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Useful information for
residents and visitors

Travel and parking it =
Bus routes 427, U1, U3, U4 and U7 all stop at &E.“‘f’éh ﬁ
the Civic Centre. Uxbridge underground station, \1)%)

with the Piccadilly and Metropolitan lines, is a

short walk away. Limited parking is available at

the Civic Centre. For details on availability and Si“””‘_'"‘ A

how to book a parking space, please contact o S

Democratic Services

Please enter from the Council’s main reception v purk
where you will be directed to the Committee St M
Room.
Maziwrine
rar park
Accessibility

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

Electronic devices

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

Emergency procedures

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

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



A useful guide for those attending Planning Committee meetings

Security and Safety information

Fire Alarm - If there is a FIRE in the building the
fire alarm will sound continuously. If there is a
BOMB ALERT the alarm sounds intermittently.
Please make your way to the nearest FIRE EXIT.

Recording of meetings - This is not allowed,
either using electronic, mobile or visual devices.

Mobile telephones - Please switch off any mobile
telephones and BlackBerries before the meeting.

Petitions and Councillors

Petitions - Those who have organised a petition of
20 or more borough residents can speak at a
Planning Committee in support of or against an
application. Petitions must be submitted in
writing to the Council in advance of the meeting.
Where there is a petition opposing a planning
application there is also the right for the
applicant or their agent to address the meeting
for up to 5 minutes.

Ward Councillors - There is a right for local
councillors to speak at Planning Committees about
applications in their Ward.

Committee Members - The planning committee is
made up of the experienced Councillors who meet
in public every three weeks to make decisions on
applications.

How the Committee meeting works

The Planning Committees consider the most
complex and controversial proposals for
development or enforcement action.

Applications for smaller developments such as
householder extensions are generally dealt with
by the Council’s planning officers under delegated
powers.

An agenda is prepared for each meeting, which
comprises reports on each application

Reports with petitions will normally be taken at
the beginning of the meeting.

The procedure will be as follows:-
1. The Chairman will announce the report;

2. The Planning Officer will introduce it; with a
presentation of plans and photographs;

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

followed by any Ward Councillors;

4. The Committee may ask questions of the
petition organiser or of the agent/applicant;

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

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

About the Committee’s decision

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

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

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

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



Agenda

CHAIRMAN'S ANNOUNCEMENTS

1

2
3
4
5

Apologies for Absence

Declarations of Interest in matters coming before this meeting

To sign and receive the minutes of the previous meeting

Matters that have been notified in advance or urgent

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

PART | - Members, Public and Press

Items are normally marked in the order that they will be considered, though the

Chairman may vary this. The name of the local ward area is also given in addition to the
address of the premises or land concerned.

Major Applications with a Petition

Address Ward Description & Recommendation Page
6 | Land to the West of West New 2 storey Junior School (5 1-52

Laurel Lane, West Drayton forms of entry) including new

Drayton vehicular and pedestrian 176 -189

70019/APP/2014/1807

accesses, alterations to an
existing footpath, creation of pick-
up/drop-off area, associated car
parking, landscaping, playground,
provision of a Multi-Use Games
Area (MUGA) and ancillary
development.

Recommendation : Approval
subject to a S106 Agreement




7 | Former RAF Eastcote,
Lime Grove, Eastcote

10189/APP/2014/1842

Eastcote &
East
Ruislip

Section 73 Amendment
Application to vary the internal
layout of the Community Centre, to
retain pillars and subdivide the
approved open plan layout
(varying condition 11 of permission
ref: 10189/APP/2007/3383 which
approved the re-development of
the former RAF Eastcote site).

Recommendation: Refusal

53 - 66

190 -
193

Major Applications without a Petition

Address

Ward

Description & Recommendation

Page

8 | Enterprise House, 133
Blyth Road, Hayes

11623/APP/2013/3606

Botwell

Erection of extensions at roof
level, erection of external bridge
links on the rear elevation and
internal works associated with the
change of use of part of enterprise
house to create 96 residential
units (class C3) and associated
car parking, retention of
approximately 4,500 sqm (GIA) of
employment use (Use classes B1
(a-c) and B2 with ancillary cafe) at
ground and first floor levels and
cafe.

Recommendation : Approval
subject to a S106 Agreement

67 - 120

194 -
205

9 | Enterprise House, 133
Blyth Road, Hayes

11623/APP/2013/3592

Botwell

Erection of extensions at roof
level, erection of external bridge
links on the rear elevation and
internal works associated with the
change of use of part of enterprise
house to create 96 residential
units (class C3) and associated
car parking, retention of
approximately 4,500 sqm (GIA) of
employment use (Class B1 and
B8) at ground and first floor levels
and cafe. (Application for Listed
Building Consent).

Recommendation : Approval

121 -
128

206 -
220




10| 5  Station Road, West Demolition of existing public house 129 -

West Drayton Drayton and erection of 38 flats and 174
237sgm of retail floorspace with

65480/APP/2014/1018 parking, landscaping and amenity 221 -

space. 240

Recommendation : Approval
subject to a S106 Agreement

PART Il - Members Only

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

PART I - Plans for Major Applications Planning Committee
Pages - 175-240




Agenda ltem 6

Report of the Head of Planning, Sport and Green Spaces

Address LAND TO THE WEST OF LAUREL LANE WEST DRAYTON

Development: New 2 storey Junior School (5 forms of entry) including new vehicular and
pedestrian accesses, alterations to an existing footpath, creation of pick-
up/drop-off area, associated car parking, landscaping, playground, provision
of a Multi-Use Games Area (MUGA) and ancillary development.

LBH Ref Nos: 70019/APP/2014/1807

Drawing Nos: LLD692-01_LaurelLanePrimarySchool_Masterplan.Rev05
PLOO1 C- Design and Access Statement
PLOOS3 - Location and Site Plan
PLO04 - Topographical and Tree Survey
PLOO05 D- Proposed Site Layout
PLOOG6 - Tree Retention Plan
PLOO7 - Proposed Ground Floor Plan
PL0O08 D- Proposed First Floor Plan
009 - Proposed Roof Plan
PLO10 - Proposed Elevations
PLO10 - Proposed Elevations
PLO11 - Proposed Street Elevations
PL0O12 - Proposed Sections
PL0O13 - Proposed Site Sections
PL110 Planning Statement Rev.A
114 Transport Assessment Part 1
PL114 Transport Assessment Part 2
PL115 Energy Strategy
PL116 BREEAM Pre-Assessment
PL115 Energy Strategy
PL120 Aboricultural Report
PL121 Ecology Report
PL122-C Landscape Strategy Report
PL123 Environment Noise Assessment
Aboricultural Impact Assessment
PL127 Ventilation and Air Extraction Statement
PL128 Lighting Assessment reduced
PL117 Flood Risk Assessment.

PL118 Drainage Strategy part 1
PL118 Drainage Strategy part2

Date Plans Received:  27/05/2014 Date(s) of Amendment(s):
Date Application Valid: 30/05/2014
1. SUMMARY

The proposal seeks full planning permission for the erection of a new five form of entry
junior school to occupy an irregularly shaped plot located at the western side of Laurel
Lane. The school building and grounds will occupy an area of 1.23 hectares. The
proposal would encompass the provision of hard and soft playspace for the children,
extensive landscaping works and the provision of associated car parking, including a
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drop off/pick up facility.

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 rise in birth rates. This growth in the birth rate,
combined with net immigration 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 and the need for a new primary school in West Drayton.

The proposal would result in the loss of a portion of open space. However, the increased
demand for school places is compelling and well evidenced and it has been
demonstrated that there are no alternative sites which could reasonably be utilised to
meet this need and on balance this need outweighs the harm which would arise from the
development in other respects, including through loss of open space.

Nevertheless, the layout would reflect the established suburban character of the
townscape context to the site and the design of the school building minimises the
impacts of the development and would sit comfortably within its surrounding context.
Landscaping has been incorporated within the application site and contributions were
offered towards tree planting and landscaping enhancements in the adjacent Closes
Recreational Grounds in an attempt to mitigate the impact of the loss of open space.

In relation to ecology the application is supported by detailed ecological information and
aspects of the development, such as the green roof, swales and extensive landscaping,
would serve to mitigate the loss of habitat which would occur. Subject to conditions the
proposal would not be unacceptable in terms of ecological impacts.

The proposal is supported by a detailed Transport Assessment and provides for a
combination of physical and management measures to reduce its impact on the public
highway. The Council's Highways Engineers have reviewed this information in detail and
conclude that, subject to conditions and a legal agreement, the proposed development
would be acceptable in terms of traffic impact, pedestrian and highway safety.

The school is well separated from surrounding residential properties and subject to
appropriate conditions it would have no unacceptable impacts on the amenity of
neighbouring residential occupiers by way of dominance, loss of light, loss of privacy or
noise.

Subject to conditions, the development has also been designed to fully accord with all
requirements relating to accessible design, sustainable design and flood risk.

In conclusion, the benefits of providing a school in this location outweigh the harm which
would arise from the development in other respects, including through loss of open
space. Having regard to this educational need, the development has been well designed
to minimise its impacts and would comply with all other relevant planning policies.

The application is recommended for approval, subject to the conditions and statement of
intent offering a monetary contribution towards tree planting and landscaping
improvement at the Closes Recreational Grounds and a non-monetray contribution
towards highway studies and highway improvements.

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

A. That the Council enter into a legal agreement with the applicant under Section
106 of the Town and Country Planning Act 1990 (as amended) or any other
legislation to secure the following:

1. Tree Planting and Landscape Improvements to the Closes Recreational
Grounds: A contribution in the sum of £5,000.00 is sought.

2. Study and Road Improvement Works: A study to be undertaken at 50%
occupation of the junior school. The studies to examine actual highway conditions
at the junction of Laurel Lane with Harmondsworth Road, the full scope of work to
be agreed by the Council. Within 6 months of the studies, the applicant is required
to identify, agree and implement appropriate remediation measures (if any), which
shall be first agreed with the Local Planning Authority. The studies and identified
mitigation works shall be undertaken and funded by the developer.

3. The Applicant shall use best endeavours to procure an extension to the existing
20 MPH zone along Laurel Lane by submitting an application to the Local
Highways Authority. The Applicant shall not occupy or permit or cause to be
occupied any part of the development until such application has been submitted
and approved by the Local Authority. The studies and identified works shall be
undertaken and funded by the Applicant. The Applicant shall be responsible for the
full costs of the highways works including the studies and any traffic orders the
Local Highways Authority may require to implement the highways works whether
or not such orders are successfully made.

4. Project Management and Monitoring Sum: a contribution equal to 5% of the total
cash contributions 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 Section 106 agreement and any abortive work as a result of the agreement not
being completed.

C. That the officers be authorised to negotiate the terms of the proposed
agreement.

D. That, if the S106 agreement has not been finalised within 6 months, under the
discretion of the Head of Planning, Green Spaces and Culture, the application is
refused under delegated powers on the basis that the applicant has refused to
address planning obligation requirements.

E. That if the application is approved, the following conditions be attached:

1 SPO1 Council Application Standard Paragraph

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.

2 COM3 Time Limit
The development hereby permitted shall be begun before the expiration of three years
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from the date of this permission.

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

3 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 PLO03-B, PL005-D,
PLO06-B, PLO07-C, PL0O08-D, PL009-C, PL0O10-C, PLO11-A, PL0O12-C, PL0O013-B and
LLD692/01 Rev.07 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).

4 COM5 General compliance with supporting documentation

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:

) PL115 Rev-B Energy Strategy Recommendations - Energy Strategy 23 May 2014

) PL121 Rev-B Recommendations Habitat Survey Phase | 20 May 2014

) PL122-C Recommendations Landscaping Strategy Report 18 July 2014

) PL123 Rev-A Sound insulation measures Environment Noise Assessment 06 May
2014

(5) PL124 Rev-A Protection of Retained Trees - Arboricultural Impact Assessment 23
May 2014

(6) PL127 Rev-A Measures in the Ventilation & Air Extraction Statement 23 May 2014

(7) PL128 Rev-A Recommended Lighting Cover Area - Lighting Assessment 27 May
2014

(8) Mitigation Measures in the Air Quality Report by Air Quality Consultants J2026/2/F1
(9) Mitigations Measures in Robert West Transport Assessment ref. 3249/001/1201A
June 2014

(1
(2
(3
(4

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

REASON

To ensure that the development complies with the objectives of Policies PT1.HE1,BE38,
OE1, OE5, R10, R16 of the Hilingdon Local Plan: Part Two Saved UDP
Policies(November 2012) and policies 3.1, 3.8 and Chapters 6 and 7 of the London Plan
(2011).

5 comr Materials

Within 3 months from the date of this permission the details of all materials and external
surfaces have been submitted to and approved in writing by the Local Planning Authority.
Unless otherwise agreed in writing, 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
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Policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

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

Within 3 months from the date of this permission a landscape scheme shall be submitted
in writing to the Local Planning Authority. The building shall not be occupied until the
approved scheme has been implemented as approved by the Local Planning Authority.
Unless otherwise agreed in writing 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 for 55 vehicles (including demonstration that 12 of all parking
spaces located within the staff car park 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), which shall include details of
bat and bird boxes across the site along with a habitat wall for educational purposes.

3. Living Walls and Roofs

3.a Details of the inclusion of roofs which shall include nectar rich planting in a mix of no
less than 30% in line with the recommendations in the ecology report

3.b Justification as to why no part of the development can include living walls and roofs

4. Details of Landscape Maintenance

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

4.b Proposals for the replacement of any tree, shrub, or area of surfing/seeding within
the landscaping scheme which dies or in the opinion of the Local Planning Authority
becomes seriously damaged or diseased.

5. Schedule for Implementation

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

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

REASON

To ensure that the proposed development will preserve and enhance the visual

amenities of the locality and provide adequate facilities in compliance with policies BE13,
BE38 and AM14 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)

7 CcOoM8 Tree Protection
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No site clearance or construction works shall take place until all the tree protection
measures specified in the Patrick Stileman's Arb Reports PL120 and PL125 have been
fully implemented. The tree protection measures shall be retained in position until the
development is completed and, unless otherwise agreed in writing, the areas 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)

8 COM10 Tree to be retained

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.

9 NONSC Bird Management Plan

Construction works to the roof of the hereby approved school building shall not
commence until a Bird Hazard Management Plan has been submitted to and approved in
writing by the Local Planning Authority. The submitted plan shall include details of:

- management of any flat/shallow pitched/green roofs on buildings within the site which
may be attractive to nesting, roosting and loafing birds. The management plan shall
comply with Advice Note 8 Potential Bird Hazards from Building Design
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The Bird Hazard Management Plan shall be implemented as approved, on completion of
the development and shall remain in force for the life of the building. No subsequent
alterations to the plan are to take place unless first submitted to and approved in writing
by the Local Planning Authority.

REASON

It is necessary to manage the flat/shallow/green pitched roofs in order to minimise its
attractiveness to birds which could endanger the safe movement of aircraft and the
operation of Heathrow Airport in accordance with Policy A6 of the Hillingdon Local Plan:
Part Two - Saved UDP Policies (November 2012).

10 NONSC Energy Strategy

The development hereby permitted shall not be occupied until the energy strategy
incorporating 200m? of photovoltaic panels at roof level and the recommended Combined
Heat and Power (CHP) facility have been constructed, unless otherwise agreed in writing
by the Local Planning Authority. Thereafter the CHP and photovoltaic panels shall be
maintained in full accordance with the approved details and managed in accordance with
the approved details for the life of the development.

REASON

To ensure appropriate carbon savings are delivered in accordance with London Plan
Policy 5.2.

1 NONSC Air Quality 1

Within 3 months from the date of this permission a scheme designed to minimise the
ingress of polluted air shall be submitted for approval in writing by the Local Planning
Authority. The design must take into account climate change pollutants. Any suitable
ventilation systems will need to address the following:

- Take air from a clean location or treat the air and remove pollutants;

- Be designed to minimise energy usage;

- Be sufficient to prevent summer overheating;

- Have robust arrangements for maintenance.

Thereafter and prior to occupation, the scheme shall be completed in strict accordance
with the approved details and thereafter maintained for the life of the development.

REASON

In order to safeguard the amenities of the area, in accordance with Policy OE1 of the
Hillingdon Unitary Development Plan Saved Policies (September 2007) and London Plan
(July 2011) Policy 7.14.

12 NONSC Air Quality 2

Within 3 months from the date of this permission the details of any plant, machinery or
fuel burnt, as part of the energy provision and the location of the flue for the development
shall be submitted to the LPA for approval. This shall include pollutant emission rates at
the flue with or without mitigation technologies. The use of ultra low NOx emission gas
CHPs and boilers is recommended. The development should as a minimum be 'air
quality neutral' and below the building emissions benchmark.

Thereafter and prior to occupation, the scheme shall be completed in strict accordance
with the approved details and thereafter maintained for the life of the development.

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

Major Applications Planning Committee - 6th August 2014
PART 1 - MEMBERS, PUBLIC & PRESS

Page 7



13 COM30 Contaminated Land

(i) The foundation works for the school building hereby permitted shall not commence
until a scheme to deal with contamination has been submitted in accordance with the
Supplementary Planning Guidance Document on Land Contamination and approved by
the Local Planning Authority (LPA). The scheme shall include all of the following
measures unless the LPA dispenses with any such requirement specifically and in
writing:

(a) A desk-top study carried out by a competent person to characterise the site and
provide information on the history of the site/surrounding area and to identify and
evaluate all potential sources of contamination and impacts on land and water and all
other identified receptors relevant to the site;

(b) A site investigation, including where relevant soil, soil gas, surface and groundwater
sampling, together with the results of analysis and risk assessment shall be carried out
by a suitably qualified and accredited consultant/contractor. The report should also
clearly identify all risks, limitations and recommendations for remedial measures to make
the site suitable for the proposed use; and

(c) A written method statement providing details of the remediation scheme and how the
completion of the remedial works will be verified shall be agreed in writing with the LPA
prior to commencement, along with details of a watching brief to address undiscovered
contamination.

(i) If during development works contamination not addressed in the submitted
remediation scheme is identified, the updated watching brief shall be submitted and an
addendum to the remediation scheme shall be agreed with the LPA prior to
implementation; and

(iii) All works which form part of the remediation scheme shall be completed and a
comprehensive verification report shall be submitted to the Council's Environmental
Protection Unit before any part of the development is occupied or brought into use unless
the LPA dispenses with any such requirement specifically and in writing.

REASON

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems and the development can be carried out safely without unacceptable
risks to workers, neighbours and other offsite receptors in accordance with policy OE11
of the Hillingdon Unitary Development Plan Saved Policies (September 2007).

14 NONSC Imported Soils

Before any part of the development is occupied, site derived soils and imported soils
shall be independently tested for chemical contamination. All soils used for gardens
and/or landscaping purposes shall be clean and free of contamination.

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

REASON

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

15 COM29 No floodlighting

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

REASON

To safeguard the amenity of surrounding properties in accordance with policies BE13
and OE1 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012); and

To protect the ecological value of the area in accordance with Policy EC3.

16 N11 Control of plant/machinery noise

The rating level of noise emitted from the plant and/or machinery hereby approved shall
be at least 5 dB below the existing background noise level. The noise levels shall be
determined at the nearest residential property. The 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 safeguard the amenity of the surrounding area in accordance with policy
OE1 of the Hillingdon Unitary Development Plan Saved Policies (September 2007) and
London Plan (July 2011) Policy 7.15.

17 COM31 Secured by Design

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

REASON

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

18 NONSC Sustainable Urban Drainage

Within 3 months from the date of this permission a detailed surface water drainage
scheme for the site shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall subsequently be implemented in accordance with the
approved details before the development is completed. The scheme shall include a
restriction in run-off and surface water storage on site as outlined in the FRA and shall
incorporate sustainable urban drainage in accordance with the hierarchy set out in Policy
5.15 of the London Plan.

Additionally it will:

i. provide details of the surface water design and how it will be implemented to ensure no
increase in flood risk from commencement of construction and during any phased
approach to building.

ii. provide a management and maintenance plan for the lifetime of the development of
arrangements to secure the operation of the scheme throughout its lifetime.

ii. 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:

Major Applications Planning Committee - 6th August 2014
PART 1 - MEMBERS, PUBLIC & PRESS

Page 9



iv. incorporate water saving measures and equipment

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

vi. 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).

19 SUS6 Green Travel Plan

Prior to first occupation of the development hereby approved, the details of the proposed
mitigation measures identified within the Transport Assessment (by Robert West June
2014), including before and after school clubs, promotion of walks and cycling, car
sharing clubs, road safety training, the promotion of public transport alongside the
staggering of start and end schooling times, have been submitted to and approved in
writing by the Local Planning Authority as part of the school's Travel Plan. This shall also
include investigation of measures such as the provision of a school crossing patrol, and
implementation if feasible. Thereafter a Travel Plan review shall be undertaken and
submitted in writing to the Local Planning Authority for approval annually. The mitigation
measures identified in the Transport Assessment and the Travel Plan review 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.

20 NONSC Non Standard Condition

A construction management plan shall be available on site at all times for the duration of
the school and grounds construction works, which shall include the following measures: -

No traffic associated to construction activity for the school building and site or any
delivery related to implementation of the development hereby approved shall take place
between the hours of 07:30 and 09:30 and between the hours of 14:30 and 16:00
Monday to Friday. Unless otherwise agreed in writing the restrictions to the traffic activity
should be maintained throughout the duration of the construction process.

All construction traffic in and out of the site including deliveries will be controlled and
monitored by a qualified banks man at all times.

No construction or contractors vehicles will be permitted to park along Laurel Lane,
Rowan Road or Wise Lane at any time.

REASON
To ensure the development provides an acceptable level of pedestrian and vehicular
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safety in accordance with Policies AM2 and AM7 of the Local Plan Part 2 and London
Plan (July 2011) Policies 6.1 and 6.3.

21 NONSC Highway Works

Within 3 months from the date of this permission the 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 LPA (all works are required to be supported with stage 2 and 3
Road Safety Audits).

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 that the highways impacts of the proposed development are appropriately
mitigated and the development provides an acceptable level of pedestrian and vehicular
safety in accordance with Policies AM2 and AM7 of the Local Plan Part 2 and London
Plan (July 2011) Policies 6.1 and 6.3.

22 NONSC Car Parking Management

The details of the management (plan) of the staff car park to the north and drop off/ pick
up facility to the south of the development shall be submitted to, and approved in writing
by the Local Planning Authority prior to occupation of the building.

The submitted details shall contain details of security measures, any parking
management equipment such as barriers/ticket machines, and a details scheme of
management for the areas including within and outside of peak school pick up and drop
off hours.

Thereafter the area shall be maintained in full accordance with the approved details and
managed in accordance with the approved details for the life of the development.

The development hereby permitted shall not be occupied until the - Drop Off/Pick Up
Area facility has been constructed in accordance with the details in drawing PL0O05-D.

REASON

To promote sustainable transport and reduce the impact of the development on the
surrounding road network in accordance with Policies AM2 and AM7 of the Hillingdon
Local Plan: Part Two - Saved UDP Policies (November 2012) and London Plan (July
2011) Policies 6.1 and 6.3.

23 NONSC Disabled Car Parking

The development shall not be occupied until a scheme with details for a total of 5
disabled parking spaces to be provided within the site has been submitted to and
approved in writing by the Local Planning Authority. The 5 disabled parking spaces shall
be provided as approved by the Local Planning Authority and thereafter retained for the
duration of the development.

Reason:
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To ensure that an appropriate level of car parking provision for the disabled is provided
on site in accordance with Policy AM14 Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012).

24 NONSC Electric Charging Points

Prior to occupation of this development, details demonstrating the provision of 6 active
and 6 passive electric vehicle charging points within the school car park (excluding the
drop/off pick up area) shall be submitted to and approved by the Local Planning
Authority. Thereafter the electric vehicle charging points shall be provided in accordance
with the approved details prior to occupation of the development and retained for the life
of the development.

REASON
To ensure compliance with Policy 6.13 of the London Plan (2011).

25 NONSC Delivery and Servicing Plan

Within 3 months from the date of this permission the details of a Delivery and Servicing
Plan shall be submitted to and approved in writing by the Local Planning Authority. This
shall incorporate measures to minimise vehicle deliveries during am and pm peak hours.
Thereafter and prior to occupation, the scheme shall be completed in strict accordance
with the approved details and thereafter maintained for the life of the development.

REASON

To encourage out of hours/off peak servicing to help mitigate the site's contribution to
local congestion levels in compliance with Policy AM2 of the Hillingdon Local Plan: Part 2
- Saved UDP Policies (November 2012).

INFORMATIVES

1 152 Compulsory Informative (1)

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).

2 153 Compulsory Informative (2)

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.

EC2 Nature conservation considerations and ecological assessments

EC5 Retention of ecological features and creation of new habitats

BE13 New development must harmonise with the existing street scene.

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

BE20 Daylight and sunlight considerations.

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

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

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

OE1 Protection of the character and amenities of surrounding properties
and the local area

OE11 Development involving hazardous substances and contaminated
land - requirement for ameliorative measures

OE3 Buildings or uses likely to cause noise annoyance - mitigation
measures

OES8 Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures

R4 Proposals that would involve the loss of recreational open space

R5 Proposals that involve the loss of sports, leisure, community,
religious, cultural or entertainment facilities

AM13 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

(i) Shopmobility schemes

(iii) Convenient parking spaces

(iv) Design of road, footway, parking and pedestrian and street
furniture schemes

AM14 New development and car parking standards.

AM15 Provision of reserved parking spaces for disabled persons

AM2 Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity

AM7 Consideration of traffic generated by proposed developments.

AM9 Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle parking
facilities

3 11 Building to Approved Drawing

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.

4 112 Notification to Building Contractors

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.

5 115 Control of Environmental Nuisance from Construction Work

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.
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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.

6 116 Directional Signhage

You are advised that any directional signage on the highway is unlawful. Prior consent
from the Council's Street Management Section is required if the developer wishes to
erect directional signage on any highway under the control of the Council.

7 119 Sewerage Connections, Water Pollution etc.

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 OEE.

Building Control Service - 3N/01, Civic Centre, High Street, Uxbridge, UB8 1UW (tel.
01895 250804 / 805 / 808).

8 123 Works affecting the Public Highway - Vehicle Crossover

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

9 124 Works affecting the Public Highway - General

A licence must be obtained from the Highway Authority before any works are carried out
on any footway, carriageway, verge or other land forming part of the public highway.
This includes the erection of temporary scaffolding, hoarding or other apparatus in
connection with the development for which planning permission is hereby granted. For
further information and advice contact: - Highways Maintenance Operations, 4W/07,
Civic Centre, Uxbridge, UB8 1UW

10 147 Damage to Verge - For Council Roads:

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
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Depot - Block K, Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex,
UB3 3EU (Tel: 01895 277524).

11 162 Potential Bird Hazards from Buildings

The applicant is advised that any flat/shallow pitched or green roof on buildings have the
potential to attract gulls for nesting, roosting and loafing purposes. The owners/occupiers
of the building must ensure that all flat/shallow pitched roofs be constructed to allow
access to all areas by foot using permanent fixed access stairs ladders or similar.

The owner/occupier must not allow gulls to nest, roost or loaf on the building. Checks
must be made weekly or sooner if bird activity dictates, during the breeding season.
Outside of the breeding season gull activity must be monitored and the roof checked
regularly to ensure that gulls do not utilise the roof. Any gulls found nesting, roosting or
loafing must be dispersed by the owner/occupier when detected or when requested by
BAA Airside Operations staff. In some instances it may be necessary to contact BAA
Airside Operations staff before bird dispersal takes place. The contact would be Gary
Hudson, The Development Assurance Deliverer for Heathrow Airport on 020 8745 6459.

The owner/occupier must remove any nests or eggs found on the roof. The breeding
season for gulls typically runs from March to June. The owner/occupier must obtain the
appropriate licences where applicable from Natural England before the removal of nests
and eggs. For further information please see the attached Advice Note 8 - 'Potential Bird
Hazards From Building Design'

3. CONSIDERATIONS

3.1 Site and Locality

This application relates to a broadly triangular site with approximately 1.23 hectares of
public open space. The site is located adjacent to the east of Longmead Primary School,
to the west of Laurel Lane and to the north of Rowan Road, West Drayton. The
development site includes an area of land within the grounds of the existing Longmead
Primary School, to the south-east of the school buildings.

The site is mainly used by residents for recreational purposes with a public right of way
running along a north-south axis on the western edge of the site.

The site itself is relatively flat with localised mounding along the southern boundary and
south-east corner area. The open space features a number of specimen trees which
contribute to the visual amenity and environmental quality of the area. However, none of
these are protected by Tree Preservation Orders (TPO). The character of the area is
further enhanced by off-site trees, notably to the north, south and west of the site. Other
than for maintenance, there is currently no vehicular access to the site.

To the north, the site tapers towards the entrance to Longmead Primary School with the
Closes Recreational Grounds together with the St Georges Meadows to the north forming
9 hectares of open parkland which lies within the West Drayton Conservation Area and
Green Belt land.

Laurel Lane is immediately adjacent to the site and is a typical two storey residential area
with a small shopping parade with flatted development above which defines the east
boundary while Rowan Road curves around the southern end of the site. The Rowan
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Arms Public House is located prominently on the southern side of the junction of Laurel
lane with Rowan Road.

There are bus stops serving the U3 bus route in the vicinity of the site with West Drayton
Railway Station being approximately 1.2km from the site and being enhanced by Crossrail
services from 2019. The site has a Public Transport Accessibility Level (PTAL) of 1b (on a
scale of 1 to 6, where 6 is the most accessible).

3.2 Proposed Scheme

Background

This report relates to the proposed development of a new five form of entry junior school
for primary education in West Drayton, which is part of the Council's Primary School
Expansion Programme. This programme seeks to satisfy the educational needs identified
on evidence provided by the Greater London Authority (GLA) and the Office of National
Statistics (ONS) and seeks to meet the educational needs of students at this level mainly
through the expansion of existing educational facilities together with the erection of three
new schools. The programme to extend existing schools has already been completed in
West Drayton and to meet the identified needs for further primary education in West
Drayton a new school is required in the area. This proposal has therefore been submitted
by Hillingdon Council in its capacity as sponsor of the school.

Proposal

Full planning permission is sought for the erection of a new two storey Junior School (five
forms of entry) including new vehicular and pedestrian accesses, alterations to an existing
footpath, creation of pick-up/drop-off area, associated car parking, landscaping,
playground, provision of a Multi-Use Games Area (MUGA) and ancillary development, on
the green space to the west of Laurel Lane.

The five form of entry junior school would be capable of accommodating up to 600
students, plus a SEN/SRP (Special Educational Resources Provision) unit for
approximately 12 pupils with special education needs. The proposals would expect to see
the number of staff working from the school up to a maximum of 75 full time employees
on the basis of the school opening hours proposed to be 0800h -1800h Mondays to
Fridays and 0900h to 1800h on Saturdays with a maximum estimated 62 (combined full
and part time) employees on-site at any one time.

The building would be T-shaped with the school front elevation set parallel to Laurel Lane
with the flanks set at right angles so that the main bulk of the building would be in the
sections to the front and rear. The proposed building would be centrally located within the
site and two storeys in height with a rising flat roof profile that reads as a shallow arch with
an apex at its centre set at 9 metres height.

The building would have a frontage with a maximum length of 91 metres (fronting Laurel
Lane) and 18 metres (along Rowan Road), although the bulk of the school's facade is
'‘broken' into three elements set with varying degrees of proximity to Laurel Lane and
artificially separated by stepped in elements. The rear projecting limb of the building would
be centrally located and part one, part two storeys in height as to extend the building to
the west by a further 13 metres.

