
 

Lloyd White 

Head of Democratic Services 

London Borough of Hillingdon, 

3E/05, Civic Centre, High Street, Uxbridge, UB8 1UW 

www.hillingdon.gov.uk 

 Putting our residents first 

   

North Planning 
Committee 

  

To Councillors on the Committee 
 
Councillor Edward Lavery (Chairman) 

Councillor John Morgan (Vice-Chairman) 

Councillor Jem Duducu 

Councillor Duncan Flynn 

Councillor Raymond Graham 

Councillor Henry Higgins 

Councillor Manjit Khatra (Labour Lead) 

Councillor John Morse 

Councillor John Oswell 

 

   

Date: TUESDAY, 4 OCTOBER 
2016 
 

 

Time: 8.00 PM 
 

Venue: COMMITTEE ROOM 5 - 
CIVIC CENTRE, HIGH 
STREET, UXBRIDGE UB8 
1UW 
 

  
Meeting 
Details: 

Members of the Public and 
Press are welcome to attend 
this meeting  
 

 

  

Published: Monday, 26 September 2016 

 Contact: Democratic Services 
Tel: 01895 250833 
Email: democratic@hillingdon.gov.uk 

 

This Agenda is available online at: 
http://modgov.hillingdon.gov.uk/ieListMeetings.aspx?CId=116&Year=0 

Public Document Pack



Useful information for  

residents and visitors 
 

Watching & recording this meeting 
 
You can watch the public (Part 1) part of this meeting 
on the Council's YouTube channel, live or archived 
after the meeting. Residents and the media are also 
welcome to attend in person, and if they wish, report 
on the public part of the meeting. Any individual or 
organisation may record or film proceedings as long 
as it does not disrupt proceedings.  
 
It is recommended to give advance notice of filming to ensure any particular requirements can be 
met. The Council will provide seating areas for residents/public, high speed WiFi access to all 
attending and an area for the media to report. The officer shown on the front of this agenda should 
be contacted for further information and will be available to assist. 
 
When present in the room, silent mode should be enabled for all mobile devices. 

 
Travel and parking 
 
Bus routes 427, U1, U3, U4 and U7 all stop at the 
Civic Centre. Uxbridge underground station, with 
the Piccadilly and Metropolitan lines, is a short walk 
away. Limited parking is available at the Civic 
Centre. For details on availability and how to book a 
parking space, please contact Democratic Services. 
Please enter from the Council’s main reception 
where you will be directed to the Committee Room.  
 

Accessibility 
 
For accessibility options regarding this agenda 
please contact Democratic Services.  For those 
hard of hearing an Induction Loop System is 
available for use.  
 

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 
SECURITY INCIDENT follow the instructions issued 
via the tannoy, a Fire Marshall or a Security 
Officer.  

 

Mobile telephones – Please switch off any mobile 

telephones before the meeting.  
 

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

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

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

 

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

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

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

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

The procedure will be as follows:-  

1. The Chairman will announce the report;  

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

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

 

4. The Committee may ask questions of the 

petition organiser or of the agent/applicant;  

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

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

 

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

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

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

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

 



 

 

Agenda 
 

 

 

Chairman's Announcements 

1 Apologies for Absence  

2 Declarations of Interest in matters coming before this meeting  

3 To sign and receive the minutes of the previous meeting  

4 Matters that have been notified in advance or urgent  

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

 

 

PART I - 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. 
 

 Address Ward Description & Recommendation Page 

 

Applications with a Petition 
 

 Address Ward Description & Recommendation Page 

6 Land adj 29-33 Dollis 
Crescent, Eastcote 
 
 

Cavendish 
 

Two storey, 1-bed self-contained 
flat with associated parking and 
amenity space, involving 
demolition of existing garages. 
 
Recommendation: Refusal 

1 - 12 
 

98 - 101 

7 9 Harvil Road, 
Ickenham 
 
 

Ickenham 
 

Erection of a two storey detached 
building with habitable roof space 
to create 5 x 2-bed self- contained 
flats with car parking in a 
basement area, to involve 
associated landscaping and 
boundary treatment and 
installation of vehicular crossover 
to side (Resubmission). 
 
Recommendation: Refusal 

13 - 24 
 

102 - 
109 



 

8 53 Wieland Road, 
Northwood 
 
 

Northwood 
Hills 
 

Two storey side/rear extension 
 
Recommendation: Refusal 

25 - 32 
 

110 - 
118 

 

Applications without a Petition 
 

 Address Ward Description & Recommendation Page 

9 50 Rodney Gardens, 
Pinner 
 
 

Eastcote & 
East 
Ruislip 
 

Retention of single storey rear 
extension in a modified form 
involving removal of fascia to rear 
elevation; alterations to roof to 
form a crown roof with parapet to 
rear; and works to brickwork to 
match the finish of existing 
dwelling. 
 
Recommendation: Refusal 

33 - 42 
 

119 - 
123 

10 Old Orchard Lodge 
Cottage Park Lane 
Harefield 
 
 

Harefield 
 

Demolition of existing structure, 
currently used as a dwelling, and 
construction of a new four bed 
detached house 
 
Recommendation: Approval 

43 - 60 
 

124 - 
134 

11 Cornerways, Green 
Lane 
 
 

Northwood 
 

Change of use from Use Class C3 
(Dwellinghouse) to Use Class D1 
(Non-Residential Institutions) for 
use as a children's day nursery 
with associated parking and 
landscaping. 
 
Recommendation: Approval 

61 - 74 
 

135 - 
147 

12 1 Rushmoor Close, 
Pinner 
 
 

Northwood 
Hills 
 

Two storey rear extension, single 
storey side extension, porch to 
front, conversion of roofspace to 
habitable use to include 1 rear 
dormer, 1 front dormer and 
conversion of roof from hip to part-
gable end involving demolition of 
detached garage to side 
 
Recommendation: Approval 

75 - 86 
 

148 - 
155 

13 53 Mahlon Avenue 
 
 

South 
Ruislip 
 

Two storey side extension and 
single storey rear extension 
 
Recommendation: Approval 

87 - 96 
 

156 - 
159 

 



 

PART I - Plans for North Planning Committee 



North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

ADJACENT T0 29 & 33 DOLLIS CRESCENT RUISLIP 

Two storey, 1-bed self-contained flat with associated parking and amenity
space, involving demolition of existing garages.

22/07/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 45159/APP/2016/2859

Drawing Nos: 1817/1 Rev. A
1817/10 Rev. A

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

1. SUMMARY

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, and BE19 states the LPA will seek to ensure
that new development within residential areas complements or improves the amenity and
the character of the area.

The scheme proposes to demolish the remaining garage block and erect a two storey
building providing 2 ground floor parking spaces and a studio flat set over 2 levels. The
proposal is considered to be an intrusive addition to the street scene which fails to respect
the built form of the surrounding area. It fails to achieve suitable living conditions for future
occupiers. It also fails and provide adequate off road parking provision in an area of high
demand to the detriment of pedestrian and highway safety. 

It is therefore recommended for refusal.

