school
classrooms across the borough.

As part of the Hillingdon Primary Capital Schools Programme the Council has already

28/05/2013Date Application Valid:

Agenda Item 7
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secured planning permission for the extension and/or redevelopment of numerous
schools across the borough, in addition to the development of two new primary schools.
However, notwithstanding this, there is still significant pressure within the Hayes area.
The provision of new primary accommodation at Guru Nanak Sikh Academy would
compliment the Council's own primary school expansion programme and would assist the
Council in meeting demand for school places within this part of the borough.

The proposal fully complies with the aims of the National Planning Policy Framework
(NPPF), London Plan policy 3.18 and UDP policy R10, which seek to encourage the
provision of new and/or enhanced educational facilities. It is considered that the applicant
has demonstrated very special circumstances sufficient to justify an exception to Green
Belt policy and, whilst some area of playing field would be lost as a result of the
proposals, Sport England have confirmed that this is acceptable on a temporary basis.

It is not considered that the proposal would result in an unacceptable impact on the visual
amenities of the school site or on the openness of the Green Belt in this location.
Furthermore, it is not considered that it would lead to such a significant increase in traffic
that refusal could be justified on highway grounds. The proposal is considered to comply
with relevant Local Plan and London Plan policies and, accordingly, approval is
recommended.

APPROVAL  subject to the following: 

T4

COM4

COM5

Temporary Building - Removal and Reinstatement

Accordance with Approved Plans

General compliance with supporting documentation

The building hereby permitted shall be removed and the land restored to its former
condition on or before 31/08/14.

REASON
To reflect the end of the academic year and because the building, by reason of its
temporary design and its location in the Green Belt is not considered suitable for
permanent retention in compliance with Policies OL1, OL2, BE13 and OE1 of the
Hillingdon Unitary Development Plan Saved Policies (September 2007).

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers P01315-P650
Rev.A, P01315-P651 Rev.C, P01315-P105 Rev.A, P01315-P106 Rev.B, P01315-P107,
P01315-P108, P01315-P109 and L4121/02 and shall thereafter be retained/maintained
for as long as the development remains in existence.

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

The development hereby permitted shall not be carried out except in accordance with the
following specified supporting plans and/or documents:
Tree Survey (revision V02) prepared by Ecus dated May 2013;
Transport Assessment prepared by Internmodal Transportation dated May 2013;
Preliminary Travel Plan dated May 2013.

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

1

2

3

2. RECOMMENDATION
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HO4

COM8

COM9

Materials

Tree Protection

Landscaping (car parking & refuse/cycle storage)

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

The materials to be used in the construction of the external surfaces of the development
hereby permitted shall match those shown on drawing nos. P01315-P105 Rev.A,
P01315-P106 Rev.B, P01315-P107 and P01315-P109 and shall thereafter be retained
as such.

REASON
To safeguard the visual amenities of the area and to ensure that the proposed
development does not have an adverse effect upon the appearance of the existing
building in accordance with Policy BE15 Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012)

Fencing to protect the entire root areas/crown spread of trees, hedges and other
vegetation to be retained shall be erected prior to the commencement of development.
The fencing shall be retained in position until development is completed.

The area within the protective fencing shall remain undisturbed during the course of the
works and in particular in these areas:
1.a There shall be no changes in ground levels;
1.b No materials or plant shall be stored;
1.c No buildings or temporary buildings shall be erected or stationed.
1.d No materials or waste shall be burnt; and.
1.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 one month of the date of consent a landscape scheme shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall include: -

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

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

4

5

6
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COM10

SUS6

Tree to be retained

Green Travel Plan

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 Proposed finishing levels or contours

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

REASON
To ensure that the proposed development will preserve and enhance the visual
amenities of the locality and provide adequate facilities in compliance with policies BE13,
BE38 and AM14 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 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.

7

8
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NONSC Non Standard Condition

Prior to the occupation of the development hereby permitted, details of mitigation
measures, identified within the Transport Assessment and Preliminary Travel Plan,
including staggering of the school start/end times, implementation of car sharing
initiatives and the promotion of walking and cycling initiatives, and also to include details
of appropriate traffic management measures for the pick-up/drop-off point (including
marshalling,  identification of appropriate waiting periods in the proposed drop off bays
and appropriate signage) and the identification of a park and stride point, shall be
submitted to and approved by the Local Planning Authority as part of the school's revised
Travel Plan.  The mitigation measures identified shall be implemented for the duration of
the development.

REASON
To promote sustainable transport and reduce the impact of the development on the
surrounding road network in accordance with London Plan (July 2011) Policies 6.1 and
6.3

Prior to the commencement of development full details of the proposed drop-off/pick-up
facility shall be provided to include a rationale as to why it is proposed to change the
direction of access/egress, how this will be managed to ensure the safety of children, and
visitbility splays, shall be submitted to and approved in writing by the Local Planning
Authority.

REASON
In the interests of highway safety in accordance with policy AM2 and AM7 of the
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

9

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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

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

OL1

OL2
BE13
BE38

OE1

R4
R10

Green Belt - acceptable open land uses and restrictions on new
development
Green Belt -landscaping improvements
New development must harmonise with the existing street scene.
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
Proposals that would involve the loss of recreational open space
Proposals for new meeting halls and buildings for education, social,
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I1

I3

I11

I12

Building to Approved Drawing

Building Regulations - Demolition and Building Works

The Construction (Design and Management) Regulations
1994

Notification to Building Contractors

3

4

5

6

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
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).

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).

The applicant/developer should ensure that the site constructor receives copies of all
drawings approved and conditions/informatives attached to this planning permission.

R16

AM2

AM7
AM9

AM13

AM14
AM15

community and health services
Accessibility for elderly people, people with disabilities, women and
children
Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
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
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I15

I19

I34

Control of Environmental Nuisance from Construction Work

Sewerage Connections, Water Pollution etc.

Building Regulations 'Access to and use of buildings'

7

8

9

During building construction the name, address and telephone number of the contractor
(including an emergency telephone number) should be clearly displayed on a hoarding
visible from outside the site.

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 should contact Thames Water Utilities and the Council's Building Control Service
regarding any proposed connection to a public sewer or any other possible impact that
the development could have on local foul or surface water sewers, including building over
a public sewer. Contact: - The Waste Water Business Manager, Thames Water Utilities
plc, Kew Business Centre, Kew Bridge Road, Brentford, Middlesex, TW8 0EE.
Building Control Service - 3N/01, Civic Centre, High Street, Uxbridge, UB8 1UW (tel.
01895 250804 / 805 / 808).

Compliance with Building Regulations 'Access to and use of buildings' and Disability
Discrimination Act 1995 for commercial and residential development. 

You are advised that the scheme is required to comply with either:-

· The Building Regulations 2000 Approved Document Part M 'Access to and use of
buildings', or with
· BS 8300:2001 Design of buildings and their approaches to meet the needs of disabled
people - Code of practice.  AMD 15617 2005, AMD 15982 2005. 

These documents (which are for guidance) set minimum standards to allow residents,
workers and visitors, regardless of disability, age or gender, to gain access to and within
buildings, and to use their facilities and sanitary conveniences.
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10

11

You may also be required make provisions to comply with the Disability Discrimination
Act 1995.  The Act gives disabled people various rights. Under the Act it is unlawful for
employers and persons who provide services to members of the public to discriminate
against disabled people by treating them less favourably for any reason related to their
disability, or by failing to comply with a duty to provide reasonable adjustments.  This
duty can require the removal or modification of physical features of buildings provided it
is reasonable.

The duty to make reasonable adjustments can be effected by the Building Regulation
compliance.  For compliance with the DDA please refer to the following guidance: -

· The Disability Discrimination Act 1995.  Available to download from www.opsi.gov.uk

· Disability Rights Commission (DRC) Access statements.  Achieving an inclusive
environment by ensuring continuity throughout the planning, design and management of
building and spaces, 2004.  Available to download from www.drc-gb.org.

· Code of practice.  Rights of access.  Goods, facilities, services and premises.  Disability
discrimination act 1995, 2002.  ISBN 0 11702 860 6.  Available to download from
www.drc-gb.org.

· Creating an inclusive environment, 2003 & 2004 - What it means to you.  A guide for
service providers, 2003.  Available to download from www.drc-gb.org.

This is not a comprehensive list of Building Regulations legislation.  For further
information you should contact Building Control on 01895 250804/5/6.

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).

You are advised that the Council's Access Officer has provided the following advice:

a) The Equality Act 2010 seeks to protect people accessing goods, facilities and services
from discrimination on the basis of a 'protected characteristic', which includes those with
a disability. As part of the Act, service providers are obliged to improve access to and
within the structure of their building, particularly in situations where reasonable
adjustment can be incorporated with relative ease. The Act states that service providers
should think ahead to take steps to address barriers that impede disabled people.

b) Fixtures, fittings and furnishings, particularly hard materials should be selected to
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12

13

3.1 Site and Locality

Guru Nanak Sikh Academy occupies an approximately 5 hectare irregularly shaped plot
located on the southern side of Beaconsfield Road in Hayes. The main school buildings,
which vary in height from single-storey to three-storeys, are located towards the north
west of the site. A Multi-Use Games Area and playgrounds are located towards the south
of the site and to the east of the main school building. Parking is provided along the

ensure that sound is not adversely reflected.  The design of all learning areas should be
considerate to the needs of people who are hard of hearing or deaf. Reference should be
made to BS 8300:2009, Section 9.1.2, and, BS 223 in selecting an appropriate acoustic
absorbency for each surface.

c) Care should be taken to ensure that the internal decoration achieves a Light
Reflectance Value (LRV) difference of at least 30 points between floor and walls, ceiling
and walls, Including appropriate dÃ¿¿¿¿¿©cor to ensure that doors and door furniture
can be easily located by people with reduced vision.

d) Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and
a term contract planned for their maintenance.

e) Care must be taken to ensure that overspill and/or other interference from induction
loops in different/adjacent areas does not occur.

f) Flashing beacons/strobe lights linked to the fire alarm should be carefully selected and
installed to ensure they remain within the technical thresholds not to adversely affect
people with epilepsy.

You are advised that the proposed pedestrian access gate to the east of the site and
close to the Oak tree falls outside the red line application site and, as such, has not been
approved planning permission as part of the determination of this application.

You are advised that prior to the submission of an application for permanent
development at this site, or at any other site along Beaconsfield Road and/or Springfield
Road, that any Transport Assessment submitted in support of that application must
include the following:
· Use of speed data to establish the appropriate visibility splay provision at any proposed
site access junctions. 
· The analysis of speed survey data to determine if traffic calming measures/formal
crossings of Springfield Road are necessary for the proposal.
· Consideration of appropriate traffic management measures at the proposal, such as:
the appropriate waiting period in the proposed drop off bays, marshalling of pupil drop-
off/pick-up areas to assist in achieving a quick turn around of vehicles, and the
identification of a park and stride point.
· Reassessment of the A4020/Springfield Road signal junction using revised design flows
as those used within the current assessment are inappropriate/inaccurate. These flows
should be 2018 design flows that are based upon the March 2011 traffic survey and
include all relevant committed developments.

3. CONSIDERATIONS
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western boundary. A drop off/pick up point for parents, accessed via Beaconsfield Road,
and the school playing field occupy the eastern part of the site.

The school site is bounded to the north by Beaconsfield Road, beyond which are industrial
buildings; to the east by Yeading Football Club; and to the south and west by Minet
Country Park.

The application site, which forms a part of the wider school site, comprises an area of
approximately 1,642m2, which currently accommodates the drop-off/pick-up area and a
small part of the playing field.

The entire application site falls within the Green Belt as designated in the Hillingdon Local
Plan. Adjoining land to the east, west and south, including that of the main Guru Nanak
Sikh Academy site, also falls within the Green Belt. Beaconsfield Road and the area
beyond falls within the Springfield Road Industrial and Business Area.  The site and
surrounding area also falls within the Hayes and West Drayton Corridor.

3.2 Proposed Scheme

This application seeks planning permission for the erection of temporary accommodation
and associated development to provide a new school, to be known as Nanaksar Free
School, on land adjacent to Guru Nanak Sikh Academy, whilst proposals for a permanent
new primary school are developed and, subject to planning permission, during
construction of the permanent buildings. This would enable up to 120 pupils to attend the
school from September 2013.

The applicant has advised that the proposed accommodation is required for a temporary
period of one year. Accordingly, should approval be granted a condition would be attached
to ensure the removal on the building by the end of the 2014 academic year.

The accommodation to be provided would comprise two modular classroom units and an
associated administration unit. The classroom units, which would measure approximately
16.7m by 8.6m by 3.7m high, would each accommodate two classrooms, WC facilities,
store rooms and lobby/cloakroom area. The main access to the units would be via an
external ramp, although each classroom would also be served by stepped emergency
access points.

The administration unit would measure approximately 9.4m by 8.6m by 3.2m high and
would accommodate a staff room, administration office, headteachers office, group room,
store room and WC. Access would be via an external ramp or steps.

The plans indicate that the buildings would be finished in 'mushroom' coloured steel
cladding with black fascia panels, white UPVC window and door frames and dark grey
doors.

In addition to the above a substation, which would be enclosed within a dark grey
approximately 3m by 2.5m by 2.5m high glass reinforced plastic (GRP) enclosure, would
be provided to the east of the site.

The vehicular access point to the existing drop-off and pick-up area would be retained for
potential future construction access only. As such, a new vehicular crossover would be
provided off Beaconsfield Road to ensure a drop-off/pick up area is retained, albeit that it
would be reduced in size. The existing egress point would be retained, although it is
intended to reverse the flow of vehicles through the facility so that this would become the
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new access point. New fencing and gates would be provided to ensure a secure site can
be provided.

Two car parking spaces, including one disability standard space, and cycle parking
facilities for up to 14 bikes would be provided. Refuse storage facilites would be provided
adcjacent to the proposed substation.

4450/APP/2001/2229

4450/APP/2002/1286

4450/APP/2004/792

4450/APP/2009/620

4450/APP/2009/622

Guru Nanak Sikh Secondary V A School  Springfield Road Hayes 

Guru Nanak Sikh Secondary V A School  Springfield Road Hayes 

Guru Nanak Sikh Secondary And Primary Va Schools  Springfield Ro

Guru Nanak Sikh Secondary V A School  Springfield Road Hayes 

Guru Nanak Sikh Secondary V A School  Springfield Road Hayes 

IMPROVEMENTS TO EXISTING SCHOOL ACCESS TO PROVIDE SEPARATE ENTRANCE
AND EXIT ROUTES WITH NEW VEHICULAR CROSSOVER AT THE POSITION OF
EXISTING FIELD GATE

ERECTION OF A THREE STOREY EXTENSION TO SECONDARY SCHOOL; PLUS NEW
SPORTS HALL WITH CHANGING AND ANCILLARY ACCOMMODATION. ERECTION OF
TWO STOREY AND SINGLE STOREY EXTENSIONS  FOR THE PRIMARY SCHOOL
(INCLUDING CARETAKERS' ACCOMMODATION) ALONG WITH ASSOCIATED PLAY
AREAS. EXTENSION OF EXISTING CAR PARK AND CREATION OF NEW ACCESS.
LAYING OUT OF SPORTS PITCHES/ OPEN SPACE (REMOVAL OF TEMPORARY
ACCOMMODATION AND DEMOLITION TO FACILITATE PRIMARY SCHOOL EXTENSION)

RESERVED MATTERS (DETAILS OF DESIGN, EXTERNAL APPEARANCE AND
LANDSCAPING) IN COMPLIANCE WITH CONDITION 1 (a) (b) & (c) OF OUTLINE PLANNING
PERMISSION REF: 4450/APP/2002/1286 DATED 11/03/2004 'ERECTION OF EXTENSIONS
TO SECONDARY AND PRIMARY SCHOOLS, NEW SPORTS HALL WITH CHANGING
FACILITIES, CARETAKERS ACCOMMODATION, PLAY AREAS, EXTENSION OF CAR PARK
, NEW ACCESS AND LAYING OUT OF SPORTS PITCHES/OPEN SPACE'

REPLACEMENT SECONDARY SCHOOL HARD PLAY AREA.

Demolition of existing school buildings. Erection of 3 storey teaching block incorporating an
extension to the existing school dining room, new trust kitchen/servery and Gurdwara; two
storey library/ resource centre; single storey vocational block; new staff car park for 10 cars; 40
secure cycle storage spaces.

14-12-2001

11-03-2004

29-04-2004

18-06-2009

09-11-2009

Decision:

Decision:

Decision:

Decision:

Decision:

Withdrawn

Approved

Approved

Approved

Approved

3.3 Relevant Planning History

Comment on Relevant Planning History
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Guru Nanak Sikh Academy has an extensive planning history. That most relevant to this
scheme is summarised above.

4. Planning Policies and Standards

Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
Policy Statement - Planning for Schools Development (DCLG, 15/08/11)
London Plan (July 2011)
National Planning Policy Framework
Hillingdon Supplementary Planning Document: Accessible Hillingdon
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Noise
Hillingdon Supplementary Planning Document - Air Quality
Hillingdon Supplementary Planning Guidance - Land Contamination

PT1.BE1

PT1.EM2

(2012) Built Environment

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

UDP / LDF Designation and London Plan

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

Part 1 Policies:

OL1

OL2

BE13

BE38

OE1

R4

R10

R16

AM2

AM7

AM9

AM13

AM14

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

Green Belt -landscaping improvements

New development must harmonise with the existing street scene.

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

Proposals that would involve the loss of recreational open space

Proposals for new meeting halls and buildings for education, social, community
and health services

Accessibility for elderly people, people with disabilities, women and children

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

Consideration of traffic generated by proposed developments.

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

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.

Part 2 Policies:
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AM15 Provision of reserved parking spaces for disabled persons

Not applicable20th June 2013

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

Consultation letters were sent to 14 local owner/occupiers, The Friends of Minet Country Park and
A Rocha. Site notices were also posted. One response has been received, which raises the
following points:

*Unable to download some documents
*The tree identification numbers observed in the Tree Survey Report and on the Tree Protection
Plan are inconsistent (the map on p8 does not have a T2).

Planning Officer comment:  The Council's ICT department have checked using Council and
exterbnal computers, and all documents can be accessed.  The case officer tested the web site via
an internet cafe and all documents could be accessed.  Not withstanding this. hard copies of the
documents were sent to the objector.  The issue raised in relation to the tree plan was considered
by the Council's Tree officer and ultimately no objection has been made.

SPORT ENGLAND
It is understood that the site forms part of, or constitutes a playing field as defined in The Town and
Country Planning (Development Management Procedure) (England) Order 2010 (Statutory
Instrument 2010 No. 2184), in that it is on land that has been used as a playing field within the last
five years, and the field encompasses at least one playing pitch of 0.2 ha or more, or that it is on
land that is allocated for the use as a playing field in a development plan or in proposals for such a
plan or its alteration or replacement.