The school building itself is proposed with a combination of facing brickwork, timber
cladding and vertical timber weatherboarding. In addition, coloured laminated board fins
set vertically adjacent to the fenestration in sensitive positions within the front and rear
elevations further articulate the elevations and maximise opportunities for temperature
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regulation and shading within the building.

The basic layout would consist of two no. two storey teaching wings comprising 23
classrooms, music room, ICT, studio and library, staff rooms, therapy rooms and ancillary
facilities such as staff rooms, hygiene rooms, WCs and stores. Within its core the school
provides a large double height main hall arranged as a flexible central space with an
adjacent smaller hall and kitchen that would provide adaptable catering, performance and
open plan learning. The sports hall would be designed to be separated from the smaller
hall for simultaneous independent use. A roof terrace for outdoor learning is proposed to
the west (rear) of the building with access from the Library.

A Multi Use Games Area is proposed adjacent to the north west of the school building and
the use of this facility would be shared with pupils attending Longmead Primary School.

The proposed parking layout for the school aims to separate staff and student/
operational/ visitors circulation areas by concentrating 32 parking spaces within a staff
parking zone to the north of the school building (accessed from the existing access to
Longmead Primary School) and 23 parking bays within a pupil drop off/ pick up area and
visitors & operational vehicles zones on the southern end of the site (accessed via Rowan
Road), allowing for a total of 55 parking spaces to be provided, including provision of
disabled parking. A new vehicular access would be provided from Rowan Road and
access to both parking areas would be via gated access.

The applicant also intends to implement a Green Travel Plan which includes use of staff
car parking and implementing a permit allocation system to prioritise those with a genuine
need to drive to work (those with a disability or with a caring responsibility) as to
encourage and increase the percentage of non-car mode trips for the school.

The main pedestrian entrance to the site would be from adjacent to the Rowan Road with
the boundary and access gates set back to ease pedestrian movements. A further
segregrated pedestrian access from the western end of Wise Lane and alongside the
properties at nos.61 to 67 Rowan Road would also be available on the south western
corner of the site.

3.3 Relevant Planning History
Comment on Relevant Planning History
There is no previous planning history that could be of relevance to the current application.

4. Planning Policies and Standards

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

Part 1 Policies:

PT1.BE1 2012) Built Environment

(2012)
PT1.EM1 (2012) Climate Change Adaptation and Mitigation
PT1.EM2 (2012) Green Belt, Metropolitan Open Land and Green Chains
(2012)

PT1.EM4 2012) Open Space and Informal Recreation
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PT1.EM6 (2012) Flood Risk Management
PT1.EM7 (2012) Biodiversity and Geological Conservation
PT1.EM8 (2012) Land, Water, Air and Noise

Part 2 Policies:

EC2 Nature conservation considerations and ecological assessments

EC5 Retention of ecological features and creation of new habitats

BE13 New development must harmonise with the existing street scene.

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

BE20 Daylight and sunlight considerations.

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

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

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

OE1 Protection of the character and amenities of surrounding properties and the local
area

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

OE3 Buildings or uses likely to cause noise annoyance - mitigation measures

OES8 Development likely to result in increased flood risk due to additional surface water
run-off - requirement for attenuation measures

R4 Proposals that would involve the loss of recreational open space

R5 Proposals that involve the loss of sports, leisure, community, religious, cultural or

entertainment facilities

AM13 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
(i) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street furniture schemes

AM14 New development and car parking standards.

AM15 Provision of reserved parking spaces for disabled persons

AM2 Development proposals - assessment of traffic generation, impact on congestion
and public transport availability and capacity

AM7 Consideration of traffic generated by proposed developments.

AM9 Provision of cycle routes, consideration of cyclists' needs in design of highway

improvement schemes, provision of cycle parking facilities
5. Advertisement and Site Notice

Not applicable
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5.1  Advertisement Expiry Date:- 24th June 2014

5.2 Site Notice Expiry Date:- Not applicable

6. Consultations
External Consultees

Site Notice: Erected 03rd June 2014
Press Advertisement: 03rd June 2014

Some 827 neighbouring households, amenity groups, and local businesses were notified of the
proposal on 29th May 2014 with the consultation period ending on 19th June 2014. A display of the
proposals was simultaneously placed in West Drayton Library.

The consultation period was subsequently extended to 4th July 2014, which involved the erection of
a notice in a prominent location in West Drayton's Library and a notice in the front page of the
Council's website.

So far 30 letters have been received objecting to the proposals and 4 letters commenting on the
proposals.

The letters in objection and commenting on the application raise the following concerns:

(i) The proposal would involve the loss of green open space and trees

(i) Existing and committed school expansions are sufficient to meet the need and questions the
applicants evidence on this.

(iii) View that existing schools elsewhere should be extended instead (in particular within the
adjacent Longmead Primary school grounds)

(iv) Have detrimental impact on the character and appearance of the area

(v) Noise and air pollution

(vi) Traffic impacts and parking, insufficient car spaces within the drop off/ pick up facility, including
concerns with the impacts of the proposed school in combination with the impacts of the existing
school

(vii) Highway, pedestrian and cyclist safety

(viii) Impact on bus flow

(ix) The proposal would be detrimental to the recreational use of the park, which is used by local
people for a multitude of recreational purposes, including dog walking.

(x) The proposal will lead to the loss of significant trees and be harmful to ecology and a wide
range of wildlife

(xi) Impact on health and well being of residents

(xii) Question the adequacy of the consultation process regarding the use of the internet to submit
responses and timeframes for response.

(xiii) The proposal would give rise to further anti-social behaviour

(xiv) Believe this should be put to the local residents in a public meeting to air their views.

(xv) Impacts from construction works

(xvi) Proposal will lead to further secondary education facilities being required

(xvii) Concerns regarding the loss of a right of way

(xviii) Impact property prices and therefore decrease the value of many peoples homes

(xix) Lane between nos. 115 and 117 Wise Lane should not be re-opened

1 petition of objection with 96 signatures has been received objecting on the following grounds:

(xx) Amount of traffic and parking congestion created by the scheme and the impact on local
residents and major roads in the vicinity

(xxi) Inadequate parking provision
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(xxii) Location of proposed new access relates poorly to existing access to Longmead Primary
School

(xxiii) Proposed location for the educational facility will result in loss of land needed for highway
improvements

(xxiv) Increased air, noise and dust pollution from extra traffic

(xxv) Potential detrimental impact on future pupils due to aircraft noise associated with heathrow
Airport activity.

A letter has also been received from John McDonnell MP raising the following concerns:

| wish to query why this site was chosen when the recent large scale housing development sites
containing the main growth in child population are elsewhere in the ward and some distance from
this site. This will inevitably result in a large proportion of the pupils attending the new school
travelling some distance and most likely by car. | am concerned therefore about the increase in
traffic in an already busy road system around Laurel Lane, and the impact this will have on road
safety, congestion and air pollution. If this application is to proceed there is a significant need to
explore what potential there is for effective traffic calming measures to address the road safety and
congestion issues and specific measures to address air pollution in this heavily polluted area. |
would also wish to query what consultation has been undertaken to fully inform and take into
account the views of local residents and existing local schools.

A letter received from Councillor Jan Sweeting raises the following concerns:

Whilst welcoming the provision of additional primary school places in West Drayton to meet local
need, | object to the plans as presented due to the following issues which | ask to be considered by
the relevant planning committee.

1. The site in question is highways land and should therefore be used to address existing traffic
problems from the existing Laurel Lane School which has increased its numbers considerably in the
last few years. There should be investigations as to how the amenity land could be used to
improve access and congestion problems before it is considered for any other use. It is highways
land for highways use.

2. The Laurel Lane School site is a large site and this site should have been considered for the new
school. There needs to be a comprehensive look at the whole education use of the existing school
site and a better layout configured to ameliorate existing and potential traffic problems. The current
plans would seem to maximize access and traffic congestion problems for the existing school,
nearby shops and residents.

3. The access and parking arrangements for the new school are inadequate. A new layout is
required in relation to the new and existing school to address these problems.

4. The new school offers an opportunity for much needed community use facilities to be provided in
the area which have not been explored and which could have been provided within the overall
school site.

Further Background Information and Issues for Both Planning and Childrens' Services to Consider.

- A significant number of people on the Wise Lane Estate will be affected by this proposal at it will
increase the capacity of Laurel Lane Infant and Junior Schools from 420 pupil places plus 120
children of nursery age, to 1050 pupil places plus 300 children of nursery age. The number of
teaching and non-teaching staff will therefore increase in proportion. Therefore, what has been
proposed will merely add to the area's traffic congestion problem.

- The location of the school is not in the location where additional primary school places are most
urgently needed in West Drayton. Child number increases are coming predominately from the
significant number of new properties built and being built on the former Air Traffic Control and RAF
West Drayton sites, which is some distance from the amenity land in question. Therefore, there is
the likelihood that a large proportion of the intake to the new school will travel to the school by car,
thus creating significant traffic increases along the narrow suburban roads of Laurel Lane and
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Rowen Road. This area already suffers from high level of traffic gridlock and pollution from cars
and other vehicles. Therefore any increase is bound to be disadvantageous to the resident
population.

- Nowhere in the plans submitted are there any measures to mitigate against the increase in traffic.
The amenity land in its entirety is being used, therefore leaving no possible improvement to the
current highway outside Laurel Lane School.

- It is recognised that there is a need for additional primary school places in West Drayton and that
suitable sites are hard to find. However, a suitable site on either the Air Traffic Control or the RAF
West Drayton sites should have been identified and set aside, as it was very likely that additional
primary school capacity would be required in the area immediately surrounding the hundreds of
new flats and houses built on these sites. This obvious solution was adopted for the RAF site
Uxbridge, where a new primary school is being built to accommodate children from the new
development. | would ask that detailed work is undertaken in all areas of the borough to identify
potential sites for new schools so that in future better solutions to lack of capacity can be identified
as early as possible.

- The residents of Wise Lane require that traffic management solutions are sought in the vicinity of
the new school. This to include investigations as to the use of some of the amenity site to deliver
traffic alleviation measures. This could mean that some of the Laurel Lane School site, which has
over capacity of land, could be used to site some or all of the new school building.

- Laurel Lane school will, if this development proceeds, become one of the largest primary schools
in London. Five forms of entry primary schools are now in several areas in the south of the
borough, and it is yet to be proved that the life chances of children are improved within such a large
school. If the Council continues with the policy of school expansions by merely increasing existing
schools up to 5 forms of entry, it is important that investigations are undertaken at existing 5FE
primary schools in Hillingdon and the few that are in other areas of London in order to establish that
standards are being maintained and improved and not diminished. This body of work is most vital
to the educational chances of thousands of young lives.

- One final point. The residents around the new 5FE school will need to see that their views and
wishes are taken into account. Therefore it may be a worthwhile exercise for the Council to
undertake an audit of residents' views in order to ascertain what additional facilities they would like
to see in the area and in the school which would in part mitigate against the disruption which this
new school, and its vastly increased roll will create.

ENVIRONMENT AGENCY
The site lies in Flood Zone 1 it would be the Council flood water specialist who would review the
surface water flood risk for this site. We therefore have no comments to make.

BAA

The proposed development has been examined from an aerodrome safeguarding perspective and
could conflict with safeguarding criteria unless any planning permission is subject to the condition/s
detailed below:

Submission of a Bird Hazard Management Plan

We refer to your email dated 30/05/14, received in this office on 02/06/14.

Development shall not commence until a Bird Hazard Management Plan has been submitted
to and approved in writing by the Local Planning Authority. The submitted plan shall include details
of:

- management of any flat/shallow pitched/green roofs on buildings within the site which may be
attractive to nesting, roosting and "loafing" birds. The management plan shall comply with
Advice Note 8 'Potential Bird Hazards from Building Design' attached * See para below for
information *

The Bird Hazard Management Plan shall be implemented as approved, on completion of
the development and shall remain in force for the life of the building. No subsequent
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alterations to the plan are to take place unless first submitted to and approved in writing by
the Local Planning Authority.

Reason: It is necessary to manage the flat roofs in order to minimise its attractiveness to
birds which could endanger the safe movement of aircraft and the operation of Heathrow Airport.

Information

The Bird Hazard Management Plan must ensure that flat/shallow pitched roofs be
constructed to allow access to all areas by foot using permanent fixed access stairs,
ladders or similar. The owner/occupier must not allow gulls, to nest, roost or loaf on the building.
Checks must be made weekly or sooner if bird activity dictates, during the breeding season.
Outside of the breeding season gull activity must be monitored and the roof checked regularly to
ensure that gulls do not utilise the roof. Any gulls found nesting; roosting or loafing must be
dispersed by the owner/occupier when detected or when requested by BAA Airside Operations
staff. In some instances it may be necessary to contact BAA Airside Operations staff before bird
dispersal takes place.

The owner/occupier must remove any nests or eggs found on the roof. The breeding season for
gulls typically runs from March to June. The owner/occupier must obtain the appropriate licences
where applicable from Natural England before the removal of nests and eggs.

If the overall size of the flat/shallow pitched roof/s exceeds 500Sqg.M then we would apply a
condition to ensure the roof space was monitored for bird activity throughout the year and for the
life of the building. To avoid any such condition then we would advise the roofs to be pitched
greater than 15 degrees. We would also make the following observation:

Cranes

Given the nature of the proposed development it is possible that a crane may be required during
its construction. We would, therefore, draw the applicant's attention 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
http://www.aoa.org.uk/operation & safety/safeguarding.htm

I, therefore, have no aerodrome safeguarding objection to this proposal, provided that the above
condition is applied to any planning permission.

It is important that any conditions requested in this response are applied to a planning approval.
Where a Planning Authority proposes to grant permission against the advice of Heathrow Airport
Ltd, or not to attach conditions which Heathrow Airport Ltd has advised, it shall notify
Heathrow Airport Ltd, and the Civil Aviation Authority as specified in the Town & Country Planning
(Safeguarded Aerodromes, Technical Sites and Military Explosive Storage Areas) Direction 2002.

Subsequent Comments: | agree with an alteration to the condition to sate:

The roof of the development shall not commence until a Bird Hazard Management Plan has
been submitted to and approved in writing by the Local Planning Authority. The submitted plan shall
include details of:

- management of any flat/shallow pitched/green roofs on buildings within the site which may be
attractive to nesting, roosting and "loafing" birds. The management plan shall comply with
Advice Note 8 'Potential Bird Hazards from Building Design' attached * See para below for
information *
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Internal Consultees

EDUCATION SERVICES - SCHOOLS POLICY & STRATEGY OFFICER

The proposal is part of a large, borough-wide programme of additional primary school places. The
need for these places has arisen due to rising birth rates and changes to migration patterns and the
Council has in place a robust system for forecasting future demand. The Council has a legal
responsibility to ensure that there are sufficient school places in its area. For primary school place
planning purposes, the borough is divided into 14 areas. This is because there needs to be
sufficient places in each area so that pupils can be offered places within a reasonable distance
from their homes. The proposed site falls within the West Drayton place planning area. Despite the
expansion of other local schools, there is a need for further places and the current proposal is
intended to address this deficit. Therefore a new school is needed. The proposed site is the only
suitable site in the area. The proposal is to create a new 5 form of entry junior school adjacent to
the existing Laurel Lane Primary school. This is related to a separate proposal for the existing
primary school to become a 5 form of entry infant school. These two projects will together provide
an additional 3 forms of entry (90 extra admission places per year).

FLOODWATER AND DRAINAGE OFFICER
The proposals are acceptable subject to a detailed Sustainable Urban Drainage Condition (as
forwarded).

HIGHWAYS

The development is for the construction of a junior school on land adjacent to the existing Laurel
Lane Primary School, located along Laurel Lane, West Drayton. The proposed junior school will
accommodate 600 pupils and employ approximately 95 members of staff. The school will be
occupied on a year on year basis, commencing in September 2015, with full occupation being
reached in September 2021.

Under the proposals, a car park will be located to the north of the site, which will provide 32 parking
spaces including 1 disabled space that will be allocated for the use of staff. Access to the
proposed car park will be provided over the existing vehicle access that serves Laurel Lane Primary
school, which will be widened to 5.5m.

A drop off/pick up area will be provided within the site, which will accommodate 23 parking spaces
for the dropping off and picking up of pupils at associated peak times. The drop off/pick up area
will also be used for servicing and will provide for an element of visitor parking at all other times.

Access to the drop off/pick up area will be provided from Rowan Road, which will form the primary
entrance to the school. Pedestrian access to the school will also be provided from Rowan Road
and via a public foot-path connecting to Wise Lane, which will be segregated from the vehicle
access to the site.

Under the proposals, the existing 20 MPH Zone, located along Laurel Lane will be extended along
Rowan Road, adjacent to the proposed junior school.

In addition, 52 cycle parking spaces (26 stands) will be provided within the site, that will be
allocated for the use of pupils and staff.

In order to assess the development in relation to the expected impact along the adjacent highway
network, a Transport Assessment (TA) has been submitted in support of the development, the
details of which are discussed below.

Parking
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An assessment has been undertaken within the TA of the existing and future on street parking
capacity along the adjacent highway network. The assessment has been based on the current
modal share in relation to staff and pupils at the existing Laurel Lane Primary school and by
providing a comparison assessment of the expected modal share, based on similar existing junior
schools within Hillingdon. In addition, a parking beat survey has been undertaken during the peak
periods associated with the existing and proposed schools, within a 5 minute walking distance of
the site.

From reviewing the parking assessment, it is considered that the theoretical on street car parking
capacity is slightly less than that specified within the TA. Nevertheless, it has been identified that
during the morning and afternoon peak periods associated with the school, there is available on
street parking capacity within the surrounding area, when the existing primary and proposed junior
schools are at full occupation.

In addition, the capacity of the proposed drop off/pick up facility within the site has been assessed
considering maximum dwell times of 3 and 5 minutes in the AM and 10 minutes in the PM peak
periods. This has demonstrated that (provided the drop off/pick up facility is managed by the
school to ensure the maximum dwell times) during the AM peak period, nearly all of the increased
car parking demand can be accommodated within the site, with some overspill parking taking place
on street during the PM peak period.

Traffic Generation

The TA has undertaken comparative capacity analyses of the priority junction of Laurel Lane and
Harmondsworth Road, in order to assess the impact relating to the increase in vehicle trips
associated with the development.

The assessment has considered the operation of the junction in 2016 and the future year - 2021,
taking account of the existing and proposed schools, with and without development traffic assigned
to the highway network.

The analyses has shown that in 2016, during the AM peak period, the junction will be approaching
its operational capacity when development traffic is assigned to the highway network. In the future
year - 2021, when the junior school will be at full occupation, the junction will operate over capacity
in both the AM and PM peak periods, with noticeable queuing predicted along Laurel Lane.
However, the results of the analyses do not take into account the mitigation measures that will be
implemented as part of a Travel Plan, which will help to reduce the impact along the adjacent
highway.

Accident Analysis

Assessment of accidents along the highway network adjacent to the site has been undertaken for a
three year period, ending October 2013. The study area included all roads within a 500m radius of
the school. From the analysis, 10 accidents have been identified within the study area, all of which
are classified as slight.

Along Laurel Lane, adjacent to the school, 2 accidents were recorded, one involving an elderly bus
passenger who fell while in the bus and another involving a pedestrian who was struck by
scaffolding on a passing HGV, where the vehicle was travelling too close to the kerb based on the
load being carried. At the junction of Rowan Road and Wise Lane a 4 year old child was struck by
a car turning at the junction, who ran out into the road without looking. In addition, at the junction of
Laurel Lane and Harmondsworth Road, a cyclist was struck by a car turning right out of the
junction. The remainder of accidents involved vehicles and were located away from the site.
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As a result, it has been demonstrated that there are no established patterns identifying specific
road safety issues within the surrounding area of the school and all accidents relate to road user
behaviour.

Mitigation

The TA has identified a number of measures to address the issues associated with increased
parking demand, traffic generation and highway safety, as a result of the development.

A Travel Plan will be produced specifically for the proposed junior school, separate to that of the
existing primary school. The Travel Plan will focus on achieving and promoting sustainable means
of travel to the school by pupils and staff and will support the reduction in the use of private cars.

The measures that will be provided within the Travel Plan will include setting up a Travel Plan
Working Group, the promotion of walking, cycling, car sharing and the use of public transport.

In addition, "before and after school" activities will be operated and promoted to spread the peak
arrival and departure demand relating to the dropping off and picking up of pupils, which will reduce
congestion along the adjacent highway.

Furthermore, in order to promote highway safety, the existing 20 MPH Zone along Laurel Lane will
be extended adjacent to the proposed junior school, along Rowan Road. While the principle of the
proposed extension to the existing 20 MPH Zone is consisted acceptable, the scheme is required to
be amended to relocate and provide additional speed reducing features and to include "School
Keep Clear" road markings adjacent to the access to the site.

Conclusion

From the parking assessment undertaken within the TA, it has been demonstrated that there is
available capacity within the local area during the AM and PM peak periods associated with the
school. However, it is considered that the demand for on-street car parking and traffic generation
along Rowan Road will be increased as a result of the development.

When considering the analysis undertaken of the priority junction of Laurel Lane and
Harmondsworth Road, it is noted that the junction will operate over capacity in 2021 when the
school will be at full capacity, resulting in noticeable queuing and vehicle delays along Laurel Lane.

As a result, it is considered that a further assessment in relation to the operational capacity of the
junction should be undertaken at 70% occupation (420 pupils) of the site, in order to identify and
implement improvement works including options(but not limited to) changes to the junction
operation, which should be covered through a suitable planning condition or legal agreement. The
agreed works to occur within 6 months of the assessment.

In addition, it is considered that all of the mitigation measures identified within the draft Travel Plan
are required implemented to ensure a robust approach is undertaken to reduce private car use to
and from the site.

Conditions/S106 Agreement

The mitigation measures detailed within the draft Travel Plan submitted in support of the proposals
shall be implemented upon first occupation of the site. Thereafter, the Travel Plan is required to be
reviewed annually to monitor and if required, update and/or amend the document in order that the
aims and objectives are achieved. Therefore, a travel plan review should be undertaken and
submitted to the LPA for approval annually, commencing 1 year after first occupation of pupils and
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staff.

Staff car parking within the school should be provided with 20% (active and passive) electrical
charging points in accordance with the London Plan.

A Car Parking Management Strategy detailing how staff car parking and the proposed drop off/pick
up area within the site will be operated is required to be submitted and approved in writing by the
LPA prior to first occupation.

An amended extension to the existing 20 MPH Zone along Laurel Lane shall be submitted and
approved in writing by the LPA. Thereafter the development shall not be occupied until the
proposed 20 MPH Zone has been completed in accordance with the agreed details.

A Servicing Management Plan is required to be submitted and approved in writing by the LPA prior
to first occupation. The Servicing Management Plan should detail how the development will be
serviced and managed on a daily basis and to utilise joint servicing between both the junior and
primary schools to minimise disruption along the adjacent highway.

A Construction Management Plan is required to be submitted to and agreed in writing by the LPA
before commencement of works at the site in order to minimise the impact along the adjacent
highway network during construction. Thereafter, all works shall be carried out in accordance with
the approved document.

Development shall not commence 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 LPA (all works are
required to be supported with stage 2 and 3 Road Safety Audits). 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.

SUSTAINABILITY OFFICER
| have no objections to the proposed development subject to the following compliance conditions:

1 - The development must proceed in accordance with the energy strategy incorporating the
recommended CHP unit along with 200m of photovoltaic panels.

REASON

To ensure appropriate carbon savings are delivered in accordance with London Plan Policy 5.2.

2 - The proposed green roof must include nectar rich planting in a mix of no less than 30% in line
with the recommendations in the ecology report.

REASON

To ensure the development contributes to ecological enhancement in accordance with Policy EM7
(Local Plan) and Policy 7.28 of the London Plan.

3 - Prior to occupation, the applicant shall provide a plan showing the inclusion of bat and bird
boxes across the site along with a habitat wall in the area for education. The development must
proceed in accordance with the approved plan unless otherwise agreed in writing with the local
planning authority.

REASON

To ensure the development contributes to ecological enhancement in accordance with Policy EM7
(Local Plan) and Policy 7.28 of the London Plan.
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ACCESS OFFICER
This initial design is fundamentally acceptable from an accessibility position, however, the following
observations should be incorporated into revised plans:

1. Plans indicate that accessible parking would be provided to serve the main entrance, and no
concerns are raised in terms of parking and the drop-off arrangements for parents/guardians and
other visitors to school. However, the staff car parking area should be designed such to allow an
accessible parking space to be created should a need arise at some future point.

2. Although the Design & Access Statement confirms that a changing facility to support those with
complex personal care requirements would be provided in accordance with 'Changing Places'
criteria, the plans do not appear to incorporate a 12 m? cubicle to allow for such a facility.

3. An emergency evacuation plan/fire strategy that is specific to the evacuation of persons unable
to escape by stairs should be submitted and reviewed prior to any grant of planning permission.
Provisions could include: a) a stay-put policy within a large fire compartment (e.g. within a
classroom at first floor with suitable fire resisting compartmentalisation); b) provisions to allow the
lift to be used during a fire emergency (e.g. uninterrupted power supply attached to the lift); c)
contingency plans to permit the manual evacuation of disabled people should other methods fail.

Recommended Informatives

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+A1:2010, 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
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.

Officer Comment: Amended plans have been submitted and the applicant has clarified the strategy
with regard to changing facilities which is considered wholly appropriate.

ENVIRONMENTAL PROTECTION UNIT - AIR QUALITY
The application site is located within the Hillingdon AQMA, declared for Nitrogen Dioxide (NO2).
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The air quality assessment has not considered the air quality impact at the application site as a
receptor, however a number of nearby locations including residential receptors along the route to
school have been considered. The impact from the development is considered 'negligible’, although
it should be noted the modelling indicates exceedances of the EU limit value for nitrogen dioxide at
almost all of the locations even without development. Negligible refers to increases of 0.1 to 0.2
mg/m3 in NO2 as a consequence of the development.

The air quality assessment has used high background levels for all years considered, (monitored
data for Laurel Lane in 2010 was slightly below the background level used) and the assessment
appears to be based on traffic data only. It appears to be conservative in the assumptions made,
which may go some way to explaining the exceedances indicated, where monitoring data does not
indicate an exceedance. CERC modelling carried out for Hillingdon in 2011 indicates at the worst
locations at the application site, NO2 levels are likely to be above the limit value of 40 mg/m3,
although even in this conservative assessment most of the site is below or just below the limit
value.

The air quality assessment did not consider NO2 levels at the facades of the proposed building. It
is possible there may be exceedances at the facades in areas closer to the main road and the
motorway. The assessment also does not look at the contribution from the gas-fired CHP proposed
for the development either, as this information does not appear to have been provided to the
consultants.

It is understood from the Ventilation and Air Extraction Statement dated May 2014 (revision A - 23
May 2014) that M(mechanical)VHR is being used on the ground floor due to the proximity to the
airport (relating to noise), but N(natural)VHR is being used on the first floor, from structures
mounted above the area to be ventilated. | am not clear how the latter would help with noise. We
would advice with regard to ventilation design that air should be drawn in (mechanically or naturally)
from clean locations (e.g. areas away from the adjacent road, car park, drop-off zone, motorway,
any air exhausts and flues) to avoid drawing in polluted air. The ingress of polluted air condition is
recommended for the development to ensure this is properly addressed in the design of the
building.

Condition 1: Ingress of Polluted Air

Before the development is commenced a scheme designed to minimise the ingress of polluted air
shall be submitted for approval in writing by the Local planning Authority. The design must take into
account climate change pollutants. Any suitable ventilation systems will need to address the
following:

- Take air from a clean location or treat the air and remove pollutants;

- Be designed to minimise energy usage;

- Be sufficient to prevent summer overheating;

- Have robust arrangements for maintenance.

Thereafter and prior to occupation, the scheme shall be completed in strict accordance with the
approved details and thereafter maintained for the life of the development.

REASON: In order to safeguard the amenities of the area, in accordance with Policy OE1 of the
Hillingdon Unitary Development Plan Saved Policies (September 2007) and London Plan (July
2011) Policy 7.14.

The air quality assessment looked at the building emissions bench mark and traffic emissions
bench mark for the development and indicated the development could be 'air quality neutral' if a
suitably low NOx CHP is used and would be 'air quality neutral' based on the traffic data. The
BREEAM 2011 pre-assessment Rev1 May 2014 indicates only 2 point would be picked up for NOx
emission reduction, rather than the full 3 points. Further information is required with regard to the
CHP and the meeting of the building emissions benchmark. The following condition is
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recommended for inclusion in any permission that may be given.

Air Quality Condition 2 - Details of Energy Provision

Before the development is commenced details of any plant, machinery and fuel burnt, as part of the
energy provision and the location of the flue at the development shall be submitted to the LPA for
approval. This shall include pollutant emission rates at the flue with or without mitigation
technologies. The use of ultra low NOx emission gas-fired CHPs and boilers is recommended. The
development should as a minimum be ‘'air quality neutral' and demonstrably below the building
emissions benchmark.

REASON: To safeguard the amenity of neighbouring properties in accordance with policy OE1 of
the Hillingdon Unitary Development Plan.

Notes: This condition relates to the operational phase of residential and commercial development
and is intended for the protection of future residents in a designated AQMA and Smoke Control
Area. Advice on the assessment of CHPs is available from EPUK at:
http://www.iagm.co.uk/text/guidance/epuk/chp_guidance.pdf. An area up to a distance of 10 times
the appropriate stack height needs to be assessed. Guidance on air quality neutral is available
at:https://www.london.gov.uk/priorities/planning/consultations/draft-sustainable-design-and-
construction. They should contact Planning Specialists if they have any queries.

The air quality assessment refers to no mitigation being required due to negligible impacts. It refers
to a draft school travel plan, also referred to in the Transport Assessment. It should be noted the air
quality assessment indicated exceedances in NO2. We would encourage the school to minimise
emissions and minimise exposure to emissions as much as possible. With reference to the
Management Plan for the drop-off zone, or the Travel Plan in general, we would recommend the
inclusion of a no idling policy to cut down of exhaust emissions.

ENVIRONMENTAL PROTECTION UNIT - LAND CONTAMINATION

No information has been submitted with the application regarding land contamination, even though
the application form indicates all or part of the site is suspected of being contaminated, and the
proposed development is sensitive to contamination. The standard contaminated land condition is
recommended for inclusion in any permission given. It is advisable suitable ground gas monitoring
is undertaken as a minimum. The soils condition is also recommended, and soil testing needs to be
carried out to demonstrate the development is suitable for use.

Contaminated Land Condition

(i) The development hereby permitted shall not commence untii a scheme to deal with
contamination has been submitted in accordance with the Supplementary Planning Guidance
Document on Land Contamination and approved by the Local Planning Authority (LPA). The
scheme shall include all of the following measures unless the LPA dispenses with any such
requirement specifically and in writing:

(@) A desk-top study carried out by a competent person to characterise the site and provide
information on the history of the site/surrounding area and to identify and evaluate all potential
sources of contamination and impacts on land and water and all other identified receptors relevant
to the site;

(b) A site investigation, including where relevant soil, soil gas, surface and groundwater sampling,
together with the results of analysis and risk assessment shall be carried out by a suitably qualified
and accredited consultant/contractor. The report should also clearly identify all risks, limitations and
recommendations for remedial measures to make the site suitable for the proposed use; and

(c) A written method statement providing details of the remediation scheme and how the
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completion of the remedial works will be verified shall be agreed in writing with the LPA prior to
commencement, along with details of a watching brief to address undiscovered contamination.

(ii) If during development works contamination not addressed in the submitted remediation scheme
is identified, the updated watching brief shall be submitted and an addendum to the remediation
scheme shall be agreed with the LPA prior to implementation; and

(iii) All works which form part of the remediation scheme shall be completed and a comprehensive
verification report shall be submitted to the Council's Environmental Protection Unit before any part
of the development is occupied or brought into use unless the LPA dispenses with any such
requirement specifically and in writing.