REFUSAL   for the following reasons:

NON2

NON2

Non Standard reason for refusal

Non Standard reason for refusal

The proposal by reason of it siting, size and scale represents a cramped form of
development in a prominent position, which is out of keeping with the existing built form
and would detract from the open character of the street scene and fails to preserve the
character and appearance of the wider area contrary to Policies BE13 and BE19 of the
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

The proposal would provide an overall internal floor space of an unsatisfactory size for the
proposed studio unit. The proposal would therefore give rise to a substandard form of
living accommodation to the detriment of the amenity of future occupiers. The proposal is
thus contrary to Policies BE19 and H7 of the Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012), Policy 3.5 and Table 3.3 of the London Plan, The Housing
Standards Minor Alterations to The London Plan (March 2016), the Mayor of London's
adopted Supplementary Planning Guidance - Housing (March 2016) and the National
Space Standards.

1

2

2. RECOMMENDATION

29/07/2016Date Application Valid:

Agenda Item 6
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North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

NON2 Non Standard reason for refusal

The proposal fails to make adequate provision for off-street parking in accordance with the
Council's adopted car parking standards and to demonstrate that the proposed
development would not give rise to vehicular and pedestrian conflict. As such, the
proposal is likely to give rise to additional on-street parking on a heavily parked road and
be prejudicial to highway and pedestrian safety, contrary to policies AM7 and AM14 of the
adopted Hillingdon Unitary Development Plan Saved Policies (November 2012).

3

I59 Councils Local Plan : Part 1 - Strategic Policies1

2

INFORMATIVES

3.1 Site and Locality

The application site covers an area of approximately 440 square metres and previously
accommodated 10 garages. These comprise a block of 3 garages at both ends and a
detached block of 4 garages centrally located. The central and northern blocks of garages
have been removed and the two storey block containing 2 flats in the centre of the site is
now substantially complete. The site is enclosed with a 2m high wall to the west and a 2m
high fence with a hedgerow beyond on the east.

Dollis Crescent is a cul de sac and the street scene is residential in character comprising
two storey properties. These are a mixture of semi detached dwellings and flats. There is
minimal off street parking provision along the road and none at all for the row of flats
adjacent.

The application site lies within the 'Developed Area' as identified in the Hillingdon Local
Plan: Part One - Strategic Policies (November 2012).

3.2 Proposed Scheme

This application seeks planning consent for the demolition of the remaining garage block
and the erection of a two storey, 1 bed self contained flat with associated parking and
amenity space. The building sits principally on the footprint of the existing garages and

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon Unitary
Development Plan - Saved Policies September 2007), then London Plan Policies (2016).
On the 8th November 2012 Hillingdon's Full Council agreed the adoption of the Councils
Local Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved policies
from the old Unitary Development (which was subject to a direction from Secretary of
State in September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

In dealing with the application the Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We
have made available detailed advice in the form of our statutory policies from the 'Saved'
UDP 2007, Local Plan Part 1, Supplementary Planning Documents, Planning Briefs and
other informal written guidance, as well as offering a full pre-application advice service.
The submitted application form highlights that no pre-application advice was sought by the
Developer in advance of this application.

3. CONSIDERATIONS
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North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

45159/APP/2015/4405 - Two storey building to provide 2 x 2 bed self-contained flats with
habitable roofspace, 3 x rear rooflights, associated parking and landscaping works
involving demolition of 9 existing garages (approved)

45159/APP/2015/527 - Two storey building to provide 2 x 2 bed self-contained flats with
associated parking and landscaping works involving demolition of 9 existing garages
(approved)

4. Planning Policies and Standards

measures 9.2m in width, 5.4m in depth with a pitched roof of 6.9m in height.

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM7

AM14

BE13

BE19

BE20

BE21

BE22

BE23

BE24

BE38

Consideration of traffic generated by proposed developments.

New development and car parking standards.

New development must harmonise with the existing street scene.

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

Retention of topographical and landscape features and provision of new planting

Part 2 Policies:

45159/APP/2015/4405

45159/APP/2015/527

Adjacent T0 29 & 33 Dollis Crescent Ruislip 

Garages Adjacent To 29-33  Dollis Crescent Ruislip 

Two storey building to provide 2 x 2 bed self-contained flats with habitable roofspace, 3 x rear

rooflights, associated parking and landscaping works involving demolition of 9 existing garages

Two storey building to provide 2 x 2 bed self-contained flats with associated parking and

landscaping works involving demolition of 9 existing garages

25-01-2016

13-05-2015

Decision:

Decision:

Approved

Approved

3.3 Relevant Planning History

Comment on Relevant Planning History
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North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

H4

OE1

LPP 3.3

LPP 3.4

LPP 3.8

LPP 5.3

LPP 7.2

LPP 7.4

HDAS-LAY

LDF-AH

and landscaping in development proposals.

Mix of housing units

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

(2016) Increasing housing supply

(2015) Optimising housing potential

(2016) Housing Choice

(2016) Sustainable design and construction

(2016) An inclusive environment

(2016) Local character

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

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

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

28 neighbours were consulted for a period of 21 days expiring on the 22 August 2015. There were 9
responses from neighbours who raised the following issues: 
- Huge impact regarding parking spaces, which is already a very big issue. There is not enough
space for existing residents and there will be no space for cars to turn around and manoeuvre
- Strongly object to having a gate put in as this will also restrict cars manoeuvring and turning round
in this small narrow road
- Installation of a gate is an invitation for thieves
- The builders for the original scheme have been starting before 8 and it has been very noisy
- Loss of privacy
- Overdevelopment
- Out of keeping with the area and street scene
- Fire hazard as accessibility for large vehicles is severely affected
- The two parking spaces under the flat are very tight and it is questionable whether access to the
cars could be achieved
- The applicant states they will meet the Council's parking standard, however an overall assessment
of parking in the area has to be made in line with advice given in the NPPF. This has not been done
- There are three existing parking spaces on the public road in front of the proposed gates which
when occupied will make it very difficult fro the occupants of the flats to manoeuvre through the
gates to their home
- It appears that there is not sufficient room to swing out and straighten up a vehicle in order to enter
through the gates without damage or highway  safety issues
- The original application included 4 parking spaces for the two flats. There is no additional parking
provision for this proposal which is reneging on the approved plans
- The lack of a turning head during the construction works has resulted in cars having to reverse
down the road detrimental to highway safety

Page 4



North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

7.01

7.02

7.03

The principle of the development

Density of the proposed development

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

The NPPF has a requirement to encourage the effective use of land by re-using land. This
is an existing area of side garden forming part of the residential unit no. 3 Olivia Gardens,
which within planning considerations is considered to be a brownfield site. 

The site lies within an established residential area where there would be no objection in
principle to the intensification of the residential use of the site, subject to all other material
planning considerations being acceptable, in accordance with the Hillingdon Local Plan
(November 2012).

Policy 3.4 of the London Plan (2016) seeks to ensure that the new development takes into
account local context and character, the design principles in Chapter 7 and public transport
capacity development should optimise housing output for different types of location within
the relative density range shown in Table 3.2. Development proposals which compromise
this policy should be resisted.