Sport England has therefore considered the application in the light of its playing fields policy. The
aim of this policy is to ensure that there is an adequate supply of quality pitches to satisfy the
current and estimated future demand for pitch sports within the area. The policy seeks to protect all
parts of the playing field from development and not just those which, for the time being, are laid out
as pitches. The policy states that:

"Sport England will oppose the granting of planning permission for any development which would
lead to the loss of, or would prejudice the use of, all or any part of a playing field, or land last used
as a playing field or allocated for use as a playing field in an adopted or draft deposit local plan,
unless, in the judgement of Sport England, one of the specific circumstances applies."

Reason: Development which would lead to the loss of all or part of a playing field, or which would
prejudice its use, should not normally be permitted because it would permanently reduce the
opportunities for participation in sporting activities. Government planning policy and the policies of
Sport England have recognised the importance of such activities to the social and economic well-
being of the country.

The application proposed the installation of 3 no. temporary buildings to the school. The
development is considered to comply with the following:
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Internal Consultees

ENVIRONMENTAL PROTECTION UNIT
No objections are raised to the application.

However the land is on a known landfill buffer. Although the land itself may not be contaminated it
would be worth attaching the following condition to the planning permission:

"The applicant shall carry out a landfill gas survey in the ground at the development site. Some of
the landfill gas tests within the survey shall be taken below the proposed footprint of new buildings.
If landfill gas is found to be a hazard then the applicant shall install remediation measures to
prevent gas ingress to any buildings on the development site to the satisfaction of the Local
Planning Authority.

Reason
There is a closed landfill site within 250 metres of the site at Minet Park. This landfill was recorded
as under some school land to the east of the site. The condition is required to clarify whether or not
there is any hazard due to gas migration from this filled ground to the new buildings, and if there is
a hazard to ensure any necessary gas remediation work is completed. Advice on this condition can
be obtained from the Environmental Protection Unit on 01895 277440.

The standard construction informative should also be attached should consent be granted.

ACCESS OFFICER
The proposed building would feature ramped access from a new pedestrian gate and route leading
from Beaconsfield Road. It is noted from the Design & Access Statement that the proposed
buildings would be accessible internally.

The proposed buildings do not feature a wheelchair accessible toilet cubicle. To meet building
regulations compliance, accessible toilet facilities, designed in accordance with Approved
Document M to the Building Regulations 2004, should be incorporated into the design of the
temporary classroom units.

Conclusion: Revised plans should be requested as prerequisite to any planning approval, or a
suitable planning condition attached to any grant of permission.

Informatives relating to equality and accessibility should be attached should approval be granted.

"E3 The proposed development affects only land incapable of forming, or forming part of, a playing
pitch, and does not result in the loss of or inability to make use of any playing pitch (including the
maintenance of adequate safety margins), a reduction in the size of the playing areas of any
playing pitch or the loss of any other sporting/ancillary facilities on the site."

This being the case, Sport England does not wish to raise an objection to this application.

However, the submitted plans, whilst not seeking permission for a new primary school building, do
show its intended location. This is on playing field land and would likely be opposed by Sport
Englnd. We would encourage the applicant to consult Sport England on these plans before
submitting a formal application.

EDF ENERGY
No response received.
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Officer comment: Amended plans have been received to address this issue, which is discussed in
more detail in part 7.12 of the report.

TREES/LANDSCAPING OFFICER
Landscape character/context:
The site is occupied by an existing drop-off / car park area in the north-east corner of the Guru
Nanak School grounds. The site is bounded to the north by Beaconsfield Road and to the east by
Hayes and Yeading Football Club.  The south and west boundaries are within the main school
campus, with school playing fields to the south.

There is a landscape buffer of young trees and shrubs along the north boundary, recently planted
in accordance with previous planning consents. These fall within the red line of the application.
There are also some mature tree specimens along the east boundary and the west boundary which
are situated within the school grounds, albeit outside the red line of the application site. Trees on
the site are not afforded protection by Tree Preservation Order or Conservation Area designation.
However, they have been retained or planted by conditions attached to previous applications.
A tree report has been submitted in support of the application. 

Trees on, and close to, the site should be safeguarded where their quality, value and useful life
expectancy merit retention.

Proposal:
The proposal is to provide three temporary modular classroom / administration units, a sub-station,
car/ cycle parking, new access arrangements and ancillary development.

Landscape considerations:
Saved policy BE38 seeks the retention and utilisation of topographical and landscape features of
merit and the provision of new planting and landscaping wherever it is appropriate.
· The current application includes a Tree Survey of trees on, and close to, the site and an
Arboricultural Impact Assessment, in accordance with BS5837:2012. 
· The survey (section 3.0) has not assessed the recently planted young trees along the site
frontage. A total of six individual (off-site) trees has been assessed. The most significant trees are
T5 (Oak), a 'B' grade tree, in the north-east corner of the site. There is also a fine Red Oak (T6, 'B'
grade) immediately to the south of the Oak. A group of pollarded Poplars (TG1, 'C' grade) in the
neighbouring car park of the football club are also visually significant within the landscape.
· T1, a young Red Oak, is rated 'U' but will not be affected by the development, with all other trees
graded 'C' in terms of quality and value. There is no objection to the survey findings.
· The arboricultural impact assessment (section 4.0) confirms that the Oak (T5) will be retained as
part of the development but will require protection during the construction phase. 
· The Red Oak (T6) and Cherry (T7) will be removed in order to facilitate the development. The loss
of a 'B' grade tree (T6) is regrettable, the more so to facilitate a temporary building. However, it is
close to the Oak (T5, also 'B' grade) which ultimately will fill the space.
· Ecus drawing No. L4121/02 indicates the tree retention and removal strategy with tree protection
specified for the Oak, T5. The alignment of the proposed fencing is unnecessarily close to the tree
and should be extended towards the existing kerb line, to prevent damage by construction traffic.
· A Design & Access Statement, by Blue Sky Architects, includes reference to topography,
Landscape and Ecology.  This refers to the removal of three trees. Two trees are identified 'for
removal' in the tree survey, with a third tree to be removed from the front boundary to provide
temporary access - as identified on Blue Sky drawing No. P01315-P651. It is not clear why this tree
needs to be removed. Could the temporary footpath be located between the existing line of trees?
· The above drawing also indicates some proposed pedestrian gate to the east of the existing
vehicle access. The new gate will be of limited use without an associated footpath link - the
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7.01 The principle of the development

Policy R10 of the Council's Unitary Development Plan Saved Policies (September 2007)
seeks to encourage the provision of enhanced educational facilities across the borough,
stating:

"The Local Planning Authority will regard proposals for new meeting halls, buildings for
education, social, community and health services, including libraries, nursery, primary and
secondary school buildings, as acceptable in principle subject to other policies of this
plan."

This is reiterated in the London Plan Policy 3.18 which states:

"Development proposals which enhance education and skills provision will be supported,
including new build, expansion of existing facilities or change of use to educational
purposes. Those which address the current projected shortage of primary school places
will be particularly encouraged."

Furthermore, on 15/08/11 the DCLG published a policy statement on planning for schools
development, which is designed to facilitate the delivery and expansion of state-funded
schools. It states:

"The Government is firmly committed to ensuring there is sufficient provision to meet
growing demand for state-funded school places, increasing choice and opportunity in
state-funded education and raising educational standards. State-funded schools - which

excavation of which could adversely affect the nearby retained Oak tree (T4). This gate / pedestrian
link should be omitted or re-sited away from the tree.
· The D&AS concludes (5.4) that landscape works are not proposed as part of this application,
pending the submission of a new permanent school building.  There is an inherent risk that the
proposal for a permanent building may not follow quickly and that the 'temporary' facility remains in
use for longer than anticipated.  Besides which, some hard (and soft) landscape details (access,
footpaths, fencing?) are likely to be required in association with the temporary structures.
· Landscape conditions will be necessary to preserve and enhance the visual amenities of the
locality and to ensure that adequate facilities are provided.

Recommendations:
No objection, subject to the above observations and conditions COM9 (pts 1,2,4,5,6) and COM10.

Officer comment: Amended documents have been received which seek to address the obove
comments.  This is discussed in more detail in part 7.14 of the report.

HIGHWAY ENGINEER

The submitted Transport Assessment has a number of shortcomings, however this is an applictaion
for temporary permission, and as such impact would only be temporary.

Subject to a robust Travel Plan, and alterations to the design of the access and pickup/drop off
area (to be secured by condition) no objection is raised to this temporary proposal.

However, it is understood that an application for permament approval is being prepared and this
must be accompanied by a robust Transport Assessment. The Council's Highways officers are
liaising directly with the applicant to ensure this occurs.

MAIN PLANNING ISSUES7.
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include Academies and free schools, as well as local authority maintained schools
(community, foundation and voluntary aided and controlled schools) - educate the vast
majority of children in England. The Government wants to enable new schools to open,
good schools to expand and all schools to adapt and improve their facilities. This will allow
for more provision and greater diversity in the state-funded school sector to meet both
demographic needs and the drive for increased choice and higher standards."

It goes on to say that:

"It is the Government's view that the creation and development of state-funded schools is
strongly in the national interest and that planning decision-makers can and should support
that objective, in a manner consistent with their statutory obligations. We expect all parties
to work together proactively from an early stage to help plan for state-school development
and to shape strong planning applications. This collaborative working would help to
ensure that the answer to proposals for the development of state-funded schools should
be, wherever possible, "yes."

The statement clearly emphasises that there should be a presumption in favour of the
development of schools and that "Local Planning Authorities should make full use of their
planning powers to support state-funded schools applications."

Paragraph 72 of the NPPF reiterates the objectives set out in the DCLG Policy Statement
on Planning for Schools Development. It clearly confirms that the Government attaches
great importance to ensuring that a sufficient choice of school places are available to
meet existing and future demand.

Notwithstanding the above mentioned policies, which seek to encourage new and
enhanced educational development, it should be noted that the proposed development
falls within the Green Belt. 

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

London Plan (2011) policy 7.16 and the NPPF (2012) confirm that the strongest protection
should be given to the Green Belt and that inappropriate development should be refused,
except in very special circumstances. Accordingly, it is necessary to demonstrate that the
benefits of the development outweigh the harm to the Green Belt.

The applicant's supporting information seeks to justify the need for the development in
this location. It confirms that the school is required to help contribute towards meeting the
borough's educational needs and that the scheme is fully supported by the Department for
Education. It confirms that within the Townfield and Hayes and Harlington areas, the local
catchment area for the school, there is very limited choice of 'good' schools as defined by
Ofsted.

Furthermore, it confirms that both the London Borough of Hillingdon and the adjoining
London Borough of Ealing have reported a shortage in primary school places due to an
increasing birth rate. It refers to Cabinet reports and other publications published by the
London Borough of Hillingdon, which clearly demonstrate that there is an urgent need for
school places within the borough, particularly within the Hayes area.
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7.02

7.03

7.04

Density of the proposed development

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

Airport safeguarding

This is supported by data submitted in support of the recent raft of applications the
Council has granted planning permission for relating to primary school expansions,
redevelopments and new schools.

The applicant has advised that consideration has been given to use of brownfield sites
within the locality but that these have been dismissed due to practical/functional issues.
Whilst details of these sites has not been provided it is acknowledged that given the
temporary nature of the accommodation, which would be provided whilst a more
permanent solution is sought, and the need to share facilities with the existing Guru
Nanak Sikh Academy, an adjoining site is desirable for practical and operational reasons.
Notably, officers have been unable to identify any obvious sites outside the Green Belt, or
without other significant planning constraints, within the immediate locality, which would
be better suited for the provision of the school.

The applicant also contends that the proposed location of the development, the larger part
of which would occupy an existing area of hardstanding, which forms part of the existing
school site, minimises its impact on the openness of the Green Belt. It is argued that it
would not undermine the purpose of the Green Belt, would not result in urban sprawl, as
the site is already bounded by the existing school and Hayes Football Club, and would not
have a detrimental impact on the visual amenities of the Green Belt in this location. Given
the temporary nature of the proposal, it is considered that this argument is valid.

It is considered that the educational need for the proposal, the lack of availability of
alternative non-Green Belt sites, which would meet the specific needs of the school, and
the limited visual imapct of the proposed development amounts to a case of very special
circumstances sufficient to justify an exception to Green Belt policy in this instance.

It should be noted that the proposed development would result in loss of part of a small
part of the playing field, albeit on a temporary basis. UDP policy R4, paragraph 74 of the
National Planning Policy Framework (NPPF) and Sport England policies seek to protect
existing playing fields and supporting facilities. Sport England have been consulted on the
application and have confirmed that the area of playing field which would be lost could not
be regarded as being capable of forming, or forming part of, a playing pitch. Accordingly,
no objections have been raised in this respect.

The need for the proposed development in this location, the strong policy support for new
and enhanced educational facilities and the lack of availability of alternative, non Green
Belt, sites are considered to amount to a case of very special circumstances sufficient to
justify an exception to Green Policy in this instance. Furthermore, Sport England have
confirmed that no objections are raised to the small loss of playing field which would occur
as a result of the development. Accordingly, there is no objection to the principle of the
proposed development, providing site specific issues can be satisfactorily addressed.

Not applicable to this type of development.

Not applicable. The site does not fall within an Archaeological Priority Area and there are
no Conservation Areas, Areas of Special Local Character or Listed Buildings within the
vicinity.

Not applicable. There is no requirement to consult the aerodrome safeguarding authorities
on this application.
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7.05

7.07

7.08

7.09

7.10

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

This issue has been partly addressed in part 7.01 of the report.

Guru Nanak Sikh Academy currently comprises school buildings, which range in height
from one to three-storeys, playgrounds, car parking, playing fields and ancillary
development. It is bounded to the north by Beaconsfield Road, beyond which are large
scale industrial buildings, and to the east by Yeading Football Club and its associated
stands and clubhouse. The proposed temporary accommodation would largely be located
within an existing developed part of the site, comprising hardstanding, and located close
to the eastern elevation of the main school building. Accordingly, it would be seen in
context with the wider school site and surrounding large scale buildings.

Minet Country Park bounds the wider school site to the south. Large bunds within that
park, which bound the school site, limit views of the school from the wider Green Belt. Any
limited views of the proposed units which could be seen from Minet Country Park would
be in long distance views across the school playing field where the proposed development
would be seen in context with adjoining developments and the built up industrial area
beyond. Accordingly, the size, scale and height of the proposed buildings are not
considered to be obtrusive in this location and, given the temporary nature of the
development, it is not considered that it would have any significant adverse impact on the
long-term openness of the Green Belt or the visual amenities of the surrounding area.

The proposed development would be clearly visible from Beaconsfield Road.  However,
Beaconsfield Road is predominantly characterised by industrial development to the north,
and the Guru Nanak Sikh Academy and Hayes Football Club to the south.  The proposed
development would be viewed in context with the existing school site and surrounding
large scale developments and, as such, would not be visually obtrusive in this location.
For these reasons, and those discussed in part 7.05 of the report, it is not considered that
the proposal would have an unacceptable impact on the visual amenities of the
Beaconsfield Road street scene or the surrounding area.

There are no residential properties within the vicinity of the site.  It is not considered that
the development would have any impact on neighbouring commercial and industrial
properties over and above the existing school site.

Not applicable to this type of development.

The applicant has submitted a Transport Assessment in support of the application. The
Council's Highway Engineer has anlaysed this and identified several areas of concern.

In particular there is concern over the proposed design of the acess and drop off/pick up
area.  A condition is reccomended to ensure this is redesigned to be safe and functional.

Whilst the proposal would result in an increase in short term parking demand, it would not
result in any significant impact on nearby junction capacity and it is also considered that
the impact of the expansion on the local highway network could be mitigated against
through the implementation of a school Travel Plan.  A condition is reccomended to
secure the Travel Plan.

Congestion associated with schools only typically occurs for relatively short periods of
time during peak drop-off and pick-up times for the school and traffic disperses relatively
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7.11

7.12

7.13

7.14

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

quickly.  Accordingly, it is not considered that the scheme would result in such a
significant impact on the surrounding highway network that refusal could be justified.

In terms of car parking, two parking spaces, including one disability standard space, would
be provided for staff on site.  Whilst the proposed parking provision would appear to be
relatively low, the objective to encourage use of alternative modes of transport to the
private car is encouraged.  Given the temporary nature of the proposed scheme this is
therefore considered to be acceptable in this instance.

In terms of cycle parking it is proposed to provide facilities for the storage of up to 14
bicycles. This complies with Transport for London's Cycle Parking standards which require
1 space to be provided per 10 staff or pupils.  Full details of cycle storage would be
required by way of condition should approval be granted.

Subject to the implementation of a school Travel Plan, and other appropriate conditions,
and given the temporary nature of the proposals, on balance, it is not considered that the
proposed development would have such a detrimental impact on the local highway
network that refusal could be justified. 

Notably the Council's Highway Engineer has raised no objections subject to conditions.

Urban design
The size, scale, height and design of the proposed buildings is considered to be
acceptable in this location on a tempoary basis and it is not considered that it would have
any significant detrimental impact on the character and appearance of the surrounding
area.  However, given the temporary nature of the buildings and the site's Green Belt
location, its long term retention in this location is visually undesirable.

Security
It is recommended that the standard Secure by Design condition is attached, should
approval be granted.

Access to the buildings would be via ramps and level thresholds would be provided
internally.  Amended plans have been received which which show that a fully accessible
WC facility would be provided within the administration building for use by staff, visitors
and pupils. The school has confirmed that there would only be one wheelchair user during
the first year of occupation and that by the second year they would hope to have a new
permanent school, which could accommodate larger numbers of disabled pupils.
Furthermore, any pupils who are wheelchair users would be fully supervised and assisted
by staff at all times.  Given the temporary nature of the accommodation and that this could
be managed by staff, this is considered to be acceptable in this instance.

Not applicable to this type of development.

The majority of trees on and surrounding the application site would be retained. However,
two trees, a Grade B Red Oak and a Grade C Cherry tree, would be removed. No
objections are raised to the loss of the cherry tree. Whilst the loss of the Red Oak is
undesirable, this would ultimately provide space for the continuing healthy growth of the
adjacent Oak, which is to be retained and, as such, is considered to be acceptable in this
instance.
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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

Existing relatively young tree planting along the site frontage is not indicated within the
Tree Survey. However, all but one of these trees would be retained. The tree to be lost
would make way for the new vehicular access/egress point. The maximisation of space for
pupil drop-off/pick-up is considered to outweigh the benefits of retaining this tree,
particualrly given its relatively young age. However, replacement tree planting would be
required by way of condition.

It should be noted that an amended Tree Survey has been received which addresses
inconsistencies between the plans.  Furthermore, amended plans have been provided
which seek to address the comments made by the Trees/Landscape Officer.  The
applicant has confirmed that fencing around the Oak would be relocated as recommended
and that existing soft landscaping beneath the tree would now be retained. Furthermore,
the applicant has acknowledged that the area around the tree would need to be a hand
dig only area, should any future works take place in this area.

With regard to the proposed pedestrian access gate, to the east of the existing vehicle
access point, it is acknowledged that the applicant has provided amended plans which
show a reduction in the width and marginal relocation of the gates, to limit any potential
impact they could have on the Oak tree to be retained.  However, as these fall outside the
red line application site.and do not appear to be directly related to the currently proposed
scheme, it is considered that they should be subject to a separate application.