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and ecological
systems and the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors in accordance with policy OE11 of the Hillingdon Unitary
Development Plan Saved Policies (September 2007).

The following condition needs to be included in any permission given to ensure the soils are
suitable for use, if any areas of soft landscaping or planting are created as part of the development.

Condition to minimise risk of contamination from garden and landscaped areas

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

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

REASON

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

Subsequent comments: Instead of pre-commencement the ventilation/CHP/ could state: "Within 3
months from the date of this permission details of ventilation/ CHP shall be provided to...".

Similarly, land contamination conditions can be worded to allow commencement of enabling works
and details shall be submitted prior to the commencement of the school building construction
works.

ENVIRONMENTAL PROTECTION UNIT - Noise and lighting
Due to the proximity of nearby sensitive premises | would recommend that the following conditions
are attached.

Lighting MUGA
Please attach a condition which prevents them from installing external lighting to the MUGA until
details have been submitted and approved.

Lighting General
Please attach a condition requiring that any changes to the proposed lighting scheme are
submitted for approval.

N11B Noise affecting residential property
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The rating level of noise emitted from the plant and/or machinery hereby approved shall be at least
5 dB below the existing background noise level. The noise levels shall be determined at the
nearest residential property. The 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 safeguard the amenity of the surrounding area in accordance with policy OE1 of the
Hillingdon Unitary Development Plan.

TREES & LANDSCAPE OFFICER

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

- An Arboricultural Report (document PL120), by Patrick Stileman, dated February 2014, has
assessed the condition and value of 86No. individual trees and 10No. groups.

- This is analyzed by an Arboricultural Impact Assessment (AlS) and supported by a Method
Statement (AMS).

- Hunters South drawing Nos. PL004 Rev B Topographical & Tree Survey, and PL0O06 Rev B Tree
Retention Plan reflects the outcome of the arboricultural recommendations.

 The tree schedule includes off-site trees which are close to the site and therefore influence the
setting and visual amenity of the area, although they should not be affected, either directly or
indirectly, by the proposed development.

- The off-site trees which will be retained include: T1-6 at the southern end of the site (junction of
Wise Lane / Rowan Road), T51-T86 within the Longmead Scool grounds along the west boundary,
G1 and T15-T18 to the east of Laurel Lane and T29-T46 to the north of the site within the grass
verge / Longmead School site.

- The Arboricultural Report confirms, in section 4, that there should be a presumption of retaining
high quality (category 'A') trees on development sites. Category 'B' trees should be viewed as a
constraint on development and retained if possible. 'C' category trees are of low quality and should
not iI9mpose a significant constraint on development.

- Within the site, drawing No. PLO06 Rev B Tree Retention Plan, confirms that 7No. existing trees
will be retained as part of the site layout: T7 Horse Chestnut (B2) and T8 Horse Chestnut (C), T13
and T14 Horse Chestnut (B2), T25 and T26 Tree of Heaven (B2) and T29 Tree of Heaven (A1).

- The same drawing indicates that 14No. trees will be removed to facilitate the development: T9
and T10 Horse Chestnut (C), T11 and T12 Horse Chestnut (B2), T19 - T23 Norway Maples (B2),
T24, T27, T28 Tree of Heaven (B2), T30 Tree of Heaven (C) and T50 Indian Bean Tree (A1).

- To summarise, 1No. A category tree, 5No. B category and 1No. C category tree will be retained
on site, while 1No. A, 10No. B and 3No.C category trees are scheduled to be removed to enable
the development.

- Document ref. PL125, Arboricultural Impact Assessment, explains the rationale behind the tree
removal and retention strategy. Some of the tree loss is regrettable but unavoidable due to the
spatial constraints of the site. The retention of selected trees will be reliant on the specified
methodology and tree protection.

- Specified safeguarding measures include the provision of log retaining walls around specific trees
(to avoid changes of levels around the sensitive root plates), the use of no dig / cellular
confinement systems and (section 8) on-going supervision by a qualified arboriculturalist at critical
(specified) time during the development process.

- Document ref 121, Habitat Survey (Phase 1), by SES, concludes that a bat activity survey should
be carried out. It also considers that any potential adverse effects from the proposed development
can be mitigated by a sensitive / ecologically -lead landscape design. (Please refer to lan Thynne).

- Document ref. PLOO1, Design & Access Statement, confirms the landscape design rationale and
objectives. The landscape proposals are described further in document PL122 Landscape Strategy
Report and illustrated in the Landscape Masterplan, ref. LLD692/01 Rev 05.

- The layout includes the mature trees 'to be retained' (as identified in the Tree Report ), the
provision of new / replacement trees, boundary hedges, the provision of native wildflower
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meadows, indicative plant lists and schedules of hard materials. A brown roof has been specified
for part of the new building - which will also support photovoltaic panels.

- Further details and /or amendments will be required regarding the location of the boundary hedge,
the route of the public footpath, plant schedules / species selection, existing / proposed levels, the
drainage arrangements and underground services.

- If the application is recommended for approval, landscape conditions should be imposed to
ensure that the proposals preserve and enhance the character and local distinctiveness of the
surrounding natural and built environment.

RECOMMENDATIONS:
This application has been subject to pre-application discussions and the proposed tree retention
and landscape proposals reflect the outcome of the discussions.

No objection, subject to the above observations and conditions COM7, COM9 (parts 1,2,3,4,5, and
6), COM10.

Informatives

- All tree work should be carried out in accordance with the recommendations of BS3998:2010
"Tree Work-Recommendations'.

- The Wildlife and Countryside Act 1981: Note that it is an offence under the Wildlife and
Countryside Act 1981 to disturb roosting bats or nesting birds or other species. It is advisable to
consult your tree surgeon/consultant to agree an acceptable time for carrying out any work.

- New planting should seek to enhance biodiversity, by including species of known value to wildlife
which produce berries and / or nectar.

- Re-usable spoil should be handled and stored in an appropriate manner to ensure that it is of
sufficient quality to be used in landscape mitigation earthworks. Appropriate handling and storage
should adhere to recognised good practice. Soil should be stored in accordance with British
Standard 3882:2007.

RIGHTS OF WAY OFFICER

The Public Footpath Y8 is recorded on the Definitive Map & Statement as a Public Rights of Way
and all recorded rights must be diverted or extinguished legally in the event of any planning
application for a development that affects the footpath.

In respect of the Laurel Lane development the application should be to divert the part of the
footpath that will be affected by the development as this will ensure that the present linkage is
retained between other Public Rights of Way Y4, Y5 and Y6. The diversion should be around the
development using the adopted public footway bordering the site / Laurel lane and then linking
back to the other Public Rights of Way.

The diversion would be achieved under s257 of the Town & Country Planning Act and the Order
would need to be made by the Planning Department (Legal Section) on application from the
developer at the developers cost.

As to the adopted public highway that the development will sit on, this area needs to be 'stopped
up' under s247 of the Town and Country Planning Act. The 'stopping up' would also be dealt with
by the Planning Department (Legal Section) on receipt of an application, but it must be borne in
mind that this can only be done before the development is substantially completed.

7. MAIN PLANNING ISSUES
7.01 The principle of the development

The subject site, comprising 1.23 hectares of open land to the west of Laurel Lane, is
highway land and consists of a sizeable highway verge that is used mainly by local
residents for recreational purposes.
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The proposal seeks the erection of a new two storey Junior School (five form of entry)
within this land and would include vehicular and pedestrian accesses, creation of pick-
up/drop-off area, associated car parking, landscaping, playground, provision of a Multi-
Use Games Area (MUGA) and ancillary development, on the green space to the west of
Laurel Lane.

Loss of Green Space
It is noted that residents have raised concerns over the loss of public open space which
would occur as a result of the scheme if planning permission was granted.

The site is highway land and essentially comprises, albeit a sizeable one, a highway grass
verge, which is not identified or designated as a protected open space within the Local
Plan. Although the shape, size, undulating morphology, position (bounded by roads to the
north, east and south) and the presence of trees, mean that this green space is generally
unsuitable for formal sports or recreational use, it is acknowledged that it has a visual
value and an amenity role to the residents and is therefore of some local importance.
Hillingdon's Open Space Strategy 2011-2026 confirms that "Open Space should be taken
to mean all open space of public value, [not just including land], which offers important
opportunities for sport and recreation and can also act as a visual amenity."

The Open Space Strategy seeks to provide an understanding of the current and future
supply and demand for open space; develop local standards and allow the identification of
areas of deficiency; identify opportunities to address these deficiencies; and identify open
spaces for improvement. It assesses the deficiency in access to small, local, district and
metropolitan level open space at 400 metres, and also the deficiency in access to district
(and higher) level open spaces within 1,200 metres.

Likewise, Policy R4 and Policy EM4 the Hillingdon Local Plan: Part One seek to prevent
the loss of land used for recreational open space, particularly if there is (or would be) a
local deficiency in accessible open space. This is also reiterated in London Plan policies
7.16 and 7.18, which confirm that the loss of open space should be resisted, except in
very special circumstances, giving it the same level of protection as the Green Belt.
Paragraph 74 of the National Planning Policy Framework (NPPF) reaffirms that the
strongest protection should be given to preserving open space.

In this instance, although the eastern part of West Drayton ward is generically identified
as having some deficiency in district and metropolitan spaces the strategy does not
identify any deficiency in small, local or district level open spaces within the vicinity of the
application site itself.

Moreover, the site lies in very close proximity to the Closes Recreation Ground with its 9
hectares of high quality parkland providing formal and informal recreational space, which
immediately abuts the existing Laurel Lane Primary School's northern boundary.

As such, this proposal, which includes 3,750m? of modern educational facilities, seeks to
replace the existing open land use. Given that the open space constituting the application
site is not afforded specific protection in the Hillingdon UDP and that the area is not
deficient in open space while high quality parkland and recreational grounds are available
immediately to the north of the site no reasonable objections can be offered to its
replacement with an educational development which includes a new five form junior
school promoting a community use on site, provided that very special circumstances exist
to justify its replacement.
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In addition, it is proposed to make a financial contribution towards the provision of new
tree planting within the Closes recreation Ground to further enhance the visual amenity
and quality of the space. It is considered that the enhancement of the Closes Recreation
Ground, which would be secured through a Statement of Intent, assists in offsetting the
loss of the existing highway grass verge subject of the current application.

Given the size of and close proximity of the Closes Recreation Ground, at approximately 9
hectares, and the enhancements proposed, it is considered that the loss of the open
space will have a negligible impact on overall open space provision within this part of the
borough.

Educational Facility

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
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."
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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 is available to meet
existing and future demand.

The applicant's assessment of future educational need in the area is considered to be well
presented. Providing a detailed analysis of increasing demand for school places across
Hillingdon and in particular within the southern areas of the Borough, which would be
served by the proposed school. This increased demand is primarily the result of increased
birth rate and changes to net migration, both of which are likely to be sustained for longer
than previously anticipated.

The result is the need for the provision of approximately 26 additional forms of entry
across Hillingdon. The Council has sought to meet the majority of this demand through
the expansion of existing schools. Despite these expansions the Council has identified
that an additional school is required to meet the pressing demand within the West Drayton
area.

The increased demand for school places is compelling, well evidenced and confirmed by
the Greater London Authority (GLA) and the Office of National Statistics (ONS).

The need to meet educational needs is a material planning consideration which needs to
be afforded significant weight in accordance with paragraph 72 of the National Planning
Policy Framework and the DCLG Policy Statement on Planning for Schools Development.
The need to meet this demand is a clear planning objective, as stated in the NPPF.

Given the lack of any more appropriate alternative sites, the educational need, that this is
not an area deficient in open space and the very close proximity of the approximately 9ha
Closes Recreation Ground, it is not considered that the proposed development would
have such a detrimental impact on residential amenity, through the loss of this relatively
small space, that refusal could be justified.

In the circumstances, the educational need for an additional school is clear and
compelling and it is considered that this need outweighs the minor harm which would be
caused by the loss of 1.23 hectares of open space in this location. It is therefore
considered that special circumstance exist which justify the loss of this open space in
accordance with Policies R4 and EM4 of the Local Plan, Policies 7.16 and 7.18 of the
London Plan and the NPPF.

Public Right Of Way

The proposal would result in the loss of an existing path, which runs adjacent to the
eastern boundary of Longmead Primary School on the western side of the application site.
This path is a public right of way known as Y8 and links the public rights of way Y4, Y5,
Y6 to the north of the site with Y28 to the south of the site. With the current proposal the
path will no longer be available for public use and pedestrians will need to use the existing
footway along Laurel Lane instead.

To prevent the loss of the public right of way the applicant has proposed a diversion to the
right of way to run on the existing footway alongside Laurel lane to the east of the
application site. Albeit making use of the adopted public footway on the eastern border of
the site the route of the proposed diverted right of way will ensure the continuity of the
public rights of way between the paths known as Y4, Y5, Y6 and Y28 and will ensure that
a link continues to exist after the development is completed. In this instance, given the
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7.02

7.03

7.04

7.05

7.07

footpath is to be diverted there is little in the way of impact or harm caused that warrants a
refusal of the planning permission.

Summary

Overall, it is considered that there is an identified and compelling need for a new five form
of entry junior school and that there are no alternative sites which could be used to
provide an appropriate facility. It is considered that the educational need represents very
special circumstances and that on balance this need outweighs the harm which would
arise from the development in other respects, including through the loss of open space by
reason of inappropriateness.

The principle of the development of the site for educational purposes combining a five
form entry junior school and ancillary facilities is therefore acceptable. However, whilst the
principle of development is acceptable in land use terms, this is subject to the
consideration of all other policy guidance and relevant material considerations as set out
below.

Density of the proposed development

The application proposes the erection of a new five forms of entry junior school.
Residential density is therefore not relevant to the consideration of this application.
Impact on archaeology/CAs/LBs or Areas of Special Character

The site is located approximately 85 metres distance from West Drayton Green
Conservation Area, which is considered a sufficient distance to ensure that the school
would preserve the character of the West Drayton Green Conservation Area.

The application site is not located within or in the vicinity of any other Conservation Area,
Area of Special Local Character or Listed Buildings.
Airport safeguarding

The relevant airport and aerodrome safeguarding agency (BAA) have been consulted and
raise no objection to the proposal, subject to a bird hazard management plan being
secured by condition.

Subject to imposition of the appropriate condition it is not considered the proposal would
pose a risk to the safe operation of aircraft and the development would therefore comply
with Policy A6 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012).

Impact on the green belt

The application site is not located within Green Belt land. However, Green Belt land exists
85 metres to the north of the site which is considered a sufficient distance to ensure that
the proposed school would not result in harm to the open character of the Green Belt.
Impact on the character & appearance of the area

The National Planning Policy Framework, Chapter 7 "Requiring Good Design" in
paragraph 56 states that "The Government attaches great importance to the design of the
built environment. Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making places better for people".
Paragraph 58 goes on to say that planning decisions should ensure that developments:
"will function well and add to the overall quality of the area, establish a strong sense of
place, using streetscape and buildings to create attractive and comfortable places to live,
work and visit, respond to local character and history, and reflect the identity of local
surroundings and materials and are visually attractive as a result of good architecture and
appropriate landscaping."
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Policy BE13 of the Local Plan Part Two: Saved Policies UDP requires that the design of
new development in terms of layout and appearance should harmonise with the existing
street scene and the surrounding area. The context of the site consists primarily of the
surrounding two storey residential properties and the Longmead Primary School grounds
to the west.

The existing site occupies a prominent area alongside Laurel Lane and the proposal
includes a new primary school contained within a part one, part two storey building in the
central section of the site with a total of 32 car parking spaces located to the north of the
school building and a pupil drop off point with 23 parking spaces to the south. The school
building would be t-shapped and is arranged within the site with the frontage set parallel to
Laurel Lane.

The site layout seeks to separate the staff car parking element, on the northern side of the
site and the pupil drop off point, on the southern section of the site. The resulting
development would therefore see a logical positioning of the school building within the site
which achieves maximum retention of trees with visual amenity value and access
arrangements and associated parking located further away from the residential properties.
Similarly, refuse and recycle stores are proposed within a service yard on the western end
of the school building where access via the drop off point from collection vehicles will have
less impact on the operation of the site itself and on the amenity of neighbours. A Multi
Use Games Arena (MuGa) is proposed on the north western corner of the site within what
is currently part of the Longmead Primary School grounds. The facility is to be shared
between the two educational facilities and its positioning reflects this arrangement.

The school building itself would be located centrally within the site and is a part single,
part two storey, building with flat roofs oppositely pitched. The roof profile is architecturally
developed with symmetrical shallow angles that step up in height towards the centre of
the building. The opposing pitches meet within the horizontal section of the roof element,
which allows for the roof profile to be perceived as a shallow arch. The material finish
would be brick with timber cladding for the walls together with contrasting render and
coloured vertical shading fins.

In design terms, it is considered that the scale and massing of the school building is
acceptable being predominantly two storeys in height. It is felt that the proposed building
with its articulated brickwork and timber elements combined with its projecting and
recessed elements adding rhythm to the front elevation of the building would be both
distinctive and attractive, and would integrate successfully within the site. Although
generally higher, in particular at eaves level, than the predominant two storey urban form
commonly found in the immediate surrounding area it is considered that due to the
peninsular nature of the site, and set back from Laurel Lane the proposal would not
adversely affect the character of the area. The footprint and siting of the proposed
buildings is considered to be acceptable as the building placement is in part a response to
the separation of activity from the nearest adjoining neighbours to the north, south, south
west and east.

Summary

Whilst the proposal would introduce a built form within the site it is considered that the
ratio between hard and soft landscaping is, on balance, acceptable whilst noting the
potential scope for replacement planting and landscaping on the boundaries of the site.

The sharing of the existing access to Longmead Primary School to access the proposed
staff car parking, subject to minor alterations, is welcomed while the pedestrian access to
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the south along with the pupil drop off point on the southern side of the development
allows for permeability throughout the site whilst separating public and private spaces.
The integral service yard proposed to the school building is considered acceptable and will
maximise the amount of area for landscaping to the front of the building.

In summary, the layout proposed is well designed with a good balance of hard and soft
landscaping which would complement the surrounding area and streetscene whilst aiming
to retain the site's self contained and verdant nature. The scale, footprint and massing of
the proposed building is also considered to be acceptable subject to the buildings being
set down into the site as detailed in the amended cross sections. The detached design
and form would contribute to the character and appearance of the area.

Overall, it is considered that the proposed development would site appropriately within its
surroundings in accordance with Policy BE13 of the Local Plan Part Two: Saved Policies
UDP.

7.08 Impact on neighbours

Policies BE20, BE21, BE22 and BE24 of the Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012) seek to ensure that the design and layout of new buildings do
not result in a significant loss of residential amenity due to overdominanance, loss of light
or loss of privacy.

The school building is in part one storey, part two storeys in height and proposed within
the central section of the application site, with its frontage set parallel to Laurel Lane and
southern flank fronting onto Rowan Road. The nearest residential properties are the flats
located above the small shopping parade on the south eastern end of the Laurel Lane and
at 160 Rowan Road, which are the closest neighbouring properties, at a minimum 40
metres distance of the School building. This is considered a sufficient distance to ensure
that the amenity of neighbouring occupiers would not be unreasonably affected by reason
of loss of outlook, loss of daylight/ sunlight or undue overlooking.

The proposed site plan also indicates the opportunity for generous landscaping and
appropriate boundary treatments which would prevent any loss of privacy to neighbouring
properties arising from the proposed use of the external areas and play spaces.

The impact of noise arising from the development on neighbouring properties is
addressed within section 7.18 of this report, and subject to conditions the development
would have no adverse impacts on the amenity of nearby occupiers in this respect.

Overall, it is not considered that the proposed development would have an unreasonable
adverse impacts on the amenity of nearby residential occupiers.
7.09 Living conditions for future occupiers

This consideration relates to the quality of residential accommodation and is not
applicable to this type of development. However, it is considered that the proposed school
which has been designed to accord with the Disability Discrimination Act and Department
for Education standards would provide an appropriate environment with adequate size for
the future staff and students.

The building as proposed has been designed in accordance with Building Bulletin 93
(BB93) to provide acoustic conditions within the classrooms that facilitate clear
communication of speech between teacher and student, between students and prevent
interference with study activities. The proposed measures include the use of mechanical
and natural ventilations systems to ensure that the building is not ventilated through
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openable windows and the noise mitigation range of measures proposed include
measures to sound proof against aircraft noise. Overall, it is considered that the building
will provide a good standard of educational facilities that have been designed to meet the
requirements within BB93 which is the Acoustic Requirements of the School Premises
Regulations (2012).

7.10 Traffic impact, Car/cycle parking, pedestrian safety

Proposals

The developer wishes to erect a five forms of entry junior school with 3.750m? along with
car parking for 32 staff cars (including one disabled parking space) together with 23
visitors/ drop off parking spaces with two spaces designated for people with disabilities.
The proposal for the school includes covered cycle parking storage for 52 cycles. The site
will have two points of vehicular access with one positioned from the Longmead Primary
School existing access point off Laurel Lane and a new vehicular access from Rowan
Road, located towards the south of the site with a pedestrian access positioned adjacent
to the east. A new pedestrian access will be provided off Wise Lane.

A Transport Assessment (TA) was submitted in support of the application. The Councils
Highways Engineer has considered the report and advised that the applicant has provided
an assessment of traffic generation and parking demand demonstrating that the impact on
the priority junction of Laurel Lane and Harmondsworth Road will be noticeable during AM
and PM peak hours, when the school reaches full capacity in the year 2021.

However, the Highways officer also advised that the TA demonstrates that before the
school reaches full capacity the junction will operate close to capacity and, likewise, that
the analysis for the year when the school reaches full capacity in 2021, did not model the
functioning of the junction whilst accounting for the mitigation measures identified in the
TA, such as the proposed green travel plan and 52 cycle spaces for staff and pupils,
which seek to promote alternative transport methods and reduce the impact of the school
in terms of traffic generation and parking demand. Accordingly, the Highways Engineer
recommended a planning obligation requiring a further assessment to the operational
capacity of the junction, which should be undertaken when the school reaches 70%
occupation (420 pupils) to indentify whether improvements works are required to the
junction operation.

The Highways Engineer has advised that the proposal would provide a total of 55 on-site
parking spaces (of which 23 are within the visitor/ drop off point), with 32 spaces provided
for school staff. The applicant also has proposed the inclusion of 52 new cycle bays within
a cycle shelter, which, bearing in mind the number of pupils and employees is considered
acceptable. A cycle storage condition has been recommended because the arrangement
shown on the site plan is not sufficiently detailed to establish whether it would be in
accordance with the requirements for provision of cycle storage to be safe and secure.

Existing Situation

Under the existing arrangements there are predominantly residential uses in the vicinity of
the application site with Longmead Primary School located adjacent to the west of the
site. The site is located on Laurel Lane close to the junction of Rowan Road in West
Drayton in a predominantly residential area. Laurel Lane has an access off
Harmondsworth Road (Y2). The site is currently in use as an open green space and
therefore there is very little traffic flows associated with it in the area as a result. The
existing site has a single vehicular access point to the Longmead Primary School and this
access point will be retained and redesigned as part of the proposed development.
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From a traffic survey undertaken within the TA, the morning and afternoon peak hours
have showed that the maximum queue length of vehicles waiting to turn out into
Harmondsworth Road (Y2) demonstrated that the junction is operating significantly under
its maximum capacity.

There are bus services in Laurel Lane and the nearest bus stop to the site is located just
outside where 1 scheduled bus service (U3) operates. This 20 metres walk to the nearest
pedestrian access to site is ideal. The scheduled bus service passing along Laurel Lane
contributes to the PTAL score which produces a rating of 1b, which is poor on TfL's
classification. However, the site is located 300 metres from Harmondsworth Road where
there is a frequency of bus services.

The applicant's consultant carried out an accident analysis for the local area using data
from the previous 3 years (ending October 2013) and it was found that 10 Personal Injury
Accidents (PIA) were recorded, 2 in Laurel Lane and one at the junction of Rowan Road
and Wise Lane, which demonstrates that there are no demonstrable patterns identifying
specific road safety issues in the surrounding area of the school.

Access

The access to both parts of the development will include some minor modification to an
existing northern access point which will be shared with Longmead Primary School and a
new access point at the south eastern side of the site. The applicant has provided a layout
of the proposed accesses arrangements with the new development in place. The technical
information provided includes details of position, widths, visibility splays and kerb radius;
however the final design will require the technical approval of the Council as Highway
Authority. A condition is recommended to secure this.

Parking

55 on-site car parking spaces including one staff disabled bay and 2 disabled bays within
the drop off/ pick up area are provided to serve the Junior School. This car parking
provision is in accordance with the TA findings. The Design and Access Statement states
that the car parking will be for staff with visitors car parking provided in a segregated area
in the pupil drop off area. There will be a maximum of 62 staff on the site at any one time.
The TA gives a summary of the situation whereby at busy periods there is likely to be
some demand for on-street parking spaces.

From the information supplied in the TA it is clear that there is sufficient on-street parking
space to accommodate the parking demand from the development proposals but this
would mean that staff working in the school could be parked outside residential properties
for long periods of the day. As such, the staff demand for on-site car parking cannot be
entirely met by the proposed provision set out in the application and relies on on-street
parking supply to meet the remainder of the demand for parking. However, there is
sufficient on-street parking spaces to cater for this demand within the area of the site.

In terms of the provision for pupils drop off/ pick up facility, the Council Highways
Engineer has confirmed that the amended scheme provides for 23 echelon parking
spaces, is sufficient to meet the demand of the school pupils during AM peak times
provided that maximum dwell times do not exceed 3 to 5 minutes. Although the amended
scheme for the drop off/ pick up facility provides for additional parking spaces for the
parents collecting their children from school some overspill parking may still occur during
the PM peak period and therefore a condition is recommended to ensure that the drop off/
pick up facility is managed by the school to reduce maximum dwell times during the AM
and PM peak periods.
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Deliveries/Servicing

The TA addresses the issue of servicing and deliveries to the school. Swept Paths
showing that the drop off/ pick up facility layout can accommodate a refuse vehicle was
provided in the TA and this demonstrated that a vehicle of this type can enter, turn around
and leave the site without any difficulty. There is no information given on the time of
deliveries and as the site is close to residential properties it is important that no out of
hours deliveries take place.

As such, it is not considered that the deliveries will be a concern provided that the delivery
hours do not coincide with school peak times. A condition is recommended to ensure this.

Traffic Generation and Impact

The TA undertook a trip generation analysis for the proposed school and from this
analysis it was shown that the proposed development will increase trips on the adjacent
highway network. In the TA it is assumed that the majority of additional vehicles from the
school will pass through the Laurel Lane/ Harmondsworth Road junction.

The TA suggests the impact of the development will see the queue lengths increased
along Lauren Lane and the junction will be over capacity when the school reaches full
occupancy in 2021. This is a logical derivation but the TA did not carry out a traffic model
for the junction whilst considering whether the mitigation measures proposed (including
green travel plan and cycle spaces) will have a significant impact on the junction or not.
On the basis of the above information there are concerns over the Traffic Impact and the
situation will be monitored as the school take up increases.

The Council's Highways Engineer has recommended that the impact to the junction is
assessed when the school reaches 70% occupancy capacity. However, a precautionary
principle should be adopted in this instance, and a planning obligation is therefore
recommended to ensure that the situation is monitored when the school reaches 50% of
its maximum capacity and that any improvements works to the junction are implemented
within 6 months of the corrective measures to the junction being agreed.

Notwithstanding this, it is worth noting that this situation is similar to other urban locations
in London where junction delays are prevalent, and for this reason, any such concerns do
not render the proposal unacceptable on these grounds.

Bus Services/ School Transport

The nearest bus services are just outside the site on Laurel Lane and Rowan Road. There
are no alterations proposed to the existing public transport facilities and these will remain
available for staff, pupils and visitors to the school.

Construction
There are no details provided in the TA regarding construction but this information can be
subject of a Construction Management Plan condition.

The Travel Plan

A number of measures to be included in the Travel Plan was provided as part of the
planning application material. In the Travel Plan the applicant seeks to promote a number
of sustainable means of travel modes. These include use of non-car trips to and from the
site for staff, pupils and visitors to the junior school and the details of which will be
required by condition.

Impact of the Proposals and Mitigation Measures
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The TA unsurprisingly states that there will be increases in the number of trips to the site
so it can be assumed that these increases will be added to existing traffic in Laurel Lane/
Harmondsworth Road on weekday morning and afternoon peak periods associated with
the school. The TA also indicates that the applicant will provide car parking spaces to
support the school staff and pupil generated trips to the proposed junior school and this is
less than the maximum off-street car parking on the site according to the TA findings. The
demand for car parking will result in a number of cars parking on-street in the vicinity of
the school site which does not occur at present and will be of concern to local residents.

The applicant submitted a range of sustainable measures to be included in the Travel
Plan but final details will be secured by condition. A detailed Travel Plan will be required to
be implemented when the new educational facility opens. The Travel Plan will have to be
in place for the duration of the development and will be monitored and reviewed annually.

In order to increase road safety in the vicinity of the site the applicant will be required to
extend the existing 20MPH zone along Laurel Lane adjacent to the proposed school along
Rowan Road whilst providing additional speed reduction features and "School Keep Clear"
road markings.

From the above it is unlikely that the proposals will make a significant impact on the area
in terms of traffic, transport and parking issues before the school reaches 70% of its
maximum capacity (420 pupils) and it is recommended to include a clause in the legal
agreement to ensure that these impacts are monitored before they are noticeable to local
residents. However, given that the full impact that the school associated traffic will have in
the local highway network is still uncertain a precautionary approach is recommended, in
this instance. In the circumstances, it is appropriate to include a clause in the Statement
of Intent requiring that studies and monitoring of the situation at the priority junction are
taken up when the school reaches 50% capacity.

The impact of the construction traffic has not been identified but it is assumed the
construction will take place in a relatively short time which will minimise the impact of such
activities, but in any event, a condition will ensure that traffic associated with the
construction works adhere to a construction management plan restricting construction
traffic to the periods outside the AM and PM peak hours.

Summary

The Principal Highways Engineer considers that staff car parking for the school less than
the requirements identified in the TA is acceptable in view of availability of on-street
parking in the vicinity of the site. Although, not fully identified in the TA the impact of the
proposed development can be minimised in traffic/transport and highway terms by
measures to be included in the Travel Plan. A clause in the legal agreement is also
recommend ensuring that the impact of school associated traffic will be monitored and
measured when the school reaches 50% and that any improvements to the junction are
approved and implemented within 6 months of the corrective measures to the junction
being agreed.

As such, the proposals are considered acceptable with respect to highways
considerations.
7.11 Urban design, access and security

Urban Design
Addressed in Section 7.07 of this report.
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Access
Addressed in Section 7.12 of this report.

Security:
Subject to the implementation of security measures, and a condition requiring the
development to achieve Secure by Design accreditation is included, it is considered that
an appropriate level of security would be achieved.

7.12 Disabled access

The initial scheme was reviewed by the Council's Accessibility Officer who raised a
number of minor matters.

In relation to these issues the applicant amended drawings indicating the provision of a
hygiene room of an appropriate size to accommodate changing for those with complex
care requirements. The applicant has indicated the intention that this be a dual use area
which would accommodate this function when necessary and this is considered
appropriate having regard to the size and type of junior school.

The amended ground floor plan also demonstrates that each group of children's toilets
has a single enlarged cubicle to accommodate ambulant disabled pupils and fully
accessible disabled persons toilets are provided within the main school and SRP unit.