The density matrix, however, is only of limited value when looking at small scale
development such as that proposed with this application. In such cases, it is often more
appropriate to consider how the development harmonises with its surroundings and its
impact on adjoining occupiers.

Internal Consultees

Access Officer - No comments

Trees/Landscaping - No objection subject to landscaping conditions

Flood and Water Management - This proposal must comply with information submitted for
conditions proposed for 45159/APP/2015/4405 which permitted a two storey building to provide 2 x 2
bed self contained flats with habitable roofspace, 3 x rear rooflights, associated parking and
landscaping works involving demolition of 9 existing garages. This included a condition for drainage
proposals for this whole site.

- The inclusion of the metal gate is not in keeping with the immediate area and is contrary to the
concept of an inclusive community
- Concern the noise of electric gates would be disturbing particularly at night
- The provision of the balcony will give direct sight lines into the bedrooms and over private amenity
space of nearby properties
- No evidence of an ecological assessment or arboricultural survey
- The original plan provided 4 spaces plus an existing garage, this proposal therefore effectively
loses 1 parking space with the loss of the garage
- The DAS advises that 75sqm of garden space is retained to the rear of the main building. This is
irrelevant as the approved plans show the garden area split to provided 2 separate gardens one for
each flat
- The DAS references PP3 which has been superseded
- Loss of light to my house and garden

A petition objecting to the proposal was also submitted.

Rodwell Close Residents Association - No response

Eastcote Residents Association - No response

MAIN PLANNING ISSUES7.
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North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

7.04

7.05

7.07

7.08

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Not applicable to this application

Not applicable to this application

Not applicable to this application

The proposed building is situated in a prominent position at the edge of the turning head for
the cul-de-sac. The existing garage, which currently occupies the same footprint, is a
relatively modest structure. When viewed from Dollis Crescent it presents a wall with a
depth of 5.3m and a mono pitch roof the maximum height of which is 3.05m adjacent to the
boundary with no. 8 and decreasing in height of 2.4m into the site. This form of
development, with small garage blocks at the end of a cul-de-sac is a characteristic for
housing developments of this era. 

The proposed coach house is significantly larger with an increase in height to 6.9m with a
gabled roof form facing the street scene. The adjacent blocks including the 2 flats currently
under construction have gabled roof forms; however the ridge lines of the roofs are parallel
with the road. The property to the side no. 8 is set much further forward with a hipped roof
design. The proposed siting of the coach house does not respect the return building line
formed by no. 8 and it is considered that the proposed building fails to respect the built form
of the rest of the cul-de sac and the area in general. Overall, the design and layout of the
building is considered unacceptable in the context of the site and surrounding area and
would have a detrimental impact on the character and appearance of the street scene.

The proposal also includes the provision of a 2m high wall/fence and gates across the
access onto Dollis Crescent. The area is open in character with the front gardens typically
enclosed with small dwarf walls. It is noted that no. 8 has a high close board fence running
along the side boundary to provide privacy to the rear of their property however this at the
side of the road not facing the end of the road, which would be visually intrusive and out of
keeping.

It is therefore considered that the proposed development would be out of keeping with the
character and appearance of the surrounding area and that its visual impact is
unacceptable. As such the proposal fails to comply with the requirements of policies BE13
and BE19 of the UDP saved policies.

Policies BE20, BE21 and BE24 of the Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012) seek to safeguard neighbouring residential amenity from
inappropriate development. 

The proposed coach house is situated at the end of the cul-de-sac with the principle first
floor window and balcony facing down the road. The nearest property with near direct
views from this window is no. 8 which is situated approximately 34.4m away. It is further
noted that there is an existing well established tree on the boundary of the garden of no. 8,
slightly forward of the site, which would provide additional screening of the private amenity
space to that property, particularly in the summer months. 

On the other side of the application site, the properties are at right angles to the primary
window. Concerns have been raised regarding the potential loss of privacy from the
window and balcony with views directly into the bedroom windows of the adjacent flats.
HDAS advises that in order to ensure adequate daylight, sunlight and privacy for the
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North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

7.09 Living conditions for future occupiers

occupiers of the existing and proposed dwellings, a 45 degree principle will be applied. This
involves drawing a 45 degree line of site from the mid-point of an existing or new window. If
the proposed building breaches that line it is unlikely to be acceptable. HDAS further
advises that an adequate distance should be maintained to any area from which
overlooking may occur and as a guide, not be less than 21m between facing habitable
rooms. The proposed balcony is enclosed to the side at in part to the front thereby
restricting the visibility from the balcony to that comparable with a normal window. Taking a
45 degree line of sight from the centre point of the balcony, it would intersect with the
properties nos. 27/31 at approximately 22m; therefore any overlooking would at an oblique
angle.

To the side of the proposed property it is intended to include 3 rooflights facing the new
flatted development. The proposal are separated by approximately 12.8m, however the
rooflights are high level set at approximately 1.75m above floor level. Therefore on balance
it is considered that the proposal would not result in a significant loss of privacy to the
occupiers of the adjoining properties. As such the proposal would be in accordance with
policies BE21 and BE24 of the UDP saved policies and HDAS Residential Layouts.

Concern has been raised over the potential noise from the electric gates. Generally there is
very little noise generated from this type of automated gates and the movements to and
from the site are as would be expected from other residential units.

On 25 March 2015, the Government introduced new technical housing standards in
England, which comprise of new additional 'optional' Building Regulations on water and
access, and a nationally described space standard (referred to as "the new national
technical standards"). These new standards came into effect on 1 October 2015. The
Mayor of London has adopted the new national technical standards through a minor
alteration to The London Plan.

The Housing Standards (Minor Alterations to the London Plan) March 2016 sets out the
minimum internal floor spaces required for developments in order to ensure that there is an
adequate level of amenity for existing and future occupants. The standards require a one
person dwelling with a shower room, set over 1 storey should have a minimum internal
floor area of 37sqm with an additional 1sqm of internal storage. The proposed layouts
indicate the property has a floor area of approximately 43.9sqm (although it is noted that
this is set over 2 floors and includes the staircase covering approximately 6.4sqm). Whilst
the overall floorspace would appear to comply with these requirements, note 3 of table 3.3
advises that the national space standard sets a minimum height of 2.3 metres for at least
75% of the gross internal area of the dwelling. The measurements taken from the
submitted plans indicate 32.25sqm achieve a height over this requirement which is just
over 73%. Given that of that space approximately 5sqm would be within the staircase and
as such non-usable floorspace, on balance it is considered the  proposal therefore fails to
provide a satisfactory living environment for the future occupants in accordance with Policy
3.5 of the London Plan 2016.

It is considered that all the proposed habitable rooms, would have an adequate outlook and
source of natural light, and therefore comply with the SPD: New Residential Layouts:
Section 4.9. 