It is considered that all relevant trees and landscaping related issues have been
addressed and, notably, the Council's Trees/Landscape Officer has raised no objections
to the proposals, subject to standard conditions.

The submitted plans indicate that a refuse storage area would be provided within the site,
although no details are provided at this stage. Should approval be granted additional
information would be required by way of condition. However, notably, the school ultimately
has discretion over which waste management methods are used on site.

Given the minor nature of the scheme there is no planning requirement for the
development to incorporate the use of renewable energy.

The site is not located within a flood plain and no issues regarding flooding have been
identified. However, building control regulations on this matter would need to be complied
with.

It is not considered that the proposal would result in any significant increase in pollution or
noise over and above that of the existing school and the School Travel Plan would help to
reduce vehicle trips. Notably, no objections have been raised by officers in the Council's
Environmental Protection Unit on noise or air quality grounds.

Point (i) suggests that various documents on the Council's website cannot be opened.
Officers have attempted to open the documents from a range of computers (internally and
remotely) successfully and have been unable to identify any issues with the opening of
any documents.

Point (ii) raises concerns regarding inconsistencies between the Tree Survey and Tree
Protection Plan. Amended plans have been requested prior to Committee to address this.
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7.21

7.22

Expediency of enforcement action

Other Issues

Not applicable to this development. As the development is for educational use it would not
necessitate a contribution towards the Mayoral Community Infrastructure Levy.

Not applicable.

None.

8. Observations of the Borough Solicitor

9. Observations of the Director of Finance

Not applicable.

10. CONCLUSION

No objections are raised to the principle of the development in this location, which it is
considered would have limited impact on the openness of the wider Green Belt and
complies with current policy objectives to enhance educational facilities.

Sport England have raised no objections to the small loss of playing field which would
occur as a result of the proposals and it is not considered that the proposal would have
any significant detrimental impact on the character or appearance of the surrounding
area. Furthermore, it is not considered that the proposals would result in such an increase
in traffic that they would have an unacceptable impact on the surrounding highway
network sufficient to justify refusal.

The proposal is considered to comply with relevant planning policy and, accordingly,
approval is recommended.

11. Reference Documents

Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
Policy Statement - Planning for Schools Development (DCLG, 15/08/11)
London Plan (July 2011)
National Planning Policy Framework
Hillingdon Supplementary Planning Document: Accessible Hillingdon
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Noise
Hillingdon Supplementary Planning Document - Air Quality
Hillingdon Supplementary Planning Guidance - Land Contamination

Johanna Hart 01895 250230Contact Officer: Telephone No:
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SENATOR COURT BELMONT ROAD UXBRIDGE 

Part demolition, part extension and refurbishment of existing building to
provide modern office accommodation (Class B1) totalling 20,267sqm GEA
(including car park and plant areas) of which 516sqm GIA floorspace to be
used interchangeably for Class A1, A2, A3, B1 uses, and associated works.

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 68385/APP/2013/902

Drawing Nos: PICADY Results with 2018
Highway Consultatnt's email dated 3/6/13
Traffic Modelling Summary Results
Traffic Consultant's covering email dated 29/5/13
Traffic Count Data
F 10050 Rev. P1
F 10980 Rev. P1
F 10990 Rev. P1
F 11000 Rev. P2
F 11010 Rev. P1
F 11020 Rev. P1
F 11030 Rev. P1
F 11040 Rev. P1
F 11050 Rev. P1
F 12000 Rev. P1
F 12010 Rev. P1
F 13000 Rev. P1
F 13010 Rev. P1
D 10980 Rev. P1
D 10990 Rev. P2
D 11000 Rev. P1
D 11010 Rev. P1
D 11020 Rev. P1
D 11030 Rev. P1
D 11040 Rev. P1
D 11050 Rev. P1
D 11060 Rev. P1
D 12000 Rev. P1
D 12010 Rev. P1
D 12100 Rev. P1
D 12110 Rev. P1
D 12120 Rev. P1
D 12130 Rev. P1
D 12310 Rev. P1
D 13000 Rev. P1
D 13010 Rev. P1
D 14000 Rev. P1
D 14001 Rev. P1
ST12890-101
Planning, Design & Access Statement, April 2013
Transport Statement, April 2013
Arboricultural Implications Assessment, May 2012

Agenda Item 8
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11/04/2013

Energy Statement, May 2012
Acoustic Planning Report, May 2012
F 10001 Rev. P1

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

1. SUMMARY

This scheme is for the refurbishment, alteration and extension of Belmont House, a Class
B1 office building which has basement parking and is located within the Uxbridge Town
Centre. The proposal involves a 4,861sqm increase in the gross internal floor area of the
building from 14,648sqm to 19,509sqm, mainly within extensions that would square-off
the building, together with a new floor provided on the north eastern wing of the building.
The scheme proposes an interchangeable Class A1/A2/A3/B1 use on the lower ground
floor. The refurbishment works involve a new entrance and access arrangements from
Belmont Road, which would involve the existing vehicular access onto Belmont Road
being closed, with sole use being made of the existing ramped access on Baker's Road.
This would involve a re-configuration of the two basement parking levels, and includes
enhanced provision being made for disabled parking, cycling and motorcycling spaces
and facilities, with a reduction in the overall number of parking spaces from 187 to 171.
The building would also be re-clad, landscaping would be re-configured and an area of
brown roof provided.

This scheme is a re-submission of an earlier application (68385/APP/2012/2398 refers),
which was refused on highway grounds and also due to the lack of a S106 Agreement to
mitigate the impacts of the development.

The extensions to the building are considered acceptable and they would not adversely
affect neighbouring properties. Other alteration and refurbishment works would
modernise and improve the appearance of the building. Adequate provision has also
been made for the trees which surround the site, including a protected Walnut and
access arrangements to the building would also be improved. Furthermore, the scheme
is also considered to make an adequate contribution towards energy efficiency and
carbon reduction.

The Highways Engineer advises that following the submission of further information with
this application, the scheme is now acceptable. The scheme is recommended for
approval, subject to a S106 Agreement.

2. RECOMMENDATION

18/04/2013Date Application Valid:

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

a) That the Council enter into a legal agreement with the applicants under Section
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COM3 Time Limit

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

1

106/Unilateral Undertaking of the Town and Country Planning Act 1990 (as
amended) or other appropriate legislation to secure:

1. Highways: 
     1(a) Carry out a PERS Audit and implement and measures identified by the
Audit as being necessary.
     1(b) Undertake any and all off site highways required by the Council's Highways
Engineer, not limited to but including:
        - reinstating existing access as a footway;
        - alter existing on street parking bays, as per approved plans.

2. 10 Year Green Travel Plan in accordance with TfL guidance.

3. Public Realm: a contribution of £50,000 for the Uxbridge Town Centre to
improve the town centre environment and accessibility to and from the
development site.

4. Construction Training: An in-kind training scheme or a financial contribution
secured equal to £2,500 for every £1m build cost incurred. In either event the
'obligation' should be delivered equal to the formula of  £2,500 for every £1 million
build cost + 6,244m2/7, 500m2 x £71,675 = total contribution.

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

b) That the applicant meets the Council's reasonable costs in the preparation of
the S106 Agreement and any abortive work as a result of the agreement not being
completed.

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

d) That if any of the heads of terms set out above have not been agreed and the
S106 legal agreement has not been finalised by the 17th July 2013, or any other
period deemed appropriate by the Head of Planning, Sport and Green Spaces then
delegated authority be granted to the Head of Planning, Sport and Green Spaces to
refuse the application for the following reason:

'The development has failed to secure obligations relating to transport, public
realm enhancements and construction and employment training. Accordingly, the
proposal is contrary to policies R17, OE1, AM2 and AM7 of the Hillingdon Local
Plan: Part Two Saved UDP Policies (November 2012), the Council's Planning
Obligations SPD and Policy EM6 of the Hillingdon Local Plan: Part 1- Strategic
Policies (Nov 2012) and Policy 5.12 of the London Plan (July 2011) and the NPPF. 

e) That if the application is approved, the following conditions be imposed:
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COM4

COM6

COM7

COM8

Accordance with Approved Plans

Levels

Materials (Submission)

Tree Protection

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 D 10980 Rev. P1, D
10990 Rev. P2, D 11000 Rev. P1, D 11010 Rev. P1, D 11020 Rev. P1, D 11030 Rev. P1,
D 11040 Rev. P1, D 11050 Rev. P1, D 11060 Rev. P1, D 12000 Rev. P1, D 12010 Rev.
P1, D 12100 Rev. P1, D 12110 Rev. P1, D 12120 Rev. P1, D 12130 Rev. P1, D 12310
Rev. P1, D 13000 Rev. P1, D 13010 Rev. P1, D 14000 Rev. P1, D 14001 Rev. P1, F
10001 Rev. P1, F 10050 Rev. P1, F 10980 Rev. P1, F 10990 Rev. P1, F 11000 Rev. P2,
F 11010 Rev. P1, F 11020 Rev. P1, F 11030 Rev. P1, F 11040 Rev. P1, F 11050 Rev.
P1, F 12000 Rev. P1, F 12010 Rev. P1, F 13000 Rev. P1, F 13010 Rev. P1 and D 10980
Rev. P1 and shall thereafter be retained/maintained for as long as the development
remains in existence.

REASON
To ensure the development complies with the provisions 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 of the 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 of the 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

3

4

5
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COM9 Landscaping (car parking & refuse/cycle storage)

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

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

REASON
To ensure that trees and other vegetation can and will be retained on site and not
damaged during construction work and to ensure that the development conforms with
Policy BE38 of the Hillingdon Local Plan: Part 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 Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts (including demonstration that 5% of all parking spaces are
served by electrical charging points)
2.e Hard Surfacing Materials
2.f External Lighting
2.g Other structures (such as play equipment and furniture)

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

5. Schedule for Implementation

6
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COM10

COM11

NONSC

Tree to be retained

Restrictions on Changes of Uses (Part 3, Sch. 2 GPDO 1995

Non Standard Condition

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

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

REASON
To ensure that the proposed development will preserve and enhance the visual amenities
of the locality and provide adequate facilities in compliance with Policies BE13, BE38 and
AM14 of the Hillingdon Local Plan: Part 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 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.

Notwithstanding the provisions of Part 3, Schedule 2 of the Town and Country Planning
(General Permitted Development) Order 1995 (or any order revoking and re-enacting
that Order with or without modification), the building(s) shall be used only for purposes
within Use Class A1, A2, A3 and B1 of the Schedule to the Town and Country Planning
(Use Classes) Order 1987 (as amended).

REASON
In order to ensure that the uses are appropriate within the town centre and are not
detrimental to the character and amenity of surrounding properties, in accordance with
Policy OE1 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

7

8

9
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COM27

NONSC

Traffic Arrangements - submission of details

Non Standard Condition

Prior to commencement, 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 how incorporates sustainable urban drainage in
accordance with the hierarchy set out in Policy 5.15 of the London Plan and will:
a) provide details of how the surface water strategy will control surface water to the
Greenfield runoff rate.
b) provide details of how the surface water strategy will be implemented to ensure no
increase in flood risk from commencement of construction and during any phased
approach to building.
c) provide a management and maintenance plan for the lifetime of the development of
arrangements to secure the operation of the scheme throughout its lifetime. 
d) provide details of the body 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, and will:
d) incorporate water saving measures and equipment.
e) provide details of water collection facilities to capture excess rainwater;
f) 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 of the Hillingdon Local Plan: Part 1 -
Strategic Policies (November 2012), Policies 5.12 and 5.13 of the London Plan (July
2011) and the NPPF (March 2012) and to conserve water supplies in accordance with
Policy 5.15 of the London Plan (July 2011).

Development shall not begin until details of all traffic arrangements (including where
appropriate carriageways, footways, turning space, safety strips, sight lines at road
junctions, kerb radii, car parking areas and marking out of spaces, loading facilities,
closure of existing access and means of surfacing) have 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, the parking areas, sight lines and loading areas must be permanently
retained and used for no other purpose at any time. Disabled parking bays shall be a
minimum of 4.8m long by 3.6m wide, or at least 3.0m wide where two adjacent bays may
share an unloading area.

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

Details of the proposed loading bay and associated works including reconfiguration of
existing car parking bays along Belmont Road shall be submitted and agreed in writing
by the LPA before commencement of works at the site.  Thereafter, the loading bay and
associated works shall be undertaken and completed before first occupation of the site.

10

11
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NONSC

NONSC

NONSC

NONSC

NONSC

Non Standard Condition

Non Standard Condition

Non Standard Condition

Non Standard Condition

Non Standard Condition

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

Prior to the commencement of works on site, a Delivery Servicing Plan shall be submitted
to and approved in writing by the Local Planning Authority. The development shall be
implemented in accordance with the Delivery Servicing Plan for so long as the
development remains in existence.

REASON
To ensure that servicing of the site does not prejudice highway safety, in accordance with
Policy AM7(ii) of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012) and Policy 6.14 of the London Plan (July 2011).

Prior to the commencement of works on site, a Construction Logistics Plan shall be
submitted to and approved in writing by the Local Planning Authority. The development
shall be implemented in accordance with the plan.

REASON
To ensure that servicing of the site does not prejudice highway safety, in accordance with
Policy AM7(ii) of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012) and Policy 6.14 of the London Plan (July 2011).

Notwithstanding the details shown on Drw. Nos. F 10980 Rev. P1, F 10990 Rev. P1 and
F11000 Rev. P2, revised details of the provision to be made for cyclists shower and
locker facilities shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall be implemented in accordance with the approved details that
shall thereafter be maintained.

REASON
To ensure that adequate facilities are provided for cyclists, in accordance with Policy 6.9
of the London Plan (July 2011).

No contaminated soils 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. 

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).

12
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NONSC Non Standard Condition

The rating level of the noise at any neighbouring residential property and emitted from
plant and machinery at the development hereby approved shall be at least 5 dB lower
than the existing background noise level.  The noise measurements and assessment
shall be made in accordance with British Standard 4142, "Method for rating industrial
noise affecting mixed residential and industrial areas".

REASON
To protect the amenity of neighbouring properties in accordance with Policy OE1 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).

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

1. The calculation of the energy demand and carbon dioxide emissions covered by
Building Regulations and, separately;

2. Proposals to reduce carbon dioxide emissions through the energy efficient design of
the site, buildings and services. (Lean)

3. Proposals to further reduce carbon dioxide emissions through the use of decentralised
energy where feasible, such as district heating and cooling and combined heat and
power (CHP) (Clean)

4. Proposals to further reduce carbon dioxide emissions through the use of on-site
renewable energy technologies (clearly shown on plans and elevations where
appropriate) (Green)

The assessment shall demonstrate that the measures proposed to meet steps 2 -3
above will reduce the CO2 emissions by a minimum of 25% from the baseline (step 1).
All measures to reduce CO2 emissions shall be clearly detailed, shown on relevant plans
and clearly related to the baseline carbon footprint. The development shall then proceed
in accordance with the approved assessment. 

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

17

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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

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

NPPF1
NPPF2
NPPF4
NPPF7
NPPF10
NPPF12
LPP 2.5
LPP 4.2
LPP 4.3
LPP 4.7
LPP 4.12
LPP 5.2
LPP 5.3
LPP 5.4
LPP 5.7
LPP 5.11
LPP 5.12
LPP 5.13
LPP 5.14
LPP 6.3
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 7.5
LPP 7.6
LPP 7.8
LPP 7.21
BE3

BE4
BE10
BE13
BE14
BE15
BE18
BE20
BE21
BE24

BE26
BE38

(2011) London's Sub-Regions
(2011) Offices
(2011) Mixed use development and offices
(2011) Retail and town centre development
(2011) Improving opportunities for all
(2011) Minimising Carbon Dioxide Emissions
(2011) Sustainable design and construction
(2011) Retrofitting
(2011) Renewable energy
(2011) Green roofs and development site environs
(2011) Flood risk management
(2011) Sustainable drainage
(2011) Water quality and wastewater infrastructure
(2011) Assessing effects of development on transport capacity
(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) Public realm
(2011) Architecture
(2011) Heritage assets and archaeology
(2011) Trees and woodland
Investigation of sites of archaeological interest and protection of
archaeological remains
New development within or on the fringes of conservation areas
Proposals detrimental to the setting of a listed building
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
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
Requires new development to ensure adequate levels of privacy to
neighbours.
Town centres - design, layout and landscaping of new buildings
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
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I15 Control of Environmental Nuisance from Construction Work3

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.

OE1

OE3

OE5
OE8

R7

R16

R17

AM1

AM2

AM7
AM9

AM13

AM14
AM15
LDF-AH

SPG-CS

SPD-NO
SPD-PO

Protection of the character and amenities of surrounding properties
and the local area
Buildings or uses likely to cause noise annoyance - mitigation
measures
Siting of noise-sensitive developments
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
Provision of facilities which support arts, cultural and entertainment
activities
Accessibility for elderly people, people with disabilities, women and
children
Use of planning obligations to supplement the provision of
recreation, leisure and community facilities
Developments which serve or draw upon more than a walking
distance based catchment area - public transport accessibility and
capacity considerations
Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
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
Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
Community Safety by Design, Supplementary Planning Guidance,
adopted July 2004
Noise Supplementary Planning Document, adopted April 2006
Planning Obligations Supplementary Planning Document, adopted
July 2008
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4

5

6

7

8

3.1 Site and Locality

Belmont House (also known as Senator Court) is located towards the northern end of the

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 Councils 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 applicant is advised that as regards condition 4, it is recommended that the bricks
should be a traditional London stock.

The Equality Act 2010 seeks to protect people accessing goods, facilities and services
from direct discrimination on the basis of a 'protected characteristic', which includes
those with a disability. As part of the Act, service providers are obliged to improve access
to and within the structure of their building, particularly in situations where reasonable
adjustment can be incorporated with relative ease. The Act states that service providers
should think ahead to take steps to address barriers that impede disabled people.

Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and a
term contract planned for their maintenance.

Care must be taken to ensure that overspill and/or other interference from induction
loops in different/adjacent areas does not occur.

Flashing beacons/strobe lights linked to the fire alarm should be carefully selected to
ensure they remain within the technical thresholds not to adversely affect people with
epilepsy.

3. CONSIDERATIONS
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Uxbridge town centre and forms a corner plot on the south east side of Belmont Road, to
the north east of its junction with Bakers Road which provides access to the Uxbridge Bus
and Underground Stations. The site comprises a predominantly four storey office building
with roof top plant on a 0.4ha, L-shaped site. The building essentially comprises two
buildings either side of a central entrance on Belmont Road. Although the north eastern
wing is a storey taller than the southern wing, the site slopes by the equivalent of a floor
height from the north east to the south west so that the building maintains the overall
impression of a 4 storey block. The building also provides basement parking on two levels
with two vehicular accesses, one within the centre of the building on Belmont Road and
the other on the south western side elevation of the building, accessed from Bakers Road.
The office building has most recently been occupied by two main users, the north eastern
wing of the building by the Allied Irish Bank and the south eastern wing by Herbalife on
the upper floors and an employment centre on the lower ground floor. There are raised
planters containing trees in front of the building on Belmont Road and within the southern
corner of the site is a protected Walnut Tree which forms a prominent feature in this part
of the town centre. 