The amended site plan demonstrates the provision of 2 disabled parking spaces within the
proposed drop off/pick up point. The use of the drop off/pick up area for the SRP is
considered appropriate having regard to the proximity to the building and users of this
facility and would ensure that an appropriate and dignified approach to the unit would be
available. The level of disabled parking within this area is also considered appropriate and
the detailed location of the spaces could be refined through a condition.

The width of access routes is clearly shown on the proposed plan, clarifying that all
access routes are greater than 1.8m in width and are to have an appropriate surface
treatment. The statement also clearly sets out that the gradient of the main access route
fully complies with BS8300.

Therefore, the development is considered fully acceptable from an accessibility standpoint
and in compliance with Policy 7.2 of the London Plan (July 2012) and the Local Planning
Authorities Supplementary Planning Document Accessible Hillingdon.

7.13 Provision of affordable & special needs housing

Policies relating to the provision of affordable and special needs housing are not pertinent
to this application.
7.14 Trees, landscaping and Ecology

The NPPF states that development proposals should seek to respect and retain, where
possible, existing landforms and natural features of development sites, including trees of
amenity value, hedges and other landscape features. It states that development should
make suitable provision for high quality hard and soft landscape treatments around
buildings. Landscape proposals will need to ensure that new development is integrated
and positively contributes to or enhances the streetscene. In addition, proposals should
seek to create, conserve or enhance biodiversity and improve access to nature by
sustaining and, where possible improving the quality and extent of natural habitat
enhancing biodiversity in green spaces and among developments.

In this case, the proposal requires the removal of five of the trees within the site frontage,
and the removal of a group of trees along the eastern boundary. All other trees would
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remain, including the significant cluster of tree at the southern end of the site. However,
additional semi-mature tree planting and a detailed hard and soft landscaping scheme has
been submitted. This indicates that whilst 14 trees would be removed, 35 semi-mature
trees would be planted within the site, and in addition the applicant has also given a
commitment to the provision of new off-site tree planting as part of the improvements to
the Closes Recreational Ground.

The applicant considers the setting of the school building to be of great importance and a
high quality area is therefore proposed to the front of the school building, together
with comprehensive landscaping around the building and on the site boundaries. The
frontage would be primarily hard surfaced, using suitable materials and incorporating 2.1
metre high bow top boundary fencing. The priority for this area will be directed towards
pupil activity, and the detailed design of this surface will reflect this requirement.
Appropriate conditions will be imposed to ensure that this remains the case.

The application submission includes full details of the proposed hard and soft landscaping
proposals throughout the site, and a Landscape Management Plan condition is
recommended to ensure the successful establishment of new vegetation, and overall
integration works within the surrounding landscape.

The landscaping strategy has had due regard to nature conservation interests, and with
the addition of "brown roof" to the rooftop of the building and bat boxes it would
overall improve the quality and extent of natural habitat within this location. Whilst the
trees to be lost would result in the loss of some natural habitat, the replacement
planting and ecological measures are considered acceptable in mitigation while
replacement trees are also proposed on site and off site.

The Council's Trees Officer recognises that the new development would affect the
character of the area and the streetscape, and that the new school and treatment
to the front of the school building has the potential for creating a high quality and attractive
space which can mitigate for the loss of the existing frontage trees.

It is noted that representations made on the application seek the retention of the trees on
the site. However, whilst the proposal would result in the loss of trees and vegetation
within the site, the comprehensive landscaping proposals are considered to be of a
sufficiently high quality to mitigate against their loss.

In addition, a financial contribution would be secured through a Statement of Intent to
enable the progression and improvements to the Closes Recreational Grounds thereby
securing a considerable enhancement to the green space/ public realm in very close
proximity to the application site, including the planting of semi-mature trees.

Subject to conditions to secure the final details of the landscaping scheme it is considered
that the proposal would accord with Policies BE38, OL2, EC2 and ECS5 of the Local Plan
Part Two and Policy 7.19 of the London Plan.

No objection is therefore raised to the proposals on landscaping or ecological grounds.
7.15 Sustainable waste management

The development would be served by a refuse store located within the western limb of the
proposed school building and adjacent to a servicing/delivery area. The store would
accommodate 10 bins which could be appropriately divided between general waste and
recycling storage and is considered adequate to serve the development.
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It should be noted that the school ultimately has discretion over which waste management
methods are used on site, however the proposals demonstrate that adequate provision
could be made and accordingly the development would accord with Policy 5.17 of the
London Plan.

7.16 Renewable energy / Sustainability

Policy 5.2 of the London Plan (July 2011) requires development proposals to make the
fullest contribution possible to reducing carbon emissions. Major development schemes
must be accompanied by an energy assessment to demonstrate how a 40% target
reduction in carbon dioxide emissions will be achieved, where feasible.

In accordance with this policy the applicant has submitted an Energy Strategy and a
BREEAM Pre-Assessment to demonstrate how the London Plan objectives will be met.
The proposal incorporates a range of energy efficiency measures, and would also involve
the installation of Combined Heat and Power Pump and a 200m? array of photovoltaic
panels.

The applicant has correctly applied the Mayors Energy Hierarchy and these measures
would achieve a 47% reduction in carbon dioxide emissions above Part L of the Building
Regulations in compliance with the requirements of London Plan Policy 5.2.

London Plan policy 5.11 states that major development proposals should provide green
roofs, policy 5.13 requires that new developments should employ sustainable drainage
solutions, and policy 5.15 requires that new developments minimise the use of mains
water and promote the use of rainwater harvesting.

The proposed development is supported by a Drainage Strategy and incorporates a
number of positive measures including a green roof, permeable car parking and play
areas, and the provision of extensive soft landscaped areas. The development would also
incorporate rainwater harvesting to minimise the use of mains water. Accordingly, the
development would accord with the aforementioned London Plan Policies.

Overall, the development is considered to provide for an appropriate level of sustainable
design which would accord with the requirements set out within Chapter 5 of the London
Plan.

7.17 Flooding or Drainage Issues

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

London Plan policy 5.13 states that development proposals should use sustainable urban
drainage systems (SUDS) unless there are good reasons for not doing so. The proposed
development is supported by a Surface Water Design Statement and incorporates a
number of positive measures including a green roof, permeable car parking and play
areas. The development would also incorporate rainwater harvesting to minimise the use
of mains water.

While the indicative details are acceptable additional detailed documentation is required in
relation to these matters to ensure full policy compliance and no objections can be
reasonably raised, subject to conditions relating to surface water management.

The Local Planning Authority's condition is considered to be comprehensive and
addresses the issues normally raised by sustainable urban drainage systems and, as
such, this condition has been attached in this instance.

7.18 Noise or Air Quality Issues
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NOISE

Policies OE1 and OES3 of the Local Plan Part Two: Saved Policies UDP seek to ensure
that developments which have the potential to generate noise are only permitted where
their impacts can be mitigated to an acceptable level. In order to address this policy
requirement the application is supported by a noise assessment.

The submitted environment noise assessment has been reviewed by the Council's
Environmental Protection Unit and subject to conditions to secure mitigation measures it is
not considered that the proposal would have any adverse impacts on the amenity of
nearby occupiers due to noise.

The applicant has proposed hours of opening between 0800h to 1800h Mondays to
Fridays and between 0900h to 1800h Saturdays and not at all on Sundays and Bank
Holidays. As previously explained the school buildings are offset some distance from
residential boundaries. Furthermore, the new school is adjacent to an existing school.
Officers have not sought to restrict hours of use of the school buildings given these
factors and given that such a condition could unduly prohibit the education/ community
function of the site.

The development would provide staff parking spaces for 32 vehicles and 23 spaces within
the drop off/ pick up facility area. The staff parking spaces would be accessed from within
an amended existing access to the north of the site with the driveway located some 20
metres distance from the nearest dwelling at no.1 Laurel Lane. The vehicular activity
associated with the pupils drop off/ pick up facility would be mainly located towards the
south corner of the site and would be located some 20 metres from the nearest dwelling
at no. 67 Rowan Road, which would be no different from that that currently exists on the
north side of the site.

As such, it is not considered that the vehicular activity through the existing and proposed
access roads would cause an unacceptable increase in disturbance to the adjacent
properties. It is considered that the increase in activity from within the school itself would
not result in noise and disturbance that could materially harm the living conditions of the
adjacent occupants whilst noting that playground areas and multi-purpose sports areas
are proposed centrally within the site where they are at the maximum possible distance
from nearby residential dwellings.

Overall, it is considered that the proposal would not result in such an increase in activities,
noise and disturbance to the living conditions of adjacent properties and is considered to
be acceptable for this reason. The proposal would therefore comply with policies OE1 and
OES3 of the Local Plan Part Two: Saved Policies UDP.

AIR QUALITY
The site falls within Air Quality Management Area and, as such an Air Quality Assessment
has been submitted in support of the application.

The Council's Environmental Protection Unit have reviewed the submitted Air Quality
Assessment and consider that the development would not give rise to any significant
impacts on local air quality, subject to the mitigation measures specified within the
application documentation including compliance with a Green Travel Plan.

7.19 Comments on Public Consultations

Councillor Jan Sweeting concerns included in Points 1 and 3 of her letter, the concerns
raised by John McDonnell MP together with points (i), (ii), (iv), (v), (vi), (vii), (viii), (ix), (x),
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(xi), (xvii) and (xviii) are addressed within the body of the report.

Issue 2 and 4 raised in Councillor Jan Sweeting letter, the concerns raised by John
McDonnell MP and points (iii) and (xii) suggest that existing schools, and in particular the
adjacent Longmead Primary School, should be expanded instead of building a new school
at the Land Adjacent to Laurel Lane. This site has been assessed and discounted as
unsuitable in the submitted Planning Statement. Notably, Longmead Primary School has
been discounted on planning grounds primarily due to the loss of playing fields, which is
resisted by London Plan Policy. In addition, Longmead Primary School is an Academy and
therefore it is not completely under Council's control.

The demand for additional primary school places in Hillingdon has experienced sustained
growth for a number of years now. During the last six years the number of children 'on-
roll' at a Hillingdon primary school has increased by 15%, equating to more than 3,500
children. The Council, working closely with schools and other partners has successfully
kept pace with the demand by providing additional school places as close to home as
possible.

In West Drayton, there is a need for a new primary school which is being driven by rising
birth rates, new housing developments as well as families choosing to move in to the
area. The proposed site for the new school is therefore well placed to meet this need. In
terms of proximity from the new housing development on Porters Way, the entrance to the
Laurel Lane school site is approximately 0.7 miles walking distance which is considered a
reasonable distance when the Local Authority makes offers for a primary school place
(this is based on walking from Porters Way, via Station Road onto Harmondsworth Road
and then onto Laurel Lane).

With regard to the site at the bottom of Porters Way & Lavender Rise, this is open space,
and its loss would result in a major deficiency in open space provision in that part of the
Borough, in particular for those living within the Porters Way & NATS developments and
the surrounding residential areas. The development of the former NATS site to provide
775 dwellings was reliant on this open space (it is referenced in the officer planning report
as required to be retained to make the development acceptable). The planning consent
was subject to S106 obligations requiring financial contributions towards the enhancement
of this open space (which has already included investment in the children's play area).

Furthermore there are no alternative sites nearby which could offset the loss of this open
space if a development here was brought forward.

Issue (xvii) raises concerns regarding the loss of a right of ways. Although the proposal
would involve the loss of the path where the current right of way exists the public right of
way itself would be diverted to run alongside Laurel Lane.

Point (xiii) raises concern that the proposal would give rise to anti-social behaviour. While
the proposal would obviously introduce additional activity within the the area by way of
creating a new school there is no evidence to suggest that the new school would cause
anti-social behaviour.

Point (xiv) suggests that inadequate consultation has been carried out. The Local
Planning Authority has consulted over 800 local residents and posted site and press
notices. The period for consultation was extended to 4 July 2014. This exceeds statutory
guidelines.
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Point (xv) raises concern over impacts from the demolition and construction works. The
applicant is required to have a Construction Project Plan for the duration of the
construction works. The development would also be subject to environmental protection
legislation.

Issue (xviii) concerns the impact of the development on property prices. This is not a
material planning issue that can carry material weight in the considerations of this
application.

Point (xix) is concerned with the opening of a lane between the properties at nos. 115 and
117 Wise Lane. The application site is located adjacent to Laurel Lane and there is no
connection proposed to the lane between these two properties, i.e. there is no inetention
to re-open the footpath

The concerns raised within the objection petition are considered to be fully addressed
within the body of the report.
7.20 Planning obligations

A Statement of Intent has been offered confirming the applicant is willing to make a
monetary contribution totalling £5,000.00 towards tree planting and landscaping
enhancements in the adjacent Closes Recreational Grounds. In addition, the final
Statement of Intent shall include the applicant's commitment to further highway studies
and highway improvements.

As the development is for educational use it would not necessitate a contribution towards
the Council and Mayoral Community Infrastructure Levy.
7.21 Expediency of enforcement action

Not applicable.
7.22 Other Issues

The applicant has submitted a Geotechnical Investigation Report in support of the
application. This confirms that some testing has been carried out and that some
contamination has been identified. Officers in the Council's Environmental Protection Unit
have advised that further testing should be carried out. Whilst no objections have been
raised, it is recommended that conditions should be attached, should approval be granted,
to require further details of testing, investigation and remediation measures.

8. Observations of the Borough Solicitor

General

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

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

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

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

Planning Obligations

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

Equalities and Human Rights

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

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

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

9. Observations of the Director of Finance

10. CONCLUSION

The proposal seeks full planning permission for the erection of a new five form of entry
junior school to occupy an irregularly shaped plot located at the eastern side of Laurel
Lane. The school site itself will occupy an area of less than 1.23 hectares. The proposal
would encompass the provision of hard and soft playspace for the children, extensive
landscaping works and the provision of associated car parking with a drop off/pick up area
also to be provided.

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
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years the borough has seen a rise in birth rates. This growth in the birth rate, combined
with net immigration 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 and the need for a new primary school in the south of the borough.

The proposal would result in the loss of a portion of open space. However, the increased
demand for school places is compelling and well evidenced and it has been demonstrated
that there are no alternative sites which could reasonably be utilised to meet this need.

The proposed development would be subject to extensive landscaping, including
substantial new tree planting, has been designed in order to minimise the use of land and
minimise its impact on the streetscene. It is considered that having established the need
for a facility the development, so far as is possible, the design minimises the impacts of
the development and would sit comfortably within its surrounding context.

In relation to ecology the application is supported by detailed ecological information and
aspects of the development, such as the green roof and extensive landscaping, would
serve to mitigate the loss of habitat which would occur. Subject to conditions the proposal
would not be unacceptable in terms of ecological impacts.

The proposal is supported by a detailed Transport Assessment and provides for a
combination of physical and management measures to reduce its impact on the public
highway. The Council's Highways Engineers have reviewed this information in detail and
conclude that overall the proposed development would be acceptable in terms of traffic
impact, pedestrian and highway safety.

The school is well separated from surrounding residential properties and subject to
appropriate conditions it would have no unacceptable impacts on the amenity of
neighbouring residential occupiers by way of dominance, loss of light, loss of privacy or
noise.

Subject to conditions, the development has also been designed to fully accord with all
requirements relating to accessible design, sustainable design and flood risk.

In conclusion, the provision of an educational facility in the form of a junior school in this
site outweighs the harm which would arise from the development in other respects,
including through loss of open space. Having regard to this educational need, the
development has been well designed to minimise its impacts and would comply with all
other relevant planning policies.

The application is recommended for approval, subject to conditions and a statement of
intent securing tree planting and landscaping enhancements to the Closes Recreational
Grounds and a non-monetray contribution towards highway studies and highway
improvements.

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 (May 2013)
Hillingdon Supplementary Planning Document: Residential Layouts
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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
Hillingdon Supplementary Planning Document - Planning Obligations

Contact Officer: Tiago Jorge Telephone No: 01895 250230
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Agenda ltem 7

Report of the Head of Planning, Sport and Green Spaces

Address FORMER RAF EASTCOTE LIME GROVE RUISLIP

Development: Section 73 Amendment Application to vary the internal layout of the
Community Centre, to retain pillars and subdivide the approved open plan
layout (varying condition 11 of permission ref: 10189/APP/2007/3383 which
approved the re-development of the former RAF Eastcote site).

LBH Ref Nos: 10189/APP/2014/1842

Drawing Nos: 789006/01
letter dated 18/10/2007
letter dated 28 May 2014
5585-WIM-WL-LOC100-PRELIM-17 06 14
5585-WIM-WL-M-P1 H - 13 05 2014

Date Plans Received: = 28/05/2014 Date(s) of Amendment(s): 27/06/2014
Date Application Valid: 02/06/2014 28/05/2014
1. SUMMARY

This is a section 73 application which seeks to vary condition 11 of outline planning
permission ref: 10189/APP/2007/3383, relating to the provision of a community facility on
the former RAF Eastcote site.

The community facility with a gross floorspace of 188m? was approved as an open plan
space. However, the facility has been built with 9 columns that subdivide the space. The
application therefore seeks to retain the the community facility 'as built' with columns,
which would allow for the space to be opened up with sliding folding partitions.

3 letters, together with a petition bearing 29 signatures have been received objecting to
the proposal.

Objections are raised proposed amendment to retain the community facility as built, as it
is not considered fit for purpose. The as built facility (with columns) would limit the choice
of end user and severley curtail the intended multi functional use of the space, which was
approved as open plan. As such, the amendment to vary condition 11 of the outline
consent cannot be supported.

Refusal is recommended accordingly.
2, RECOMMENDATION
REFUSAL for the following reasons:

1 NON2 Non Standard reason for refusal

The as built facility (with columns) would limit the choice of end user and severley curtail
the intended multi functional use of the space, which was approved as open plan. The
proposed facility would fail to ensure that a suitable range of uses appropriate for a small
local community facility could be satisfactorily accommodated. As such the amendment
to vary condition 11 of the outline consent cannot be supported and conflicts with Policies
R11 and R17 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
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2012) and the adopted Supplementary Planning Document 'Planning Obligations.

2 NON2 Non Standard reason for refusal

The applicant has failed to secure or provide improvements of services and facilities as a
consequence of demands created by the proposed development (in respect of a
community building, pedestrian neworks, affordable housing, public open space,
children's play space and protection of trees.. The scheme therefore conflicts with Policy
R17 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and
the adopted Supplementary Planning Document 'Planning Obligations.

INFORMATIVES

1 152 Compulsory Informative (1)

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

2 153 Compulsory Informative (2)

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

AM13 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

AM14 New development and car parking standards.

AM15 Provision of reserved parking spaces for disabled persons

AM2 Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity

AM7 Consideration of traffic generated by proposed developments.

AM9 Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle parking
facilities

BE13 New development must harmonise with the existing street scene.

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

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

BE23 Requires the provision of adequate amenity space.

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

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

BE4 New development within or on the fringes of conservation areas

EC2 Nature conservation considerations and ecological assessments
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EC3

Potential effects of development on sites of nature conservation
importance

EC5 Retention of ecological features and creation of new habitats
H4 Mix of housing units
H5 Dwellings suitable for large families
LE4 Loss of existing industrial floorspace or land outside designated
Industrial and Business Areas
OE1 Protection of the character and amenities of surrounding properties
and the local area
OE5 Siting of noise-sensitive developments
OE7 Development in areas likely to flooding - requirement for flood
protection measures
OES8 Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
R10 Proposals for new meeting halls and buildings for education, social,
community and health services
R11 Proposals that involve the loss of land or buildings used for
education, social, community and health services
R17 Use of planning obligations to supplement the provision of
recreation, leisure and community facilities
HDAS-LAY Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
LDF-AH Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
SPD-NO Noise Supplementary Planning Document, adopted April 2006
SPD-PO Planning Obligations Supplementary Planning Document, adopted
July 2008
SPG-AQ Air Quality Supplementary Planning Guidance, adopted May 2002
LPP 5.1 (2011) Climate Change Mitigation
LPP 5.12 (2011) Flood risk management
LPP 5.13 (2011) Sustainable drainage
LPP 5.2 (2011) Minimising Carbon Dioxide Emissions
LPP 5.7 (2011) Renewable energy
LPP 6.13 (2011) Parking
LPP 7.14 (2011) Improving air quality
LPP 7.3 (2011) Designing out crime
LPP 7.8 (2011) Heritage assets and archaeology
LPP 8.2 (2011) Planning obligations
NPPF National Planning Policy Framework
3

In this case the Local Planning Authority has worked proactively with the applicant,
involving meetings and correspondence, to try and secure a community facility that is fit

for purpose.

3. CONSIDERATIONS

3.1 Site and Locality

The former RAF Eastcote site is 7.7 hectares in area and is dissected into a northern and
southern area by an existing public footpath. An internal private road links the northern
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and southern areas. The northern portion is 4.2 hectares and was formally used as a US
Navy facility. The land in this area is undulating, and becomes lower towards the north
western boundaries. The southern portion of the site is 3.5 hectares, is generally flat, and
formally comprised a number of vacant buildings, previously used by the Ministry of
Defence, which have now been demolished. The site has now been substantially built out
for residential purposes, in accordance with outline permission (ref:
10189/APP/2004/1781) for the redevelopment of the site for residential purposes at a
density of up to 50 dwellings per hectare and the subsequent reserved matters approval
ref: 10189/APP/2007/3046.

The site has an average PTAL score of 1b, which is a low score within a possible range of
1 to 6. A number of trees and hedges of varying size and value surround the site
boundary and the edge of the public footpath. The site is bounded to the west by Eastcote
Road and on all remaining sides by residential properties. To the north the residential
character is predominantly 1960/70s in style, with a large number of three storey town
houses and flats, many of which have communal garage courts. To the southeast, the
area has a larger number of semi-detached two storey dwellings dating to the 1930s.
Highgrove Nature Reserve which is of Borough Grade Il importance is situated to the
south of the site, adjacent to which is Highgrove House. The northwest corner of the site
lies adjacent to Eastcote Village Conservation Area, which includes a number of listed
buildings.

This application relates to a ground floor community facility located in Block M, adjacent to
the L.E.A.P., within the southern portion of the larger site. The consented scheme for this
part of the site contains a number of 3 storey appartment blocks and 2 and 3 storey
terraced dwellings.

3.2 Proposed Scheme

This S73 application seeks to vary Condition 11 of outline planning permission ref:
10189/APP/2007/3383 relating to the provision of a community facility on the former RAF
Eastcote site. It should be noted that most of the site has been built out in accordance
with the outline and reserved matters approvals. As such, considerations in this report are
mainly limited to the proposed internal amendments to the community facility.

The community facility was approved as an open plan space. The applicant has explained
that the community hall was built with 9 columns that subdivide the space, because if it
had been built as per the approved plan, the necessary use of a concrete transfer slab as
part of the building works would have raised the building ridge height. To avoid this
raised ridge height, the engineers built the building with the internal structural columns.

Officers had previously raised concerns about this amendment. To agree a way forward,
the applicant has had ongoing discussions and meetings with Council officers. The
applicant has now submitted a plan which shows the community facility as built with
columns, which allows for the space to be opened up with sliding folding partitions. The
application therefore seeks to vary Condition 11 of permission 10189/APP/2007/3383 so
that it reads:

"The community building shall be completed in accordance with approved planref:
5585/WIM.W.L/M/P1 Rev H and provide a minimum of 170m of gross floorspace falling
within class D1 of the Town and Country Planning Act. The community building shall be
completed prior to the occupation of the last dwelling of the development and thereafter
be permanently retained on site."

The wording of the condition is proposed to be changed so that it would read as an
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informative condition, as opposed to a condition which needs to be discharged. As with
the approved plan, a gross floorspace of 188m? would be provided, exceeding the
amount required by the relevant planning condition and the S299a agreement.

3.3 Relevant Planning History
Comment on Relevant Planning History

Outline permission (with detailed access) was granted in March 2006 (Council ref:
10189/APP/2004/1781) for the redevelopment of the site for residential purposes at a
density of up to 50 no. dwellings per hectare, including affordable housing, live-work
units, a community facility and open space. Condition 11 of this consent states:

"Prior to the commencement of development, details of the community facility are to be
submitted to and approved in writing by the Local Planning Authority. The community
facility is to comprisea minimum of 170m of gross floor space, falling within class D1 of
the Town and Country Planning Act. The community facility is to serve local needs. The
community facility shall be provided in accordance with the approved details prior to the
occupation of the last dwelling of the development and after full consultation with local
residents and relevant stakeholders, and thereafter be permanently retained on site."

In February 2008, Condition 40 of the outline permission was amended to remove the
requirement for traffic signals on Eastcote Road and on the intersection of Eastcote Road
and Fore Street (ref: 10189/APP/2007/3383). Permission 10189/APP/2007/3383 was
implemented and is therefore the live permission. Condition 11 of this outline permission
reads the same as Condition 11 of the original outline consent. The Decision Notice for
permission 10189/APP/2007/3383 states that the reason for this condition is to specify a
suitable range of uses appropriate for the small local community facility envisaged by the
outline application, in compliance with Policy R17 of the Hillingdon Unitary Development
Plan Saved Policies (September 2007).

Further, the provision of a community building (no less than 170m) is provided for by
Schedule 3 of the S299a legal agreement, which was signed prior to the issuing of the
original outline consent.

Reserved matters approval (ref:10189/APP/2007/3046) for the siting, design, external
appearance and landscaping pursuant to the outline consent was granted in March
2008. As part of this consent, the community building floorplan 5585/WIM.W.L/M/P1 Rev
B was approved which shows an open plan floor area for the community space. However,
the reserved matters permission does not contain a condition relating to the approved
plans, hence this S73A application is seeking to vary Condition 11 of the outline
consent.

4. Planning Policies and Standards

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

Part 1 Policies:

PT1.EM1 (2012) Climate Change Adaptation and Mitigation
PT1.EM6 (2012) Flood Risk Management
PT1.EM7 (2012) Biodiversity and Geological Conservation
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PT1.H1
PT1.H2
PT1.HE1

(2012) Housing Growth
(2012) Affordable Housing
(2012) Heritage

Part 2 Policies:

AM13

AM14
AM15
AM2

AM7
AM9

BE13
BE19
BE21
BE23
BE24
BE38

BE4
EC2
EC3
EC5
H4

H5

LE4

OE1

OES
OE7

OES8

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

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

Consideration of traffic generated by proposed developments.

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

New development must harmonise with the existing street scene.

New development must improve or complement the character of the area.
Siting, bulk and proximity of new buildings/extensions.

Requires the provision of adequate amenity space.

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

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

New development within or on the fringes of conservation areas

Nature conservation considerations and ecological assessments

Potential effects of development on sites of nature conservation importance
Retention of ecological features and creation of new habitats

Mix of housing units

Dwellings suitable for large families

Loss of existing industrial floorspace or land outside designated Industrial and
Business Areas

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

Siting of noise-sensitive developments

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

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

R10 Proposals for new meeting halls and buildings for education, social, community
and health services

R11 Proposals that involve the loss of land or buildings used for education, social,
community and health services

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

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

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

SPD-NO Noise Supplementary Planning Document, adopted April 2006

SPD-PO Planning Obligations Supplementary Planning Document, adopted July 2008

SPG-AQ Air Quality Supplementary Planning Guidance, adopted May 2002

LPP 5.1 (2011) Climate Change Mitigation

LPP 5.12 (2011) Flood risk management

LPP 5.13 (2011) Sustainable drainage

LPP 5.2 (2011) Minimising Carbon Dioxide Emissions

LPP 5.7 (2011) Renewable energy

LPP 6.13 (2011) Parking

LPP 7.14 (2011) Improving air quality

LPP 7.3 (2011) Designing out crime

LPP 7.8 (2011) Heritage assets and archaeology

LPP 8.2 (2011) Planning obligations

NPPF National Planning Policy Framework

5. Advertisement and Site Notice

5.1  Advertisement Expiry Date:- 27th June 2014

5.2 Site Notice Expiry Date:- Not applicable

6. Consultations
External Consultees

The application has been advertised under Article 13 of the Town and Country Planning General
Development Procedure Order 1995 as a Major Development. Site notices were posted on the site.
540 surrounding property owners/occupiers, and local amenity groups have been consulted on this
application. At the time of writing the report, 3 letters have been received objecting on the following
grounds:

1. With the changes proposed by Taylor Wimpey, the building will no longer be suitable for its
purpose as Community Centre. This is mere attempt to reduce costs at the expense of people who
could use the centre.

2. There is already severe congestion on the site and limited parking spaces. Already other people
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continue to park in spaces designated for residents. Further housing plots and constant
construction have the site severely restricted in terms of road access and free greenland space.

3. Taylor Wimpey have been reapplying and changing their plans for the site continually and we
were not told about any of this when we purchased our properties. If we were aware of these then
would have serious reservations about moving to this site.

4. Continuous changes on the site lead to disruption of our schedules and cause a lot of
disturbance. There are also not enough waste disposal units in place and further congestion on the
site creates an environmental impact dilemma.

In addition, a petition bearing 29 signatures has been received objecting to the application for the
following reason:

The application goes against the original commitment by the developer to create a fully functional
community centre.

Desired outcome: That the community facility be built as originally envisaged, without pillars.
GLREATER LONDON AUTHORITY (GLA)

Since the original outline planning permission was approved prior to April 2008, the application is
not referable to the Mayor.

Internal Consultees

7. MAIN PLANNING ISSUES
7.01 The principle of the development

The principle of residential development on this site has already been established by
virtue of the outline planning permission. The general layout, design and landscaping of
the development has been established by virtue of the reserved matters approvals. As
such, no objections are raised in principle to the principle of residential development on
this site.

It is considered that this application to vary the outline approval to provide a modified
community facility would have only limited local impact on the immediate environment and
would not raise fundamental issues in relation to flooding and contamination, ecology,
waste disposal and

archaeology.

The applicant has argued that there are no provisions in the S299a agreement which
require the community hall space to be open plan. In addition, Policy R17 specified in the
reason for the condition simply requires community facilities through planning obligations.
There is no planning policy requirement for the community hall to be open plan, nor is this
required by the condition. The applicant further argues that if the community hall space
had been built out in accordance with the approved plans, the condition does not prevent
subsequent sub-division, or internal changes to the hall. Such internal works would not
require planning permission.

Not withstanding the above mentioned arguments, details of the community hall were
approved under the reserved matters consent ref: 10189/APP/2007/2463 as an open plan
facility, which was considered acceptable by Committee at the time. Objections are raised
to the proposed amendment to the community facility, as the introduction of 9 columns
subdividing the hall would render the space unfit for its intended purpose. The applicant
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7.02

7.03

7.04

7.05

7.06

7.07

has stated that the community space could be fitted out with sliding folding partitions
which allow the space to be opened up. However, this would not deliver a flexible,
functional and practical use of the space, which could be used for a variety of purposes,
including a meeting hall.

It is noted that the reason for imposing this condition was to ensure a suitable range of
uses appropriate for a small local community facility could be accommodated. Although no
end users or operators of the space have been identified to date and no specific
community use has been identified, the as built facility (with columns) would limit the
choice of end user and severley curtail the intended multi functional use of the space,
which was approved as open plan. As such the amendment to vary condition 11 of the
outline consent cannot be supported.

Density of the proposed development

An outline planning permission has already been granted. That application considered the
matter of the acceptable density of development for the site and defined this as up to 50
units a hectare. This was stipulated by way of a planning condition on the outline
permission. This is a material consideration, which guided the determination of the
subsequent reserved matters applications. Both reserved matters applications for the
'‘approved' and 'alternative' access schemes were approved for the development of 385
residential units, at an average density of 50 dwellings per hectare (dph).

This application seeks only to vary condition 11 of the outline approval, but will not
materially increase the density of housing or unit mix on the wider development at the
former RAF Eastcote site.

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

Saved Policy BE4 requires any new development within or on the fringes of a
Conservation Area to preserve or enhance those features that contribute to its special
architectural and visual qualities, and to make a positive contribution to the character or
appearance of the conservation area. Saved Policy BE10 seeks to protect the setting of
listed buildings.