HDAS: Residential Layouts advises that studio flats should provide at least 20sqm of
amenity space. Exceptions to the garden area requirements will only apply in special
circumstances such as the provision of small non family housing in town centres. The
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North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

7.10

7.11

7.12

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

proposal provides 4.2sqm of private amenity space in the form of a balcony. Although the
Design and Access statement makes reference to 75sqm of garden space behind the
main building, in line with the approved plans for that development that garden area was
subdivided to provide individual private amenity space for the 2 approved flats. Therefore
any alteration to those approved plans would require further consent. As such in the
context of the assessment of this proposal, that area of amenity space is not considered
accessible to the future occupants of the coach house. However, this is a one person
studio development and it is noted that there is an area of open space situated on
Columbia Avenue to the north of the site with easy access through a footpath from Dollis
Crescent and Cavendish Recreation Ground is within easy walking distance to the south.
As such it may be unreasonable to raise an objection to the proposal on this basis.
Therefore the proposal is considered to comply with the principles of policy BE23 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).

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

Policy AM14 states that new development will only be permitted where it is in accordance
with the Council's adopted Car Parking Standards. These require a provision of 1.5 spaces
per dwelling. 

The site has a PTAL rating of 3 (moderate). Eastcote Underground Station and available
bus routes are within walking distance from the site.

The previously considered proposal provide the 2 x 2 bed flats with 1 parking space each
and 2 additional visitor spaces including a disabled parking space, against a requirement of
3 spaces and as such was considered acceptable.  The inclusion of an additional
residential unit on the site would increase the parking requirement to 4.5 spaces against a
provision of 4 spaces. It is further noted that the 2 garage spaces only have a width of 2.5m
against a standard garage width of 3m. This would make parking within the garages difficult
and lead to the potential increase in on road parking in an area of high parking stress. As
such, the proposed development is considered to result in sub-standard car parking
provision to the Council's approved car parking standards, leading to on-street parking, in
an area where such parking is at a premium, to the detriment of pedestrian and highway
safety and contrary to Policy AM14 of the Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012), Hillingdon's Adopted Parking Standards and the Council's
adopted Supplementary Planning Document HDAS: Residential Layouts.

The concerns over the proposed inclusion of 2m high gates and the loss of the turning
head are noted. However this land, whilst it may have previously facilitated turning, does
not form part of the turning head and is in private ownership. The three spaces referred to
in the neighbour consultation form part of the existing turning head.

Secure cycle parking spaces for both developments have also been provided within the
site.

Secured by Design is now covered by Part Q of the Building Regulations.

Not applicable to this application.
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7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

Other Issues

Not applicable to this application.

The replacement of the existing garage block with the coach house would have a minimal
impact on the approved landscaping for the site. The Landscape Officer has raised no
objection subject to the provision of a condition for the landscaping.

Not applicable to this application.

Not applicable to this application.

The Flood and Water Management Officer has advised that this proposal must comply with
the information submitted for conditions of the approved plans for the site
(45159/APP/2015/4405), which related to drainage proposals for the site as a whole.

Not applicable to this application.

Concern has been raised that it is not just a requirement for an application to adhere to the
Council's car parking standards, but in line with paragraph 39 an overall assessment of
parking in the area should be made. Paragraph 39 lies within the section for Delivering
Sustainable Development, which sets the parameters of the formation of Local Planning
Policy and advises that local planning authorities should take into account issues of
accessibility; type of development; opportunities for public transport; local car ownership
and overall need to reduce the use of vehicles, when setting their car parking standards.
This is not an issue for the applicant to address in their submission. 

The issues relating to the starting times of the builders on site for the existing development
are controlled within Environmental Protection legislation and any breach of hours of
operation should be reported to the Council's Environmental Protection Unit.

Other issues raised have been addressed appropriately in the report.

The proposal would not necessitate the provision of planning obligations, however based
on the information before officers at this stage it would be liable for payments under the
Community Infrastructure Levy.

Not applicable to this application.

The proposal identifies suitable cycle and bin storage facilities to the front of the site.

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.
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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

10. CONCLUSION

The proposal is considered to be an intrusive addition to the street scene which fails to
respect the built form of the surrounding area. It also fails to achieve suitable living
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conditions for future occupiers and provide adequate off road parking provision is an area
of high demand to the detriment of pedestrian and highway safety. 

It is therefore recommended for refusal.

11. Reference Documents

Hillingdon Local Plan Part 1 - Strategic Policies (November 2012).
Hillingdon Local Plan Part 2.
The London Plan (2016).
Supplementary Planning Document 'Accessible Hillingdon'.
National Planning Policy Framework.

Liz Arnold 01895 250230Contact Officer: Telephone No:
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9 HARVIL ROAD ICKENHAM

Erection of a two storey detached building with habitable roof space to create
5 x 2-bed self- contained flats with car parking in a basement area, to involve
associated landscaping and boundary treatment and installation of vehicular
crossover to side (Resubmission).

05/07/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 52950/APP/2016/2599

Drawing Nos: 201510 / 304 Rev A
201510/301 Rev C
201510/303 Rev A
201510/DAS/02
201510/LP/01
201510/104
201510/302 Rev B

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

1. SUMMARY

The application seeks permission for the erection of a two storey building with habitable
roof space to include 5 x 2 bed (4 person) self contained flats.

The proposed development by virtue of the design, scale and bulk is considered
unacceptable and would be out of keeping with the character and appearance of the street
scene and the neighbouring area. Given the close proximity of the extended building along
the boundary line with the adjacent property it is also considered the proposal would result
in a loss of amenity to the adjoining occupiers  contrary to the Hillingdon Local Plan (2012)
and the London Plan 2016 and is recommended for refusal.

REFUSAL   for the following reasons:

NON2

NON2

Non Standard reason for refusal

Non Standard reason for refusal

The proposed development, by reason of its size, scale, bulk, location and design would
result in a cramped, unduly intrusive, visually prominent and undesirable form of
development, that would fail to harmonise with the existing character of the area. The
proposal would therefore be detrimental to the character and appearance of the adjoining
properties and the visual amenity of the street scene and the wider area, contrary to Policy
BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012), Policies
BE13 and BE19 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012), Policies 3.5 and 7.4 of the London Plan (2015) and the council's adopted
Supplementary Planning Documents HDAS: Residential Extensions and HDAS:
Residential Layouts.

The proposed building by virtue of its size, scale, bulk, height and proximity, would be
detrimental to the amenities of the adjoining occupiers at 10 Harvil Road, by reason of

1

2

2. RECOMMENDATION

18/07/2016Date Application Valid:

Agenda Item 7
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visual intrusion, overdominance, loss of light and loss of privacy. Therefore the proposal
would be contrary to Policies BE20, BE21 and BE24 of the Hillingdon Local Plan: Part
Two - Saved UDP Policies (November 2012) and the Council's adopted Supplementary
Planning Document HDAS: Residential Extensions.

I59 Councils Local Plan : Part 1 - Strategic Policies1

2

INFORMATIVES

3.1 Site and Locality

The application site is large rectangular corner plot located at the junction of Harvil Road
and Highfield Drive. It comprises a detached bungalow, set back in the plot, with an
attached garage to the rear and vehicular access from Highfield Drive. 

The area is characterised by a mixture of detached two storey houses and chalet
bungalows on large plots of land which are set back from the road frontage and generally
maintain an open character and appearance. No. 10 adjacent and no. 8 on the opposite
side of the junction are both 2 storey dwellings.