Immediately adjoining part of the site to the north east is a footpath, beyond which is the
Grade II listed Society of Friends Meeting House and a small landscaped garden area.
Separating these is Friends Walk, which continues the footpath through to York Road to
the north. On the south eastern frontage, the site is also adjoined by a footpath. Beyond
this at the eastern end of the site are offices associated with the bus station, while at the
western end is an access road, beyond which is a three storey building known as Norwich
Union House, which is currently vacant, although previously in use as retail on the ground
floor and offices above.

The primary retail area of the town centre adjoins the site to the south west, on the south
western side of Bakers Road and the south eastern side of Belmont Road. Secondary
retail frontage is located on the opposite side of Belmont Road, to the south west of
Redford Way. The edge of the secondary area also corresponds to the eastern edge of
the Old Uxbridge/Windsor Street Conservation Area. The site also forms part of an
Archaeological Priority Area and the north western part of the site is covered by TPO 189.
The site has a PTAL score of 6a.

3.2 Proposed Scheme

This application is a re-submission of the 2012 application. It seeks permission for the
refurbishment, alteration and extension of the existing office building. The proposal
involves a 4,861sqm increase in the gross internal floor area of the building from
14,648sqm to 19,509sqm (4,901sqm increase in the gross external area of the building
from 15,366sqm to 20,267sqm, including car park and plant areas). The main increase
would be to the main Class B1 office use, accounting for 4,954sqm, increasing from
8,196sqm to 13,150sqm on the ground and upper floors, with a small increase in the
lower ground floor B1/A1/A2/A3 floor space (461sqm to 516sqm) and a small reduction in
the size of the plant area (314sqm to 166sqm).

The proposed extensions would mainly square off the existing building and add a new
floor to each of the wings of the building. The main areas of extension would be to the
recessed office building entrance on Belmont Road, with the building extended out to the
back edge of pavement line, which would maintain a staggering of the elevation along
Belmont Road.  The cut away south eastern corner of the building on Bakers Yard over
one of the vehicular access would be infilled and the north western end of the building
which currently progressively steps in on the second floor and above would be squared
off, with only the new floor set in from the rest of the straightened elevation. The only
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other main extension to the building would be the infilling of the recessed frontage of the
employment centre.

Internal works to the office space involve the rationalisation of the building and its central
core area, making it more compact, together with the provision of a new reception area. 

The existing vehicular access onto Belmont Road would be closed to enable an improved
pedestrian access and entrance to be created. The existing stepped entrance would be
re-placed with a DDA compliant street level access. The re-modelling would involve a re-
configuration of the parking on the two basement parking levels, and together with
enhanced provision being made for disabled parking spaces, cycling and motorcycle
spaces and associated facilities, the overall number of spaces would reduce from 187 to
171.  The existing ramped access from Bakers Yard would be retained.

The building facade would be replaced, mainly using brickwork and glazing.

New landscaping would be provided along Belmont Road and a 748sqm brown ecology
roofing system would be installed on the roof top.

The application is supported by the following documents:-

Planning, Design and Access Statement, April 2013

This provides an introduction to the development. It advises that the building is showing its
age and the development would modernise and extend the office building to attract good
quality employment to this prominent Uxbridge Town Centre location. The lower ground
floor level fronting Belmont Road would be used interchangeably for Class A1, A2, A3 and
B1 uses. The report then advises of the changes that have been made to the scheme
since the previous refusal. The site and its surroundings are then described and a site
analysis undertaken. From this analysis, constraints and opportunities are identified.
Planning policy is then assessed. The Statement then discusses the design process,
including energy considerations. Key views are depicted and assessed and the statement
goes on to consider access, cycle storage, noise and an energy strategy and concludes
that the development represents an appropriate form of development in this location.

Transport Statement, April 2013

This provides a non-technical summary, describes the planning policy context, site and its
surroundings. An audit of the existing travel infrastructure is presented and the proposed
development described. Travel demand is then assessed, together with development
impacts and mitigation. A summary of the conclusions is presented.

Arboricultural Implications Assessment, May 2012

This provides the background to the report and describes relevant legislation. Protected
species are then considered, namely bats and nesting birds, with only a feral pigeon nest
found. Survey methodology is then described, with 6 trees being surveyed and tree
categories identified. The constraints of trees upon the development are assessed.

Acoustic Planning Report, May 2012

The background to the study is provided and the noise survey undertaken described.
Results are presented and assessed and conclusions drawn.

Page 84



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

This application is a re-submission of an earlier identical scheme (68385/APP/2012/2398)
which was refused on 7/12/13 for the following reasons:-

1. The application fails to provide an accurate and robust assessment of the highways
impacts that would be associated with the development, including servicing, trip
generation, and car park, leading to conditions detrimental to highway and pedestrian
safety, and free flow of traffic, as such the proposals are considered to be contrary to the
Council's Policy AM7(ii) of the Hillingdon Local Plan: Part 2.

2. The applicant has failed to provide obligations to secure improvements to local
transport/highway infrastructure, construction training and the public realm/town centre
which are required in association with the development. The proposal therefore conflicts
with Policies AM2, AM7 and LE7 of the Hillingdon Local Plan Part 2, the Council's
Planning Obligations Supplementary Planning Document and the National Planning Policy
Framework.

The only other relevant recent history on this site is the planning permission granted on
20/06/2012 for the 570sqm (GEA) of additional floorspace to be provided on the ground,
first and second floor levels, infilling the southern corner of the building above the ramped
access on the lower ground level (32891/APP/2012/911).

The recent grant of planning permission on the adjoining site at Norwich Union House is
also relevant as this re-development scheme was for a nine storey, primarily residential
block (8218/APP/2011/1853).

4. Planning Policies and Standards

Energy Statement, May 2012

This provides an energy assessment of the proposals. It advises that a highly efficient
condensing boiler will replace existing boilers, together with a new efficient cooling
system. Solar panels would also be installed.  Overall, it is estimated that there would be a
45% reduction in carbon dioxide emissions as compared with those from the existing
building.

PT1.E4

PT1.E5

PT1.HE1

PT1.BE1

PT1.EM1

(2012) Uxbridge

(2012) Town and Local Centres

(2012) Heritage

(2012) Built Environment

(2012) Climate Change Adaptation and Mitigation

UDP / LDF Designation and London Plan

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

Part 1 Policies:

3.3 Relevant Planning History

Comment on Relevant Planning History

Page 85



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

PT1.EM6

PT1.EM8

PT1.T1

PT1.CI1

PT1.30

PT1.39

(2012) Flood Risk Management

(2012) Land, Water, Air and Noise

(2012) Accessible Local Destinations

(2012) Community Infrastructure Provision

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

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

NPPF1

NPPF2

NPPF4

NPPF7

NPPF10

NPPF12

LPP 2.5

LPP 4.2

LPP 4.3

LPP 4.7

LPP 4.12

LPP 5.2

LPP 5.3

LPP 5.4

LPP 5.7

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.14

LPP 6.3

LPP 6.5

LPP 6.9

LPP 6.10

LPP 6.13

LPP 7.1

LPP 7.2

(2011) London's Sub-Regions

(2011) Offices

(2011) Mixed use development and offices

(2011) Retail and town centre development

(2011) Improving opportunities for all

(2011) Minimising Carbon Dioxide Emissions

(2011) Sustainable design and construction

(2011) Retrofitting

(2011) Renewable energy

(2011) Green roofs and development site environs

(2011) Flood risk management

(2011) Sustainable drainage

(2011) Water quality and wastewater infrastructure

(2011) Assessing effects of development on transport capacity

(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

Part 2 Policies:
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LPP 7.3

LPP 7.4

LPP 7.5

LPP 7.6

LPP 7.8

LPP 7.21

BE3

BE4

BE10

BE13

BE14

BE15

BE18

BE20

BE21

BE24

BE26

BE38

OE1

OE3

OE5

OE8

R7

R16

R17

AM1

AM2

AM7

AM9

AM13

(2011) Designing out crime

(2011) Local character

(2011) Public realm

(2011) Architecture

(2011) Heritage assets and archaeology

(2011) Trees and woodland

Investigation of sites of archaeological interest and protection of archaeological
remains

New development within or on the fringes of conservation areas

Proposals detrimental to the setting of a listed building

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

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

Town centres - design, layout and landscaping of new buildings

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

Siting of noise-sensitive developments

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

Provision of facilities which support arts, cultural and entertainment activities

Accessibility for elderly people, people with disabilities, women and children

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

Developments which serve or draw upon more than a walking distance based
catchment area - public transport accessibility and capacity considerations

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

Consideration of traffic generated by proposed developments.

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

AM13 Increasing the ease of movement for frail and elderly people and people
with disabilities in development schemes through (where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
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AM14

AM15

LDF-AH

SPG-CS

SPD-NO

SPD-PO

(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

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

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

Noise Supplementary Planning Document, adopted April 2006

Planning Obligations Supplementary Planning Document, adopted July 2008

Not applicable17th May 2013

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

62 neighbouring properties have been consulted, the application has been advertised in the local
ppress and 3 notices have been displayed on site. No responses have been received.

TfL:

TfL is concerned with any application which could have an impact on the transport networks.
Having reviewed the information, TfL have no problems in principle with this application but have
comments to make, namely:- 

1) The trip rate calculation should have followed TfL Best Practice Guidance and used TRAVL for
calculating the trip rates. However, TfL is of the opinion that the conclusions would not be different
2) A Travel Plan should have been submitted as part of the application. The Travel Plan would
need to be assessed through ATTrBuTE. TfL is content for the Travel Plan to be conditioned if the
Borough deems to approve the application. 
3) Cycling parking will need to provided at 1 space per 150sqm and controlled storage and showers
will need to be provided. 
4) TfL would recommend that electric vehicle charging points to London Plan Standards be
included in the car park 
5) A Delivery and Servicing Plan will need to be submitted however, TfL is content for the this to be
conditioned if the Borough deems to approve the application. 
6) Due to the proximity of the Bus Station, TfL requests that a Construction Logistic Plan is
submitted to the Borough and TfL for approval. TfL is content for the this to be conditioned if the
Borough deems to approve the application 
7) TfL would have expected a Pedestrian Environment Research Survey (PERS) to be undertaken
to assess the state of the pedestrian routes to the nearest bus stops. Any improvements included in
the conclusions should be delivered under a s106 agreement with the Borough. 
8) In accordance with London Plan policy 8.3   Community Infrastructure Levy  , the Mayor has
agreed a CIL Charging Schedule which came into operation on 1 April 2012. It will be paid by most
new development in Greater London. Boroughs are arranged into three charging bands with rates
of £50 / £35 / £20 per square metre of net increase in floorspace respectively. The proposed
development is in the Borough of Hillingdon, where the charge is £35 per square metre. 
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Internal Consultees

URBAN DESIGN/CONSERVATION OFFICER:

BACKGROUND: This is large corner building at a prominent location adjacent to the Uxbridge
Town Centre Conservation Area and the Friend Meeting House, listed at grade II. Built in the
1980s, the building  s facade varies in materials with a mix of glazed panelling, granite stone panels
and red brick. The building has a very prominent presence at the entrance of the conservation area
and any changes to the facade will have an impact on the setting of the listed building as well as
the conservation area.

COMMENTS: The previous application was refused on grounds of incomplete Highways
information and Section 106 obligations. These are not conservation matters and should be,
therefore, assessed by the appropriate teams. 

From a conservation point of view, the comments remain as before:

There have been pre-app discussions re this site. The current scheme is a slight improvement and
has considered the concerns raised during the previous discussions.

The scheme is an improvement to the overall appearance of the site in that it creates a focal point
to the main elevation facing Belmont Road, thus addressing the street scene appropriately. The
proposed materials, i.e. buff coloured bricks, white render and glazing will blend with the street
scene and as such would be considered to enhance the appearance of the conservation area and
is, therefore, acceptable.

The scheme also proposes extensions, including an increase in height to the elevation facing the
listed building. From a conservation point of view, the increase in bulk would be considered
marginal and whilst not an improvement, would not be considered detrimental either. The existing
landscape buffer between the two sites would also help mitigate the impact of the increase in
height. It is, therefore, acceptable.

RECOMMENDATIONS: It is suggested that the bricks should be traditional London stock and a
sample of the same should be submitted before works commence on site.

Conclusion: Acceptable. Materials to be conditioned.

HIGHWAY ENGINEER:

The development proposals are for the refurbishment and extension of the existing building to
provide up to date office accommodation and interchangeable uses, including A1, A2, A3 and B1
Use Classes at the site. As part of the proposals the existing vehicular access along Belmont Road
will be stopped up and access to the car park at the site will be provided (via the existing access)
from Baker's Road, which will be controlled by a barrier and number plate recognition system.

Under the proposals the existing car parking provision at the site will be reduced from 187 to 171
parking spaces and will include the provision of 10 disabled parking bays and charging facilities for
12 electric vehicles.  In addition, a total of 121 cycle and 4 motor cycle parking spaces will be

If the above are included, TfL would have no objection to the application.

LONDON UNDERGROUND LIMITED:

London Underground Infrastructure Protection has no comment to make on this planning
application.
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provided, secured and under cover.  Servicing of the site will be undertaking along Belmont Road
with the provision of a loading bay along the highway.

In order to assess the development a Transport Statement (TS) has been submitted, which has
reviewed the parking provision within the site and the impact associated with stopping up the
existing access along Belmont Road.  The TS has demonstrated that based on the existing use at
the site, the proposed level of car and cycle parking is acceptable to serve the proposed
development.

When considering the traffic impact of the development, a capacity assessment has been
undertaken of the priority junction of Belmont Road and Baker's Road.  While it is noted that there
are errors within the traffic flows provided, it is considered that this will not have a material effect in
relation to the assessment.  As a result, it has been demonstrated that the junction will operate
within capacity in the design year - 2018 in both the AM and PM peak hours.

When considering servicing of the site, it is noted that a loading bay is proposed along Belmont
Road.  The loading bay will be located adjacent to the site and as a result, will require the
reconfiguration of existing parking bays.  It is noted that the proposed loading bay will not result in a
loss of on street parking.

Therefore, it is considered that the proposals would not be contrary to the Policies of the adopted
Hillingdon Local Plan, 2012, Part 2, provided that that the details below are secured under a
suitable planning condition/S106 Agreement.

1 Development shall not begin until details of all traffic arrangements (including where appropriate
carriageways, footways, turning space, safety strips, sight lines at road junctions, kerb radii, car
parking areas and marking out of spaces, loading facilities, closure of existing access and means
of surfacing) have 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, the parking areas, sight lines and loading areas
must be permanently retained and used for no other purpose at any time. 

2 Details of the proposed loading bay and associated works including reconfiguration of existing car
parking bays along Belmont Road shall be submitted and agreed in writing by the LPA before
commencement of works at the site.  Thereafter, the loading bay and associated works shall be
undertaken and completed before first occupation of the site.

3 Prior to the commencement of the development hereby permitted a Travel Plan shall be
submitted to and approved in writing by the Local Planning Authority. The Travel Plan, as submitted
shall follow the current Travel Plan Development Control Guidance issued by Transport for London
and will include:

(1)  targets for sustainable travel arrangements
(2)  effective measures for the ongoing monitoring of the Travel Plan
(3)  a commitment to delivering the Travel Plan objectives
(4)  effective mechanisms to achieve the objectives of the Travel Plan
by both present and future occupiers of the development.

The development shall be implemented only in accordance with the approved Travel Plan.

TREES/LANDSCAPE OFFICER:

Landscape Character/Context: 
The site is occupied by a 1980's office block, at the junction of Belmont Road and Bakers Yard.
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Situated within Uxbridge Town Centre, the site features a number of trees with shrub understorey,
some in raised planters, along the front (north-west facing) facade. To the north the visual setting
of the building is set off (and partly screened) by the mature trees and shrubs in the small gardens /
pocket parks associated with the nearby friends Meeting House. Selected trees on the site and
within Friends Walk Gardens are afforded protection by Tree Preservation Order No. 189. The
trees on and close to the site make a significant contribution to the landscape character and visual
amenity of this commercial / town centre site. Trees on, and close to, the site should be
safeguarded where their quality, value and useful life expectancy merit retention. An arboricultural
survey and impact assessment, by Wardell Armstrong has been submitted in support of this
application.

Landscape Considerations: 
Saved policy BE38 seeks the retention and utilisation of topographical and landscape features of
merit and the provision of new planting and landscaping wherever it is appropriate. 
 ·The Wardell Armstrong Tree Survey identifies and assesses the quality and value of seven trees
on, or close to, the site. Their locations are plotted on the accompanying drawing No. ST12890-004
Tree Location and Constraints Plan.
 ·The only 'A' category (good, with long useful life expectancy) tree is an off-site Sycamore (T7)
situated to the north-east of the existing building. This tree will not be directly affected by the
proposed development. However, the report notes that it may require pre-emptive pruning to
prevent mechanical damage related to the installation of the new cladding (and removal of the
old?). (This 
tree is T9 on the schedule of TPO No. 189). 
 ·The other six trees are situated within the red line of the development, on the Belmont Road
frontage. These include 4No. 'B' grade (moderate / medium life expectancy) trees, T1, T2, T3 and
T6 and 2No. 'C' grade (poor / short life expectancy) specimens, T4 and T5. (Section 2.2). 
 ·The report notes that trees 2-5 are contemporary with the building and are planted in large raised
planters with an under-storey of ornamental shrubs. T6, the protected Walnut, pre-dates the
existing building. 
 ·Wardell Armstrong drawing No. ST12890-005 confirms that 3No. 'B' category trees (T1, and 3)
and 2No.   'C' grade trees (T4 and 5) will be removed in order to facilitate the proposed
development.
 ·T6, the Walnut (T16 on the TPO), will be retained and safeguarded. The removal and
replacement of hard surfacing near the tree (and potential aerial damage) will be undertaken in
accordance with an Arboricultural Method Statement which should be conditioned. 
 ·The off-site Sycamore, T7, may require 'access facilitation pruning' which should also be
undertaken in accordance with an approved Specification / Method Statement. 
 ·The Design & Access Statement describes the local tree and landscape features in section 3.5
and acknowledges the significance of selected trees and the presence of the tree Preservation
Order.
 ·The site analysis assesses key views in section 3.12, most of which include individual trees or
groups. Consideration of the key constraints includes the presence of the TPO and the opportunity
to enhance the landscape and the public realm is also acknowledged. The landscape design
objectives are set out in section 7.0 of the D&AS. 
 ·Two new semi-mature (30-35cm girth) Lime trees are proposed planted in pits at pavement level.
However, the Wardell Armstrong Landscape Masterplan proposes 4No. new trees, in addition to
the retained Black Walnut (south-west corner) and the off-site Sycamore, in the Friends Garden to
the north-east of the building. Landscape considerations are summarised in section 8.7. 
 ·The application is supported by Wardell Armstrong's Landscape Masterplan, drawing ref.
ST12890-101 with indicative planting including 3No.Tilia cordata 'Green Spire', and 1No Prunus
avium 'Plena', on the Belmont Road frontage. Existing planters will be managed and / or replaced
with Buxus sempervirens or Symphoricarpos x chenaultii 'Hancock'. It is recommended that a
substitute species is found for the Symphoricarpos which is not considered to be suitable in this
location.
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 ·Indicative hard materials have been specified. Samples should be submitted. 
 ·Landscape conditions will be necessary to preserve and enhance the visual amenities of the
locality and to ensure that adequate facilities are provided. 