There are no archaeological or historic issues associated with this application. It is not
considered that the proposed changes would would have a direct impact on the character
of the Eastcote Village Conservation Area, which is located some distance away to the
north of the site, in compliance with Saved Policy BE4 of the Hillingdon Unitary
Development Plan.

Airport safeguarding

There are no airport safeguarding issues related to this development.
Impact on the green belt

There are no Green Belt issues associated with this site.
Environmental Impact

Issues relating to land contamination have already been dealt with for the former RAF
Eastcote site as a whole. It is not considered that the proposal would raise any further
issues in this regard.

Impact on the character & appearance of the area

Saved Policy BE13 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012) states that development will not be permitted if the layout and appearance fail to
harmonise with the existing street scene or other features of the area which the local
planning authority considers it desirable to retain or enhance. Saved Policy BE19 seeks to
ensure that new development within residential areas complements or improves the
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7.08

7.09

7.10

711

712

713

714

7.15

7.16

amenity and character of the area. Saved Policy BE38 stresses the need to retain and
enhance landscape features and provide for appropriate (hard and soft) landscaping in
new developments.

The proposed amendments relate only to the internal arrancement of the community hall.
As such, there are no changes to the external appearnce of Block M. The proposal would
therefore not conflict with any of the above mentioned policies.

Impact on neighbours

Saved Policy BE20 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012) states that the Local Planning Authority will seek to ensure that buildings are laid
out so that adequate daylight, sunlight and amenities of existing houses are safeguarded.
Policy BE21 states that planning permission will not be granted for new development,
which by reason of its siting, bulk and proximity, would result in a significant loss of
residential amenity of established residential areas. Saved Policy BE24 seeks to ensure
that the design of new buildings protects the privacy of the occupiers and their
neighbours.

There are no changes to fenestration or layout. As such the proposal would not result in
any adverse impacts on the amenity of neighbouring occupiers, in compliance with the
above mentioned policies.

Living conditions for future occupiers

It is considered that the development as proposed would maintain an appropriate
environment for future occupiers of the wider estate.
Traffic impact, car/cycle parking, pedestrian safety

Although car parking and secure cycle parking has not been identified in the application
submission, the scheme will not alter the level of car parking provision or traffic generation
to the site.

Urban design, access and security

In respect of security, it is not considered that the proposal would have any significant
adverse impacts in terms of security.
Disabled access

The proposals would not alter the level of accessibility achieved within the development
from that previously agreed within the original grant of planning permission.
Provision of affordable & special needs housing

The proposed amendments would not affect the viability of the development and
accordingly the level of affordable housing would not be affected.
Trees, Landscaping and Ecology

This application relates to internal amendments to the community facility and seeks only
to vary condition 11 of the outline approval. The proposal would therefore not alter the
development in terms of landscaping, trees and ecology from the scheme previously
agreed within the original grant of planning permission on the wider development at the
RAF Eastcote site.

Sustainable waste management

The proposal would not alter the development in terms of waste management or storage
from the scheme previously agreed within the original grant of planning permission.
Renewable energy / Sustainability

The proposal would not alter the development in terms of reneawable
energey/sustainability from the scheme previously agreed within the original grant of
planning permission.
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717

7.18

7.19

7.20

7.21

7.22

Flooding or Drainage Issues

There are no specific flooding or drainage issues associated with this application, and the
proposal would not alter the development in terms of drainage or flood risk.
Noise or Air Quality Issues

The proposal would result in no additional impacts on noise or air quality over those
considered within the original grant of planning permission.
Comments on Public Consultations

The comments in the petition are noted and are reflected in the reason for refusal.

The individual comments received do not directly relate to the community facility, but
complain about continuing disruption and changes to the originally approved residential
scheme.

Planning Obligations

The original Grant of planning permission secured the following planning obligations by
way of a legal agreement:

A financial contribution towards nursery; primary and secondary school places in Ruislip
and Eastcote; primary health care facilities; provision of a community facility;
improvements in leisure, youth and cultural services; one equipped children's play space
on-site; improving pitch sport facilities off-site; off site highway works; improvements to the
public right of way; improvements to the London Cycle network; installation of a
pedestrian crossing over EIm Avenue; protection of trees; improvements to the habitat of
Highgrove Nature Reserve, including upgrading the path network; public consultation;
construction management and affordable housing.

Most of the above mentioned obligations have been discharged. In terms of this S73
application, the provision of a community building (no less than 170m) is secured by
Schedule 3 of the above mentioned S299a legal agreement. This should be provided prior
to the occupation of the last dwelling of the development, which has not yet occured. The
applicants are therefore not in breach of this obligation at this time. Although there are no
provisions in the S299A agreement which require the community hall space to be open
plan, details of the community hall were approved as such, under the reserved matters
consent ref: 10189/APP/2007/2463.

Notwithstanding the above, there are ongoing obligations which need to be secured in
order that the development is acceptable in planning terms. This is reflected in the
reasons for refusal.

Expediency of enforcement action

Condition 11 of the outline consent requires the community facility to be provided prior to
the occupation of the last dwelling of the development and after full consultation with
local residents and relevant stakeholders, and thereafter be permanently retained on
site. Since the development is still under construction and the last dwelling has not yet
been occupied, the applicants are not technically in breach of this condition. There are
therefore no enforcement issues relating to the community facility at this time.

Other Issues

None.

Observations of the Borough Solicitor

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

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

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

Planning Conditions

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

Planning Obligations

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

Equalities and Human Rights

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

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

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

9. Observations of the Director of Finance
Not Applicable.
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10. CONCLUSION

Details of the community hall were approved under the reserved matters consent ref:
10189/APP/2007/2463 as an open plan facility, which was considered acceptable by
Committee. It is considered that the introduction of 9 columns subdividing the hall would
render the space unfit for its intended purpose. The community hall 'as built' would fail to
deliver a flexible, functional and practical use of the space which could be utilised for a
variety of purposes, including a meeting hall. The 'as built' facility (with columns) would
limit the choice of end user and severley curtail the intended multi functional use of the
space, which was approved as open plan. As such the application to vary condition 11 of
the outline consent is not supported.

Refusal is recommended accordingly.

11. Reference Documents

The Hillingdon Local Plan: Part 1- Strategic Policies (8th November 21012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan 2011

National Planning Policy Framework (NPPF)

Supplementary Planning Document: Accessible Hillingdon

Supplementary Planning Document: Residential Layouts

Supplementary Planning Guidance: Community Safety by Design
Supplementary Planning Document: Affordable Housing

Supplementary Planning Guidance: Planning Obligations Strategy

Letters of objection and petition against the development

Contact Officer: Karl Dafe Telephone No: 01895 250230
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Agenda Iltem 8

Report of the Head of Planning, Sport and Green Spaces

Address ENTERPRISE HOUSE, 133 BLYTH ROAD HAYES

Development: Erection of extensions at roof level, erection of external bridge links on the
rear elevation and internal works associated with the change of use of part of
enterprise house to create 96 residential units (class C3) and associated car
parking, retention of approximately 4,500 sgm (GIA) of employment use (Use
classes B1 (a-c) and B2 with ancillary cafe) at ground and first floor levels
and cafe.

LBH Ref Nos: 11623/APP/2013/3606

Drawing Nos: 524 L (--) 302 Rev. P3
Air Quality Assessment
Air Quality Assessment - Owen Coyle (Anodising) Ltd Flue Modelling
524 L (--) 104 Rev. P5
2013-1419-AT-109
2013-1419-AT-115
524 L (--) 100 Rev. P7
524 L (--) 101 Rev. P10
524 L (--) 102 Rev. P5
524 L (--) 107 Rev. P7
Building Services Report, Rev. 03
Energy Statement, Rev. D
3733-S-109 Rev. P2
3733-S-110 Rev. P2
3733-S-111 Rev. P2
3733-S-112 Rev. P2
3733-S-113 Rev. P2
3733-S-114 Rev. P2
3733-S-120 Rev. P2
3733-S-121 Rev. P2
3733-S-122 Rev. P2
3733-S-123 Rev. P2
Daylight and Sunlight Assessment
Phase 1 Ecological Appraisal
Economic Benefits Assessment
Heritage Impact Assessment
Planning Statement
Sustainability Statement, Rev. F
3733-D-01 Rev. P1
3733-D-02 Rev. P1
524 L (38) 100 Rev. PO
3733-S-106 Rev. P2
Design and Access Statement
Noise Survey and Assessment
Transport Statement
Travel Plan
Utility Report
Agent's email dated 9 4 14
Assessment of Residential Amenity
524 A (31) 103 Rev. PO
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524 A (31) 104 Rev. PO
524 A (31) 105 Rev. PO
524 A (31) 106 Rev. PO
524 C (31) 101 Rev. PO
524 C (31) 102 Rev. PO
524 C (31) 103 Rev. PO
524 C (31) 104 Rev. PO
524 C (31) 105 Rev. PO
524 C (31) 106 Rev. PO
524 L (--) 310 Rev. P2

524 L (--) 312 Rev. P2

3733-S-101 Rev. P2

3733-S-102 Rev. P2

3733-S-103 Rev. P2

3733-S-104 Rev. P2

3733-S-105 Rev. P2

3733-S-107 Rev. P2

3733-S-108 Rev. P2

Waste Management Strategy

Stage (C) Report

Report - Below Ground Drainage and Rainwater Harvesting,
Supplementary Information for Planning, January 2014, Rev. A

524 C

2
24) 200 Rev. PO

2) 101 Rev. PO
2

SK10.1
SK10.2
524 L (--) 313 Rev. P3
524 L (--) 301 Rev. P4
524 L (--) 303 Rev. P2
524 L (--) 311 Rev. P3
524 L (--) 210 Rev. P3
524 | (--) 211 Rev. P3
524 L (--) 300 Rev. P4
524 L (--) 201 Rev. P4
524 L (--) 600 Rev. P2
524 L (--) 106 Rev. P6
524 L (--) 200 Rev. P4
524 L (31) 300 Rev. PO
524 L () 601 Rev. P1
524 C (22) 102 Rev. PO
524 L (24) 100 Rev. PO
524 L (

(

(

(2

524 L 4) 201 Rev. PO
524 A (31) 102 Rev. PO
524 A (31) 101 Rev. PO
524 L (--) 108 Rev. P3

524 L (--) 10 Rev. P2
Agent's email dated 9/4/14
Agent's letter dated 25/4/14
524 L (0-) 203 Rev. PO

524 L (0-) 011 Rev. P1

524 L (0-) 012 Rev. P1
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524 L (0-) 013 Rev. P1
524 L (0-) 014 Rev. P1
524 L (0-) 015 Rev. P1
524 L (0-) 016 Rev. P1
524 L (0-) 017 Rev. P1
524 L (0-) 030 Rev. P1
524 L (0-) 031 Rev. P1
524 L (0-) 032 Rev. P1
524 L (0-) 033 Rev. P1
524 L (0-) 034 Rev. P1
524 A (0-) 100 Rev. PO
524 L (0-) 100 Rev. P1
524 L (0-) 101 Rev. P2
524 L (0-) 102 Rev. P2
524 L (0-) 103 Rev. P2
524 L (0-) 104 Rev. P2
524 L (0-) 105 Rev. P2
524 L (0-) 106 Rev. P2
524 L (0-) 107 Rev. P2
524 L (0-) 200 Rev. PO
524 L (0-) 201 Rev. P1
524 L (0-) 300 Rev. P1
524 L (0-) 301 Rev. P2
524 L (0-) 302 Rev. P2
524 L (0-) 303 Rev. P2
524 L (0-) 304 Rev. P2
524 C (22) 100 Rev. PO
524 C (31) 110 Rev. PO
524 C (31) 200 Rev. PO
524 L (32) 100 Rev. PO
524 L (--) 202 Rev. P2
524 L (--) 212 Rev. P2
Date Plans Received:  16/11/2013 Date(s) of Amendment(s): 25/06/2014
Date Application Valid: 21/01/2014 22/01/2014
09/04/2014
25/04/2014
03/04/2014
08/05/2014
05/12/2013

1. SUMMARY

Enterprise House is a large, distinctive six-storey, Grade Il listed industrial building which
is located within the Blyth Road/ Printing House Lane Industrial and Business Area and
forms part of the Botwell: Thorn EMI Conservation Area. The building is in a poor state of
repair and has been included on English Heritage's Heritage at Risk register, with many
parts of the building being unsafe to use and its elevations having to be clad in safety
netting. The site is opposite the Vinyl Factory site which is seen by manty people as the
flagship Hayes regeneration scheme.
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The proposal is for the restoration, refurbishment, conversion and extension of Enterpise
House to provide a mixed use scheme comprising approximately 4,500sgm GIA of
employment space (Use classes B1 (A-C) and B2 with ancillary cafe) on the ground and
first floors and 96 residential units (Use Class C3) on the upper floors. The building would
be extended at roof top level. The scheme has formed the subject of much discussion
with officers.

Although residential use is not appropriate within an IBA, strategic planning policies do
suggest that the limited release from industrial to other uses of parts of the borough, may
be appropriate and one such site that has been identified within the emerging Hillingdon
Local Plan is Enterprise House.

A Financial Viability Assessment has been submitted and its findings have been verified
by the Council's independent financial consultant. This considered the viability of three
development options for the building to generate the necessary funds for its repair and
refurbishment. The first two options considered full commercial use of the building, with
and without extension. Both the commercial options make substantial losses and are
completely unviable. The residential option also makes a loss but a relatively small one
and only a small uplift in property prices would be required for the scheme to become
viable.

Although the residential scheme is not ideal in terms of the open character of the listed
industrial building, requiring extensive subdivision on the upper floors, the ground and
first floors of the building would remain in commercial use and be more open. The roof
top extension is also not ideal, but it has been sensitively designed. On this basis,
English Heritage and the Council's Urban Design/Conservation Officer do not object to
the proposed works.

The scheme would secure the renovation of this important Grade Il listed building,
bringing it back into full use. The commercial element on the ground and first floors
would focus on the music/media industries, with the ground floor in the middle of the
building being occupied and anchored by The Vinyl Factory (the last remaining vinyl
manufacturing company in the UK) and also include recording and broadcasting studios
and a publically accessible cafe. The uses will bring vitality and visual interest to this part
of Blyth Road and create employment and assist in the regeneration of the area.

The constraints of the site and the limitations of the layout of the listed building,
combined with the overriding requirement for the scheme to generate funds for the
building's restoration and remain financially viable has resulted in some compromises
being made in terms of the residential accommodation proposed. However, all the units
would satisfy the Mayor's floor space standards and the vast majority of habitable rooms
would have a reasonable outlook and natural lighting. Although little amenity space is
provided, public open space is located nearby.

Furthermore, adjoining residents would not be adversely affected by the proposals, traffic
impacts upon the adjoining highway network are acceptable. The scheme has been
conditioned to ensure that it makes an appropriate contribution towards energy efficiency
and carbon reductions and flood risk would be appropriately mitigated.

It is therefore considered that on balance, this scheme is acceptable and is
recommended accordingly.

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

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

1. Affordable Housing: A review mechanism allowing the council to review the
value of the scheme in the future to secure affordable housing.

2. Highways: Highways works together with a S278/S38 Agreement will need to be
secured to include details of the operation and management of the car club;
residential visitors parking in the commercial car parking spaces during evenings
and weekends, a permit free agreement to exclude the future residents of the
development from eligibility for the parking permits for the adjacent CPZ and
Travel Plan.

3. Conservation/Management Plan to be agreed for the future maintenance of the
building

4. Construction Training

- Training Costs: £2500 per £1m build cost

- Coordinator costs: 96/160 x £71,675 + 4500/7500 x £71,675 = £86,010

5. Air Quality monitoring fee: £25,000

6. Project Management & Monitoring Fee: 5% of total cash contributions.

B) That in respect of the application for planning permission, 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 and conditions of approval.

D) That if any of the heads of terms set out above have not been agreed and the
S$106 legal agreement has not been finalised before the 31st August 2014, or any
other period deemed appropriate that delegated authority be given to the Head of
Planning, Green Spaces and Culture to refuse the application for the following
reason:

'The applicant has failed to provide a commensurate package of planning benefits
to maximise the environmental and social benefits, namely the planned
maintenance of the building, review mechanism to re-assess affordable housing,
highway improvements, construction training and project management of the
scheme to the community. The proposal therefore conflicts with Policy R17 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).’

E) That subject to the above, the application be deferred for determination by the
Head of Planning, Green Spaces and Culture under delegated powers, subject to
the completion of the legal agreement under Section 106 of the Town and Country
Planning Act 1990 and other appropriate powers with the applicant.

F) That should the application be approved following the Council's Community
Infrastructure Levy coming into force, the applicant pay the required levy on the
additional floorspace actually created.

G) That if the application is approved, the following conditions be attached:-
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1 COM3 Time Limit

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.

2 NONSC Non Standard Condition

Prior to the commencement of any works on site, the building shall be recorded to
English Heritage level 1 and discs/ copies of the document shall be submitted to the
Council, local library and Uxbridge Local History Library.

REASON
To ensure that a record of the listed building is provided, in accordance with Policy BE9
of the Hillingdon Local Plan; Part Two - Saved UDP Policies (November 2012).

3 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 524 L (--) 100 Rev.
P7, 524 L (--) 101 Rev. P10, 524 L (--) 102 Rev. P5, 524 L (--) 104 Rev. P5, 524 L (--)
106 Rev. P6, 524 L (--) 107 Rev. P7, 524 L (--) 108 Rev. P3, 524 L (--) 200 Rev. P4, 524
L (--) 201 Rev. P4, 524 L (--) 202 Rev. P2, 524 L (--) 210 Rev. P3, 524 L (--) 211 Rev.
P3, 524 L (--) 212 Rev. P2, 524 L (--) 300 Rev. P4, 524 L (--) 301 Rev. P4, 524 L (--) 302
Rev. P3, 524 L (--) 303 Rev. P2, 524 L (--) 310 Rev. P2, 524 L (--) 311 Rev. P3, 524 L (--
) 312 Rev. P2, 524 L (--) 313 Rev. P3, 524 L (--) 600 Rev. P2 and 524 L (--) 601 Rev. P1,
524 L (0-) 011 Rev. P1, 524 L (0-) 012 Rev. P1, 524 L (0-) 013 Rev. P1, 524 L (0-) 014
Rev. P1, 524 L (0-) 015 Rev. P1, 524 L (0-) 016 Rev. P1, 524 L (0-) 017 Rev. P1, 524 L
(0-) 030 Rev. P1, 524 L (0-) 031 Rev. P1, 524 L (0-) 032 Rev. P1, 524 L (0-) 033 Rev.
P1, 524 L (0-) 034 Rev. P1, 524 L (38) 100 Rev. PO, 524 A (31) 101 Rev. PO, 524 A (31)
102 Rev. PO, 524 A (31) 103 Rev. PO, 524 A (31) 104 Rev. PO, 524 A (31) 105 Rev. PO,
524 A (31) 106 Rev. PO, 524 C (22) 100 Rev. PO, 524 C (22) 101 Rev. PO, 524 C (22)
102 Rev. PO, 524 C (31) 101 Rev. PO, 524 C (31) 102 Rev. PO, 524 C (31) 103 Rev. PO,
524 C (31) 104 Rev. PO, 524 C (31) 105 Rev. PO, 524 C (31) 106 Rev. PO, 524 C (31)
110 Rev. PO, 524 C (31) 200 Rev. PO, 524 L (24) 100 Rev. PO, 524 L (24) 201 Rev. PO,
3733-D-02 Rev. P1, 3733-S-101 Rev. P2, 3733-S-102 Rev. P2, 3733-S-103 Rev. P2,
3733-S-104 Rev. P2, 3733-S-105 Rev. P2, 3733-S-106 Rev. P2, 3733-S-107 Rev. P2,
3733-S-108 Rev. P2, 3733-S-109 Rev. P2, 3733-S-110 Rev. P2, 3733-S-111 Rev. P2,
3733-S-112 Rev. P2, 3733-S-113 Rev. P2, 3733-S-114 Rev. P2, 3733-S-120 Rev. P2,
3733-S-121 Rev. P2, 3733-S-122 Rev. P2 and 3733-S-123 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 of the Hillingdon Local Plan:
Part Two - Saved UDP Policies (November 2012) and the London Plan (July 2011).

4 COM5 General compliance with supporting documentation

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:

Encouragement of more sustainable/ active means of travel [Travel Plan]

Thereafter the development shall be retained/maintained in accordance with these details
for as long as the development remains in existence
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REASON
To ensure that the development complies with the objectives of Policies . Specify
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

5 COM7 Materials (Submission)

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, to include the
following:-

- A schedule and full specification for building repairs/renovation to be agreed prior to the
start of relevant works on site

- A methodology for cleaning works and samples areas of brickwork and concrete
cleaning to be agreed on site

- External paint colours for the elevations, to include brickwork, concrete and windows/
downpipes,

- Details of the works to windows, including details of the repair and relocation of existing
windows; construction and glazing of new windows (including casements),

- Design details, finishes and materials of all external and internal doors, including roller
shutters/boxes and also canopies over,

- Details of materials, appearance and location of new downpipes, hopper heads and
external pipe work,

- Details of the design, materials and construction of new and refurbished glazed roofs
and the new atrium roof; with existing cowls and vents to be reinstated,

- Schedule and details of repairs to original lifts, lift enclosures and related machinery -
works to be completed before the building is occupied

- Details of design and construction of 6th floor altered and new roof top additions,
including glazing, cladding/roofing materials and brise soleil

- Details of the repair of existing and the design and construction of new hand rails,
balustrades, screens and balcony/roof top enclosures

- Details of roof top plant and machinery

- Location, type and finish of flues, louvers and vents, including low level car park vents

- Details of the design, construction, materials, finishes and method of installation of
external walk ways

- Details of the design, construction, materials and finishes of the new eastern stair case
enclosure

- Full details of works to existing eastern low level additions

- Fire and sound proofing works

- Details of construction and installation of internal partitions and glazed screens- these
are to be reversible

- Details of external works to steps, railings and forecourt area to be agreed

- Design and content of interpretation boards to be agreed

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).

6 RES13 Obscure Glazing
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The kitchen/living room window(s) facing Jupiter House on the second, third, fourth and
fifth floors shall be glazed with permanently obscured glass and non-opening below a
height of 1.8 metres taken from internal finished floor level for so long as the
development remains in existence.

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

7 NONSC Privacy

Details of the obscure /lourved glazing to protect the privacy of windows adjoining the
external walkway brisdges shall be submitted to amd approved by the Local Planning
Authority and thereafter, the glazing shall be permanemtly retained.

REASON

To safeguard the amenity of the residential occupiers, in accordance with Policy BE24 of
the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

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

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 Cycle Storage

2.b Means of enclosure/boundary treatments

2.c Car Parking Layouts (including 20% passive and 10% active electic charging spaces
for the commercial use and 20% active and 20% passive electic charging spaces for the
residential use.

2.d Hard Surfacing Materials

2.e External Lighting

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.
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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).

9 NONSC Revised Parking

Notwithstanding the details on Drw. No. 524 L (--) 101 Rev. P10, revised a revised car
parking scheme to include 5 motorcycle parking spaces shall be submitted to and
approved in writing by the Local Planning Authority.

REASON

In order to ensure that the proposal accords with the Council's adopted car parking
standards, in accordance with Policy AM14 of the Hillingdon Local Plan: Part Two -
Saved UDP Policies (November 2013).

10 NONSC Parking Allocation

The development shall not be occupied until a parking allocation and management plan
to include visitor parking and electric charging spaces and the main allocation of the
resident's parking to the 2 and 3 bedroom flats has been submitted to, and approved in
writing by, the Local Planning Authority. Thereafter the parking shall remain allocated for
the use of the units in accordance with the approved scheme and remain under this
allocation for the life of the development.

REASON

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

11 NONSC Refuse

Details of a revised refuse management plan to include on-site management staff
bringing bins to a temporary storage area at the back of the Blyth Road footway on
collection days shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall be implemented in accordance with the revised refuse
management plan which shall be retained for so long as the development remains in
existence.

REASON

To ensure that the arrangements would not prejudice highway safety, in accordance with
Policy AM7(ii) of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012) and Chapter 6 of the London Plan (July 2011).

12 NONSC Antenna

The existing telecommunications antenna and satellite dishes at roof level and fixed to
the water tanks shall be removed prior to the occupation of the building.

REASON

In order to accord with the terms of the application and in order to safeguard the
historical and architectural interest of the listed building, maintain and enhance the
appearance and charaet of the conservation area and to improve the visual amenity of
the street scene in accordance with Policies BE4, BE8 and BE13 of the Hillingdon Local
Plan: Part Two - Saved UDP Policies (November 2012).
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13 NONSC Sound Insulation

The development shall not begin until a sound insulation scheme for the control of noise
transmission from commercial to residential and from road/rail noise to residential
premises has been submitted to and approved in writing by the Local Planning Authority.
The scheme shall be fully implemented before the development is occupied/use
commences and thereafter shall be retained and maintained in good working order for so
long as the building remains in use.

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) and Policy 7.15 of the London Plan (July 2011).

14 NONSC Air

Before the development is commenced a scheme designed to minimise the ingress of
polluted air and ventilate the car park shall be submitted for approval in writing by the
Local planning Authority. The design must take into account climate change pollutants.
Any suitable ventilation systems will need to address the following:

- Take air from a clean location or treat the air and remove pollutants;
- Be designed to minimise energy usage;

- Be sufficient to prevent summer overheating;

- Have robust arrangements for maintenance.

Thereafter and prior to occupation, the scheme shall be completed in strict accordance
with the approved details and thereafter maintained for the life of the development.

REASON

In order to safeguard the the character and heritage value of the listed building, in
accordance with Policies BE8 and BE9 of the Hillingdon Local Plan: Part Two - Saved
UDP Policies (November 2012) and Policy 7.14 of the London Plan (July 2011).

15 NONSC Emissions

Before the development is commenced details of any plant, machinery and fuel burnt, as
part of the energy provision and the location of the flue for the development shall be
submitted to the LPA for approval. This shall include pollutant emission rates at the flues
with or without mitigation technologies. The use of ultra low NOx emission gas CHPs and
boilers is recommended. The development should as a minimum be 'air quality neutral'
and demonstrably below the building emissions benchmark.

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

16 NONSC Water management

Prior to commencement, a scheme for the provision of sustainable water management
shall be submitted to, and approved in writing by the Local Planning Authority. The
scheme shall clearly demonstrate how it follows the strategy set out in the Below Ground
Information by the Furness Partnership dated Jan 2014 and incorporates sustainable
urban drainage in accordance with the hierarchy set out in Policy 5.15 of the London Plan
and will:

i. provide information on all Suds features including the method employed to delay and
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control the surface water discharged from the site and:

a. calculations showing storm period and intensity and volume of storage required to
control surface water and size of features to control that volume.

b. any overland flooding should be shown, with flow paths depths and velocities identified
as well as any hazards, ( safe access and egress must be demonstrated).

c. measures taken to prevent pollution of the receiving groundwater and/or surface
waters;

d. how they or temporary measures will be implemented to ensure no increase in flood
risk from commencement of construction.

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

iii. 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 through water collection, reuse and recycling and will:

iii. incorporate water saving measures and equipment.

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

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

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

Reason

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

17 NONSC Contamination 1

(i) The development hereby permitted shall not commence until a scheme to deal with
contamination has been submitted in accordance with the Supplementary Planning
Guidance Document on Land Contamination and approved by the Local Planning
Authority (LPA). The scheme shall include all of the following measures unless the LPA
dispenses with any such requirement specifically and in writing:

(a) A desk-top study carried out by a competent person to characterise the site and
provide information on the history of the site/surrounding area and to identify and
evaluate all potential sources of contamination and impacts on land and water and all
other identified receptors relevant to the site;

(b) A site investigation, including where relevant soil, soil gas, surface and groundwater
sampling, together with the results of analysis and risk assessment shall be carried out
by a suitably qualified and accredited consultant/contractor. The report should also
clearly identify all risks, limitations and recommendations for remedial measures to make
the site suitable for the proposed use; and

(c) A written method statement providing details of the remediation scheme and how the
completion of the remedial works will be verified shall be agreed in writing with the LPA
prior to commencement, along with details of a watching brief to address undiscovered
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contamination.

(ii) If during development works contamination not addressed in the submitted
remediation scheme is identified, the updated watching brief shall be submitted and an
addendum to the remediation scheme shall be agreed with the LPA prior to
implementation; and

(iii) All works which form part of the remediation scheme shall be completed and a
comprehensive verification report shall be submitted to the Council's Environmental
Protection Unit before any part of the development is occupied or brought into use unless
the LPA dispenses with any such requirement specifically and in writing.

REASON: To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those to controlled waters, property
and ecological systems and the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
policy OE11 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012).

18 NONSC Contamination 2

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

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

Reason

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

19 NONSC Secure by Design

The development 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 unit shall be occupied until accreditation
has been achieved.

REASON:

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

20 NONSC Engery

Prior to commencement of development a scheme for the connection to the Old Vinyl
Factory Site (outline planning reference 59872/APP/2012/1838) energy centre and/or
district heating network shall be investigated. |If feasible, details of the connection
(including timetable) must be presented to and approved in writing by the Local Planning
Authority prior to commencement of development. If a connection is considered
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unfeasible, full justification must be provided to the Local Planning Authority. In any
event, the site must be constructed in a manner that allows a future connection to the Old
Vinyl Factory district heating network. The development must proceed in accordance
with the approved scheme and details.

REASON
To ensure the development can be supplied with efficient energy in accordance with
Policy 5.6 of the London Plan.

21 NONSC Ecology

No development shall take place until a scheme, based upon the recommendations of
the Phase 1 Ecological Appraisal to enhance the nature conservation interest of the site
has been submitted to and approved by the Local Planning Authority. The agreed works
shall be undertaken prior to occupation of the development.

REASON

In order to encourage a wide diversity of wildlife on the existing semi-natural habitat of
the site in accordance with Policy EC5 of the Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012) and London Plan (July 2011) Policy 7.19.

22 NONSC Amenity space
The roof top amenity space shall be provided prior to the occupation of the residential
units.

To ensure that an element of amenity space is provided, in accordance with Policy BE23
of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).

23 NONSC Non Standard Condition

Notwithstanding the details shown on Drw. No. 524 L (--) 101 Rev. P10, revised plans
showing a soft play area of at least 60sgm within the cafe shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall be implemeted in
accordance with the revised plans and thereafter the play area shall be permanently
retained.

REASON
To ensure that a satisfactory play area is provided, in accordance with Policy 3.6 of the
London Plan (July 2011).

INFORMATIVES

1 152 Compulsory Informative (1)

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).