The western boundary abuts the gardens of 13 and 15 Highfield Drive. To the east are
open fields, which are located with the Green Belt. The site is also covered by TPO 620.

3.2 Proposed Scheme

This application seeks permission for the demolition of the existing detached bungalow and
the erection of a two storey building, with habitable roofspace to 5 x 2-bed (4 person) self
contained flats, with car and bicycle parking in a basement area, to involve associated
landscaping and boundary treatment and the relocation of the vehicular crossover to the
side

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon Unitary
Development Plan - Saved Policies September 2007), then London Plan Policies (2016).
On the 8th November 2012 Hillingdon's Full Council agreed the adoption of the Councils
Local Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved policies
from the old Unitary Development (which was subject to a direction from Secretary of
State in September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

In dealing with the application the Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We
have made available detailed advice in the form of our statutory policies from the 'Saved'
UDP 2007, Local Plan Part 1, Supplementary Planning Documents, Planning Briefs and
other informal written guidance, as well as offering a full pre-application advice service.

52950/APP/2016/540 9 Harvil Road Ickenham  

Erection of a two storey detached building with habitable roofspace to create 6 x 2-bed self

contained flats with car parking and gym in a basement area, to involve associated landscaping

3. CONSIDERATIONS

3.3 Relevant Planning History
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52950/APP/2016/540 - Erection of a two storey detached building with habitable roofspace
to create 6 x 2-bed self contained flats with car parking and gym in a basement area, to
involve associated landscaping and boundary treatment and installation of vehicular
crossover to side (withdrawn)

52950/PRC/2014/128 - Objection of the basis of the design which was considered to be
visually intrusive and failed to harmonise with the existing streetscene. It was unduly
assertive and imposing and unacceptable.

4. Planning Policies and Standards

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM7

AM14

BE13

BE19

BE20

BE21

BE22

BE23

BE24

BE38

H4

OE8

Consideration of traffic generated by proposed developments.

New development and car parking standards.

New development must harmonise with the existing street scene.

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires 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.

Mix of housing units

Development likely to result in increased flood risk due to additional surface water

Part 2 Policies:

52950/PRC/2014/128 9 Harvil Road Ickenham  

and boundary treatment and installation of vehicular crossover to side

Demolition of existing bungalow and erection of 2 detached dwellings

24-05-2016

05-02-2015

Decision:

Decision:

Withdrawn

OBJ

Comment on Relevant Planning History
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OL5

LPP 3.3

LPP 3.4

LPP 3.5

LPP 3.8

LPP 5.13

LPP 5.14

HDAS-LAY

LDF-AH

run-off - requirement for attenuation measures

Development proposals adjacent to the Green Belt

(2016) Increasing housing supply

(2015) Optimising housing potential

(2016) Quality and design of housing developments

(2016) Housing Choice

(2016) Sustainable drainage

(2016) Water quality and wastewater infrastructure

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

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

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

6 neighbours were consulted for a period of 21 days expiring on the 10 August 2016. A site notice
was also erected on the telegraph pole to the front of the property expiring on 19 August 2016. 3
responses were received from nearby neighbours raising the following issues:
- There is no fundamental change to the previous submission
- Gross over development of the site
- Out of keeping, an urban construction on a rural road
- Reduction of light to our property and garden
- Loss of privacy and damage to our wellbeing and enjoyment of our house and garden
- Contrary to policy and guidance
- The design is unduly assertive and visually intrusive
- 13 spaces inadequate for the proposed development which will inevitably mean multiple vehicles
will park in non-allocated parking bays such as the grass verge or on the side road, detrimental to
highway safety
- Increased noise from all of the additional car movements
- Impact on our health and safety due to construction
- Claimed as suitable for local people downsizing, in reality old people usually move to bungalows
not to 2 stories flats
- A maximum of 2 detached houses would be suitable on this plot
- Over population with 10 adults and a minimum of 6 children plus visitors to the site, which will
mean the area will have to accommodate in excess of 16 people, with the need for local services
- Highfield Drive is a private road maintained by local residents. It is unclear who will be responsible
for this communal activity
- Already 4 major developments on Swakeleys Road adding increased pressure on local services
- It is important the council seeks the view of the residents of Highfield Drive as they commonly use
this road
A petition objecting to the proposal has also been submitted.

Officer response: The impacts of the construction are considered to be transitory in nature and
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7.01 The principle of the development

The NPPF has a requirement to encourage the effective use of land by re-using land. This
is an existing residential unit set in a spacious plot. The site lies within an established
residential area where there would be no objection in principle to the intensification of the

Internal Consultees

Access Officer - No response

Tree/Landscaping - The site lies within the area covered by Tree Preservation Order No. 620.
However, there are no protected trees at this address, or which may influence the site. Acceptable
subject to condition.

Highways - Harvil Road has a 1.2m wide footpath and Highfield Drive has no footpath but a wide
(4.5m) verge. There are no parking restrictions on Harvil Road or Highfield Drive and no parking
stress as the surrounding detached properties have ample off-street parking. The site has a PTAL
value of 1(poor) although there are bus services within a short walk. With this level of public
transport accessibility there will be a strong reliance on the private car for trip making. 

The proposal is for 5 x 2 bed flats with underground car parking for 10 cars along with a cycle store
in the basement. There is also a proposed bicycle enclosure at ground level. The Planning
Statement suggests there are 13 car parking spaces provided but the layout plans are not clear as
to the location of visitor parking at ground level. Obviously the proposal will result in additional traffic
when compared with the existing single dwelling but highway capacity is not an issue in this
particular location. 

The vehicular access will involve a new crossover on Highfield Drive and a ramp down to the
basement below. It is not clear what is the gradient of the ramp down to the basement car park. The
crossover will have to be constructed to Council's standards. Please ask the applicant for details of
the visitor car parking for 3 cars and assurance of a suitable ramp gradient. If this information is
provided then I have no significant concerns over this application. I suggest there are conditions
relating to EV charging points on the 20% (4 spaces) active and 20% (4 spaces) passive along with
the provision of a disabled parking space in accordance with AM15. 

Officer response: Revised plans have been submitted to show the gradient of the ramp and the
Design and Access Statement has been amended to reflect the provision of 10 spaces not 13.

would not be a material consideration for refusing an otherwise acceptable development. Any issues
of maintenance of a private road or verge, or access to or over, are civil issues and any subsequent
grant of planning approval would not override any rights pertaining to ownership. With regard to the
consultation, 3 immediately adjoining neighbours were notified as well as 3 neighbours who are
close enough to have a strong interest. In addition a Site Notice was erected in a prominent position
on the telegraph pole located on the junction of Highfield Drive and Harvil Road. This level of
notification is in excess of statutory requirements and all comments received are noted and given
due consideration.  All other issues are addressed in the report.

Ickenham Residents Association - No response

Conservative Group Office - No response

A petition objecting to the proposal was also submitted.