Recommendations:
 ·The tree report was undertaken in April 2012 and issued in May 2012. At 4.1.9 it is noted that an
update walkover survey   should be undertaken prior to the commencement of works, if more than
12 months have elapsed since the date of the survey. The survey should be updated, prior to
commencement.
 ·An Arboricultural Method Statement and Tree Protection details are required to safeguard
retained trees T6 and T7. 
 ·The proposed large specimen trees require the best possible planting conditions in order to
establish satisfactorily and thrive. The tree pits should be made as large as possible utilising an
underground tree root cell system and urban tree soil. 
 ·An alternative (more attractive and sophisticated) ground cover plant should be specified in place
of the Symphoricarpos. 
 ·Samples of the hard landscape materials should be submitted. 
 ·A landscape management and maintenance plan is required to ensure that soft works area
established and maintained in accordance with the design objectives.

No objection subject to the above details and conditions COM6, COM7, COM8, COM9 (parts
1,2,4,5 and 6) and COM10.

ENVIRONMENTAL PROTECTION OFFICER:

Whilst it appears that there is to be little landscaping carried out, and therefore a limited amount of
exposed soil accessible to receptors of the site once it is in use, it could have an implication for the
construction of the site.

I would advise as a minimum that a condition to ensure garden landscaping soils are not
contaminated is included in any permission. The condition should not be discharged until the
relevant information, bearing the former use in mind, has been submitted to demonstrate the site is
suitable for use.

The following conditions are relevant for this development: 

1) No contaminated soils 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.

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). 

2) The rating level of the noise at any neighbouring residential property and emitted from plant and
machinery at the development hereby approved shall be at least 5 dB lower than the existing
background noise level.  The noise measurements and assessment shall be made in accordance
with British Standard 4142, "Method for rating industrial noise affecting mixed residential and
industrial areas".
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Reason
To protect the amenity of neighbouring residential properties

Informative:

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 should only be carried out between the hours of 08.00 hours
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 and Public Holidays.

B) All noise generated during such works should be controlled in compliance with British  Standard
Code of Practice BS 5228:1984.

C) The elimination of the release of dust or odours that could create a public health nuisance.

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

You are advised to consult the Council's Environmental Protection Unit, 3S/02, Civic Centre, High
Street, Uxbridge, UB8 1UW (Tel.01895 277401) 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.

SUSTAINABILITY OFFICER:

The submitted energy assessment is lacking sufficient detail and the conclusions of a 45% energy
reduction is not possible to validate.  It suggests that green measures will achieve a 7% reduction
and renewable technologies will achieve 1%.  The rest comes from clean measures, which are not
set against a baseline, and do not clearly relate to building regulations.  As a consequence, the
methodology for the reduction is not compliant with Policy 5.2 of the London Plan.

The following condition is therefore necessary:

Condition

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

 1 - the calculation of the energy demand and carbon dioxide emissions covered by Building
Regulations and, separately;

2 - proposals to reduce carbon dioxide emissions through the energy efficient design of the site,
buildings and services. (Lean)

3 - proposals to further reduce carbon dioxide emissions through the use of decentralised energy
where feasible, such as district heating and cooling and combined heat and power (CHP) (Clean)

4 - proposals to further reduce carbon dioxide emissions through the use of on-site renewable
energy technologies (clearly shown on plans and elevations where appropriate) (Green)
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The assessment shall demonstrate that the measures proposed to meet steps 2 -3 above will
reduce the CO2 emissions by a minimum of 25% from the baseline (step 1).  All measures to
reduce CO2 emissions shall be clearly detailed, shown on relevant plans and clearly related to the
baseline carbon footprint.  The development shall then proceed in accordance with the approved
assessment.

Reason

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

ACCESS OFFICER:

Senator Court is a 1980s office block in the heart of Uxbridge Town Centre. The proposal seeks
substantial refurbishment of the existing office block, which also proposes 4901 m² of additional
floor space, and a new external facade.

A new reception lobby would form level access directly from Belmont Road and revolving doors
would be provided with an adjacent pass door which could be used by wheelchair users.  A new lift
lobby comprising four cars is shown to provide access from a new reception lobby up to the existing
ground floor level; this new arrangement would replace the external ramped access from the
existing Belmont Road facade.

The basement car park would provide 187 car parking spaces of which 9 would be accessible,
which accords with UDP saved policy AM15. All floors, with the exception of the fourth, would
feature toilet facilities accessible to wheelchair users.

Recommended Informatives

1. The Equality Act 2010 seeks to protect people accessing goods, facilities and services from
direct discrimination on the basis of a   protected characteristic  , which includes those with a
disability. As part of the Act, service providers are obliged to improve access to and within the
structure of their building, particularly in situations where reasonable adjustment can be
incorporated with relative ease. The Act states that service providers should think ahead to take
steps to address barriers that impede disabled people.

2. Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and a term
contract planned for their maintenance.

3. Care must be taken to ensure that overspill and/or other interference from induction loops in
different/adjacent areas does not occur.

4. Flashing beacons/strobe lights linked to the fire alarm should be carefully selected to ensure they
remain within the technical thresholds not to adversely affect people with epilepsy. 

Conclusion: Acceptable

PRINCIPAL FLOOD AND WATER OFFICER:

The site lies in Flood Zone 1 and is mainly a refurbishment of an existing building. However it is
important that all developments contribute to reducing the local flood risk from surface water in the
area by managing their drainage through the use of Sustainable drainage 
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The development should also demonstrate the use of methods to minimise the use of potable
water, including water saving measures and equipment, water collection facilities to capture excess
rainwater.

Recommendations:

I request the following condition:

Prior to commencement, 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 how incorporates sustainable urban drainage in accordance with the hierarchy set out
in Policy 5.15 of the London Plan and will:
a) provide details of how the surface water strategy will control surface water to the Greenfield
runoff rate.
b) provide details of how the surface water strategy will be implemented to ensure no increase in
flood risk from commencement of construction and during any phased approach to building.
c) provide a management and maintenance plan for the lifetime of the development of
arrangements to secure the operation of the scheme throughout its lifetime. 
d) provide details of the body 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, and
will:
d) incorporate water saving measures and equipment.
e) provide details of water collection facilities to capture excess rainwater;
f) 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).

S106 OFFICER:

Proposed Heads of Terms:
1. Highways: in line with the SPD a s 278/38 agreement may be required to address any and all
highways  works  associated with this  proposal. Please liaise with highways in the first instance.
2. Travel Plan: in line with the SPD and given the scale of the proposal it is likely that a Travel  Plan
should be required.
3. Public Realm: in line with the SPD and given the location and scale of the proposal it is
considered that a contribution in the sum of £50,000 is  secured for the Uxbridge Town Centre to
improve the town centre environment and accessibility to and from the development site.
4. Construction Training: in line with the SPD either a financial contribution or an in-kind scheme
delivered during the construction phase of the development should be secured. In either event the
'obligation' should be delivered equal to the formula of £2,500 for every £1 million build cost
+ 6,244m2/7, 500m2 x £71,675 = total contribution.
5.  Project Management and Monitoring  Fee : in line with the SPD a financial contribution equal to
5% of the total cash contributions should be secured to enable the management and monitoring of
the  resulting agreement.
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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

This proposal mainly involves refurbishing and extending an office building with a small
area of interchangeable town centre uses sited within a town centre location. As such,
there is no objection in principle to the development, subject to normal development
control criteria.

Not applicable to the proposed development.

The proposal is located within an Archaeological Priority Area. English Heritage
(Archaeology) have been consulted and no comments have been received. Given the
built-up nature of the site, with existing basement levels and the limited extent of the
underground works proposed, it is unlikely that any archaeological remains would be
affected.

As regards the Old Uxbridge Conservation Area which adjoins the site on the opposite
side of Belmont Road, diagonally opposite its junction with Bakers Yard, it is considered
that the proposed extensions would not significantly increase the overall bulk of the
building and would not appear unduly conspicuous within the street scene, extending
beyond the existing elevations of the building. The other alterations to the building,
including the new brickwork would modernise and improve the building's appearance.

In terms of the Grade II listed Society of Friends Meeting House building and a small
landscaped garden area in the front of the building which adds to the building's setting,
the proposal would infill the recessed upper floors of the building and add a new top floor
(albeit this would be set in), with an overall increase in the buildings height on this
boundary. There is landscaping along this boundary which helps to mitigate the impact
and the Council's Urban Design/Conservation Officer advises that the new relationship is
acceptable.

On this basis, the Council's Urban Design/Conservation Officer raises no objections to the
scheme, subject to materials being conditioned.

No safeguarding objections have been raised.

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

This is a town centre location which is characterised by many tall commercial buildings,
including the 9 storey Travelodge building and adjacent office buildings of similar height.
This site is located towards the edge of the town centre, close to traditional residential
areas and the two to four storey buildings on the opposite side of Belmont Road.

The proposal mainly involves infill extensions to the existing bulk of the building and the
new top floors of the building would mainly be recessed from the sides of the building, with
the new plant level above being stepped in again. The resultant building would not appear
unduly conspicuous within the street scene and respect the general massing and height of
town centre buildings, following the pattern whereby the taller buildings within the middle
of the town centre step down towards the edges. The use of materials would assist in this
process, with the the main built elements of the re-clad building being in brickwork with the
recessed upper floors being mainly glazed to re-enforce their subordinancy. The new
entrance on Belmont Road would also assist with the breaking up of the mass of the
building by being finished in contrasting light coloured panels and glazing.

MAIN PLANNING ISSUES7.
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7.08

7.09

7.10

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

The new extension to the entrance on Belmont Road would maintain the existing
staggering of the building elevation along this road frontage and provide more of a focal
feature. The scheme would improve and modernise the appearance of this building which
now does appear somewhat dated. The Council's Urban Design/Conservation Officer
does not raise any objection to the scheme, subject to materials being conditioned.

The proposal is therefore considered to comply with Polices BE13 and BE15 of the
Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved Policies (November
2012).

The vast majority of the upper floors of the two to four storied properties on the opposite
side of Belmont Road are in commercial use. However, there are one or two residential
flats which are currently the nearest residential properties to Belmont House. However, as
the proposed works would not result in the building being sited any closer to these units
than the existing building, it is considered that the impact of the proposal on these units
would be acceptable in terms of dominance and loss of privacy.

As regards loss of sunlight, it is only the listed Society of Friends Meeting House building
to the north of the site that would experience additional overshadowing during the
afternoon. However, this building provides a community use and it is likely that existing
vegetation along the shared boundary would already account for much of the
overshadowing. As such, the scheme is considered acceptable. 

Permission has been approved to redevelop the adjoining Norwich Union House to
provide a nine storey, primarily residential block (8218/APP/2011/1853). Whilst the
existing building on the adjoining site does not constrain development at Belmont House,
the proposed scheme would introduce residential flats with habitable rooms facing the
application site. This proposal would also bring the corner of Belmont House closer to the
proposed residential units. However, the relationship with the proposed adjoining re-
development at Norwich Union House is considered acceptable and this relationship was
also previously approved last year with the granting of permission for the three storey
extension on this corner of the building (32891/APP/2012/911).

As such, the scheme complies with Policies BE20, BE21 and BE24 of the adopted
Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved Policies (November
2012).

Not applicable to this proposal.

The development would involve an overall 4,861sqm increase in the gross internal floor
area of the building from 14,648sqm to 19,509sqm, and a reduction in basement parking
from 187 to 171 spaces.

The existing building currently has an excess of off-street parking. For the existing floor
space, the Mayor's car parking standards stipulate a maximum total car parking provision
of 96 car parking spaces, whereas 187 spaces are provided, an excess of 91 spaces.
This compares to cycle parking whereby 182 spaces are required but no cycle parking
spaces are currently provided on site. As regards the proposal, the Mayor's maximum car
parking standards range from 142 to 153 spaces being required, dependent upon the final
floor space usage, which still equates to an over provision ranging from 18 to 29 spaces.
As regards cycle parking, the Mayor's standards require between 162 and 193 spaces

Page 97



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

7.11

7.12

7.13

7.14

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

whereas 121 spaces are proposed. The proposal would therefore reduce the amount of
over provision of car parking at the site and with 121 cycle spaces being proposed, would
significantly improve upon the current situation. Furthermore, cycle parking would be
monitored as part of the Travel Plan. On this basis, no objections are raised to the
proposal.

The Council's Highway Engineer advises that the Transport Statement submitted with the
application demonstrates that the proposed level of car and cycle parking is acceptable to
serve the proposed development. Further, a capacity assessment has been submitted to
assess the junction of Belmont Road and Baker's Road, given that the the basement
parking would now only be served from the access from Baker's Yard. Although TfL
advise that the modelling was not carried out in accordance with TfL Best Practice
Guidance, they do not raise object to the results. The Council's Highway Engineer advises
that the junction will operate within capacity until at least 2018 in both the AM and PM
peak hours.

A loading bay is also proposed on Belmont Road adjacent to the site to service the
proposal. This will require the reconfiguration of the existing parking bays, but no on street
parking spaces would be lost.

TfL also advise of the need for a Travel Plan, controlled cycle storage and showers,
electric vehicle charging points to London Plan Standards, a Delivery and Servicing Plan,
a Construction Logistic Plan and a Pedestrian Environment Research Survey (PERS).
These have been condition or form a heads of term within the S106 Agreement with the
exception of the Pedestrian Environment Research Survey (PERS). It is considered that
this is not justified as the scheme already improves the pedestrian environment.

Therefore, it is considered that the proposals would not be contrary to the policies of the
adopted Hillingdon Local Plan, 2012, Part 2, provided that the details are secured under a
suitable planning condition/S106 Agreement.

Relevant planning considerations have been dealt with elsewhere in this report. As
regards security, it is considered that this could be dealt with by condition.

This proposal would include a new reception lobby that would provide level access directly
from Belmont Road. Revolving doors would be provided with an adjacent pass door
shown on the plan.  A new lift lobby comprising four cars is shown to provide access from
a new reception lobby up to the existing ground floor level, replacing the external ramped
access from the existing Belmont Road facade. Furthermore, 12 accessible parking bays
are shown in the basement level plan, which is considered to be acceptable given the use
class of the building. All floors, with the exception of the fourth, would feature toilet
facilities accessible to wheelchair users.

The Council's Access Officer advises that the proposal would afford significantly improved
accessibility and is acceptable, subject to the incorporation of informatives.

Not applicable to this development.

Policy BE38 of the adopted Hillingdon Local Plan: Part 2 - Unitary Development Plan
Saved Policies (November 2012) seeks the retention and utilisation of topographical and
landscape features of merit and the provision of new planting and landscaping wherever it
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7.15

7.16

7.17

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

is appropriate.

The Council's Tree/Landscape Officer advises that there are a number of trees along the
Belmont Road frontage, including those in raised planters which are under-planted with
shrubs. To the north the visual setting of the building is set off and also partly screened by
the mature trees and shrubs in the small gardens / pocket parks associated with the
adjoining Society of Friends Meeting House. The trees on and close to the site make a
significant contribution to the landscape character and visual amenity of this commercial
town centre site and should be safeguarded where their quality, value and useful life
expectancy merit retention. The tree most valued for its amenity value is a Common
Walnut on the corner of Belmont Road and Bakers Road.  This tree is protected by TPO
No. 189 (T16 on the schedule).

The Council's Tree Officer advises that the proposal is generally acceptable, including the
proposed alterations to the building in the north-west corner close to the Walnut tree,
which with suitable protection, would not be harmful to the tree. The area of brown roof is
also welcomed. The Officer does make a number of recommendations, including the need
to up-date the tree report with a walkover survey as it was originally undertaken in April
2012, an Arboricultural Method Statement and Tree Protection details are also required to
safeguard retained trees T6 and T7, the proposed large specimen trees require the best
possible planting conditions in order to establish satisfactorily and thrive, an alternative
ground cover plant should be specified in place of the Symphoricarpos, samples of the
hard landscape materials should be submitted and a landscape management and
maintenance plan is required.

The Tree /Landscape Officer advises that subject to conditions, the scheme is acceptable
and accords with Policy BE38 of the adopted Hillingdon Local Plan: Part 2 - Unitary
Development Plan Saved Policies (November 2012).

The proposals would not alter the existing bin collection strategy. A new 15sqm refuse
and recycling store would be created at lower ground floor level to the rear of the
A1/A2/A3/B1 floor space which would accommodate 4 x 1100l waste and 4 x 1,100l mixed
recycling eurobins. This would have level access from the adjoining floor space. Bins
would be placed at the pavement edge on collection days. No objections have been raised
to this arrangement.

An energy assessment has been submitted which advises that a modern high efficiency
boiler and new cooling systems would be provided, together with solar panels and it is
estimated that these measures would provide a 45% reduction in carbon emissions as
compared to the existing building.

The Council's Sustainability Officer advises that the assessment is not sufficiently robust
to demonstrate that these efficiencies would be achievable, so that any permission should
be conditioned to ensure that a revised energy assessment is submitted. The
recommended condition has been added.

The Council's Flood and Drainage Officer advises that although the site comprises of
existing hardstanding that will not change with the expansion of the building, the
refurbishment and extension work will involve alterations to the drainage of the site and
any opportunities should be taken to control surface water, particularly from a site of this
size. Also, this is a water stressed area, and has a particularly high water consumption
rate. Opportunities should also be taken to re-use water and further reduce flood risk. A
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7.18

7.19

7.20

7.21

7.22

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

condition is recommended.

A noise report has been submitted with the application. The Council's Environmental
Protection Officer advises of the need for a condition restricting the noise level from plant
at the site. This has been conditioned.

No responses to the public consultation on this application have been received.

Policy LE7 of the adopted Hillingdon Local Plan: Part 2 - Unitary Development Plan Saved
Policies (November 2012) is concerned with securing planning benefits related to the
scale and type of commercial development. The policy is supported by more specific
supplementary planning guidance.

The Council's S106 Officer advises that the following would be required to mitigate the
impact of the development:

1. Highways: in line with the SPD a s 278/38 agreement may be required to address any
and all highways  works  associated with this  proposal. Please liaise with highways in the
first instance.
2. Travel Plan: in line with the SPD and given the scale of the proposal it is likely that a
Travel  Plan should be required.
3. Public Realm: in line with the SPD and given the location and scale of the proposal it is
considered that a contribution in the sum of £50,000 is  secured for the Uxbridge Town
Centre to improve the town centre environment and accessibility to and from the
development site.
4. Construction Training: in line with the SPD either a financial contribution or an in-kind
scheme  delivered during the construction phase of the development should be secured.
In either event the 'obligation' should be delivered equal to the formula of £2,500 for every
£1 million build cost
+ 6,244m2/7, 500m2 x £71,675 = total contribution.
5.  Project Management and Monitoring  Fee : in line with the SPD a financial contribution
equal to  5% of the total cash contributions should be secured to enable the management
and monitoring of the  resulting agreement.