2 153 Compulsory Informative (2)

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

NPPF1 NPPF - Delivering sustainable development

NPPF4 NPPF - Promoting sustainable transport

NPPF6 NPPF - Delivering a wide choice of high quality homes
NPPF10 NPPF - Meeting challenge of climate change flooding costal
NPPF12 NPPF - Conserving & enhancing the historic environment
LPP 2.17 (2011) Strategic Industrial Locations

LPP 3.2 2011) Improving health and addressing health inequalities
LPP 3.3 2011) Increasing housing supply

LPP 3.4 2011) Optimising housing potential

LPP 3.5 2011) Quality and design of housing developments

strategies) facilities

2011) Housing Choice

2011) Negotiating affordable housing (in) on individual private
residential and mixed-use schemes

LPP 3.8

(
(
(
(
LPP 3.6 (2011) Children and young people's play and informal recreation
(
(
LPP 3.12 (

LPP 3.13 (2011) Affordable housing thresholds

LPP 4.12 (2011) Improving opportunities for all

LPP 5.2 (2011) Minimising Carbon Dioxide Emissions

LPP 5.3 (2011) Sustainable design and construction

LPP 5.6 (2011) Decentralised Energy in Development Proposals

LPP 5.7 (2011) Renewable energy

LPP 5.9 (2011) Overheating and cooling

LPP 5.11 (2011) Green roofs and development site environs

LPP 5.12 (2011) Flood risk management

LPP 5.13 (2011) Sustainable drainage

LPP 5.15 (2011) Water use and supplies

LPP 5.21 (2011) Contaminated land

LPP 6.3 (2011) Assessing effects of development on transport capacity

LPP 6.5 (2011) Funding Crossrail and other strategically important transport
infrastructure

LPP 6.9 (2011) Cycling

LPP 6.10 (2011) Walking

LPP 6.13 (2011) Parking

LPP 7.1 (2011) Building London's neighbourhoods and communities

LPP 7.2 (2011) An inclusive environment

LPP 7.3 (2011) Designing out crime

LPP 7.4 (2011) Local character

LPP 7.5 (2011) Public realm

LPP 7.6 (2011) Architecture

LPP 7.8 (2011) Heritage assets and archaeology

LPP 7.9 (2011) Heritage-led regeneration

LPP 7.13 (2011) Safety, security and resilience to emergency

LPP 7.14 (2011) Improving air quality

LPP 7.15 (2011) Reducing noise and enhancing soundscapes

LPP 7.21 (2011) Trees and woodland

BE4 New development within or on the fringes of conservation areas

BES8 Planning applications for alteration or extension of listed buildings

BE9 Listed building consent applications for alterations or extensions

BE12 Proposals for alternative use (to original historic use) of statutorily
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BE13
BE15
BE20
BE21
BE23
BE24

BE25
BE38

OE1
OE3

OE5
OES8

H4
H5
H8
R17

LE1
LE2
LE3
LE7

AM2
AM7
AM9

AM14
AM15
HDAS-LAY

LDF-AH

SPD-NO
SPG-AQ
SPG-CS

SPD-PO

3 13

listed buildings

New development must harmonise with the existing street scene.
Alterations and extensions to existing buildings

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires the provision of adequate amenity space.

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

Modernisation and improvement of industrial and business areas
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

Mix of housing units

Dwellings suitable for large families

Change of use from non-residential to residential

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

Proposals for industry, warehousing and business development
Development in designated Industrial and Business Areas
Provision of small units in designated Industrial and Business Areas
Provision of planning benefits from industry, warehousing and
business development

Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle parking
facilities

New development and car parking standards.

Provision of reserved parking spaces for disabled persons
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010

Noise Supplementary Planning Document, adopted April 2006

Air Quality Supplementary Planning Guidance, adopted May 2002
Community Safety by Design, Supplementary Planning Guidance,
adopted July 2004

Planning Obligations Supplementary Planning Document, adopted
July 2008

Building Regulations - Demolition and Building Works

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
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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 - Residents Services, Building Control, 3N/01 Civic
Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

4 16 Property Rights/Rights of Light

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

5 113 Asbestos Removal

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).

6 115 Control of Environmental Nuisance from Construction Work

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 5228:20009.

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 Councilys 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.

7 121 Street Naming and Numbering

All proposed new street names must be notified to and approved by the Council. Building
names and numbers, and proposed changes of street names must also be notified to the
Council. For further information and advice, contact - The Street Naming and Numbering
Officer, Planning & Community Services, 3 North Civic Centre, High Street, Uxbridge,
UB8 1UW (Tel. 01895 250557).
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8 125 Consent for the Display of Adverts and llluminated Signs

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

9 147 Damage to Verge - For Council Roads:

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).

3. CONSIDERATIONS

3.1 Site and Locality

Enterprise House is located on the northern side of Blyth Road, some 50m to the east of
its junction with Trevor Road and is a Grade Il listed, six storey building with projecting
wings at the rear and a prominant raised roof top water tower sited at the front of the
building. The 0.64 hectare application site also includes the accesses/ servicing areas on
each side of the building and a surface car park at the rear of the building which has a
28m frontage onto and is accessed from Clayton Road.

Enterprise House originally formed part of the 50 acre HMV (subsequently EMI)
development site, originally purchased in 1907 and used as the 'machine shop' of the
former gramophone factory. The building was built around 1912 and designed on an
irregular 'E' shaped plan by Arthur Blomfield and Sir E Owen Williams (the earliest known
example of his work) using the Kahn system of reinforced concrete with an exposed
frame. It is believed to be the only remaining building using this construction technique in
England. It was extended on its eastern end between the wars (circa 1927), probably
designed by Wallis Gilbert and Partners, who were working on other buildings for The
Gramophone Company at that time to create an enclosed atrium at the rear, with the
central and western projecting wings retaining their open aspect to the rear with only the
ground floor being covered with pitched skylights. The main roof of the building is primarily
flat, with a pitched skylight along the original spine of the building and a second smaller
water tower at roof level to the rear of the main tower.

Enterprise House is managed by Workspace Group and provides office, studio, workshop
and storage space in units that range from 193sgm to 356sqm. On part of the ground
floor level is The Vinyl Factory which has recently relocated from the south east of Blyth
Road.

The building's concrete frame is suffering from concrete spalling and reinforcement
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corrosion and its steel framed windows are also deteriorating from corrosion, requiring
many of its facades to be covered in safety netting. A significant amount of the building is
unlet on health and safety grounds due to its poor condition. Of the total floorspace
(15,275sgm), 3,890sgm or 25.5% is let, 4,255sqm or 28% is lettable but vacant and
7,130sgm or 46.5% is unsafe for use.

Adjoining the site to the north and east are industrial/warehouse premises, some of which
share use of the side accesses and in the case of Owen Coyle (Anodising) Ltd. to the
north, use Enterprise House to site some of the factory's plant, including a flue which runs
up the rear elevation of the building. Beyond the industrial uses to the east is mainly
terraced housing which fronts Blyth and Clayton Roads. To the west is a mainly three
storey Grade Il listed Jupiter House which formerly provided the headquarter building for
the Gramophone Company and is now in use as an hostel. On the opposite side of Byth
Road is the site of the former OIld Vinyl Factory which has been granted planning
permission for its redevelopment.

Blyth Road at this point forms part of a one-way system. The site has a Public Transport
Accessibility Level (PTAL) of 3, on a scale of 1 to 6 where 1 denotes the lowest level of
accessibility and 6 the highest.

The site is located within the Blyth Road/ Printing House Lane Industrial and Business
Area and also forms part of the Botwell: Thorn EMI Conservation Area. It is also located
within the Hayes/West Drayton Corridor which also forms part of the Heathrow
Opportunity Area as identified in the Hillindon Local Plan (November 2012).

3.2 Proposed Scheme

The proposal is for the restoration, refurbishment, conversion and extension of Enterpise
House to provide a mixed use scheme comprising approximately 4,500sqm GIA of
employment space (Use classes B1 (a-c) and B2 with ancillary cafe) on the ground and
first floors and 96 residential units (Use Class C3) on the upper floors. The building would
be extended at roof top level.

External Works:-

The proposed external works include the removal of most of the pipes, ducts and wires to
allow the grit blast cleaning of the external facades and loose/degraded concrete to be
removed to reveal reinforcement. Repairs and preservation treatment to reinforcement
would be applied, missing concrete replaced with proprietary repair to match original and
all concrete painted with specialist waterproof protective solution. Existing brick spandrel
panels and cills would grit blasted to remove later paint covering, repaired, brickwork to
have clear Silicon protection, cills paonted to match concrete and damp protection and
insulation added. All windows will be removed to effect concrete repairs behind, and the
windows, following further investigation after their removal, will be re-used wherever
possible in areas of the building where insulation is not required (such as the car parking
areas), although the majority of the windows are likely to have deteriorated beyond repair.
These will be replaced with steel framed double glazed windows to match the appearance
of the existing windows.

As far as possible, the original entrance doors would be retained. Two new entrances are
proposed to the east of the main central entrance, one as the principal access to the
Business Centre and one for the cafe, allowing the main access to be used for residential
access. The first existing entrance (single doorway) to the west of the main central
entrance would be closed and restored to the traditional window/glazing pattern.
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Rendered walls surrounding the existing double doorways would be removed and
replaced with the traditional glazing pattern. Existing meter cupboards at ground floor on
the southern front elevation will be removed and substation moved to rear of the building.

At roof level, the existing pitched roof to the west of the main water tower would be
demolished and replaced with a flat roof extension running along the length of the roof.
The frontage would comprise full height glazed doors and windows with plain panels at the
rear. On the north elevation, the existing patent glazing will be replaced with new glazing
to match the original, although some would be opening and one full height panel of fixed
louvres concealing service outlets. The useable parts of the roof space would be
concealed behind a new steel balustrade with wooden handrails, infilled with opaque
glass.

The existing metal clad fire escape on the south-eastern corner would be removed to
allow the the original window openings to be re-instated and a new stair constructed
alongside the existing lift shaft.

Conversion works also involve the installation of external bridge links within the rear
enclosed elevations to allow access to the flats on floors two to five.

Internal Works:-

Internal works include repairing and repainting ceilings and walls, with the original wooden
floorboards lifted and re-used as far as possible on the first floor of the building and within
corridors and residential halls.

The Otis lift will be restored to working order. This would involve removing the grill door
which will be restored as a feature on the stair well and replaced with a glass door. The
metal mesh enclosure will be restored at ground level and fixed in front of removable
glass panels and on the upper floors the mesh will be removed and replaced with fixed
glass panels with sliding panel doors on each floor.

The central passenger lift is a modern addition and will be replaced with a new lift that will
access the sixth floor and the eastern goods lift will be restored with a new lobby in front
linking to the external stair. The remaining lift shafts have been sealed off and the lifts
removed. These shafts would be used as floor space and the original metal lift doors
retained as features.

Two of the three single storey sections in the lightwells to the rear (the central and
western courtyards) will be restored. The western section would be restored as originally
constructed and the glazing in the central section would be replaced with a modern double
glazed system. The atrium within the more modern eastern extension would be replaced
by a new structure but raised to be installed at second floor level.

Internal partition walls would then be inserted along with the necessary servicing pipe and
ducts.

The ground and first floors would be retained in employment use as a business centre,
focusing on the music/media industries, with the ground floor in the middle of the building
being occupied and anchored by The Vinyl Factory (the last remaining vinyl manufacturing
company in the UK), which has recently relocated to the building from their previous site
to the south east of Blyth Road. Use of the ground floor would also include a small Vinyl
Heritage Centre at the western end of the Vinyl factory's Blyth Road frontage. The
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reception/office area for the business centre and communal space would be provided
within the double storey height atrium at the eastern end of the building, from which the
Vinyl factory, a recording studio, a broadcasting studio and an ancillary cafe adjoining the
space would be accessed, together with a first floor gallery connecting to first floor units
via a new glass lift and stair. The cafe would also have a frontage onto Blyth Road with a
narrow area of external seating along the front. The Vinyl factory would have a glass
frontage, together with the two studios (which would be soundproof) and cafe, allowing
activities within to be viewed from the centre. The ground floor at the western end of the
building would provide 28 internal car parking spaces, 76 cycle parking and additional
refuse storage facilities. The first floor would provide 15 commercial units, varying in size
from 30sgm to 280sgm.

Floors two to six would comprise residential accommodation with a total of 96 units,
comprising 35 x one-bedroom units, 42 x two-bedroom units and 19 x three bedroom
units. The units on the sixth floor form part of a duplex split between the fifth and sixth
floors. 10% of the units would be wheelchair accessible, or easily adaptable for wheelchair
users.

The proposals now include a total of 91 car parking spaces (including 13 disabled
spaces), 27 of which would be accommodated within the western end of the building, 3
spaces would adjoin the western end of the building, 7 spaces would adjoin the eastern
end of the building and the remaining 54 spaces would be provided within the surface car
park at the rear of Enterprise House. 72 of the spaces would be allocated to the
residential element (representing a unit to parking space ratio of 1:0.75) and the
remaining 19 spaces would serve the commercial use. Also, 134 cycle parking spaces are
proposed in the form of single and double tier cycle stands within 3 areas located at the
eastern and western ends of the building.

The application is supported by the following documents:-
Design and Access Statement:-

This provides the background to the statement and describes the site context. Design
principles are discussed, with the report emphasising that the scheme needs to generate
maximum value from the residential element to cover the cost of the building's restoration
and acknowelges the challenges faced of converting an historic industrial building to
residential use. The design concept is outlined for both the residential and employment
elements and details the various options assessed in terms of the residential layout. The
report goes on to provide a detailed assessment of the considerations involved and the
design process that has led to the proposed scheme in terms of the internal layout,
distribution of uses, external appearance of the building and access requirements. The
treatment of the historic fabric is described, and the report then considers secure by
design, refuse strategy, landscaping and external spaces, overlooking strategy and the
integration of services. The report concludes thast without refurbishment and repair that
would be funded by the building's part residential conversion, Enterprise House will
decline further and loss additional employment floorspace. The proposed scheme has
been sensitively designed and will benefit the area.

Planning Statement:-

This provides an introduction to the statement and outlines the report's structure. The site
and its surroundings are described, together with a detailed description of the
development. Details of various pre-application consultations, both with the LPA (in
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November 2012 and August 2013) and local residents and existing commercial tenants
are presented and business continuity plans outlined. The planning policy context is then
provided and accompanying documents are summarised. The key assessments are
considered, including principle of development, designhousing, heritage and conservation,
ecomomic and regeneration benefits, transport, sustainability, and conclusions reached.

Heritage Impact Assessment:-

This provides an introduction to the assessment, outlines its structure and relevant
planning policy. The site and its surrounds are described, with a particular focus upon
surrounding heritage assets. The development history of the site is outlined and the
assessment then provides a statement of significance which assesses the impact of the
proposed development on heritage assets both within and adjacent to the application site,
against relevant policy in the NPPF and guidance published by English Heritage, notably
that on enabling development. The report concludes by stating that Enterprise House is
deteriorating and due to this condition, its refurbishment as a factory is not a viable option
and therefore enabling development is required. The HIA contends that the proposed
development meets the tests of enabling development policy. Most importantly, the
development would maintain the Grade Il listed building and its repair and reuse would
significantly enhance the character and appearance of the wider conservation area, as
well as the setting of adjacent locally listed buildings.

Economic Benefits Assessment:-

This sets out the potential economic and regeneration benefits of the scheme and
identifies the key quantifiable impacts during the construction and operational phases
before considering the wider fiscal and qualitative effects of the development in supporting
economic growth generally.

Transport Statement:-

This provides an introduction to the study and outlines the content of the statement. The
transportation characteristics of the local area are described and the development
proposals considered in relation to access, car parking, cycle parking and
refuse/servicing. Accessibility of the site is described, together with relevant planning
policy. The effect of the development is assessed in terms of trip generation and servicing
arrangements and finds that peak period trip generation would be less with the part
residential conversion, even if only that part of the building that is still capable of use is
considered and that with servicing, use of the accesses would be reduced as compared
with the industrial use of the building. The report concludes that the development is
acceptable in highway terms.

Travel Plan:-

This provides an introduction and background to the Travel Plan and advises of the
targets, measures and initiatives that will be employed to encourage employees, residents
and visitors to use more sustainable and active ways of travelling to and from the site.

Sustainability Statement:-

This describes the proposals and the site and outlines the policy context for sustainability.
The report then goes on to assess specific issues, including BREEAM standards
(domestic and offices), water efficiency, CO2 reduction, ecology, waste recycling,
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transport, materials and adaptability. The report concludes by stating that the proposals
for Enterprise House include a number of exemplar energy and sustainability measures
which demonstrate that sustainable design standards have been considered at the very
beiginning of the design process.

Energy Statement:-

This describes relevant policy and guidance and identifies Enterprise House as being very
energy inefficient, reflecting the time of its construction. Energy efficiency improvements
are considered and renewable energy technologies are assessed. An energy strategy is
presented, and energy improvement targets and measures are recommended.

Phase 1 Ecological Appraisal:-

This provides an introduction to the report and describes the methodology which is based
upon a desk-top study and a site survey. A preliminary protected species assessment
identifies possible suitable habitat for bats and breeding birds only, but advises that no
evidence of bats was found on site and the only use by birds of the building was by feral
pigeons on the top floors, entering the building through broken windows.
Recommendations are made for protecting, managing and enhancing the site's wildlife
interest, including seeking the services of a licensed pest controller to make an inspection
of the building, and to determine a suitable course of action for the removal of feral pigeon
and any other pest species.

Daylight and Sunlight Assessment:-

This provides the background to the assessment and describes the site, its surroundings
and the proposals. The scope of the assessment is described and the report advises that
due to the modest extension on the roof, there would only be a negligible effect on the
levels of natural light experienced by neighbouring residential properties. The planning
policy context and daylight and sunlight methodologies using BRE guidance are then
described and results are presented. The report concludes that although certain proposed
residential windows and rooms would experience daylight and sunlight deficiences in
relation to the BRE guide levels, there are various mitigation factors that offset the overall
significance of these deficiences, including the incidence of these deficiences being low
and therefore localised and marginal, compared to the overall levels being good for an
urban development. Also, the listed status of the building limits the opportunities that could
be taken to mitigate these impacts when the BRE guidance itself advises that results need
to be interpreted flexibly. The report concludes that the development would not result in
any materially unacceptable daylight and sunlight effects in relation to the proposed
accommodation and therefore the development is consistent with the objectives and
requirements of the BRE guidance and relevant planning policy.

Noise Survey and Assessment, September 2013:-

This provides the background to the study and describes its methodology. Details of a
noise survey undertaken on site from Friday 30th August to Tuesday 3rd September 2013
are presented and assessed to determine the Noise Exposure Categories of the site.
Relevant standards are discussed and mitigation proposed. The report concludes with a
Noise Exposure Category B on all facades, appropriate noise criteria are achievable using
conventional construction.

Assessment of Residential Amenity, March 2014:-
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This essentially up-dates the Noise Survey and Assessment with the results from a noise
survey undertaken from Monday 17th to Thursday 20th February 2014. The Noise
Exposure Category of a first floor monitoring point on the eastern end of the Blyth Road
frontage of the building was found to higher, at C, but the report concludes that the
building would be suitable for residential use, providing a suitable facade design and
ventilation strategy was adopted.

Air Quality Assessment:-

This provides an introduction to the study and assesses relevant legislation and planning
policy as regards air quality. The report goes on to describe the assessment methodology
and establishes baseline conditions. Demolition and construction phase effects and then
operational phase effects are assessed and mitigation measures are recommended and
residual effects described.

Air Quality Assessment - Owen Coyle (Anodising) Ltd Flue Modelling:-

This assesses the impact on local air quality of a flue from the adjoining Owen Coyle
(Anodising) Ltd Factory which is to be retained and runs up the rear of Enterprise House.
Releveant legislation and planning policy is described and the modelling technique
described. Results are presented.

Stage (C) Report:-

This report (together with its appendices) describes the building and its structural
arrangement. It considers the existing condition of the building and sets out the repair
strategy. It describes proposed structural alterations, below ground drainage and the
extent of the surveys and

investigation works undertaken and those still required.

Waste Management Strategy:-

This describes the site and relevant policy, guidance and the documents used to
formulate the strategy. It identifies the waste management approach that will be adopted
for the residential and

commercial uses within the building, the storage provision required and other operational
considerations, together with the plan for construction waste.

Building Services Report:-

This provides an introduction to the report and describes the existing plant and equipment
installed on site, including buried services. The need for new supplies are identified and
the report sets out the design approach for the mechanical and electrical services for the
development, using efficient plant and equipment with low energy usage for the residential
and commercial elements.

Utility Report:-

This presents the findings of a utility survey which assesses the site's infrastructure and
its ability to support the new loads likely to be imposed by the development.

Below Ground Drainage & Rainwater Harvesting Supplementary Information for Planning
Report:-
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This report assesses existing rainwater flows on site and assesses the potential,
mechanisms and constraints on site to reduce these flows.

Marketing Statement:-
This outlines the recent marketing history of Enterprise House.
Financial Viability Appraisal

This assesses the financial viability of various development options for Enterprise House.

3.3 Relevant Planning History
Comment on Relevant Planning History

The associated application for listed building consent is also being presented to this
committee meeting (App. No. 11623/APP/2013/3592 refers).

Outline planning permission has also been granted on the adjoining Old Vinyl Factory site
for major mixed use redevelopment through a phased refurbishment and alterations to a
number of existing buildings and new build including new commercial and lesisure floor
space and 510 residential units (App. No. 59872/APP/2012/1838 refers).

4, Planning Policies and Standards

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

Part 1 Policies:

PT1.E1 2012) Managing the Supply of Employment Land

PT1.E7 2012) Raising Skills
PT1.H1 2012) Housing Growth
PT1.H2 2012) Affordable Housing
2012) Heritage

2012) Built Environment

(2012)
(2012)
(2012)
(2012)
PT1.HE1 ( )
(2012)

PT1.EM1 (2012) Climate Change Adaptation and Mitigation
(2012)
(2012)
(2012)
(2012)
(2012)
(2012)

PT1.BE1

PT1.EM5 2012) Sport and Leisure
PT1.EM6 2012) Flood Risk Management
PT1.EM8 2012) Land, Water, Air and Noise
PT1.T1
PT1.CI1
PT1.CI2

2012) Accessible Local Destinations
2012) Community Infrastructure Provision

2012) Leisure and Recreation

Part 2 Policies:
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NPPF1
NPPF4
NPPF6
NPPF10
NPPF12
LPP 2.17
LPP 3.2
LPP 3.3
LPP 3.4
LPP 3.5
LPP 3.6

LPP 3.8
LPP 3.12

LPP 3.13
LPP 4.12
LPP 5.2
LPP 5.3
LPP 5.6
LPP 5.7
LPP 5.9
LPP 5.11
LPP 5.12
LPP 5.13
LPP 5.15
LPP 5.21
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 7.9

NPPF - Delivering sustainable development

NPPF - Promoting sustainable transport

NPPF - Delivering a wide choice of high quality homes
NPPF - Meeting challenge of climate change flooding costal
NPPF - Conserving & enhancing the historic environment
2011) Strategic Industrial Locations

2011) Improving health and addressing health inequalities

)

)
2011) Increasing housing supply
2011) Optimising housing potential
)

2011) Children and young people's play and informal recreation (strategies)
acilities
2011) Housing Choice

2011) Negotiating affordable housing (in) on individual private residential and
mixed-use schemes

2011) Affordable housing thresholds

(
(
(
(
(2011) Quality and design of housing developments
(
f
(
(

(

(2011) Improving opportunities for all
(2011) Minimising Carbon Dioxide Emissions

(2011) Sustainable design and construction

(2011) Decentralised Energy in Development Proposals

(2011) Renewable energy

(2011) Overheating and cooling
(2011) Green roofs and development site environs

(2011) Flood risk management
(2011) Sustainable drainage

(2011) Water use and supplies
(2011) Contaminated land

(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)

(2011) Designing out crime
(2011)

(2011)

(2011)

(2011) Heritage assets and archaeology

(2011) Heritage-led regeneration

An inclusive environment

Local character
Public realm
Architecture

Major Applications Planning Committee - 6th August 2014
PART 1 - MEMBERS, PUBLIC & PRESS

Page 91



LPP 7.13
LPP 7.14
LPP 7.15
LPP 7.21
BE4

BES8

BE9
BE12
BE13
BE15
BE20
BE21
BE23
BE24
BE25
BE38

OE1

OE3
OES
OES8

H4
H5
H8
R17

LE1
LE2
LE3
LE7

AM2

AM7
AM9

AM14
AM15
HDAS-LAY

2011) Safety, security and resilience to emergency

2011) Improving air quality

2011) Reducing noise and enhancing soundscapes

2011) Trees and woodland

New development within or on the fringes of conservation areas

o~ o~ o~ o~

Planning applications for alteration or extension of listed buildings

Listed building consent applications for alterations or extensions

Proposals for alternative use (to original historic use) of statutorily listed buildings
New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires the provision of adequate amenity space.

Requires new development to ensure adequate levels of privacy to neighbours.
Modernisation and improvement of industrial and business areas

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

Mix of housing units
Dwellings suitable for large families
Change of use from non-residential to residential

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

Proposals for industry, warehousing and business development
Development in designated Industrial and Business Areas
Provision of small units in designated Industrial and Business Areas

Provision of planning benefits from industry, warehousing and business
development

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

Consideration of traffic generated by proposed developments.

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

New development and car parking standards.
Provision of reserved parking spaces for disabled persons
Residential Layouts, Hillingdon Design & Access Statement, Supplementary

Major Applications Planning Committee - 6th August 2014
PART 1 - MEMBERS, PUBLIC & PRESS

Page 92



Planning Document, adopted July 2006

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

SPD-NO Noise Supplementary Planning Document, adopted April 2006
SPG-AQ Air Quality Supplementary Planning Guidance, adopted May 2002

SPG-CS Community Safety by Design, Supplementary Planning Guidance, adopted July
2004

SPD-PO Planning Obligations Supplementary Planning Document, adopted July 2008
5. Advertisement and Site Notice
5.1  Advertisement Expiry Date:- 4th March 2014

5.2 Site Notice Expiry Date:- Not applicable

6. Consultations
External Consultees

74 neighbouring properties have been consulted, 2 notices have been displayed on site and the
application advertised in local press on 12/2/14. 1 response has been received, making the
following points:-

(i) The current proposals, especially to the west end, would have a major impact on the operational
ability of the adjoining factory building. The proposals introduce additional parking around the
perimeter of Enterprise House, particularly at its west end, which is the main industrial access, and
would now include the main entrance and exit to the ground floor parking, which are immediately
adjacent to the main entrance of Owen Coyle (Anodising) Ltd. from which all goods and finished
products are accessed. Photographs are attached showing 40ft articulated lorries delivering and
receiving finished goods with the ancillary manouevring that is required. Current proposals would
totally prevent these activities taking place and have severe financial implications. Rights of access
and manouevring off Blyth roiad to main factory entrance have been established for over 40 years,
(ii) There is a main exhaust flue from Owen Coyle (Anodising) Ltd. which is attached to Enterprise
and there is no indication in the proposals for this to be accommodated which has been established
for over 40 years,

(iii) The introduction of 96 residential apartments adjacent to a working factory complex (3.5m) with
fire escape staircases leading directly onto the common passageway between the two buildings
together with commercial traffic movements and manouevring all have major environmental and
health and safety issues,

(iv) Lack of adequate amenity space will exacerbate health and safety issues,

(v) Concentration of residential apartments and associated parking will put enormous pressure on
vehicular movements around existing one-way system on Blyth Road, which is already
overcrowded.

ENGLISH HERITAGE:
Thank you for your letter of 10 February 2013 seeking English Heritage views on an application at
Enterprise House, Hillingdon. | have assessed the proposals and visited the site, in the company of

your own specialist conservation staff.

English Heritage Advice
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Enterprise House was originally a gramophone factory for His Master's Voice (HMV), constructed in
1912 to the designs of the noted architect Owen E Williams. Williams was a pioneer in the field of
concrete architecture who went on to design a number of notable buildings, but Enterprise House is
his first known work. As noted by the statutory list description, the building is unusual for the era in
that its construction is expressed externally, with slender concrete pilasters flanking large metal-
framed windows with brick infills below cill level. The building has undergone little alteration
internally other than removal of all manufacturing equipment, and retains a remarkable original lift
car finished in mahogany and cut glass.

The building is now only partially occupied, and in a semi-derelict condition of slow decay with
evident issues of spalling concrete. It has recently been included on English Heritage's Heritage at
Risk register, and it is clear that urgent action is needed to prevent further decay in the structure.

In addition to its evident aesthetic quality, Enterprise House has much historic value, not just in its
pioneering form of construction, but also as a tangible reminder of a major industrial concern that
dominated the locality for generations and provided employment to thousands of local people. Its
place in the history of the borough gives the building some communal value.

The proposed development envisages the conversion of the upper four levels of the building into
residential use, with a single storey rooftop extension above to house further residential
accommodation. Commercial uses would be provided for at ground and first floor, and a portion of
ground floor is also given over to car parking. We understand that the commercial uses will include
retention of an existing vinyl record manufacturing business that currently operates from the site, in
addition to other music-related businesses. The impressive internal is to be restored and made
available to the general public.

The proposed commercial units at ground and first floor levels are of a relatively large size, which
provides the benefit of negating the need for extensive subdivision in the impressive internal
spaces of the building at lower floors. Part of the former factory floor at ground floor level will be
turned over to car parking, which may be acceptable in principle, but will require sensitive handling
in terms of surface finishes, maintenance and servicing. It would be useful if further information
could be supplied demonstrating that the car parking area will not require unsightly mechanical
ventilation equipment, for example.

At the floors on which residential conversion is proposed, it is planned to construct a series of
external bridges to provide independent access to the flats. This unusual design approach removes
the need to create extensive internal corridors and thus allows the majority of the proposed
apartments to have a dual aspect, ensuring that the full width of the building is expressed in the
residential conversion. Provided the external bridges are not enclosed and of an appropriately
industrial character and appearance we would support this proposal, but should it prove necessary
for the bridges to be enclosed internal spaces, we feel there may be a resultant negative

impact on the aesthetic value of the building. We therefore would require some confirmation that
open external bridges will be acceptable in terms of building regulations.

In terms of the level of internal subdivision, we note that many of the proposed apartments are one
or two bedroom units. It may be possible to reduce the visual impact of subdivision within the flats
through the use of bathroom and kitchen "pods" rather than straightforward stud partition walls.
However, there would be less need for subdivision if larger units were created, and we would be
interested in reviewing financial information justifying the creation of smaller units.

We understand there are a number of potential wider planning policy conflicts associated with the
proposal such as lack of amenity space and the provision of residential accommodation in land
zoned for employment use. However, in regards to the impact of the proposals on the significance
of the listed building, provided that the external open bridges are feasible and the car parking is
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handled sensitively, we are of the view that the proposals are potentially beneficial.

There is some minor harm in the subdivision of the upper floors for residential use, but this must be
weighed against the benefits associated with the restoration of the building and the consequent
likely removal from the Heritage at Risk register.

Paragraph 131 of the NPPF states that "local planning authorities should take account of the
desirability of preserving and enhancing the significance of heritage assets and putting them to
viable uses consistent with their conservation." If the additional information | have requested in this
letter can be supplied by the applicant, we suggest that aim could be achieved by these plans.

Recommendation

These proposals potentially have significant heritage benefits which should be weighed against
conflicts with wider planning policy. However, we encourage your authority to request the additional
information detailed above, to ensure that the proposed development is the optimum viable use of
the heritage asset.

It may be advantageous to arrange a meeting involving myself and our heritage at risk team,
alongside yourselves, your in-house specialist conservation team, and the applicant, to discuss the
proposals further. This could enable us to fully understand the conflicts with wider planning policy.
Please do contact me at your earliest convenience, to arrange a suitable time for us to all meet at
your offices.

HAYES CONSERVATION AREA ADVISORY PANEL:

We welcome the proposal to bring this building back into full and beneficial use, and applaud the
proposals to make the most of its surviving historic features. We do have some concerns about the
access bridges on the uppermost floors as their effect on the northern facade is not apparent from
the elevation drawings supplied. We also hope that the occupants who have to use them will have
a good head for heights!

These comments also apply to application 11623/APP/2013/3592.

Internal Consultees
URBAN DESIGN/CONSERVATION OFFICER:

Background: Enterprise House is a grade Il listed building located in the Botwell Thorn EMI
Conservation Area. The building sits within an industrial area, and lies adjacent to mainly modern,
shed like buildings to the north, east and west. To the south is The Old Vinyl Factory, a major
redevelopment site where works on the flag ship building are about to commence.