A local Ward Councillor has highlighted that their objection to the previous (withdrawn) application
remain as this new proposal will still be for flatted accommodation.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

7.05

7.07

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

residential use of the site, subject to all other material planning considerations being
acceptable, in accordance with the Hillingdon Local Plan (November 2012).

Given the residential character of the area adjacent to the plot, there is no policy objection
to the development of the site to provide additional residential accommodation, subject to
an appropriate density and design, and the proposal being in accordance with all of the
relevant planning policies and supplementary guidance.

Policy 3.4 of the London Plan (2016) seeks to ensure that the new development takes into
account local context and character, the design principles in Chapter 7 and public transport
capacity development should optimise housing output for different types of location within
the relative density range shown in Table 3.2. Development proposals which compromise
this policy should be resisted.

The site has a Public Transport Accessibility Level (PTAL) of 1b (very poor). The London
Plan (2015) range for sites with a PTAL of 0 to 1 in an urban area is 35-65 units per
hectare. Based on a total site area of 0.1197ha the site would have a residential density of
42 units per hectare, which is within this range. 

The density matrix, however, is only of limited value when looking at small scale
development such as that proposed with this application. In such cases, it is often more
appropriate to consider how the development harmonises with its surroundings and its
impact on adjoining occupiers.

Not applicable to this application.

Not applicable to this application

An area of Green Belt is located to the west of the site, on the opposite side of the road.
Policy OL5 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
will not allow developments adjacent to or conspicuous from the green belt that would
injure the visual amenities of the Green Belt by reason of siting, materials, design, traffic or
activities generated.

The proposed development sits within the line of existing residential units facing Harvil
Road, which are primarily larger detached two storey dwellings. It is therefore not
considered the two storey building would result in a significant visual impact on the
adjacent Green Belt. The proposed scheme therefore complies with Policy OL5 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).

Policy BE13 ensures development harmonises with the existing street scene or other
features of the area which are considered desirable to retain or enhance. BE19 ensures
new development complements or improves the amenity and character of the area. The
NPPF (2011) also notes the importance of achieving design which is appropriate to its
context stating that 'Permission should be refused for development of poor design that fails
to take the opportunities available for improving the character and quality of an area and the
way it functions.'

The proposed main body of the building measures 16.5m in width (17.5m including the side
bay feature), 14.3m in depth (17.3m including the single storey rear projection) and has a
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7.08 Impact on neighbours

large crown roof of 8.88m in height, set back from the boundary with no. 10 by 1.8m and
1.25m from the boundary with Highfield Drive. To the rear the proposal also includes a
single storey element of 3m in depth, 11.8m in width with a hipped roof of 4m in height,
which is centrally positioned on the rear elevation. To the front there are additional
balconies above the two front bay features and the side bay feature. There is also
proposed a dormer window on the side elevation facing Highfield Drive.   This is a
substantial building extending across virtually the whole width and deep into the plot. The
overall scale and massing on a prominent corner position is considered overbearing and
visually intrusive. 

It is noted that in 2012 a planning permission for a replacement dwelling at no. 12 was
refused. This was slightly smaller than the building proposed here. At appeal, in
consideration of that proposal, the Inspector advised 'There is considerable variety in the
design, height and general appearance of the dwellings along Harvil Road. Even so, by
reason of its significantly greater bulk and scale, the proposed dwelling would stand out
very conspicuously compared to the others. Its significantly greater overall size and the
extended profile of the roof would be readily apparent. This would create incongruous and
unduly assertive development within this established residential area. The adverse visual
impact would be emphasised in particular by the greater height to the eaves than the
neighbouring two-storey property to the south and by the bulk of the roof incorporating an
extensive crown element, untypical of others in the road. The unduly imposing visual
impact of the dwelling would not be adequately mitigated by the fact that it would be set well
back into the plot from the road frontage. Its greater overall size and bulk than any of the
neighbouring dwellings would still be readily apparent, including in longer range views from
the east, beyond intervening open Green Belt land, from the junction of Swakeleys Road
with Breakspear Road.'

Therefore given the scale and design of the building set within a prominent corner position,
it is considered that the proposal is unacceptable and would harm to the character and
appearance of the streetscene and the wider area. As such the proposal fail to  comply
with Part 1 Policy BE1 and Part 2 Policies BE13, BE15 and BE19 of the Hillingdon Local
Plan (November 2012) and guidance in HDAS: Residential Layouts.

Policy OE1, OE3 and BE24 of the Hillingdon Local Plan (November 2012) require the
design of new developments to protect the amenity and privacy of neighbouring dwellings.
Also the proposed development should not breach the 45 degree guideline when taken
from the rear elevation of the neighbouring dwelling, ensuring no significant loss of light,
loss of outlook of sense of dominance in accordance with Policy BE20 and BE21 of the
Hillingdon Local Plan (November 2012).

The Council's HDAS 'Residential Layouts' advises at paragraph 4.9 that buildings should
avoid being over dominant from neighbouring properties and normally a minimum 15m
separation distance should be maintained between habitable room windows and elevations
of two or more storeys (taken from a 45 degree splay from the centre of habitable room
windows). Paragraph 4.12 of the guidance also advises that where habitable room
windows face each other, a minimum 21m distance is required to safeguard privacy. This
also applies to an area of private amenity space or patio, normally taken to be the 3m depth
of rear garden immediately adjoining the rear elevation of a residential property.

It is noted that the existing bungalow is set deep in the plot with the front elevation facing
Harvil Road and level with the rear elevation of the adjacent property no.10. It extends
19.25m in depth, set back 1.45m from the northern boundary. The proposed building has
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7.09

7.10

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

been moved forward within the plot more in line with others facing Harvil Road. It would be
situated approximately 61.5m from the property to the rear no. 15 Highfield Drive and
approximately 21m from no. 8 Harvil Road, separated by Highfield Drive. Therefore it is not
considered the proposed building would result in a significant loss of amenity to those
properties.

However, the proposed building is a substantial structure, which sits close to the boundary
with no. 10. There it would project 2m beyond the front elevation of that property and 5.8m
at two storey level beyond the rear elevation. The single storey element would project a
further 3m, however given its central position and set back by 4.6m from the shared
boundary, it is not considered this would significantly add to any impact on the neighbouring
property. It is noted that the rear projection would be less deep than the existing bungalow
and does not transgress a 45 degree line of sight taken from the first floor windows of no.
10, however any overshadowing currently experienced by no. 10 is mitigated by the
presence of the side southerly facing secondary windows to habitable rooms that currently
benefit from an open outlook over the front garden of the existing dwelling. It is noted that
the existing boundary treatment between the two properties consists of a post and wire
fence with a rose hedge, which is not as dense as other hedges and has breaks in allowing
light and views through. 

The proposal also includes side windows facing no. 10; however these serve kitchens or
bathrooms and could be conditioned to be obscure glazed and fixed shut below 1.8m in
height. It is appreciated that a 2m high fence could be erected along this boundary to help
prevent the loss of privacy; however this would be just 1m from the aforementioned side
windows and could further exacerbate the sense of enclosure to that property. 

In view of the potential impact on the adjacent property the proposal is considered
unacceptable and fails to comply with Policies BE20, BE21 and BE24 of the Hillingdon
Local Plan (November 2012) and guidance in HDAS: Residential Layouts.