The site does not raise any enforcement issues.

The Council's Environmental Protection Officer advises that soil brought onto the site in
connection with the landscaping should be free from contamination to safeguard future
employees at the site. This has been conditioned.

There are no other material planning considerations raised by this application.

8. Observations of the Borough Solicitor

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

In addition Members should note that the Human Rights Act 1998 (HRA 1998) makes it
unlawful for the Council to act incompatibly with Convention rights.  Decisions by the
Committee must take account of the HRA 1998.  Therefore, Members need to be aware

Page 100



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

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

10. CONCLUSION

The extensions to the building are considered acceptable and they would not adversely
affect neighbouring property. Other alteration and refurbishment works would modernise
and improve the appearance of the building. The Highway Engineer advises that the
scheme is now acceptable in terms of highway safety. Adequate provision has also been
made for the trees which surround the site, including a protected Walnut and access
arrangements to the building would be improved. Furthermore, the scheme is also
considered to make an adequate contribution towards energy efficiency and carbon
reduction and a commensurate package of S106 contributions would mitigate the impacts
of the development.

The scheme is recommended for approval.

11. Reference Documents

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

Richard Phillips 01895 250230Contact Officer: Telephone No:
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FORMER RAF UXBRIDGE  HILLINGDON ROAD UXBRIDGE 

Reserved matters (appearance, landscaping, layout and scale) in compliance
with conditions 2 and 3 for Infrastructure Phase, comprising detailed design of
the new ' Spine Road' of planning permission ref: 585/APP/2009/2752 dated
18/01/2012 for a new mixed used development at St Andrews Park (Former
RAF Uxbridge Site).

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 585/APP/2013/759

Drawing Nos: 5105977/UXB/SR/1301 Rev A01 - Spine Road Street Lighting Layout Sheet
1 of 2
5105977/UXB/SR/0142 - Spine Road Long Sections Sheet 1 of 2
2152-SP-PP-01 - Spine Road Swale Planting Plan
5105977/UXB/SR/0143 - Spine Road Long Sections Sheet 2 of 2
5105977/UXB/SA/0120 Rev A03 - Southern Access Swept Path Analysis
5105977/UXB/SR/0121 - Site Location Plan
5105977/UXB/SR/1302 Rev A03 - Spine Road Street Lighting Layout Sheet
2 of 2
5105977/UXB/SR/0141 Rev A02 - Spine Road Typical Cross Section
5105977/UXB/SR/0115 Rev A08 - Spine Road Swept Path Analysis Sheet 5
of 10
2152-SP-LA03 Rev I - Spine Road
5105977/UXB/SR/0114 Rev A07 - Spine Road Swept Path Analysis Sheet 4
of 10
5105977/UXB/SR/0103 Rev A15 - Spine Road General Arrangement Sheet
2 of 2
5105977/UXB/SR/0102 Rev A15 - Spine Road General Arrangement Sheet
1 of 2
5105977/UXB/SR/0126 Rev A06- Alignments and Contours Sheet 5 of 5
5105977/UXB/SR/0125 Rev A05 - Alignments and Contours Sheet 4 of 5
5105977/UXB/SR/0118 Rev A08 - Spine Road Swept Path Analysis Sheet 8
of 10
5105977/UXB/SR/0117 Rev A08 - Spine Road Swept Path Analysis Sheet 7
of 10
5105977/UXB/SR/0116 Rev A08 - Spine Road Swept Path Analysis Sheet 6
of 10
2152-SP-LA02 Rev H - Spine Road Surface Treatments
5105977/UXB/SR/0120 Rev A04 - Spine Road Swept Path Analysis Sheet
10 of 10
5105977/UXB/SR/0119 Rev A05 - Spine Road Swept Path Analysis Sheet 9
of 10
5105977/UXB/SR/0122 Rev A07 - Alignments and Contours Sheet 1 of 5
5105977/UXB/SR/0112 Rev A07 - Spine Road Swept Path Analysis Sheet 2
of 10
5105977/UXB/SR/0111 Rev A07 - Spine Road Swept Path Analysis Sheet 1
of 10
5105977/UXB/SR/0113 Rev A07 - Spine Road Swept Path Analysis Sheet 3
of 10
5105977/UXB/SR/0124 Rev A04 - Alignments and Contours Sheet 3 of 5

Agenda Item 9
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27/03/2013

5105977/UXB/SR/0123 Rev A05 - Alignments and Contours Sheet 2 of 5

Date Plans Received: 02/06/2013
27/03/2013

Date(s) of Amendment(s):

1. SUMMARY

The application seeks to discharge the reserved matters relating to Layout, Scale,
Appearance and Landscaping for the creation of the a portion of the main Spine Road
through the St Andrews Park Development (former RAF Uxbridge). �
�
The application site forms part of St Andrews Park Development, for which outline
consent was granted under application reference 585/APP/2009/2752 for a residential led,
mixed-use development. �
�
Access was approved at the outline stage.  This included the creation of a main Spine
Road, which provides access from the Chippendale Way Roundabout to the northwest of
the site to the junction between Hillingdon Road and the Greenway to the south. �
�
A new signalised junction (known as the central access) will be provided off Hillingdon
Road into the site between phases 3 and 4 of the development.  It is important to
recognise that this application relates to the reserved matters only.  Details relating to
signals and junction improvements are dealt with in detail through the S106 legal
agreement (off site highway works) and condition 8 of the consent, which also control
what must be complted before the road can be used.  �
�
This application is for the southern section of the spine road, which proposes to connect
from the northern boundary of Hillingdon Road / Greenway Junction improvements (the
reserved matters for this junction itself has already been approved under application
reference 585/APP/2012/1976) to the boundary of the new central access into the site.
The application site does not include the section of spine road running through the town
centre extension (Phases 4 & 7), as this will be designed alongside the reserved matters
applications for these phases.�
�
The design of the spine road consists of a main vehicular carriageway measuring 6.1
metres in width with a pedestrian pavement on either side. The outline consent approved
the creation of a drainage 'swale' running along the western side of the spine road in front
of the three storey town houses. A pavement is proposed between the front of these
dwellings and the swale, although this third pavement does not form part of the current
application and was approved under application reference 585/APP/2013/722.�
�
The spine road and swale have been designed in accordance with the parameter plans
and design code approved at outline stage. The proposed layout has been reviewed by the

27/03/2013Date Application Valid:
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Highways Officer who has raised no objection to the proposal in terms of highway and
pedestrian safety. The proposed swale would offer an acceptable Sustaiunable Urban
Drainage (SUDS) design which would meet the required Greenfield run-off rate approved
in the detailed drainage strategy. The materials selected and proposed landscaping would
have a positive impact on the character and appearance of the surrounding area, in
accordance with the vision of the approved design code. Therefore, it is recommended
that the application be approved.

APPROVAL  subject to the following: 

COM4 Accordance with Approved Plans

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers listed below and
shall thereafter be retained/maintained for as long as the development remains in
existence.�
�
5105977/UXB/SR/0121 - Site Location Plan�
5105977/UXB/SR/0102 Rev A15 - Spine Road General Arrangement Sheet 1 of 2�
5105977/UXB/SR/0103 Rev A15 - Spine Road General Arrangement Sheet 2 of 2�
5105977/UXB/SR/0111 Rev A07 - Spine Road Swept Path Analysis Sheet 1 of 10�
5105977/UXB/SR/0112 Rev A07 - Spine Road Swept Path Analysis Sheet 2 of 10�
5105977/UXB/SR/0113 Rev A07 - Spine Road Swept Path Analysis Sheet 3 of 10�
5105977/UXB/SR/0114 Rev A07 - Spine Road Swept Path Analysis Sheet 4 of 10�
5105977/UXB/SR/0115 Rev A08 - Spine Road Swept Path Analysis Sheet 5 of 10�
5105977/UXB/SR/0116 Rev A08 - Spine Road Swept Path Analysis Sheet 6 of 10�
5105977/UXB/SR/0117 Rev A08 - Spine Road Swept Path Analysis Sheet 7 of 10�
5105977/UXB/SR/0118 Rev A08 - Spine Road Swept Path Analysis Sheet 8 of 10�
5105977/UXB/SR/0119 Rev A05 - Spine Road Swept Path Analysis Sheet 9 of 10�
5105977/UXB/SR/0120 Rev A04 - Spine Road Swept Path Analysis Sheet 10 of 10�
5105977/UXB/SR/0122 Rev A07 - Alignments and Contours Sheet 1 of 5�
5105977/UXB/SR/0123 Rev A05 - Alignments and Contours Sheet 2 of 5�
5105977/UXB/SR/0124 Rev A04 - Alignments and Contours Sheet 3 of 5�
5105977/UXB/SR/0125 Rev A05 - Alignments and Contours Sheet 4 of 5�
5105977/UXB/SR/0126 Rev A06 - Alignments and Contours Sheet 5 of 5�
5105977/UXB/SR/0141 Rev A02 - Spine Road Typical Cross Section�
5105977/UXB/SR/0142 - Spine Road Long Sections Sheet 1 of 2�
5105977/UXB/SR/0143 - Spine Road Long Sections Sheet 2 of 2�
5105977/UXB/SR/1301 Rev A01 - Spine Road Street Lighting Layout Sheet 1 of 2�
5105977/UXB/SR/1302 Rev A03 - Spine Road Street Lighting Layout Sheet 2 of 2�
5105977/UXB/SA/0120 Rev A03 - Southern Access Swept Path Analysis�
2152-SP-PP-01 - Spine Road Swale Planting Plan�
2152-SP-LA02 Rev H - Spine Road Surface Treatments�
2152-SP-LA03 Rev I - Spine Road Surface Treatments�
�

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

1

1

INFORMATIVES

You are advised that in addition to the reserved matters approval, technical approval under
Section 38 is required prior to commencement of road construction.

2. RECOMMENDATION 
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I1

I59

Building to Approved Drawing

Councils Local Plan : Part 1 - Strategic Policies

2

3

3.1 Site and Locality

The application site forms part of St Andrews Park (the former RAF Uxbridge Site), for
which outline consent was granted under application reference 585/APP/2009/2752 for a
residential led, mixed-use development.�
�
The site consists of 1.8 hectare, roughly L-shaped plot of land, which covers the areas
where the southern section of the new spine road will be developed within the application
site. Previously contained within the application site were sections of vacant buildings,
which formed part of the former RAF Uxbridge Base. These buildings were approved for
demolition as part of the outline consent and the majority have been subsequently
demolished. The site is now largely open and landscaped space, with trees of differing
species and height within the route of the spine road and also adjacent the route.�
�
The application only relates to the spine road, beyond it (and not forming part of this
application) will be two or three storey residential dwellings, with a new public square, GP
Surgery and retail units. The road will also be boarded by the new district park to the east of
the T-junction.

3.2 Proposed Scheme

The application seeks to discharge the reserved matters relating to Layout, Scale,
Appearance and Landscaping for the creation of the main   Spine Road   through the St
Andrews Park Development (former RAF Uxbridge) as part of the infrastructure phase of
the development. �
�
The section of Spine Road being considered runs from the boundary line of the Hillingdon
Road / Greenway Junction to the boundary of the new central access into the site. The
application site does not include the section of spine road running through the town centre
extension (through phases 4 & 7), as this will be designed alongside the reserved matters
applications for these phases.�
�
The design of the spine road consists of a main vehicular carriageway measuring 6.1

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.

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
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metres in width with a pedestrian pavements on either side. The vehicle carriageway would
be black tarmac with the pavements finished using tegula setts. The kerbs would be
conservation style kerbs, with drainage gulleys provided through the kerbs to ensure the
flow surface water from the highway into the swale. �
�
The swale would be set to the west of the spine road and would provide surface water
drainage for the surrounding residential catchments and as well as the spine road. The
swale would have a 1 in 3 gradient on the sides of the drain, which would be soft
landscaped with small trees and planting. The swales would feed into a series of private
drains and would be fed into the River Pinn in the district park.�
�
The link road which connects the spine road to the proposed central access would have a
kerb build out on the southern side of the street, which could provide on-street parking
facilities at a later time.

585/APP/2009/2752

585/APP/2012/3093

R A F Uxbridge Hillingdon Road Uxbridge 

Former Raf Uxbridge  Hillingdon Road Uxbridge 

1. Outline application (all matters reserved, except for access) including demolition of some
existing buildings and: 
a) Creation of up to 1,296 residential dwellings (Class C3) of between 2 to 6 residential storeys; 
b) Creation of up to 77 one-bedroom assisted living retirement accommodation of between 3 to 4
storeys; 
c) Creation of a three-form entry primary school of 2 storeys; 
d) Creation of a hotel (Class C1) of 5 storeys of up to 90 beds; 
e) Creation of a 1,200 seat theatre with ancillary cafe (Sui Generis); office (Class B1a) of up to
13,860sq.m; energy centre (Sui Generis) of up to 1,200sq.m; and retail (Class A1, A2, A3, A4,
A5) of up to 2,850sq m; in  buildings of between 4 to 6 storeys as well as a tower element
associated with the theatre of up to 30m; 
f) Creation of a local centre to provide up to 150sq.m of retail (Class A1 and A2) and 225sq.m GP
surgery (Class D1); Means of access and improvements to pedestrian linkages to the Uxbridge
Town centre; car parking; provision of public open space including a district park; landscaping;
sustainable infrastructure and servicing.  

2. In addition to the above, full planning permission  for: 
a) Creation of 28 residential dwellings (Class C3) to the north of Hillingdon House of between 2 to
3 storeys as well as associated amenity space and car parking; 
b) Change of use of Lawrence House (Building No. 109) to provide 4 dwellings (Class C3),
associated amenity space and car parking including a separate freestanding garage; 
c) Change of use and alterations to the Carpenters building to provide 1 residential dwelling (Class
C3);  
d) Change of use and alterations to the Sick Quarters (Building No. 91) to provide 4 dwellings
(Class C3) as well as associated amenity space and car parking; 
e) Change of use of Mons barrack block (Building No. 146A) to provide 7 dwellings (Class C3) as
well as associated amenity space and car parking. 
f) Change of use of the Grade II listed former cinema building to provide 600sq.m Class D1/2 use
(no building works proposed); 
g) Change of use and alterations to the Grade II listed Hillingdon House to provide 600sq.m for a
restaurant (Class A3) on the ground floor and 1,500sq.m of office (Class B1) on the ground, first
and second floors;

18-01-2012Decision: Approved

3.3 Relevant Planning History
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Planning permission was approved on 18th January 2012 under application reference
585/APP/2009/2752 for the following:�
�
1. Outline application (all matters reserved, except for access) including demolition of
some existing buildings and:�
a. Creation of up to 1,296 residential dwellings (Class C3) of between 2 to 6 residential
storeys;�
b. Creation of up to 77 one-bedroom assisted living retirement accommodation of between
3 to 4 storeys;�
c. Creation of a three-form entry primary school of 2 storeys;�
d. Creation of a hotel (Class C1) of 5 storeys of up to 90 beds;�
e. Creation of a 1,200 seat theatre with ancillary cafe (Sui Generis); office (Class B1a) of
up to 13,860 sq m; in buildings of between 4 to 6 storeys as well as a tower element
associated with the theatre of up to 30m;�
f. Creation of a local centre to provide up to 150 sq m of retail (Class A1 and A2) and 225
sq m GP surgery (Class D1); means of access and improvements to pedestrian linkages
to the Uxbridge Town Centre; car parking; provision of public open space including a
district park; landscaping; sustainable infrastructure and servicing.�
�
2. In addition to the above, full planning permission for:�
a. Creation of 28 residential dwellings (Class C3) to the north of Hillingdon House of
between 2 to 3 storeys as well as associated amenity space and car parking;�
b. Change of use of Lawrence House (Building no. 109) to provide 4 dwellings �
(Class C3), associated amenity space and car parking including a separate freestanding
garage;�
c. Change of use and alterations to the Carpenters building to provide 1 residential dwelling
(Class C3);�
d. Change of use and alterations to the Sick Quarters (Building No. 91) to provide 4
dwellings (Class C3) as well as associated amenity space and car parking;�
e. Change of use of Mons barrack block (Building No. 146A) to provide 7 dwellings (Class
C3) as well as associated amenity space and car parking;�
f. Change of use of the Grade II listed former cinema building to provide 600sq m Class

585/APP/2013/905 Former Raf Uxbridge  Hillingdon Road Uxbridge 

Application to discharge Condition 8 (traffic and parking arrangements, delivery and servicing,
construction details and surfacing) for Infrastructure Phase, comprising detailed design of new
vehicular and pedestrian access configuration to the southern entrance of the former RAF
Uxbridge Site, at the junction with Hillingdon Road and The Greenway of planning permission ref:
585/APP/2009/2752 dated 18/01/2012 for the redevelopment of former RAF Uxbridge.

Application to discharge Condition 68 (Drainage) for Infrastructure Phase, comprising detailed
design of the new ' Spine Road' and the new signalised junction with Hillingdon Road of planning
permission ref: 585/APP/2009/2752 dated 18/01/2012 for a new mixed used development at St
Andrews Park (Former RAF Uxbridge Site).

16-01-2013Decision: 

Decision: 

Approved

Comment on Relevant Planning History
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D1/2 use (no building works proposed);�
g. Change of use and alterations to the Grade II listed Hillingdon House to provide 600 sq m
for a restaurant (Class A3) on the ground floor and 1,500 sq m of office (Class B1) on the
ground, first and second floors.�
�
Since the approval the applicant has discharged a number of the pre commencement and
other conditions attached to the permission relating to the application site.

4. Planning Policies and Standards

Since the approval of the outline consent, the London Plan (July 2011) has been adopted.
This would not impact the determination of the current application.

PT1.BE1

PT1.EM2

PT1.EM6

(2012) Built Environment

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

(2012) Flood Risk Management

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM2

AM7

AM8

BE13

BE15

BE19

BE20

BE21

BE24

OE1

OE7

OE8

OL5

LPP 5.12

LPP 5.13

LPP 6.10

LPP 6.7

LPP 7.16

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

Consideration of traffic generated by proposed developments.