Enterprise House dates from 1912 and was constructed for The Gramophone Company. It was
originally known as The Machine Factory and was where gramophones were designed and built. It
was designed by Arthur Blomfield and A Henderson, and built by E Owen Jones, the most
significant engineer turned architect of the twentieth century. It is also the earliest known example
of his work. The structure is of reinforced concrete, with its construction clearly expressed both
externally and internally. The building utilises the 'Kahn Daylight System' of construction
manufactured by the American firm of TRUSCON - the Trussed Concrete Steel Company. Most
buildings of this use and period are more traditional in appearance and usually clad in brick. It is
believed that Enterprise House is the only remaining building of its type in England. The building
comprises the original 1912 structure and an addition of similar design to the east. This dates from
circa 1927 and was probably designed by Wallis Gilbert and Partners, who were working on other
buildings for The Gramophone Company at that time.
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Enterprise House has a striking and unusual appearance. It has largely symmetrical principal
elevations, which include a significant amount of original, steel framed windows. These give the
building quite a light weight appearance, are set in a grid like pattern and have a distinctive pattern
of openers. The main building has north lights at roof level, set over the original design studios and
full height rear wings, above glazed atria at ground floor. The later addition is slightly different in
design, with a fully enclosed light well and larger areas of glazing to its rear elevation. This part of
the building has a flat roof.

The perimeter of the roof is enclosed with a simple metal railing, there is no parapet and the most
distinctive features are the original high level concrete water tanks. The larger of these is supported
above the building on reinforced arches with simple classical detailing. The water tanks and
distinctive roof line of the building are significant local landmarks, which are highly visible from the
surrounding streets and the wider area.

Internally, the rugged construction of the building is clearly expressed, with a grid of simple
concrete facetted columns and high level spandrels. Whilst some of the spaces have been
subdivided over time, most of the floors retain large, open and well lit spaces with impressively high
ceilings. It is not clear how many of the original lifts remain, but one original timber panelled lined lift
remains in the front section of the building. A number of metal vaults, originally designed to
protect/store tools during fire, remain on the upper floors.

The building has been neglected in recent years, there are sections of damaged render and
exposed areas of reinforcement on many of the elevations and numerous unsightly
telecommunication antennas at roof level. The building was recently made wind and weather tight,
and was included in the EH BAR in 2013.

Comments: The proposals have been subject to extensive discussion with the applicants and also
English Heritage, who have been supportive of the works. The current drawings address many of
the concerns raised by the Conservation Team, and whilst not ideal in listed building terms, as the
level of subdivision is considered to be damaging to the building, overall the proposals would bring
a vacant listed building on the BAR back into a viable new use. In these circumstances, and on
balance, no objection is raised by the Conservation and Design Team to the scheme as now
proposed.

The following items need to be covered by suitable conditions to be discharged prior to the start of
the relevant part of the work unless specified:

- Recording of the building to EH level 1 (prior to the start of any works on site) - discs/ copies of
the document to be lodged with the Council, local library and Uxbridge Local History Library

- A schedule and full specification for building repairs/renovation/alteration to be agreed prior to the
start of relevant works on site

- A methodology for cleaning works and samples areas of brickwork and concrete cleaning to be
agreed on site

- External paint colours for the elevations, to include brickwork, concrete and windows/ downpipes
to be agreed

- A Conservation/Management Plan to be agreed for the future maintenance of the building - this
might be better covered in a S106 Agreement

- Details of the works to windows, including details of the repair and relocation of existing windows;
construction and glazing of new windows (including casements)

- Design details, finishes and materials of all external and internal doors, including roller
shutters/boxes and also canopies over

- Details of materials, appearance and location of new downpipes, hopper heads and external pipe
work

- Details of the design, materials and construction of new and refurbished glazed roofs and the new
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atrium roof; existing cowls and vents to be reinstated

- Schedule and details of repairs to original lifts, lift enclosures and related machinery- works to be
completed before the building is occupied

- Details of design and construction of 6th floor altered and new roof top additions, including
glazing, cladding/roofing materials and brise soleil

- Details of the repair of existing and the design and construction of new hand rails, balustrades,
screens and balcony/roof top enclosures

- Details of roof top plant and machinery

- Location, type and finish of flues, louvers and vents, including low level car park vents

- Details of the design, construction, materials, finishes and method of installation of external walk
ways

- Details of the design, construction, materials and finishes of the new eastern stair case enclosure
- Full details of works to existing eastern low level additions

- Fire and sound proofing works

- Details of construction and installation of internal partitions and glazed screens- these are to be
reversible

- Existing antenna and satellite dishes at roof level and fixed to the water tanks to be removed prior
to the occupation of the building

- Details of external works to steps, railings and forecourt area to be agreed

- Design and content of interpretation boards to be agreed

- Details of external signage to be agreed.

HIGHWAY ENGINEER:

Having considered the servicing and parking requirements for the B8 uses, the applicant has
agreed to remove it in its entirely from Enterprise House. The proposals therefore seek consent for
residential use, and employment uses in use classes B1 (a-c) and B2 (Vinyl Factory).

The proposals include a total of 91 car parking spaces (including 13 disabled spaces), of which, 72
spaces will be allocated to the residential use and the remaining 19 spaces will be allocated to the
commercial use.

134 cycle parking spaces are proposed in the form of single and double tier cycle stands over 3
areas.

Parking for electric vehicles should be provided in the order of 20% passive and 10% active for the
commercial use and 20% active and 20% passive for the residential use. As per the Council's
standards, 5 parking spaces should be provided for two-wheelers in addition to those for cars and
bicycles.

A car club will be provided, for which 2 parking spaces will be reserved. Details of the operation and
management of the car club should be secured within the S106 agreement.

It is proposed to utilise the commercial car parking spaces for visitors of the future residents during
evenings and weekends and a permit free agreement to exclude the future residents of the
development from eligibility for the parking permits for the adjacent CPZ. These two elements
should be covered within the S106 Agreement.

A parking allocation and management plan should secured through a planning condition, including
but not limited to, allocating residential car parking to the 2 and 3 bed flats, visitor parking and
electric charging spaces.

Consideration has been given to the servicing of the Owen Coyle building. Spaces 29, 30 and 31
on the previously proposed car parking layout were considered to have the potential to conflict with
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the servicing of the Owen Coyle building. These spaces have been relocated in the revised car
parking layout.

The location of the refuse store is not within the maximum trundle distance of 10m for collection
from the carriage in Blyth Road. It is proposed that the on-site management staff will bring the bins
to the back of the Blyth Road footway on collection days. Whilst this arrangement is not entirely
reliable for the life of the development, there is space available on private land adjacent to the back
of the footway in Blyth Road to temporarily store bins for collection without obstructing the footway.
This arrangement will alleviate the need for refuse vehicles to access the site; instead refuse will be
collected from Blyth Road. The proposed refuse management arrangement should be secured by
way of a condition.

Table 6.1 of the Transport Statement is somewhat misleading. The existing trip generation should
be based on the existing occupation of the site. Instead, the trip generation has been estimated on
the total floor space available and also on the total floor space excluding space that is unsafe for
use, both of which are permitted scenarios and cannot be considered as existing scenarios.
Moreover, if the total available commercial floor space had demand for it, the site would unlikely to
have come forward for redevelopment in its current form. Notwithstanding this, the proposed
development is not considered to have a significant and/or unacceptable vehicle traffic impact on
the surrounding road network.

Subject to the issues discussed in the comments above being covered through suitable planning
conditions/S106 agreement, no objection is raised on the highways aspect of the application.

TRANSPORT AND AVIATION:
No objections are raised on the Travel Plan.
TREE/LANDSCAPE OFFICER:

Landscape/ Context:

The site is a Grade Il listed building situated on the north side of Blyth Road. It is a part of the
original Thorn EMI industrial complex of buildings which lie within the designated Botwell / Thorn
EMI Conservation Area.

There is a narrow strip of forecourt between the building and the Blyth Road footway, which is
defined by metal railings. The only other open space, associated with this industrial building is an
access /service road which links to the rear of the building and serves neighbouring industrial sites.
There are also rooftop walkways / access points.

There is no associated open space for amenity and no areas of soft landscape on, or close to, the
site.

Proposal:

The proposal is to erect extensions at roof level, the erection of external bridge links on the rear
elevation and internal works associated with the change of use of part of enterprise house to create
96 residential units (class C3) and associated car parking, retention of approximately 4,500 sqm
(GIA) of employment use (Class B1 and B8) at ground and first floor levels and cafe.

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.

- As noted there are no existing trees or other landscape features associated with this building.
- The Design & Access Statement confirms that there is very limited space or opportunity for
landscape enhancement on the site.
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- At 5.2 (D&AS) reference is made to the Blyth Road site frontage, where the railings are to be
removed and 429sqm of space will be available for landscape enhancement to include seating and
planting in containers.

- Landscape and external spaces are also described in section 11.00, where a 126sgm communal
rooftop garden is proposed.

- A Phase 1 Ecological Appraisal (section 5.0) recommends the use of plants of known value to
wildlife for inclusion in the planting scheme, utilising 'a high percentage of native species'. This
recommendation should be treated with caution as several of the plants listed will be unsuitable for
the limited space available and of little amenity value. Plants will require careful selection to ensure
that they satisfy both visual amenity and biodiversity objectives.

- If the application is recommended for approval, landscape conditions should be imposed to
ensure that the proposals preserve and enhance the character and appearance of the surrounding
built environment and contribute to wildlife.

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

EPU (Noise):
Having read through the plans, please can the following conditions be added:

1. The commercial premises shall not be used for deliveries and collections, including waste
collections other than between the hours of 08:00 and 20:00, Mondays to Fridays, 08:00 to 20:00
Saturdays and not at all on Sundays and Bank and Public Holidays.

REASON

To safeguard the amenity of surrounding areas, in accordance with Policies OE1, OE3 and S6 of
the Hillingdon Unitary Development Plan Saved Policies (September 2007) and Policy 4A.20 of the
London Plan (February 2008).

2. The development shall not begin until a sound insulation scheme for the control of noise
transmission from commercial to residential and from road/rail noise to residential premises has
been submitted to and approved in writing by the Local Planning Authority. The scheme shall be
fully implemented before the development is occupied/use commences and thereafter shall be
retained and maintained in good working order for so long as the building remains in use.

REASON

To safeguard the amenity of the occupants of surrounding properties in accordance with Policy
OE1 of the Hillingdon Unitary Development Plan Saved Policies (September 2007) and Policy
4A.20 of the London Plan (February 2008).

Please add the standard construction informative on:

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 and
18:00 Monday to Friday and between the hours of 08:00 and 13:00 on Saturday. No works shall be
carried out on Sundays or Bank Holidays.

b) All noise generated during such works should be controlled in compliance with British standard
BS 5228-1:2009

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
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You are advised to contact the Council's Environmental Protection Unit, 3S/02 Civic Centre, High
Street, Uxbridge, UB8 1UW if you anticipate any difficulty in carrying out construction other than
within the normal working hours set out above and by means that would minimise disturbance to
adjoining premises.

EPU (Air Quality and Contamination):

Comments regarding air quality and land contamination are provided below. No information was
submitted with regard to land contamination to date.

The following documents were submitted with regard to air quality:

Enterprise House, Hayes Air Quality Assessment by Waterman for Enterprise House LLP,
dated February 2014
Enterprise House, Hayes Air Quality Assessment - Owen Coyle (Adonising) Ltd Flue Modelling by
Waterman for Enterprise House LLP, dated February 2014

Air Quality

The proposed development is within the declared AQMA and in an area currently exceeding the
European Union limit value for annual mean nitrogen dioxide (40.0 mg/m3). Modelling carried out or
Hillingdon by CERC in 2011 indicates the whole site is above the EU limit value, with the eastern
most part of the site at slightly over 49 mg/m3 and the western boundary slightly over 40 mg/m3.
This is assumed to be a slight overestimate. NOx tube monitoring to the east of Blyth Road
undertaken by Hillingdon indicates NO2 levels at 43 mg/m3 in 2013. There was a monitored
exceedance in 2012 (less than a full years monitoring) as well, which was closer to the worst
modelled data.

The June 2014 Air Quality Assessment was submitted as the February 2014 assessment assumed
the Owen Coyle flue (attached to Enterprise House), was to be relocated as part of the
development. However, it seems this will no longer the case. The approach of the second
assessment has been somewhat conservative with regard to the emissions from the Owen Coyle
flue, however it should be noted the DEFRA background for NO2 at the site may be an
underestimate for current year 2012 in all assessments.

Both assessments indicate some exceedances at the modelled second floor residential receptors
on site only. The assessment also indicates an existing exceedance of the EU limit value for NO2
at existing ground floor receptors considered on Blyth Road. To one of these, the proposed
development is indicated to add 0.1 mg/m3 which is considered to be 'negligible'. A similar increase
is noted at a Dawley Road receptor with the development. This may be an underestimate as the
impact from traffic for this development considered alongside other developments in the area may
be greater than modelled. However, the report does indicate the proposed development 'would
generate less demand for travel than the currently proposed use of the site', which is consistent
with the trip generation information in the Transport Statement.

As the development is in and will cause increases in an area already suffering poor air quality the
following are requested:

Section 106

Section 106 obligation for £25,000 should be sought for contribution to the air quality monitoring
network in the area.

Neither air quality assessments made reference to the transport emissions benchmark being met
for the development to demonstrate the development is at least 'air quality neutral'. If they can
demonstrate this, a reduction in the s106 request for air quality could be made. The submission of
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the Travel Plan is noted.

The Owen Coyle flue emissions are indicated to impact the most on the receptors on the fifth and
sixth floors. No exceedances are indicated at these receptors. It is possible there may be still be
exceedances in this locality as the 2012 background used may be an underestimated and some of
the modelled NO2 levels are high. The February 2014 Air Quality Assessment indicates the gas-
fired CHP propsed as part of the development has been modelled, however the information is
presented in a way that the NO2 contribution from the CHP at each receptor location is not plain to
see.

The assessment also makes a reference to the gas-fired CHP and boilers at the Old Vinyl Factory
site, to the south of Blyth Road, however the modelled data provided seems to indicate it may have
not been modelled as part of the assessment, in a manner consistent with the Vinyl Factory
assessment as the expected increases at higher floor levels and NO2 exceedances are not
apparent. Again this may be due to the underestimate in the background NO2 value used. As the
predominant wind direction is indicated to be south westerly's, there is likely to be air quality
impacts from the CHP at the Old Vinyl Factory. It is also unclear if all air quality impacts from the
site have been considered, as operations on site are indicated to continue. Could they please
clarify all emissions to air from the development, including for pollutants not considered under
LAQM?

As monitoring indicates exceedances on Blyth Road and exceedances are likely at a number of
receptor locations for the proposed development, the ingress of polluted air condition is
recommended for any permission that may be given.

Condition 1: Ingress of Polluted Air

Before the development is commenced a scheme designed to minimise the ingress of polluted air
shall be submitted for approval in writing by the Local planning Authority. The design must take into
account climate change pollutants. Any suitable ventilation systems will need to address the
following:

- Take air from a clean location or treat the air and remove pollutants;

- Be designed to minimise energy usage;

- Be sufficient to prevent summer overheating;

- Have robust arrangements for maintenance.

Thereafter and prior to occupation, the scheme shall be completed in strict accordance with the
approved details and thereafter maintained for the life of the development.

REASON: In order to safeguard the amenities of the area, in accordance with Policy OE1 of the
Hillingdon Unitary Development Plan Saved Policies (September 2007) and London Plan (July
2011) Policy 7.14.

Information provided about the gas-fired CHP in the air quality assessment suggests the flue is
shorter than the building at 25.5 metres above ground level with NOx emission rates of 0.00719 g/s
(surprisingly low). The location of the flue is not entirely clear based on drawings. No specific
details about the CHP engine has been provided, other than the revised Energy Statement
indicating the use of 100 kWe CHP system, which is needed to cover the hot water demand. It
goes onto say the electricity generated by the CHP would significantly exceed the electrical base
load of the building so that a large proportion of the electricity would have to be sold to the grid.
However, it indicates a CHP is not proposed for the site. The Sustainability Statement indicates
high efficiency NOx gas boilers emitting less than 40 mg/kWh will be used for all dwellings. It is not
clear, if it will also be provided for the other uses on site. It does not look like consideration has
been given to connecting to the energy centre at the Old Vinyl Factory site. The following condition
in recommended to ensure relevant information regarding the energy sources at the site is
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provided, including details of if the building emissions benchmark has been met and the
development is at least 'air quality neutral'.

Air Quality Condition 2 - Details of Energy Provision

Before the development is commenced details of any plant, machinery and fuel burnt, as part of the
energy provision and the location of the flue for the development shall be submitted to the LPA for
approval. This shall include pollutant emission rates at the flues with or without mitigation
technologies. The use of ultra low NOx emission gas CHPs and boilers is recommended. The
development should as a minimum be 'air quality neutral' and demonstrably below the building
emissions benchmark.

Reason: To safeguard the amenity of neighbouring properties in accordance with policy OE1 of the
Hillingdon Unitary Development Plan.

Notes: This condition relates to the operational phase of residential and commercial development
and is intended for the protection of future residents in a designated AQMA and Smoke Control
Area. Advice on the assessment of CHPs is available from EPUK at:
http://www.iagm.co.uk/text/guidance/epuk/chp_guidance.pdf. An area up to a distance of 10 times
the appropriate stack height needs to be assessed. Guidance on air quality neutral is available at:
https://www.london.gov.uk/priorities/planning/consultations/draft-sustainable-design-and-
construction. They should contact Planning Specialists if they have any queries.

Land Contamination

No information has been submitted with regard to land contamination. Policy EM8 is referred to in
the Planning Statement, although there is no mention of land contamination. The application form
indicates the proposed development would be particularly vulnerable to the presence of
contamination. | would also add that contamination is suspected for all or part of the site given the
onsite use and the industrial history of the site and surrounding sites. The standard contaminated
land condition is advised. Some ground investigation is recommended especially with regard to
ground gas and vapour issues.

Contaminated Land Condition

(i) The development hereby permitted shall not commence untii a scheme to deal with
contamination has been submitted in accordance with the Supplementary Planning Guidance
Document on Land Contamination and approved by the Local Planning Authority (LPA). The
scheme shall include all of the following measures unless the LPA dispenses with any such
requirement specifically and in writing:

(a) A desk-top study carried out by a competent person to characterise the site and provide
information on the history of the site/surrounding area and to identify and evaluate all potential
sources of contamination and impacts on land and water and all other identified receptors relevant
to the site;

(b) A site investigation, including where relevant soil, soil gas, surface and groundwater sampling,
together with the results of analysis and risk assessment shall be carried out by a suitably qualified
and accredited consultant/contractor. The report should also clearly identify all risks, limitations and
recommendations for remedial measures to make the site suitable for the proposed use; and

(c) A written method statement providing details of the remediation scheme and how the
completion of the remedial works will be verified shall be agreed in writing with the LPA prior to
commencement, along with details of a watching brief to address undiscovered contamination.

(i) If during development works contamination not addressed in the submitted remediation scheme
is identified, the updated watching brief shall be submitted and an addendum to the remediation
scheme shall be agreed with the LPA prior to implementation; and

Major Applications Planning Committee - 6th August 2014
PART 1 - MEMBERS, PUBLIC & PRESS

Page 102



(iii) All works which form part of the remediation scheme shall be completed and a comprehensive
verification report shall be submitted to the Council's Environmental Protection Unit before any part
of the development is occupied or brought into use unless the LPA dispenses with any such
requirement specifically and in writing.

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and ecological
systems and the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors in accordance with policy OE11 of the Hillingdon Unitary
Development Plan Saved Policies (September 2007).

The following condition needs to be included in any permission given to ensure the soils are
suitable for use, if any areas of soft landscaping or planting are created as part of the development.

Condition to minimise risk of contamination from garden and landscaped areas

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

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

Reason

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

ACCESS OFFICER:
The latest revised plan are acceptable from an accessibility standpoint.
SUSTAINABILITY OFFICER:

The Enterprise House development does not meet an equivalent building regulation standard
development in terms of energy, let alone the 40% reduction target of the London Plan.

| accept this is a significant refurbishment proposal on building with heritage value. As a
consequence, achieving the energy reduction through improvements to the fabric of the building
are complicated at best and impossible in some instances.

Nonetheless, an opportunity to link into the OIld Vinyl Factory district heating network has
considerable potential. | had asked this to be considered at part of the planning stages, but little
progress was made. Therefore the plans as presented set out a development that would have
sizeable energy loads (compared to a building regulations compliant development) and this would
have implications for energy bills of residents.

The potential link to the Old Vinyl Factory site needs to be properly analysed and considered to
ensure energy reductions measures for Enterprise House have been exhausted.

The following condition is therefore essential:

Condition:
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Prior to commencement of development a scheme for the connection to the Old Vinyl Factory Site
(outline planning reference 59872/APP/2012/1838) energy centre and/or district heating network
shall be investigated. If feasible, details of the connection (including timetable) must be presented
to and approved in writing by the Local Planning Authority prior to commencement of development.
If a connection is considered unfeasible, full justification must be provided to the Local Planning
Authority. In any event, the site must be constructed in a manner that allows a future connection to
the OId Vinyl Factory district heating network. The development must proceed in accordance with
the approved scheme and details.

Reason:

To ensure the development can be supplied with efficient energy in accordance with Policy 5.6 of
the London Plan.

WATER AND FLOOD MANAGEMENT OFFICER:

Following the submission of the additional Below Ground information by the Furness Partnership,
which highlights the issues facing the site in reducing the surface water run off from the site.
However as the site is reducing surface water run off by 15% and commits to further work to
explore opportunities to control water further at the detailed design stage. | am therefore happy to
recommend the Sustainable Drainage condition:

Prior to commencement, a scheme for the provision of sustainable water management shall be
submitted to, and approved in writing by the Local Planning Authority. The scheme shall clearly
demonstrate how it follows the strategy set out in the Below Ground Information by the Furness
Partnership dated Jan 2014 and incorporates sustainable urban drainage in accordance with the
hierarchy set out in Policy 5.15 of the London Plan and will:

i. provide information on all Suds features including the method employed to delay and control the
surface water discharged from the site and:

a. calculations showing storm period and intensity and volume of storage required to control
surface water and size of features to control that volume.

b. any overland flooding should be shown, with flow paths depths and velocities identified as well as
any hazards, (safe access and egress must be demonstrated).

c. measures taken to prevent pollution of the receiving groundwater and/or surface waters;

d. how they or temporary measures will be implemented to ensure no increase in flood risk from
commencement of construction.

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

ii. 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
through water collection, reuse and recycling and will:

iii. incorporate water saving measures and equipment.

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

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

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

Reason
To ensure that surface water run off is controlled to ensure the development does not increase the
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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:
| have reviewed the proposed development:

Erection of extensions at roof level, erection of external bridge links on the rear elevation and
internal works associated with the change of use of part of enterprise house to create 96 residential
units (class C3) and associated car parking, retention of approximately 4,500 sqm (GIA) of
employment use (Class B1 and B8) at ground and first floor levels and cafe.

35 x 1 bed
42 x 2 bed
19 x 3 bed
100% market housing

The following S106 Planning Obligations need to be secured:

1. Highways: Highways works together with a S278/S38 Agreement will need to be secured subject
to comments from the Highways officer.

2. Affordable Housing: A review mechanism allowing the council to review the value of the scheme
in the future to secure affordable housing.

3. Construction Training

- Training Costs: £2500 per £1m build cost

- Coordinator costs: 96/160 x £71,675 + 4500/7500 x £71,675 = £86,010

4. Air Quality monitoring fee: £25,000

5. Project Management & Monitoring Fee: 5% of total cash contributions.

7. MAIN PLANNING ISSUES
7.01 The principle of the development

The National Planning Policy Framework, March 2012 (NPPF) at paragraph 2 states that
"Planning law requires that applications for planning permission must be determined in
accordance with the development plan unless material considerations indicate otherwise".

The application site is identified as a Strategic Industrial Location (SIL): Preferred
Industrial Location (PIL) within the London Plan (July 2011), as a Locally Significant
Industrial Site (LSIS) by the Hillingdon Local Plan: Part One - Strategic Policies
(November 2012) and an Industrial and Business Area (IBA) within the Hillingdon Local
Plan: Part Two - Saved UDP Policies (November 2012).

Policy 2.17 of the London Plan (July 2011) states that SILs are London's main reservoirs
of industrial and related capacity and that:-

"...Development proposals in SlLs should be refused unless:

a) they fall within the broad industrial type activities outlined in paragrapph 2.79; or

b) they are part of a strategically co-ordinated process of SIL consolidation through an
opportunity area planning framework or borough development plan document; or

c) the proposal is for employment workspace to meet identified needs for small and
medium sized enterprises (SMEs) or new emerging industrial sectors; or
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d) the proposal is for small scale 'walk to' services for industrial occupiers such as
workplace creches or cafes."

However, Policy 4.4 of the London Plan also advises that LDFs should protect locally
significant industrial sites where justified by evidence of demand but also take into
account the need to transfer industrial land to other uses, having regard to strategic and
local criteria and strategic monitoring benchmarks (Hillingdon has been identified as an
intermediate area, where the limited transfer of land would be appropriate).

Policy LE2 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
essentially re-iterates London Plan policy by stating that IBAs are designated for business,
industrial and warehouse purposes (Use Classes B1 - B8) and for sui generis uses
appropriate to an industrial area. The policy goes on to advise that alternative uses will not
be permitted unless (i) there is no realistic prospect of the land being used for industrial or
warehousing purposes in the future, (ii) the alternative use does not conflict with other
policies and objectives of the plan and the proposal better meets the plan's objectives,
particularly in relation to affordable housing and economic regeneration.

The NPPF does advise at paragraph 22 of the need for LPAs to review employment use
designations:-

"Planning policies should avoid the long term protection of sites allocated for employment
use where there is no reasonable prospect of a site being used for that purpose. Land
allocations should be regularly reviewed. Where there is no reasonable prospect of a site
being used for the allocated employment use, applications for alternative uses of land or
buildings should be treated on their merits having regard to market signals and the
relative need for different land uses to support sustainable local communities."

As part of the review process, the Council's Hillingdon Local Plan: Part One - Strategic
Policies (November 2012) did advise at paragraph 5.10 that:-

"There is more employment land than currently needed, and any release of surplus
industrial land will be carefully managed to support Hillingdon's employment generation
whilst creating opportunities for regeneration and release to other uses including much
needed housing. The London Plan requires Hillingdon to adopt a 'Limited Transfer'
approach to the transfer of industrial sites to other uses."

Paragraph 5.12 of this document goes on to advise of the locations considered to be most
suitable for the managed release of industrial land which includes part of the Blyth Road
area and advises that these areas will form the starting point for a more detailed review of
such land, to be undertaken as part of the production of the Hillingdon Local Plan: Part 2 -
Site Specific Allocations Local Development Document (LDD).

Specific site designation is being progressed with a draft of the LDD (September 2013)
having been prepared. The public have not been consulted on this document and
therefore it may be subject to change and little weight should be attached to it at this
stage. However, it should be noted that Policy SA 1: Enterprise House, Hayes states:-

"The Council is of the view that Enterprise House is suitable to accommodate residential
led mixed use development with commercial uses at ground floor level. Redevelopment
should respect the Listed status of the building and meet the following criteria:

- Parking should not be accommodated within the original building envelope;
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-Any subdivision to create residential units should protect the original open quality of the
spaces within the building;

- Shared circulation spaces and access cores shopuild be contained within the building;

- Particular attention should be paid to the retention of historic features that are important
to the listed status of the buildeing. These include the north lights at rof level and the
original window frames;

- Particular care should be paid to providing active ground floor uses;

- Proposals will need the criteria of relevant policies in the Development Management
Policies Document."

Therefore, this document does consider that this site, together with The Old Vinyl Factory
and Gatefold Building site opposite as being suitable for redevelopment to include
residential use, and in the case of the latter, where planning permission has now been
granted.

The applicant also advises that the site has been extensively marketed for
business/industrial uses, but there has been little interest and take up rates have been
low. Since the applicant (Workspace Group) purchased the building in 2007, up-to date
marketing details have been maintained on their website as this is where 90% of their
property portfolio is marketed and has proven effective. Of the 15,275sgm of existing
floorspace at Enterprise House, 7,130sgm has been 'moth-balled' on safety grounds and
the 4,255sgm of unlet space has been marketed for between 18 months and 4 years, with
no new lettings to new tenants for approximately 12 months.

In addition, a financial viability assessment has been submitted with the application which
has been independantly assessed by a specialist third party contractor. They advise that
the appraisal considered 3 options, a commercial renovation with and without an
extension, and a residential conversion and an amount of retained commercial use and no
affordable housing. The specialist contractor advises that of these, both the commercial
options make substantial losses and on this basis are completely unviable. The residential
scheme also makes a loss but a relatively small one so that it would only require a small
increase in capital growth for the scheme to become viable.

Therefore, in policy terms, the loss of industrial floorspace can be justified where there is
sufficient evidence to suggest a sustained lack of demand from potential new occupiers.
In this instance, the submitted marketing material suggests that this is the case, although
this could be attributable to the poor quality of the floorspace than an overall lack of
demand. However, emerging policy does point to an oversupply of industrial floor space
and this site has been identified as being potentially suitable for release. Having regard to
the individual site circumstances and the need for a residential conversion on the scale
proposed to generate the funds needed for the repair and refurbishment of this important
listed building, it is considered that there can be no objection to the loss of employment
land in principle.

A further issue applicable to the application site is its location opposite the Vinyl Factory
site. The Council sees the regeneration of the Vinyl Factory site as pivotal to the wider
investment in Hayes. A run down Enterprise House would be seen as a negative factor by
investors into into the Vinyl Facory site and Hayes.

7.02 Density of the proposed development

As this scheme is for the part residential conversion of an existing building, the Mayor's
residential density guidelines are not considered to be applicable in this instance.
7.03 Impact on archaeology/CAs/LBs or Areas of Special Character
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The impact of this development upon the Grade Il listed Enterprise House and adjoining
Grade Il listed Jupiter House, togerher with its impact upon the Botwell: Thorn EMI
Conservation Area is considered under the remit of the application for listed building
consent (App. No. 11623/APP/2013/3592) which is also being presented to this
committee.

7.04 Airport safeguarding

There are no safeguarding issues raised by this application. An informative has been
added as regards the use of cranes.
7.05 Impact on the green belt

This site does not form part of the Green Belt, nor is it located close to the Green Belt
boundary. As such, no Green Belt issues are raised by the proposal.
7.07 Impact on the character & appearance of the area

Policy BE13 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012) requires new development to harmonise with the existing street scene or other
features of the area which it is desirable to retain or enhance. Policy BE25 seeks the
modernisation and improvement of IBAs through careful design and landscaping and
environmental improvements.

Enterprise House forms a prominent and distinctive building within the Blyth Road street
scene and surrounding Botwell: Thorn EMI Conservation Area. The proposed works will
assist with the restoration and refurbishment of the building, allowing it to be brought back
into a good state of repair. As the proposals include a fairly modest extension to the
building that would be located at roof top level and set back from the roof edges, it is
considered that it would not appear as an unduly conspicuous addition to the building,
particularly at street level, and would only be visible in much longer views. The extension's
detailed design and use of materials which would be controlled by a recommended
condition would also ensure that the extension would harmonise with the existing historic
building. Furthermore, other physical alterations to the building such as the additional of
open metal walkways between the rear wings have been discretely located to minimise
their impact and carefully designed to mimic the industrial character of the building. Other
alterations such as the removal of corrugated iron clad external staircases and
telecommunications equipment from the water tower will enhance the overall appearance
of the building.