On 25 March 2015, the Government introduced new technical housing standards in
England, which comprise of new additional 'optional' Building Regulations on water and
access, and a nationally described space standard (referred to as "the new national
technical standards"). These new standards came into effect on 1 October 2015. The
Mayor of London has adopted the new national technical standards through a minor
alteration to The London Plan. 

The Housing Standards (Minor Alterations to the London Plan) March 2016 sets out the
minimum internal floor spaces required for developments in order to ensure that there is an
adequate level of amenity for existing and future occupants. The proposed flats have a floor
areas of upwards of 99sqm against a requirement of 70sqm plus 2sqm of built in storage,
based on a 2 bedroom 4 person property, which meets the minimum requirement. 

It is considered that all the proposed habitable rooms, would have an adequate outlook and
source of natural light, and therefore comply with the SPD: New Residential Layouts:
Section 4.9. 

The accompanying plans indicate a separate area for cycle storage and bin storage
adjacent to the rear vehicle access and additional cycle storage in the underground car
park.

Policy AM14 of the Hillingdon Local Plan: Part Two- Saved UDP Policies (November 2012)
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7.11

7.12

7.13

7.14

7.15

7.16

7.17

7.18

7.19

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

requires developments to comply with the Council's Car Parking Standards, although this
policy predates the National Planning Policy Framework. This requires the establishment of
criteria to be considered when setting local parking standards including the accessibility of
the development and the availability of and opportunities for public transport. 

The site has a poor PTAL rating and would require the provision of 1.5 car parking spaces
plus 1 cycle space per unit. The supporting plans identify a basement car parking area,
which can provide 10 car spaces and a separate cycle store for 12 bicycles. Therefore, the
proposals are considered to be compliant to the Council's policies AM7 and AM14 of the
Council's Local Plan Part 2.

The Council's HDAS guidelines require a minimum of 25sq.m for a two bedroom flat. This
would give an overall requirement of 150sqm. The proposal is set in a large plot which
provides well in excess of this requirement. The landscape plan indicates the provision of
58sqm of private amenity space to the rear of Flat 1 and 53.5sqm for Flat 2 ensuring the
privacy for the occupiers of those flats. There is also a communal garden of approximately
221sqm. It is therefore considered the proposal complies with policy BS38 of the Hillingdon
Local Plan (November 2012).

The Access Officer has not raised any concerns with relation to this application.

Not relevant to this application.

Adopted Local Plan, Policy BE1 seeks high quality design of the built and external
environment.  Saved policy BE38 seeks the retention and utilisation of topographical and
landscape features of merit and the provision of new planting and landscaping wherever it
is appropriate. 

The site lies within the area covered by Tree Preservation Order No. 620. However, there
are no protected trees at this address, or which may influence the site. The
Tree/Landscape Officer has advised that a detailed landscape design is required to make
the site both attractive and useable. The submission of these details could be conditioned if
all other aspects were acceptable.

Not relevant to this application.

Not relevant to this application.

The site is within flood zone 1.

Before a development commences the Council will need to be satisfied the basement will
not adversely affect local surface water or contribute to future issues should climate
change worsen. This could be conditioned to be submitted prior to the commencement of
any works if all other aspects of the proposal were acceptable.

Not relevant to this application.

The comments and issues raised are duly noted and have been addressed within the
report.
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7.20

7.21

7.22

Planning Obligations

Expediency of enforcement action

Other Issues

The Council adopted its own Community Infrastructure Levy (CIL) on August 1st 2014 and
the Hillingdon CIL charge for additional floorspace for residential developments is £95 per
square metre and office developments of £35 per square metre. This is in addition to the
Mayoral CIL charge of £35 per sq metre.

None.

8. Observations of the Borough Solicitor

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

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

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

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

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

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

The requirement to have due regard to the above goals means that members should

Page 22



North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

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 application seeks planning permission for the demolition of the existing bungalow and
the erection of a two storey building with habitable roofspace to provide 5 x two bed flats,
with basement parking beneath and the installation of 1 x vehicular crossover.

The proposal is considered to have a negative impact upon the visual amenity of the site
and the surrounding area and would result in a loss of residential amenity to neighbouring
occupiers

As such the application is recommended for refusal.

11. Reference Documents

Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
The London Plan (2016)
Mayor of London's adopted Supplementary Planning Guidance - Housing (November 2012
Hillingdon Design and Accessibility Statement: Residential Layouts
Hillingdon Design and Accessibility Statement: Accessible Hillingdon
National Planning Policy Framework

Liz Arnold 01895 250230Contact Officer: Telephone No:
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53 WIELAND ROAD NORTHWOOD

Two storey side/rear extension

26/07/2016

Report of the Head of Planning, Sport and Green Spaces

Address

Development:

LBH Ref Nos: 28044/APP/2016/2888

Drawing Nos: 5369/A100 Rev. B

5369/A101 Rev. B

TS15-332T1

TS15-332T2

TS15-332T3

5369/A102 Rev. B

5369/A103 Rev. B

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

The application site comprises a period detached property situated on the south eastern
side of Wieland Road. The property benefits from a good sized landscaped front garden
set behind a well established hedge. It has a central pathway leading between two lawned
areas to the front door. To the side there is a driveway, which can accommodate 2 cars
and leads to a detached single garage. To the rear is a large landscaped garden enclosed
with hedges.  The principle elevation faces North West.

The street scene is residential in character and appearance comprising two storey
detached properties. The property is set behind open grass verges which are a
characteristic of this area.

The application site lies within the 'Developed Area' as identified in the Hillingdon Local
Plan: Part One - Strategic Policies (November 2012) and lies within the Gatehill Farm
Estate Area of Special Local Character.

The application seeks permission for the erection of a two storey side/rear extension. The
proposed side extension measures 4m in width and 14.2m in depth, including a rear
projection of 6m. The extension then returns across the full width of the rear elevation
(16.2m including the side extension) and is set beneath an extended roof of a height to
match the existing. This includes two rear hipped projections with a valley between. There
is a small section of single storey to the front of the garage and level with the existing front
projection which has a crown roof detail of 3.6m in height.

28044/APP/2015/4173 53 Wieland Road Northwood  

1. CONSIDERATIONS

1.3 Relevant Planning History

1.1 Site and Locality

1.2 Proposed Scheme

26/07/2016Date Application Valid:

Agenda Item 8
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28044/APP/.2015/4173 - Part two storey, part single storey side extension and two storey
rear extension (refused)

The previous application was refused on the basis of the scale, bulk and design of the
proposal, the impact on the neighbouring property and the closing of the significant gap
between the properties.

Not applicable 

Advertisement and Site Notice2.