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

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

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

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

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

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

Development proposals adjacent to the Green Belt

(2011) Flood risk management

(2011) Sustainable drainage

(2011) Walking

(2011) Better Streets and Surface Transport

(2011) Green Belt

Part 2 Policies:
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LPP 7.2

LPP 7.4

LPP 7.5

(2011) An inclusive environment

(2011) Local character

(2011) Public realm

Not applicable1st May 2013

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

HIGHWAYS OFFICER�
This reserved matters application seeks approval for the detailed design of a substantial length of
the main spine road that will eventually run from the Chippendale Roundabout to  the Hillingdon
Road/ The Greenway junction.  The length under consideration is from a point just north of its
junction with the new central access link off Hillingdon Road to a cut off point north of the Hillingdon
Road/ The Greenway junction. It includes the new central access link road, excluding the new signal
junction on Hillingdon Road which would be the subject of a separate application.  �
The short length of spine road from the southern cut off point to the Greenway junction has already
been approved under a separate application. �
�
The horizontal alignment of the spine road accords with that approved at outline. Condition 8 of the
outline consent required the removal (and relocation elsewhere) of private residential parking on the
spine road which is to be adopted under Section 38 of the Highways Act, 1980. The carriageway
width has been widened from 6.0 to 6.1 metres to enable, if required, the introduction of a future
parking management scheme which with parked cars would still allow a lorry and car to pass each
other.  Waiting restrictions comprising a combination of single and double yellow lines are to be
introduced on both sides of the road including on the central access link road.�
�
The spine road is designed as a 20 mph road with speed tables.  Auto tracks for refuse lorries have
been provided. The road drainage is to discharge into swales which are to remain private and the
Council's interest in this respect will be protected under a legal agreement. �
�
The outline plans for the central access link road indicated parking lay-bys on both sides of the road.
The ones on the north side have been deleted because of the impact on the adjoining mature trees.

External Consultees

141 neighbouring occupiers were notified by way of letter on 9th April 2013, the application was
advertised in the local press on 10th April 2013 and three site notices were erected on 12th April. �
�
No consulation responses have been received.�
�

THAMES WATER�
The reserved matters application does not affect Thames Water and as such we have no
observations to make.�
�
ENVIORNMENT AGENCY�
The Environment Agency have reviewed the drainage details for the Spine Road under application
reference 585/APP/2013/905, which approved the drainage layout for the Spine Road and they have
raised no objection to the proposed development.
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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 erection of the spine road and swale was approved as part of the outline consent for
the redevelopment of St Andrews Park. The road and swale are proposed in accordance
with the approved parameter plan and drainage strategy and no objection is raised to the
principle of the development.

Not applicable to this application.

Not applicable to this application.

The proposed development is within the height parameters approved at outline stage to
which National Air Traffic Services raised no objection. Therefore, the proposed
development is considered to have an acceptable impact in terms of airport safeguarding.
The proposals accord with relevant conditions on the outline permission.

The development would not encroach onto the green belt land to the west and the
development is considered not to cause harm to its setting. Therefore, the development is
considered to comply with Policy OL5 of the Hillingdon Local Plan.

The Spine Road will form the primary vehicle and pedestrian route from north to south
through the St Andrews Park development. The materials selected for highway are in

The lay by on the south side is to be retained and adopted.�
�
An informative is required advising the applicant that in addition to the reserved matters approval,
technical approval under Section 38 is required prior to commencement of road construction.
Subject to the informative no objections are raised on highway grounds.�
�
FLOODWATER MANAGEMENT OFFICER�
The Spine Road drawings and the Spine Road Surface Water Catchments have been reviewed and
are in accordance with the drainage strategy and drainage layouts for the neighbouring residential
catchments. No objcetion.�
�
TREES AND LANDSCAPING OFFICER�
Landmark Trees have produced an Arboricultural Method Statement intended to minimise damage
to trees during the construction of the spine road and associated  pavements and areas of build up.
�
The report describes the pre-development site preparation, tree protection barriers, pre-development
site inspection protocol and the development phase. Which are acceptable.�
�
Among the specific landscape objectives of this soft-engineering design is the intention to utilise low-
maintenance grass mixes, with seasonal highlights provided by swathes of naturalised native bulbs.
Shrub and herbaceous perennial planting will be used to provide seasonal visual interest and
encourage biodiversity; multi-stemmed native trees (species of Alder and Birch, planted at 250-
300cm height) will provide landscape   structure   and a visual buffer between the houses and the
road.  All of the planting has been selected to withstand all weather conditions to which it will be
subjected. The detail of the swales reflects the outcome of pre-application discussion between Allen
Pyke Associates and Hillingdon officers. �
�
Therefore, No objection is raised.

MAIN PLANNING ISSUES7.

Page 111



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

7.08

7.09

7.10

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

keeping with the prominence of this route with conservation kerbs and tequla sets to
provide an enhanced pedestrian environment. The swale would provide an area of soft
landscaping which will be maintained as part of the responsibilities of the estate
management company. It is, therefore, considered that the design and appearance of the
spine road would have a positive impact on the visual amenities of the surrounding area, in
accordance with Policies BE13, BE15 & BE19 of the Hillingdon Local Plan.

As the application is for the development of a highway and swale, the proposed
development would cause no significant harm to residential amenity of the future occupiers
of the neighbouring residential dwellings in terms of loss of light, loss of outlook or sense of
dominance. Therefore, the development is in accordance with Policy BE20 & BE21 of the
Hillingdon Local Plan.�
�
The development would include the erection of various streetlights along the spine road.
However, these have been design to ensure no unacceptable light spill into the dwellings
lining the spine road and would be in keeping with the lighting provided on any residential
street. Therefore, the development is considered to comply with Policy OE1 of the
Hillingdon Local Plan.

Not applicable to this application.

TRAFFIC IMPACT�
The applicant has been in extensive pre-application discussions with regards to highways
safety, given the linear nature and length of the spine road. The result of the pre-application
discussions have resulted in the creation of a spine road with speed tables at a number of
key junctions which will act as traffic calming measures. Furthermore, the spine road will
be limited to 20 mph to ensure a greater level of pedestrian and highway safety. The
Highways Officer have reviewed the final design, including the access points into the
smaller residential side streets and is satisfied that the development will ensure the
protection of highway and pedestrian safety in accordance with Policy AM7 of the Hillingdon
Local Plan. �
�
CAR PARKING�
At the outline stage Condition 8 of the outline consent was amended to require plans to
show no parking being provided on the spine road. This was due to concerns about private
residential parking being provided on an adopted road, as was originally envisaged by the
masterplan. The current proposal has no residential parking on the spine road. A small
section of kerb build out has been provided on the southern side of the link road at the
request of parking services, in order to provide a potential position for future pay and
display parking within the site. The width of the vehicle carriageway has also been
increased to 6.1 metres to allow for future on-street parking if required. The Highways
Officer has reviewed the kerb build out and width of carriageway and considers the
arrangements suitable for potential future parking at the site.�
�
PEDESTRIAN SAFETY AND MOVEMENT�
The proposed development has included three pavements within the design of the spine
road to allow for the maximum separation of pedestrians and cars. At 2.0 metres the width
of the pedestrian footways are considered acceptable and suitable crossing points have
been provided at the junctions. The highways officer has reviewed this arrangement and
raised no objection. Therefore, the development is considered to comply with Policy AM8 of
the Hillingdon Local Plan.
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7.11

7.12

7.13

7.14

7.15

7.16

7.17

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

The design of the highway and swale are in accordance with the Design Code approved at
Outline Stage and are considered acceptable in terms of Urban Design.

The vehicle carriageway is 2 metres in width and would allow two wheelchair users to pass
simultaneously. The design of the road has been undertaken to be DDA compliant and
tactile paving would be provided at pedestrian crossing point for blind users of the road.
Street furniture has been kept to a minimum along the pedestrian footways Therefore, the
development is considered to comply with the Hillingdon Design and Accessibility
Statement Accessible Hillingdon and Policy 7.2 of the London Plan (July 2011).

Not applicable to this application.

The location of the proposed spine road and swale will require the removal of a number of
trees from the site. The Trees and Landscaping Officer has reviewed the proposal and
none of these trees would be considered as having a high landscape importance.
Therefore no objection is raised to their removal or the proposed tree protection measures
for the retained trees in close proximity of the spine road. The Trees and Landscaping
Officer has reviewed the proposed landscaping for the swale and finds the planting
selection acceptable for the use within a swale. Therefore, the development is considered
to comply with Policy BE38 of the Hillingdon Local Plan.�
�
In relation to the central access link road, parking will be on the southern side of the road so
that significant trees to th north are retained.  The Council's Highways Engineer is fully
satisfied that this proposed arrangement is acceptable in highways and parking terms and
officers are of the view that the retention of these trees which will significantly enhance the
landscape appearance of the development is important.

The Highways Officer has reviewed the proposed layout and the associated tracking and
considers that the kerb radii would be acceptable to allow refuse vehicles to enter and exit
the residential side streets. Therefore, no objection is raised in this regard.

Not applicable to this application.

The outline consent for the development approved the creation of a green swale to the
west of the spine road, which would provide surface water drainage for the highway and
neighbouring residential catchments. The swale will remain in the private ownership of the
St Andrews Park Estate Management Company and the S106 for the outline consent
requires a SUDS plan for the management of the swale to be provided to the Council for
approval, prior to the commencement of works. Furthermore, the S106 also requires an
Estate Management Plan to be submitted to the Council for it approval prior to the
occupation of any dwelling. The Council has approved the SUDS management plan and is
in the process of agreeing the responsibilities of the estate management company. These
two documents require the applicant to maintain the swale in good working order,
therefore, no objection has been raised to the highways drainage being fed into the privately
owned swale.�
�
The Floodwater Management Officer has reviewed the proposed drainage and finds that
the swale and associated SUDS would provide an acceptable capacity and greenfield run-
off rate and would not increase flood risk in the surrounding area. Therefore, the application
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7.18

7.19

7.20

7.21

7.22

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

is considered to comply with Policy OE7 of the Hillingdon Local Plan and Policy 5.12 of the
London Plan (July 2011).

Not applicable to the current application.

No further comments with regard to the public consultation.

None required.

None 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 spine road and swale have been designed in accordance with the parameter plan and
design code approved at outline stage. The layout has been reviewed by the Highways
Officer who have raised no objection to the proposal in terms of highway and pedestrian
safety. The proposed swale would offer an acceptable SUDS design, which would meet
the required greenfield run-off rate approved in the detailed drainage strategy. The

Page 114



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

materials selected and proposed landscaping would have a positive impact on the
character and appearance of the surrounding area, in accordance with the vision of the
approved design code. Therefore, it is recommended that the application be approved.

11. Reference Documents

Hillingdon Local Plan (November 2012);�
The London Plan (July 2011);�
National Planning Policy Framework;�
Hillingdon Design and Accessibility Statement: Residential Layouts (July 2006);�
Hillingdon Design and Accessibility Statement: Accessible Hillingdon (January 2010).

Alex Smith 01895 250230Contact Officer: Telephone No:
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FORMER RAF UXBRIDGE  HILLINGDON ROAD UXBRIDGE 

Reserved matters (appearance, landscaping, layout and scale) in compliance
with conditions 2 and 3 for Infrastructure Phase, comprising detailed design of
the new ' Spine Road' of planning permission ref: 585/APP/2009/2752 dated
18/01/2012 for a new mixed used development at St Andrews Park (Former
RAF Uxbridge Site).

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 585/APP/2013/759

Drawing Nos: 5105977/UXB/SR/1301 Rev A01 - Spine Road Street Lighting Layout Sheet
1 of 2
5105977/UXB/SR/0142 - Spine Road Long Sections Sheet 1 of 2
2152-SP-PP-01 - Spine Road Swale Planting Plan
5105977/UXB/SR/0143 - Spine Road Long Sections Sheet 2 of 2
5105977/UXB/SA/0120 Rev A03 - Southern Access Swept Path Analysis
5105977/UXB/SR/0121 - Site Location Plan
5105977/UXB/SR/1302 Rev A03 - Spine Road Street Lighting Layout Sheet
2 of 2
5105977/UXB/SR/0141 Rev A02 - Spine Road Typical Cross Section
5105977/UXB/SR/0115 Rev A08 - Spine Road Swept Path Analysis Sheet 5
of 10
2152-SP-LA03 Rev I - Spine Road
5105977/UXB/SR/0114 Rev A07 - Spine Road Swept Path Analysis Sheet 4
of 10
5105977/UXB/SR/0103 Rev A15 - Spine Road General Arrangement Sheet
2 of 2
5105977/UXB/SR/0102 Rev A15 - Spine Road General Arrangement Sheet
1 of 2
5105977/UXB/SR/0126 Rev A06- Alignments and Contours Sheet 5 of 5
5105977/UXB/SR/0125 Rev A05 - Alignments and Contours Sheet 4 of 5
5105977/UXB/SR/0118 Rev A08 - Spine Road Swept Path Analysis Sheet 8
of 10
5105977/UXB/SR/0117 Rev A08 - Spine Road Swept Path Analysis Sheet 7
of 10
5105977/UXB/SR/0116 Rev A08 - Spine Road Swept Path Analysis Sheet 6
of 10
2152-SP-LA02 Rev H - Spine Road Surface Treatments
5105977/UXB/SR/0120 Rev A04 - Spine Road Swept Path Analysis Sheet
10 of 10
5105977/UXB/SR/0119 Rev A05 - Spine Road Swept Path Analysis Sheet 9
of 10
5105977/UXB/SR/0122 Rev A07 - Alignments and Contours Sheet 1 of 5
5105977/UXB/SR/0112 Rev A07 - Spine Road Swept Path Analysis Sheet 2
of 10
5105977/UXB/SR/0111 Rev A07 - Spine Road Swept Path Analysis Sheet 1
of 10
5105977/UXB/SR/0113 Rev A07 - Spine Road Swept Path Analysis Sheet 3
of 10
5105977/UXB/SR/0124 Rev A04 - Alignments and Contours Sheet 3 of 5
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27/03/2013

5105977/UXB/SR/0123 Rev A05 - Alignments and Contours Sheet 2 of 5

Date Plans Received: 02/06/2013
27/03/2013

Date(s) of Amendment(s):

1. SUMMARY

The application seeks to discharge the reserved matters relating to Layout, Scale,
Appearance and Landscaping for the creation of the a portion of the main Spine Road
through the St Andrews Park Development (former RAF Uxbridge). �
�
The application site forms part of St Andrews Park Development, for which outline
consent was granted under application reference 585/APP/2009/2752 for a residential led,
mixed-use development. �
�
Access was approved at the outline stage.  This included the creation of a main Spine
Road, which provides access from the Chippendale Way Roundabout to the northwest of
the site to the junction between Hillingdon Road and the Greenway to the south. �
�
A new signalised junction (known as the central access) will be provided off Hillingdon
Road into the site between phases 3 and 4 of the development.  It is important to
recognise that this application relates to the reserved matters only.  Details relating to
signals and junction improvements are dealt with in detail through the S106 legal
agreement (off site highway works) and condition 8 of the consent, which also control
what must be complted before the road can be used.  �
�
This application is for the southern section of the spine road, which proposes to connect
from the northern boundary of Hillingdon Road / Greenway Junction improvements (the
reserved matters for this junction itself has already been approved under application
reference 585/APP/2012/1976) to the boundary of the new central access into the site.
The application site does not include the section of spine road running through the town
centre extension (Phases 4 & 7), as this will be designed alongside the reserved matters
applications for these phases.�
�
The design of the spine road consists of a main vehicular carriageway measuring 6.1
metres in width with a pedestrian pavement on either side. The outline consent approved
the creation of a drainage 'swale' running along the western side of the spine road in front
of the three storey town houses. A pavement is proposed between the front of these
dwellings and the swale, although this third pavement does not form part of the current
application and was approved under application reference 585/APP/2013/722.�
�
The spine road and swale have been designed in accordance with the parameter plans
and design code approved at outline stage. The proposed layout has been reviewed by the

27/03/2013Date Application Valid:
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Highways Officer who has raised no objection to the proposal in terms of highway and
pedestrian safety. The proposed swale would offer an acceptable Sustaiunable Urban
Drainage (SUDS) design which would meet the required Greenfield run-off rate approved
in the detailed drainage strategy. The materials selected and proposed landscaping would
have a positive impact on the character and appearance of the surrounding area, in
accordance with the vision of the approved design code. Therefore, it is recommended
that the application be approved.

APPROVAL  subject to the following: 

COM4 Accordance with Approved Plans

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers listed below and
shall thereafter be retained/maintained for as long as the development remains in
existence.�
�
5105977/UXB/SR/0121 - Site Location Plan�
5105977/UXB/SR/0102 Rev A15 - Spine Road General Arrangement Sheet 1 of 2�
5105977/UXB/SR/0103 Rev A15 - Spine Road General Arrangement Sheet 2 of 2�
5105977/UXB/SR/0111 Rev A07 - Spine Road Swept Path Analysis Sheet 1 of 10�
5105977/UXB/SR/0112 Rev A07 - Spine Road Swept Path Analysis Sheet 2 of 10�
5105977/UXB/SR/0113 Rev A07 - Spine Road Swept Path Analysis Sheet 3 of 10�
5105977/UXB/SR/0114 Rev A07 - Spine Road Swept Path Analysis Sheet 4 of 10�
5105977/UXB/SR/0115 Rev A08 - Spine Road Swept Path Analysis Sheet 5 of 10�
5105977/UXB/SR/0116 Rev A08 - Spine Road Swept Path Analysis Sheet 6 of 10�
5105977/UXB/SR/0117 Rev A08 - Spine Road Swept Path Analysis Sheet 7 of 10�
5105977/UXB/SR/0118 Rev A08 - Spine Road Swept Path Analysis Sheet 8 of 10�
5105977/UXB/SR/0119 Rev A05 - Spine Road Swept Path Analysis Sheet 9 of 10�
5105977/UXB/SR/0120 Rev A04 - Spine Road Swept Path Analysis Sheet 10 of 10�
5105977/UXB/SR/0122 Rev A07 - Alignments and Contours Sheet 1 of 5�
5105977/UXB/SR/0123 Rev A05 - Alignments and Contours Sheet 2 of 5�
5105977/UXB/SR/0124 Rev A04 - Alignments and Contours Sheet 3 of 5�
5105977/UXB/SR/0125 Rev A05 - Alignments and Contours Sheet 4 of 5�
5105977/UXB/SR/0126 Rev A06 - Alignments and Contours Sheet 5 of 5�
5105977/UXB/SR/0141 Rev A02 - Spine Road Typical Cross Section�
5105977/UXB/SR/0142 - Spine Road Long Sections Sheet 1 of 2�
5105977/UXB/SR/0143 - Spine Road Long Sections Sheet 2 of 2�
5105977/UXB/SR/1301 Rev A01 - Spine Road Street Lighting Layout Sheet 1 of 2�
5105977/UXB/SR/1302 Rev A03 - Spine Road Street Lighting Layout Sheet 2 of 2�
5105977/UXB/SA/0120 Rev A03 - Southern Access Swept Path Analysis�
2152-SP-PP-01 - Spine Road Swale Planting Plan�
2152-SP-LA02 Rev H - Spine Road Surface Treatments�
2152-SP-LA03 Rev I - Spine Road Surface Treatments�
�

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

1

1

INFORMATIVES

You are advised that in addition to the reserved matters approval, technical approval under
Section 38 is required prior to commencement of road construction.