The proposed works also seek to add activity and visual interest, particularly at street
level, with the addition of a publically accessible cafe with external seating and internal
atrium, a small Vinyl Factory museum and interpretation panels. Although car parking on
the ground floor on the western side of the building is less successful, this would at least
be concealed within the building. Also, there is scope to introduce some boundary planting
at the front of the building, whereas currently there is no planting on site.

It is therefore concluded that overall, the proposals would allow for a significant
improvement to the existing street scene, in terms of Policies BE13 and BE25 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).

7.08 Impact on neighbours

Policies BE20, BE21 and BE24 of the Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012) seek to protect the amenities of surrounding residential
properties from new development in relation to loss of sunlight, dominance and loss of
privacy respectively. The Council's Supplementary Planning Document HDAS: Residential
Layouts provides further clarification relevant to this proposal in that it advises that a 21m
distance between facing habitable room windows and private amenity space should be
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maintained to safeguard privacy.

The nearest existing residential properties to Enterprise House are those fronting Blyth
Road to the east of the application site and the quasi-residential uses within Jupiter House
sited immediately to the west of the application site. The nearest residential property is
No. 101 Blyth Road which is sited some 38m to the east of the application site and
separated from Enterprise House by other commercial uses and buildings. The proposed
development including the roof top extension would not have a material impact upon the
amenities of this property.

As regards Jupiter House, this provides hostel accommodation and the building does
contain side bedroom windows on three floors which face onto the shared access running
between the two buildings. It is considered that the proposed roof top extension would not
have any significant impact upon the outlook and the daylight and sunlight levels from
these windows, given that it would be set back some 6.5m from the edge of the roof. This
has been confirmed by the submitted Daylight and Sunlight Assessment. These windows
are sited some 8.8m from the projecting stairwell on this corner of Enterprise House,
which would in part be converted to provide kitchen/ living rooms on the second to fifth
floors with side windows directly facing Jupiter House. Although to some extent this is an
existing situation, the change of use of the space served by the windows on the stairwell
from commercial access to private residence would afford greater opportunities for
overlooking and a consequent reduction in privacy. However, as the kitchen/ living rooms
also have large rear facing windows, the side windows can be fixed shut and obscure
glazed, controlled by condition.

The re-development of the Old Vinyl Factory opposite involves proposed residential units,
with those closest to Enterprise House being within the Boiler House on the opposite side
of Blyth Road. This would be a part six, part seven storey building with residential use on
the upper floors with a roof top amenity area. Although this building and its residential
units would be sited some 17m from the front elevetion of Enterprise House, and therefore
less that the 21m separation distance normally required by Council guidance to afford
adequate privacy, this is an across the street relationship where habitable rooms often
afford a reduced standard of privacy.

It is therefore considered that the scheme would not result in any significant adverse
impact upon the amenities of existing and proposed surrounding residential occupiers, in
accordance with Policies BE20, BE21 and BE24 of the Hillingdon Local Plan: Part Two -
Saved UDP Policies (November 2012).

7.09 Living conditions for future occupiers

Internal Floor Space

The proposed flats would have internal floor areas ranging from 50 to 64sgm for the 1
bedroom, 2 person units; 72 to 120sgm in the case of the two bedroom, 4 person units;
101 to 122sgm in the case of the 3 bedroom, 5 person units and 133 to 160sgm in the
case of the 3 bedroom, 6 person units. All of the flats would provide a sufficient quantum
of internal floor space to satisfy the Mayor's 50, 70, 86 and 95sgm minimum floor space
standards for each respective type of property.

In any residential conversion scheme, the layout of the units is going to be influenced by
the original layout of the building. In this instance, the historic importance of the building
further constrains the conversion options available whilst there is a requirement to provide
the overall number of residential units proposed if the scheme is to have a chance of
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being financially viable which has been demonstrated within the submitted Financial
Viability Appraisal.

The submitted Design and Access Statement advises of the design options considered
and the factors that have influenced the preferred layout of the submitted scheme. At
10.5m wide, the floor plates of Enterprise House are not of an ideal size and this has led
to the inclusion of external bridge walkways providing access to the flats, which avoids the
need for internal corridors that would result in the majority of the flats within the main
spine of Enterprise House being single aspect and of an awkward depth relative to the
outlook afforded by its windows. At the rear of the building, the closeness of the wings of
the building at 15m also raises significant overlooking issues. The length of these wings
also brings means of escape and staircase issues since a dead-end access corridor can
only be 7.5m long before a means of escape has to be provided from 2 directions.

The bridge walkways would be set back from the rear elevation of the main spine of the
building by some 3.8m. They have been designed as open and light weight structures and
therefore the impact upon the outlook from rear facing windows would be minimised.
Furthermore, although the walkways would be sited close to habitable room windows in
this elevation, this relationship would be similar to that experienced by ground floor units
within more traditional flatted blocks. Although the opportunity exists for overlooking of
habitable room windows at closer distances as the bridge walkways enter the wings, this
could be mitigated with obscure/ louvred glazing within those parts of the multi-paned
windows closest to the walkways.

A Daylight and Sunlight Assessment has also been submitted with the application. This
uses the revised Building Research Establishment (BRE) report 'Site Layout Planning for
Daylight and Sunlight: A guide to Good Practice' (October 2011). The assessment advises
that overall, the proposed accommodation would experience good levels of interior
daylight and sunlight availability in the context of the guidance. Although a proportion of
the proposed windows and rooms would experience levels of interior daylight and sunlight
below the respective BRE guide, these would mainly be bedrooms which the BRE
guidance considers to be of less importance than main habitable rooms and levels are low
and the breaches localised and marginal. The report advises that in mitigation, the BRE
guidance itself states that it is advisory and does not contain mandatory standards and
therefore needs to be interpreted flexibly. Furthermore, the standards are based on a
typical two storey suburban model and it is reasonable to assume that expectations of
levels of daylight and sunlight would be different in a more urban setting. Therefore, given
the limited nature of the breaches, the constraints imposed by the listed status of the
building to adopt mitigation measures to alleviate lower light levels, and the weight that
needs to be attached to making efficient use of developed land, overall, the quality of the
residential accommodation in terms of daylight and sunlight levels is acceptable and the
scheme is considered to be consistent with the objectives and requirements of the BRE
guidance.

As mentioned in Section 7.08 above, the re-development of the Old Vinyl Factory site
opposite would result in habitable rooms facing habibitable rooms within Enterprise House
within a 17m distance, but this is an across the street relationship where reduced standard
of privacy can be expected.

External Amenity Space

The Council's amenity space standards require a minimum total of 2,320sqgm of amenity
space to be provided for the 96 units. This scheme would provide the 14 no. maisonettes
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split between the fifth and sixth floors with private rooftop terraces, ranging in size from 5
to 19sgm, totalling some 120sgm. A communal residents' terrace is also proposed on the
roof, which would provide 129sqm of external amenity space. This equates to a total
249sqgm of external amenity space.

The amount of external amenity space provided is deficient in terms of satisfying the
Council's standards. It is also noted that no provision has been made for a children's play
area. Due to the constraints of the site and the listed building, additional amenity space is
not available on site (the agent's were asked to explore the possibility of providing a
decked amenity space above the surface car park, but they advise that whilst they have
sole rights to use the surface car park, these rights do not extend to building over it). The
FVA also demonstrates that the scheme cannot generate sufficient funds to contribute to
the provision/ improvement of open space elsewhere.

However, the technical requirement is only 108sgm. of playspace for children as assessed
under the Mayor's London Plan, 60sgm of which would be for under 5s. The cafe is
226sgm and officers are aware of child friendly cafes incorporating designated soft play
areas. It is considered that a 226sqm would be large enough to incorporate a 60sqm soft
play area. A condition is therefore imposed to this effect.

The nearest area of public open space is Lake Farm Country Park to the north west of
Enterprise House, sited within a walking distance of some 575m. The most direct route to
Lake Farm uses the towpath of the Grand Union Canal, sited some 270m from Enterprise
House which itself forms a green link and part of the blue ribbon network, and therefore
forms part of a green corridor which itself is valued and recognized for its contribution
towards recreation and wildlife. Therefore, public open space is available nearby for
residents of Enterprise House within a reasonable walking distance. There are also a
number of publicly accessible play spaces for children which are to be provided as part of
the Old Vinyl Factory redevelopment directly opposite the site.

Conclusion

This scheme needs to be considered as currently submitted. On this basis, it has been
demonstrated that the overall amount and type of residential accommodation proposed is
required to secure the funds that will enable this important historic building to be
renovated and refurbished and that given the quantum of residential space required, the
proposed layout does make best use of the space available. On balance, although the
residential accommodation proposed is not ideal, particularly in terms of the lack of
external amenity space and children's play space, the quality of the accommodation is not
so substandard that a refusal of permission is justified given the significant associated
benefits of bringing this dilapidated historic building back into use and the availability
offacilities in the vicinity of the site.
7.10 Traffic impact, Car/cycle parking, pedestrian safety

Policies AM2 and AM7 of the Hillingdon Local Plan: Part Two - Saved UDP Policies
(November 2012) advise respectively that proposals for development will be assessed
against their contribution to traffic generation and impact on congestion, having regard to
the present and potential capacity of public transport and that the traffic generated by
proposed developments would need to be accommodated on principal roads without
increasing demand along roads or at junctions already used to capacity, not prejudice the
free flow of traffic, nor diminish environmental benefits brought about by other road
improvement schemes or infiltrate local roads. Policy AM9 supports cycle provision,
including the need for cycle storage provision within development schemes and Policy
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AM14 advises that development should accord with adopted car parking standards.

The application is supported by a Transport Statement and a Travel Plan. The Council's
Highway Engineer has reviewed the former and advises that despite part of the Transport
Statement regarding existing trip generation being misrepresentative, the overall impact of
the proposed development on the capacity of the surrounding road network would not be
significant as compared to the existing use and is acceptable. The Council's Transport
and Aviation Team have also reviewed the Travel Plan and consider its measures to
reduce reliance on the private car are acceptable.

Following concerns raised by the Council's Highway Engineer regarding the more onerous
servicing requirements for storage uses (Class B8), the applicant has now agreed to
remove this use class element from the proposals. The Highway Engineer also advises
that further consideration has now been given to the servicing of the adjacent Owen Coyle
building. Previously, 3 proposed spaces on the shared access were considered to have
the potential to conflict with the servicing of the Owen Coyle building which have now
been relocated in the revised car parking layout.

A car club would be provided, for which 2 parking spaces would be reserved. Also, it is
proposed to utilise the commercial car parking spaces for visitors of the residents during
evenings and weekends and a permit free agreement to exclude the future residents of
the development from eligibility for the parking permits for the adjacent Controlled Parking
Zone (CP2).

The Council's Highway Engineer advises that no objections are raised to the overall
parking arrangements, although 5 no. parking spaces for motorbikes etc. should be
provided in addition to those for cars and bicycles. Also, provision for electric vehicles
would need to be provided in the order of 20% passive and 10% active for the commercial
use and 20% active and 20% passive for the residential use and a parking allocation and
management plan should secured, including but not limited to, allocating residential car
parking to the 2 and 3 bed flats, visitor parking and electric charging spaces. As the
location of the refuse store is not within the maximum trundle distance of 10m for
collection from the carriageway in Blyth Road, it is proposed that on-site management
staff will bring the bins to the back of the Blyth Road footway on collection days where
appropriate space is available. Although not ideal, the Highway Engineer advises that this
arrangement is workable. Details of the provisions to be made for motorbike parking,
electric charging, the parking allocation and management plan and the refuse
management plan can be controlled by recommended conditions. Details of the operation
and management of the car club, residential use of commercial parking during evenings
and weekends and restriction of resident's eligibility to use the parking spaces within the
SPZ would need to be secured within the S106 agreement.

The Highway Engineer concludes that subject to the issues raised in his comments being
covered through suitable planning conditions/S106 agreement, no objection is raised from
a highways aspect on this application.

7.11 Urban design, access and security

Security

A secure by design condition has been added.
7.12 Disabled access

Policies 3.8 and 7.2 of the London Plan (July 2011) promote housing choice and require
all new development to provide an inclusive environment that achieves the highest
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standards of accessibility and inclusive design respectively. The Council's Supplementary
Planning Document "Accessible Hillingdon" (May 2013) provides detailed design guidance
on accessibility issues.

The Design and Access Statement advises that all the units would be fully accessible, with
3 apartments on every floor being built as fully wheelchair accessible. The entrances
would achieve suitable gradients, and wheelchair accessible lifts have been incorporated
into the design.

Nine accessible parking spaces are proposed within the internal car park, which would
provide ample car parking for the wheelchair standard accommodation.

The Council's Access Officer advises that since the plans have been revised in response
to his original comments, the proposal is now satisfactory from an accessibility
perspective. As such, the scheme complies with Policies 3.8 and 7.2 of the London Plan
(July 2011) and the Council's Supplementary Planning Document "Accessible Hillingdon"
(May 2013).

7.13 Provision of affordable & special needs housing

A financial viability assessment has been submitted with the application which has been
independantly assessed by a specialist third party contractor. He advises that 3 options
have been considered, a commercial renovation with and without an extension, and a
residential conversion with a small amount of retained commercial and no affordable
housing. Both the commercial options make substantial losses and are completely
unviable. The residential option also makes a loss but a relatively small one. However, the
situation is likely to change if house prices continues to rise (which is quite likely if as
expected the re-development of the Old Vinyl Factory site markedly enhances local
values). A review mechanism in the planning agreement based on outturn sales values is
therefore required, albeit noting that 5% growth would be necessary to achieve viability.
7.14 Trees, landscaping and Ecology

Trees and Landscaping

Policy BE38 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012) requires development proposals to retain and utilise topographical and landscape
features of merit and to provide for new planting and landscaping wherever it is
appropriate.

There are no existing trees or other landscape features of merit associated with this site
which apart from a narrow strip of raised beds along the Clayton Road frontage of the
surface car park, is entirely covered by buildings and hardstanding.

The submitted Design and Access Statement advises that there is very limited space or
opportunity for landscape enhancement on the site, with the only possible areas being the
Blyth Road site frontage, where the railings are to be removed and 429sqgm of space
could potentially be available to include landscape enhancement, with seating and
planting in containers and the 126sqm communal rooftop garden.

The Council's Tree and Landscape Officer raises no objections to the proposal, only
noting that some of the plant species recommended for use and listed within the Phase 1
Ecological Appraisal (section 5.0) would not be appropriate for the space available but
advises that this could be dealt with by way of condition to ensure that the proposals do
preserve and enhance the character and appearance of the surrounding built environment
and contribute to wildlife. The suggested conditions are recommended and therefore the
scheme would make an appropriate contribution to the enhancement of the overall
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appearance of the street scene and complies with Policy BE38 of the Hillingdon Local
Plan: Part Two - Saved UDP Policies (November 2012).

Ecology

The Phase 1 Ecological Appraisal advises that the site is of low ecological value. In
particular, given the site's location and nature, the main focus of the survey was upon bats
and nesting birds. The survey concluded that Enterprise House lacks suitable features for
roosting bats and no evidence of their presence was found so that the site is considered
to have negligible potential to support roosting bats. Numbers of feral pigeon were
observed entering the building. The appraisal recommends that a licensed pest controller
is commissioned to make an inspection of the building, and to determine a suitable course
of action for the removal of feral pigeon and any other pest species. The report also
advises that appropriate wildlife enhancement on site should take the form of bird boxes
and use native species in any planting. These are controlled by condition.
7.15 Sustainable waste management

The scheme makes adequate provision, integral within the buildings for waste and
recycling at two points adjacent to the main entrances to each of the blocks.
7.16 Renewable energy / Sustainability

The Council's Sustainability Officer advises that this is a refurbishment proposal for a
building with considerable heritage value and therefore as a consequence, achieving the
energy reduction targets through improvements to the fabric of the building are
complicated at best and impossible in some instances.

THe Officer does advise that the opportunities to link into the Old Vinyl Factory district
heating network opposite this site has considerable potential and this had been raised with
the applicant, but little progress has been made. Therefore the plans as presented set out
a development that would have sizeable energy loads (compared to a building regulations
compliant development) and this would have implications for energy bills of residents.

The potential link to the Old Vinyl Factory site needs to be properly analysed and
considered to ensure energy reductions measures for Enterprise House have been
exhausted and a condition is recommended to ensure this is exp[lored. This is
recommended.

7.17 Flooding or Drainage Issues

The Council's Flood and Water Management Officer advises that the site is reducing
surface water run off by 15% and commits to further work to explore opportunities to
control water further at the detailed design stage and therefore, no objections are raised
to the granting of permission on flood risk grounds, subject to the imposition of a suitable
Sustainable Drainage condition. This forms part of the officer recommendation.

7.18 Noise or Air Quality Issues

Noise

The Council's Environmental Protection Officer (Noise) does not raise any objections to
the proposal on noise grounds, subject to conditions controlling the hours of
collection/deliveries to the commercial premises and the submission of a sound insulation
scheme for the control of noise transmission from commercial to residential and from
road/rail noise to residential premises. Given that this is an IBA, it is considered that
controlling collection/delivery hours would not be appropriate. The requiremnent for a
sound insulation scheme forms part of the officer's recommendation.
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Air Quality

The application site is located within the Borough's Air Quality Management Area (AQMA).
The Council's Environmental Protection Officer has reviewed the Air Quality Assessment
submitted with the application and notes that it is now intended to retain a flue belonging
to the adjoining Owen Coyle Facory which runs up the rear of Enterprise House. THe
officer details a number of limitations of the study, but raises no objections to the
proposal, subject to a £25,000 contribution towards the air quality monitoring network in
the area and two conditions to deal with ingress of Polluted Air and details of energy
provision, which form part of the officer's recommendation.
7.19 Comments on Public Consultations

The current proposals, especially to the west end, would have a major impact on the
operational ability of the adjoining factory building. The proposals introduce additional
parking around the perimeter of Enterprise House, particularly at its west end, which is the
main industrial access, and would now include the main entrance and exit to the ground
floor parking, which are immediately adjacent to the main entrance of Owen Coyle
(Anodising) Ltd. from which all goods and finished products are accessed. Photographs
are attached showing 40ft articulated lorries delivering and receiving finished goods with
the ancillary manouevring that is required. Current proposals would totally prevent these
activities taking place and have severe financial implications. Rights of access and
manouevring off Blyth roiad to main factory entrance have been established for over 40
years,
(ii) There is a main exhaust flue from Owen Coyle (Anodising) Ltd. which is attached to
Enterprise and there is no indication in the proposals for this to be accommodated which
has been established for over 40 years,
(iii) The introduction of 96 residential apartments adjacent to a working factory complex
(3.5m) with fire escape staircases leading directly onto the common passageway between
the two buildings together with commercial traffic movements and manouevring all have
major environmental and health and safety issues,
(iv) Lack of adequate amenity space will acerbate health and safety issues,
(v) Concentration of residential apartments and associated parking will put enormous
pressure on vehicular movements around existing one-way system on Blyth Road, which
is already overcrowded.

7.20 Planning obligations

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

As of 1st August 2014, the Council's CIL would become effective which replaces a
number of S106 requirements. In this instance however, it is only the new floorspace
which is CIL liable, which would require a payment of £63,650.

A S106 Agreement would be needed to secure the following:-

1. Affordable Housing: A review mechanism allowing the council to review the value of the
scheme in the future to secure affordable housing.

2. Highways: Highways works together with a S278/S38 Agreement will need to be
secured to include details of the operation and management of the car club; residential
visitors parking in the commercial car parking spaces during evenings and weekends and
a permit free agreement to exclude the future residents of the development from eligibility
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for the parking permits for the adjacent CPZ.

3. Conservation/Management Plan to be agreed for the future maintenance of the building
4. Construction Training

- Training Costs: £2500 per £1m build cost

- Coordinator costs: 96/160 x £71,675 + 4500/7500 x £71,675 = £86,010

5. Air Quality monitoring fee: £25,000

6. Project Management & Monitoring Fee: 5% of total cash contributions.

The applicant has agreed to the above heads of terms. As such, the scheme complies
with Policy R17 of the Hillingdon Local Plan: Part Two - Saved UDP Policies.

The new floorspace would also be liable for the Mayoral CIL.
7.21 Expediency of enforcement action

There are no enforcement issues raised by this application.
7.22 Other Issues

Land Contamination

The proposals are not likely to require significant construction work on the ground floor,
which would remain in commercial use. The Council' Environmental Health Officer (Land
Contamination) advises that contamination is suspected for all or part of the site given the
onsite use and the industrial history of the site and surrounding sites. A contaminated land
condition is recommended, together with a soil importation condition. These form part of
the officer's recommendation.

8. Observations of the Borough Solicitor

General

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

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

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

Planning Conditions

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

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

Equalities and Human Rights

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

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

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

9. Observations of the Director of Finance

10. CONCLUSION

Officers consider that substantial weighting should be given to restoration of the listed
building and positive benefits of the building being brought back into active use at what is
a prominent location in Hayes.

The conversion of any listed building to a new use will involve an element of compromise.
In this case, the proposal must also be capable of generating sufficient funds to secure
the restoration of the building, whilst remaining viable. It is considered that although the
residential accommodation proposed is not ideal and the subdivision of the building is
extensive that would adversely impact upon the building's character, this scheme offers an
acceptable compromise that offers the most realistic prospect of securing the future of the
building whilst assisting with re-generation of the area.

It is recommended for approval.

11. Reference Documents

National Planning Policy Framework (March 2012)

Planning Practice Guidance (March 2014)

London Plan (July 2011)

Mayor's Housing Supplementary Planning Guidance, November 2012
Hillingdon Local Plan (November 2012)

Council's Draft Proposed Site Allocations and Designations, September 2013
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Consultation Responses

Contact Officer: Richard Phillips Telephone No: 01895 250230
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Agenda ltem 9

Report of the Head of Planning, Sport and Green Spaces

Address ENTERPRISE HOUSE, 133 BLYTH ROAD HAYES

Development: Erection of extensions at roof level, erection of external bridge links on the
rear elevation and internal works associated with the change of use of part of
enterprise house to create 96 residential units (class C3) and associated car
parking, retention of approximately 4,500 sgm (GIA) of employment use
(Class B1 and B8) at ground and first floor levels and cafe. (Application for
Listed Building Consent)

LBH Ref Nos: 11623/APP/2013/3592

Drawing Nos: Planning Statement
Design and Access Statement
Utility Report
Agent's email dated 9 4 14
524 A (31) 103 Rev. PO
524 A (31) 104 Rev. PO
3733-S-109 Rev. P2
3733-S-110 Rev. P2
3733-S-111 Rev. P2
3733-S-112 Rev. P2
3733-S-113 Rev. P2
3733-S-114 Rev. P2
3733-S-120 Rev. P2
3733-S-121 Rev. P2
3733-S-122 Rev. P2
3733-S-123 Rev. P2
Heritage Impact Assessment
524 A (31) 105 Rev. PO

524 A (31) 106 Rev. PO
524 C (31) 101 Rev. PO
524 C (31) 102 Rev. PO
524 C (31) 103 Rev. PO
524 C (31) 104 Rev. PO
524 L (24) 200 Rev. PO

524 C (22) 101 Rev. PO
524 L (24) 201 Rev. PO
524 A (31) 102 Rev. PO
524 A (31) 101 Rev. PO
Agent's email dated 9/4/14
Agent's email dated 25/4/14
524 L (0-) 203 Rev. PO

—

524 L (0-) 011 Rev. P1
524 L (0-) 012 Rev. P1
524 L (0-) 013 Rev. P1
524 L (0-) 014 Rev. P1
524 L (0-) 015 Rev. P1
524 L (0-) 016 Rev. P1
524 L (0-) 017 Rev. P1
524 L (0-) 030 Rev. P1
524 L (0-) 031 Rev. P1
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524 L (0-) 032 Rev. P1
524 L (0-) 033 Rev. P1
524 L (0-) 034 Rev. P1
524 A (0-) 100 Rev. PO
524 L (0-) 100 Rev. P1
524 L (0-) 101 Rev. P2
524 L (0-) 102 Rev. P2
524 L (0-) 103 Rev. P2
524 L (0-) 104 Rev. P2
524 L (0-) 105 Rev. P2
524 L (0-) 106 Rev. P2
524 L (0-) 107 Rev. P2
524 L (0-) 200 Rev. PO
524 L (--) 100 Rev. P7
524 L () 302 Rev. P3
524 L (--) 108 Rev. P3
524 L (--) 104 Rev. P5
524 L (--) 601 Rev. P1
524 L (--) 210 Rev. P3
524 L () 10 Rev. P2
524 L (--) 107 Rev. P7
524 L (--) 201 Rev. P4
524 L () 600 Rev. P2
524 L (--) 106 Rev. P6

524 L (--) 200 Rev. P4
3733-D-01 Rev. P1
3733-D-02 Rev. P1

524 L (38) 100 Rev. PO
3733-S-106 Rev. P2
524 C (31) 105 Rev. PO
524 C (31) 106 Rev. PO
524 L (--) 310 Rev. P2
524 L (--) 312 Rev. P2
Stage (C) Report
SK10.1

SK10.2

524 L (31) 300 Rev. PO
524 C (22) 102 Rev. PO
524 L (24) 100 Rev. PO

524 L (0-) 201 Rev. P1
524 L (0-) 300 Rev. P1
524 L (0-) 301 Rev. P2
524 L (0-) 302 Rev. P2
524 L (0-) 303 Rev. P2
524 L (0-) 304 Rev. P2
524 C (22) 100 Rev. PO
524 C (31) 110 Rev. PO
524 C (31) 200 Rev. PO
524 L (--) 202 Rev. P2
524 L (--) 212 Rev. P2
524 L (--) 211 Rev. P3
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524 L (32) 100 Rev. PO

(
524 L (--) 300 Rev. P4
524 L (--) 311 Rev. P3
524 L (--) 303 Rev. P2
524 L (--) 301 Rev. P4
524 L (--) 313 Rev. P3
524 L (--) 102 Rev. P5
524 L (--) 101 Rev. P10

Building Services Report, Rev. 03

Date Plans Received:  16/11/2013 Date(s) of Amendment(s): 25/06/2014

Date Application Valid: 21/01/2014 09/04/2014
25/04/2014
08/05/2014
05/12/2013
22/01/2014

2. RECOMMENDATION
APPROVAL subject to the following:

1 LB1 Time Limit (3 years) - Listd Building Consent

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

REASON

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

2 NONSC Non Standard Condition

The development hereby consented shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 524 L (--) 100 Rev.
P7, 524 L (--) 101 Rev. P10, 524 L (--) 102 Rev. P5, 524 L (--) 104 Rev. P5, 524 L (--)
106 Rev. P6, 524 L (--) 107 Rev. P7, 524 L (--) 108 Rev. P3, 524 L (--) 200 Rev. P4, 524
L (--) 201 Rev. P4, 524 L (--) 202 Rev. P2, 524 L (--) 210 Rev. P3, 524 L (--) 211 Rev.
P3, 524 L (--) 212 Rev. P2, 524 L (--) 300 Rev. P4, 524 L (--) 301 Rev. P4, 524 L (--) 302
Rev. P3, 524 L (--) 303 Rev. P2, 524 L (--) 310 Rev. P2, 524 L (--) 311 Rev. P3, 524 L (--
) 312 Rev. P2, 524 L (--) 313 Rev. P3, 524 L (--) 600 Rev. P2 and 524 L (--) 601 Rev. P1,
524 L (0-) 011 Rev. P1, 524 L (0-) 012 Rev. P1, 524 L (0-) 013 Rev. P1, 524 L (0-) 014
Rev. P1, 524 L (0-) 015 Rev. P1, 524 L (0-) 016 Rev. P1, 524 L (0-) 017 Rev. P1, 524 L
(0-) 030 Rev. P1, 524 L (0-) 031 Rev. P1, 524 L (0-) 032 Rev. P1, 524 L (0-) 033 Rev.
P1, 524 L (0-) 034 Rev. P1, 524 L (38) 100 Rev. PO, 524 A (31) 101 Rev. PO, 524 A (31)
102 Rev. PO, 524 A (31) 103 Rev. PO, 524 A (31) 104 Rev. PO, 524 A (31) 105 Rev. PO,
524 A (31) 106 Rev. PO, 524 C (22) 100 Rev. PO, 524 C (22) 101 Rev. PO, 524 C (22)
102 Rev. PO, 524 C (31) 101 Rev. PO, 524 C (31) 102 Rev. PO, 524 C (31) 103 Rev. PO,
524 C (31) 104 Rev. PO, 524 C (31) 105 Rev. PO, 524 C (31) 106 Rev. PO, 524 C (31)
110 Rev. PO, 524 C (31) 200 Rev. PO, 524 L (24) 100 Rev. PO, 524 L (24) 201 Rev. PO,
3733-D-02 Rev. P1, 3733-S-101 Rev. P2, 3733-S-102 Rev. P2, 3733-S-103 Rev. P2,
3733-S-104 Rev. P2, 3733-S-105 Rev. P2, 3733-S-106 Rev. P2, 3733-S-107 Rev. P2,
3733-S-108 Rev. P2, 3733-S-109 Rev. P2, 3733-S-110 Rev. P2, 3733-S-111 Rev. P2,
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3733-S-112 Rev. P2, 3733-S-113 Rev. P2, 3733-S-114 Rev. P2, 3733-S-120 Rev. P2,
3733-S-121 Rev. P2, 3733-S-122 Rev. P2 and 3733-S-123 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 of the Hillingdon Local Plan:
Part Two - Saved UDP Policies (November 2012) and the London Plan (July 2011).

3 NONSC Non Standard Condition

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, to include the
following:-

- A schedule and full specification for building repairs/renovation to be agreed prior to the
start of relevant works on site

- A methodology for cleaning works and samples areas of brickwork and concrete
cleaning to be agreed on site

- External paint colours for the elevations, to include brickwork, concrete and windows/
downpipes,

- Details of the works to windows, including details of the repair and relocation of existing
windows; construction and glazing of new windows (including casements),

- Design details, finishes and materials of all external and internal doors, including roller
shutters/boxes and also canopies over,

- Details of materials, appearance and location of new downpipes, hopper heads and
external pipe work,

- Details of the design, materials and construction of new and refurbished glazed roofs
and the new atrium roof; with existing cowls and vents to be reinstated,

- Schedule and details of repairs to original lifts, lift enclosures and related machinery -
works to be completed before the building is occupied

- Details of design and construction of 6th floor altered and new roof top additions,
including glazing, cladding/roofing materials and brise soleil

- Details of the repair of existing and the design and construction of new hand rails,
balustrades, screens and balcony/roof top enclosures

- Details of roof top plant and machinery

- Location, type and finish of flues, louvers and vents, including low level car park vents

- Details of the design, construction, materials, finishes and method of installation of
external walk ways

- Details of the design, construction, materials and finishes of the new eastern stair case
enclosure

- Full details of works to existing eastern low level additions

- Fire and sound proofing works

- Details of construction and installation of internal partitions and glazed screens- these
are to be reversible

- Details of external works to steps, railings and forecourt area to be agreed

- Design and content of interpretation boards to be agreed

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
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To ensure that the development presents a satisfactory appearance in accordance with
Policies BE8 and BE9 Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012).

4 CA2 Demolition - requirement for development contract

The works of demolition, including partial demolition hereby approved shall not be
commenced before contract(s) for the carrying out of the completion of the entire scheme
of works approved under planning permission [Ref: 11623/APP/2013/3606], including the
works contract, have been made and evidence of such contract(s) has been submitted to
and accepted in writing by the Council as local planning authority.

REASON
To ensure that premature demolition does not occur in accordance with Policy BE4
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

INFORMATIVES

1 152 Compulsory Informative (1)

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

2 153 Compulsory Informative (2)

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

NPPF12 NPPF - Conserving & enhancing the historic environment

LPP 7.8 (2011) Heritage assets and archaeology

BE4 New development within or on the fringes of conservation areas

BES