2. RECOMMENDATION 
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I1

I59

Building to Approved Drawing

Councils Local Plan : Part 1 - Strategic Policies

2

3

3.1 Site and Locality

The application site forms part of St Andrews Park (the former RAF Uxbridge Site), for
which outline consent was granted under application reference 585/APP/2009/2752 for a
residential led, mixed-use development.�
�
The site consists of 1.8 hectare, roughly L-shaped plot of land, which covers the areas
where the southern section of the new spine road will be developed within the application
site. Previously contained within the application site were sections of vacant buildings,
which formed part of the former RAF Uxbridge Base. These buildings were approved for
demolition as part of the outline consent and the majority have been subsequently
demolished. The site is now largely open and landscaped space, with trees of differing
species and height within the route of the spine road and also adjacent the route.�
�
The application only relates to the spine road, beyond it (and not forming part of this
application) will be two or three storey residential dwellings, with a new public square, GP
Surgery and retail units. The road will also be boarded by the new district park to the east of
the T-junction.

3.2 Proposed Scheme

The application seeks to discharge the reserved matters relating to Layout, Scale,
Appearance and Landscaping for the creation of the main   Spine Road   through the St
Andrews Park Development (former RAF Uxbridge) as part of the infrastructure phase of
the development. �
�
The section of Spine Road being considered runs from the boundary line of the Hillingdon
Road / Greenway Junction to the boundary of the new central access into the site. The
application site does not include the section of spine road running through the town centre
extension (through phases 4 & 7), as this will be designed alongside the reserved matters
applications for these phases.�
�
The design of the spine road consists of a main vehicular carriageway measuring 6.1

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.

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
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metres in width with a pedestrian pavements on either side. The vehicle carriageway would
be black tarmac with the pavements finished using tegula setts. The kerbs would be
conservation style kerbs, with drainage gulleys provided through the kerbs to ensure the
flow surface water from the highway into the swale. �
�
The swale would be set to the west of the spine road and would provide surface water
drainage for the surrounding residential catchments and as well as the spine road. The
swale would have a 1 in 3 gradient on the sides of the drain, which would be soft
landscaped with small trees and planting. The swales would feed into a series of private
drains and would be fed into the River Pinn in the district park.�
�
The link road which connects the spine road to the proposed central access would have a
kerb build out on the southern side of the street, which could provide on-street parking
facilities at a later time.

585/APP/2009/2752

585/APP/2012/3093

R A F Uxbridge Hillingdon Road Uxbridge 

Former Raf Uxbridge  Hillingdon Road Uxbridge 

1. Outline application (all matters reserved, except for access) including demolition of some
existing buildings and: 
a) Creation of up to 1,296 residential dwellings (Class C3) of between 2 to 6 residential storeys; 
b) Creation of up to 77 one-bedroom assisted living retirement accommodation of between 3 to 4
storeys; 
c) Creation of a three-form entry primary school of 2 storeys; 
d) Creation of a hotel (Class C1) of 5 storeys of up to 90 beds; 
e) Creation of a 1,200 seat theatre with ancillary cafe (Sui Generis); office (Class B1a) of up to
13,860sq.m; energy centre (Sui Generis) of up to 1,200sq.m; and retail (Class A1, A2, A3, A4,
A5) of up to 2,850sq m; in  buildings of between 4 to 6 storeys as well as a tower element
associated with the theatre of up to 30m; 
f) Creation of a local centre to provide up to 150sq.m of retail (Class A1 and A2) and 225sq.m GP
surgery (Class D1); Means of access and improvements to pedestrian linkages to the Uxbridge
Town centre; car parking; provision of public open space including a district park; landscaping;
sustainable infrastructure and servicing.  

2. In addition to the above, full planning permission  for: 
a) Creation of 28 residential dwellings (Class C3) to the north of Hillingdon House of between 2 to
3 storeys as well as associated amenity space and car parking; 
b) Change of use of Lawrence House (Building No. 109) to provide 4 dwellings (Class C3),
associated amenity space and car parking including a separate freestanding garage; 
c) Change of use and alterations to the Carpenters building to provide 1 residential dwelling (Class
C3);  
d) Change of use and alterations to the Sick Quarters (Building No. 91) to provide 4 dwellings
(Class C3) as well as associated amenity space and car parking; 
e) Change of use of Mons barrack block (Building No. 146A) to provide 7 dwellings (Class C3) as
well as associated amenity space and car parking. 
f) Change of use of the Grade II listed former cinema building to provide 600sq.m Class D1/2 use
(no building works proposed); 
g) Change of use and alterations to the Grade II listed Hillingdon House to provide 600sq.m for a
restaurant (Class A3) on the ground floor and 1,500sq.m of office (Class B1) on the ground, first
and second floors;

18-01-2012Decision: Approved

3.3 Relevant Planning History
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Planning permission was approved on 18th January 2012 under application reference
585/APP/2009/2752 for the following:�
�
1. Outline application (all matters reserved, except for access) including demolition of
some existing buildings and:�
a. Creation of up to 1,296 residential dwellings (Class C3) of between 2 to 6 residential
storeys;�
b. Creation of up to 77 one-bedroom assisted living retirement accommodation of between
3 to 4 storeys;�
c. Creation of a three-form entry primary school of 2 storeys;�
d. Creation of a hotel (Class C1) of 5 storeys of up to 90 beds;�
e. Creation of a 1,200 seat theatre with ancillary cafe (Sui Generis); office (Class B1a) of
up to 13,860 sq m; in buildings of between 4 to 6 storeys as well as a tower element
associated with the theatre of up to 30m;�
f. Creation of a local centre to provide up to 150 sq m of retail (Class A1 and A2) and 225
sq m GP surgery (Class D1); means of access and improvements to pedestrian linkages
to the Uxbridge Town Centre; car parking; provision of public open space including a
district park; landscaping; sustainable infrastructure and servicing.�
�
2. In addition to the above, full planning permission for:�
a. Creation of 28 residential dwellings (Class C3) to the north of Hillingdon House of
between 2 to 3 storeys as well as associated amenity space and car parking;�
b. Change of use of Lawrence House (Building no. 109) to provide 4 dwellings �
(Class C3), associated amenity space and car parking including a separate freestanding
garage;�
c. Change of use and alterations to the Carpenters building to provide 1 residential dwelling
(Class C3);�
d. Change of use and alterations to the Sick Quarters (Building No. 91) to provide 4
dwellings (Class C3) as well as associated amenity space and car parking;�
e. Change of use of Mons barrack block (Building No. 146A) to provide 7 dwellings (Class
C3) as well as associated amenity space and car parking;�
f. Change of use of the Grade II listed former cinema building to provide 600sq m Class

585/APP/2013/905 Former Raf Uxbridge  Hillingdon Road Uxbridge 

Application to discharge Condition 8 (traffic and parking arrangements, delivery and servicing,
construction details and surfacing) for Infrastructure Phase, comprising detailed design of new
vehicular and pedestrian access configuration to the southern entrance of the former RAF
Uxbridge Site, at the junction with Hillingdon Road and The Greenway of planning permission ref:
585/APP/2009/2752 dated 18/01/2012 for the redevelopment of former RAF Uxbridge.

Application to discharge Condition 68 (Drainage) for Infrastructure Phase, comprising detailed
design of the new ' Spine Road' and the new signalised junction with Hillingdon Road of planning
permission ref: 585/APP/2009/2752 dated 18/01/2012 for a new mixed used development at St
Andrews Park (Former RAF Uxbridge Site).

16-01-2013Decision: 

Decision: 

Approved

Comment on Relevant Planning History
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D1/2 use (no building works proposed);�
g. Change of use and alterations to the Grade II listed Hillingdon House to provide 600 sq m
for a restaurant (Class A3) on the ground floor and 1,500 sq m of office (Class B1) on the
ground, first and second floors.�
�
Since the approval the applicant has discharged a number of the pre commencement and
other conditions attached to the permission relating to the application site.

4. Planning Policies and Standards

Since the approval of the outline consent, the London Plan (July 2011) has been adopted.
This would not impact the determination of the current application.

PT1.BE1

PT1.EM2

PT1.EM6

(2012) Built Environment

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

(2012) Flood Risk Management

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM2

AM7

AM8

BE13

BE15

BE19

BE20

BE21

BE24

OE1

OE7

OE8

OL5

LPP 5.12

LPP 5.13

LPP 6.10

LPP 6.7

LPP 7.16

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

Consideration of traffic generated by proposed developments.

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

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

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

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

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

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

Development proposals adjacent to the Green Belt

(2011) Flood risk management

(2011) Sustainable drainage

(2011) Walking

(2011) Better Streets and Surface Transport

(2011) Green Belt

Part 2 Policies:
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LPP 7.2

LPP 7.4

LPP 7.5

(2011) An inclusive environment

(2011) Local character

(2011) Public realm

Not applicable1st May 2013

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

HIGHWAYS OFFICER�
This reserved matters application seeks approval for the detailed design of a substantial length of
the main spine road that will eventually run from the Chippendale Roundabout to  the Hillingdon
Road/ The Greenway junction.  The length under consideration is from a point just north of its
junction with the new central access link off Hillingdon Road to a cut off point north of the Hillingdon
Road/ The Greenway junction. It includes the new central access link road, excluding the new signal
junction on Hillingdon Road which would be the subject of a separate application.  �
The short length of spine road from the southern cut off point to the Greenway junction has already
been approved under a separate application. �
�
The horizontal alignment of the spine road accords with that approved at outline. Condition 8 of the
outline consent required the removal (and relocation elsewhere) of private residential parking on the
spine road which is to be adopted under Section 38 of the Highways Act, 1980. The carriageway
width has been widened from 6.0 to 6.1 metres to enable, if required, the introduction of a future
parking management scheme which with parked cars would still allow a lorry and car to pass each
other.  Waiting restrictions comprising a combination of single and double yellow lines are to be
introduced on both sides of the road including on the central access link road.�
�
The spine road is designed as a 20 mph road with speed tables.  Auto tracks for refuse lorries have
been provided. The road drainage is to discharge into swales which are to remain private and the
Council's interest in this respect will be protected under a legal agreement. �
�
The outline plans for the central access link road indicated parking lay-bys on both sides of the road.
The ones on the north side have been deleted because of the impact on the adjoining mature trees.

External Consultees

141 neighbouring occupiers were notified by way of letter on 9th April 2013, the application was
advertised in the local press on 10th April 2013 and three site notices were erected on 12th April. �
�
No consulation responses have been received.�
�

THAMES WATER�
The reserved matters application does not affect Thames Water and as such we have no
observations to make.�
�
ENVIORNMENT AGENCY�
The Environment Agency have reviewed the drainage details for the Spine Road under application
reference 585/APP/2013/905, which approved the drainage layout for the Spine Road and they have
raised no objection to the proposed development.
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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 erection of the spine road and swale was approved as part of the outline consent for
the redevelopment of St Andrews Park. The road and swale are proposed in accordance
with the approved parameter plan and drainage strategy and no objection is raised to the
principle of the development.

Not applicable to this application.

Not applicable to this application.

The proposed development is within the height parameters approved at outline stage to
which National Air Traffic Services raised no objection. Therefore, the proposed
development is considered to have an acceptable impact in terms of airport safeguarding.
The proposals accord with relevant conditions on the outline permission.

The development would not encroach onto the green belt land to the west and the
development is considered not to cause harm to its setting. Therefore, the development is
considered to comply with Policy OL5 of the Hillingdon Local Plan.

The Spine Road will form the primary vehicle and pedestrian route from north to south
through the St Andrews Park development. The materials selected for highway are in

The lay by on the south side is to be retained and adopted.�
�
An informative is required advising the applicant that in addition to the reserved matters approval,
technical approval under Section 38 is required prior to commencement of road construction.
Subject to the informative no objections are raised on highway grounds.�
�
FLOODWATER MANAGEMENT OFFICER�
The Spine Road drawings and the Spine Road Surface Water Catchments have been reviewed and
are in accordance with the drainage strategy and drainage layouts for the neighbouring residential
catchments. No objcetion.�
�
TREES AND LANDSCAPING OFFICER�
Landmark Trees have produced an Arboricultural Method Statement intended to minimise damage
to trees during the construction of the spine road and associated  pavements and areas of build up.
�
The report describes the pre-development site preparation, tree protection barriers, pre-development
site inspection protocol and the development phase. Which are acceptable.�
�
Among the specific landscape objectives of this soft-engineering design is the intention to utilise low-
maintenance grass mixes, with seasonal highlights provided by swathes of naturalised native bulbs.
Shrub and herbaceous perennial planting will be used to provide seasonal visual interest and
encourage biodiversity; multi-stemmed native trees (species of Alder and Birch, planted at 250-
300cm height) will provide landscape   structure   and a visual buffer between the houses and the
road.  All of the planting has been selected to withstand all weather conditions to which it will be
subjected. The detail of the swales reflects the outcome of pre-application discussion between Allen
Pyke Associates and Hillingdon officers. �
�
Therefore, No objection is raised.

MAIN PLANNING ISSUES7.
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7.08

7.09

7.10

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

keeping with the prominence of this route with conservation kerbs and tequla sets to
provide an enhanced pedestrian environment. The swale would provide an area of soft
landscaping which will be maintained as part of the responsibilities of the estate
management company. It is, therefore, considered that the design and appearance of the
spine road would have a positive impact on the visual amenities of the surrounding area, in
accordance with Policies BE13, BE15 & BE19 of the Hillingdon Local Plan.

As the application is for the development of a highway and swale, the proposed
development would cause no significant harm to residential amenity of the future occupiers
of the neighbouring residential dwellings in terms of loss of light, loss of outlook or sense of
dominance. Therefore, the development is in accordance with Policy BE20 & BE21 of the
Hillingdon Local Plan.�
�
The development would include the erection of various streetlights along the spine road.
However, these have been design to ensure no unacceptable light spill into the dwellings
lining the spine road and would be in keeping with the lighting provided on any residential
street. Therefore, the development is considered to comply with Policy OE1 of the
Hillingdon Local Plan.

Not applicable to this application.

TRAFFIC IMPACT�
The applicant has been in extensive pre-application discussions with regards to highways
safety, given the linear nature and length of the spine road. The result of the pre-application
discussions have resulted in the creation of a spine road with speed tables at a number of
key junctions which will act as traffic calming measures. Furthermore, the spine road will
be limited to 20 mph to ensure a greater level of pedestrian and highway safety. The
Highways Officer have reviewed the final design, including the access points into the
smaller residential side streets and is satisfied that the development will ensure the
protection of highway and pedestrian safety in accordance with Policy AM7 of the Hillingdon
Local Plan. �
�
CAR PARKING�
At the outline stage Condition 8 of the outline consent was amended to require plans to
show no parking being provided on the spine road. This was due to concerns about private
residential parking being provided on an adopted road, as was originally envisaged by the
masterplan. The current proposal has no residential parking on the spine road. A small
section of kerb build out has been provided on the southern side of the link road at the
request of parking services, in order to provide a potential position for future pay and
display parking within the site. The width of the vehicle carriageway has also been
increased to 6.1 metres to allow for future on-street parking if required. The Highways
Officer has reviewed the kerb build out and width of carriageway and considers the
arrangements suitable for potential future parking at the site.�
�
PEDESTRIAN SAFETY AND MOVEMENT�
The proposed development has included three pavements within the design of the spine
road to allow for the maximum separation of pedestrians and cars. At 2.0 metres the width
of the pedestrian footways are considered acceptable and suitable crossing points have
been provided at the junctions. The highways officer has reviewed this arrangement and
raised no objection. Therefore, the development is considered to comply with Policy AM8 of
the Hillingdon Local Plan.
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7.11

7.12

7.13

7.14

7.15

7.16

7.17

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

The design of the highway and swale are in accordance with the Design Code approved at
Outline Stage and are considered acceptable in terms of Urban Design.

The vehicle carriageway is 2 metres in width and would allow two wheelchair users to pass
simultaneously. The design of the road has been undertaken to be DDA compliant and
tactile paving would be provided at pedestrian crossing point for blind users of the road.
Street furniture has been kept to a minimum along the pedestrian footways Therefore, the
development is considered to comply with the Hillingdon Design and Accessibility
Statement Accessible Hillingdon and Policy 7.2 of the London Plan (July 2011).

Not applicable to this application.

The location of the proposed spine road and swale will require the removal of a number of
trees from the site. The Trees and Landscaping Officer has reviewed the proposal and
none of these trees would be considered as having a high landscape importance.
Therefore no objection is raised to their removal or the proposed tree protection measures
for the retained trees in close proximity of the spine road. The Trees and Landscaping
Officer has reviewed the proposed landscaping for the swale and finds the planting
selection acceptable for the use within a swale. Therefore, the development is considered
to comply with Policy BE38 of the Hillingdon Local Plan.�
�
In relation to the central access link road, parking will be on the southern side of the road so
that significant trees to th north are retained.  The Council's Highways Engineer is fully
satisfied that this proposed arrangement is acceptable in highways and parking terms and
officers are of the view that the retention of these trees which will significantly enhance the
landscape appearance of the development is important.

The Highways Officer has reviewed the proposed layout and the associated tracking and
considers that the kerb radii would be acceptable to allow refuse vehicles to enter and exit
the residential side streets. Therefore, no objection is raised in this regard.

Not applicable to this application.

The outline consent for the development approved the creation of a green swale to the
west of the spine road, which would provide surface water drainage for the highway and
neighbouring residential catchments. The swale will remain in the private ownership of the
St Andrews Park Estate Management Company and the S106 for the outline consent
requires a SUDS plan for the management of the swale to be provided to the Council for
approval, prior to the commencement of works. Furthermore, the S106 also requires an
Estate Management Plan to be submitted to the Council for it approval prior to the
occupation of any dwelling. The Council has approved the SUDS management plan and is
in the process of agreeing the responsibilities of the estate management company. These
two documents require the applicant to maintain the swale in good working order,
therefore, no objection has been raised to the highways drainage being fed into the privately
owned swale.�
�
The Floodwater Management Officer has reviewed the proposed drainage and finds that
the swale and associated SUDS would provide an acceptable capacity and greenfield run-
off rate and would not increase flood risk in the surrounding area. Therefore, the application
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7.18

7.19

7.20

7.21

7.22

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

is considered to comply with Policy OE7 of the Hillingdon Local Plan and Policy 5.12 of the
London Plan (July 2011).

Not applicable to the current application.

No further comments with regard to the public consultation.

None required.

None 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 spine road and swale have been designed in accordance with the parameter plan and
design code approved at outline stage. The layout has been reviewed by the Highways
Officer who have raised no objection to the proposal in terms of highway and pedestrian
safety. The proposed swale would offer an acceptable SUDS design, which would meet
the required greenfield run-off rate approved in the detailed drainage strategy. The

Page 127



Major Applications Planning Committee - 25th June 2013
PART 1 - MEMBERS, PUBLIC & PRESS

materials selected and proposed landscaping would have a positive impact on the
character and appearance of the surrounding area, in accordance with the vision of the
approved design code. Therefore, it is recommended that the application be approved.

11. Reference Documents

Hillingdon Local Plan (November 2012);�
The London Plan (July 2011);�
National Planning Policy Framework;�
Hillingdon Design and Accessibility Statement: Residential Layouts (July 2006);�
Hillingdon Design and Accessibility Statement: Accessible Hillingdon (January 2010).
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