2.1 Advertisement Expiry Date:-

Not applicable 2.2 Site Notice Expiry Date:-

6 neighbours and the Gatehill Residents Association were consulted for a period of 21 days
expiring on the 29 August 2016. A site notice was also erected on the lamp post on the
junction of Wieland Road and Elgood Avenue. There were 3 responses received from
neighbouring properties who raised the following issues:
- The proposal does not comply with HDAS as it is not set back 1.5m from the side
boundary
- The owner has failed to issue Certificate B to the Gatehill Residents Association as
owners of all verges
- The proposed development is over two and a half times the size of the existing house and
is not subservient
- Does not respect the architectural style of the original dwelling 
- Does not allow sufficient space for landscaping
- The only change involves bringing the eaves down on the north east elevation resulting in
an incongruous and unbalanced elevation out of sympathy with the original dwelling which it
overwhelms
- A rear extension of 6m in depth breached HDAS guidance
- Overlooking from the side velux windows
- It appears to breach the 45 degree rule in respect of no. 51 Wieland
- The new driveway reduces the landscaping to the front to less than 25% 
- Substantial overdevelopment
- Loss of light
- Loss of privacy

A petition of 69 signatures against the proposal was also received which repeats the above
objections.

Officer note: The agent has previously advised the land is within the clients ownership and
the correct certificate has been signed. Issues of landownership are not material planning
considerations and are a civil issue to be resolved between interested parties. Any
subsequent grant of planning approval does not override any other legislation or rights of
ownership. Other issues raised are addressed in the report.

Part two storey, part single storey side extension and two storey rear extension

14-01-2016Decision Date: Refused

Comment on Planning History

3. Comments on Public Consultations

Appeal:
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PT1.BE1

PT1.HE1

(2012) Built Environment

(2012) Heritage

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM14

BE5

BE6

BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

BE38

LPP 3.5

NPPF

HDAS-EXT

New development and car parking standards.

New development within areas of special local character

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

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

(2016) Quality and design of housing developments

National Planning Policy Framework

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

Part 2 Policies:

Northwood Residents Association: No response has been received

Northwood Hills Residents Association: No response has been received

Trees/Landscaping - This site is covered by TPO 172, however no protected trees will be
affected. There is a line of mature Leyland Cypresses along the rear/side boundary
(between 51 an 53, the roots of which may be affected by construction. However this is a
private matter - these trees are not valuable enough to constrain development.

Highways - No objection

4.

5. MAIN PLANNING ISSUES 

The main issues for consideration in determining this application relate to the effect of the
proposal on the character and appearance of the original dwelling, the impact on the visual
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amenities of the surrounding area and the Gatehill Farm Estate Area of Special Local
Character, the impact on residential amenity of the neighbouring dwellings and provision of
acceptable residential amenity for the application property. Put simply, are the previous
reasons for refusal overcome by this scheme?

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
states that all new developments should achieve a high quality of design in all new
buildings and the public realm contributes to community cohesion and a sense of place.
Policies BE5, BE13 and BE15 of the Hillingdon Local Plan: Part Two - Saved UDP Policies
(November 2012) states that the layout and appearance of new development should
"harmonise with the existing street scene or other features of the area." The NPPF (2011)
notes the importance of achieving design which is appropriate to its context stating that
'Permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the way it
functions.'

HDAS advises that extensions should always be designed so as to appear 'subordinate' to
the original house. Rear extensions will only be allowed where there is no significant over-
dominance, overshadowing, loss of outlook or daylight. In particular, a two storey rear
extension should not protrude out too far from the rear wall of the original house and should
not extend beyond a 45 degree line of sight from adjacent first floor windows. If this can be
achieved, then the maximum depth of 4m for a detached property should not be exceeded.
For two storey side extensions, the width and height should be considerably less than that
of the original dwelling and for single storey extensions the roof height should not exceed
3.4m at the highest point. 

Paragraph 5.1 of the HDAS, requires all residential extensions and buildings of two or more
storeys in height to be set back a minimum of 1 metre from the side boundary for the full
height of the building. This protects the character and appearance of the street scene and
protects the gaps between properties. Furthermore Policy BE22 requires all two storey
side extensions within the Gatehill Farm Estate to be a minimum of 1.5m from the
boundary on all levels. The properties within Gatehill Farm are set within spacious plots
and the set in distances assist in retaining this spacious character and visual separation.
For single storey extensions the roof height should not exceed 3.4m at the highest point. 

This is a substantial extension of more than double the footprint of the original building
(from 182.8sqm to 435.7sqm). The proposed side extension brings the development
virtually up the boundary of the site, with just a maximum of 0.5m separation towards the
front. At the rear the proposed two storey full width extension at 6m in depth is a very large
addition in excess of HDAS requirements. It is noted that the proposed amendments to the
roof form over the rear extension go some way to addressing the previous concerns over
the triple pitch hips, but it is considered that the overall scale of the proposed development
is not subordinate to the original dwelling and would be a bulky and incongruous addition.
Furthermore the proposed side extension built up to the boundary with no. 51 Wieland
Road would result in a cramped development at odds with the spacious character of the
road and wider area. The proposals are therefore considered unacceptable.

As such it is considered that the proposal significantly increases the width, depth and bulk
of the original house and is not subordinate to the original dwelling. Therefore the proposal
fails to accord with the requirements of Policies BE5, BE13, BE15 and BE19 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) and HDAS:
Residential Extensions.
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REFUSAL   for the following reasons:

NON2

NON2

Non Standard reason for refusal

Non Standard reason for refusal

The proposed extensions, by reason of their size, scale, bulk and design would be
detrimental to the character and appearance of the existing dwelling and the visual
amenity of the street scene and the wider Gatehill Farm Estate Area of Special Local
Character. Therefore the proposal would be contrary to Policies BE1 and HE1 of the
Hillingdon Local Plan: Part One - Strategic Policies (November 2012), Policies BE5,
BE13, BE15 and BE19 of the Hillingdon Local Plan: Part Two - Saved UDP Policies
(November 2012) and the Council's adopted Supplementary Planning Document HDAS:
Residential Extensions.

The proposed two storey side/rear extension, by virtue of its size, scale, bulk and
proximity, would be detrimental to the amenities of the adjoining occupier at 51 Wieland
Road by reason of overdominance, overshadowing, visual intrusion, loss of light and loss
of outlook. Therefore the proposal would be contrary to policies BE19, BE20 and BE21 of

1

2

RECOMMENDATION6.

The new windows for the principle rooms face the rear garden or the front of the property.
There are first floor windows and roof windows proposed on the side elevations but as
these will serve bathrooms they could be conditioned to be obscure glazed and fixed shut
below 1.8m. It is therefore considered there would be no additional loss of privacy to that
already existing. It is acknowledged that both the adjacent properties extend further to the
rear than the application site and that the proposed extension would not project significantly
further to the rear than the deepest point of these dwellings. However it is noted that
bedroom no. 2 of no. 51 is recessed from the central projection and would be set back
4.4m from the end of the proposed two storey extension situated just 1.5m to the side. 

It is therefore considered that the proposals would harm the residential amenities of the
occupiers of the adjoining detached property from increased overshadowing, loss of
sunlight, visual intrusion and over-dominance and that the proposal would breach the 45
degree line of sight from the adjacent property no. 51. As such, the proposal fails to comply
with the requirements of Policies BE20, BE21 and BE24 of the Hillingdon Local Plan: Part
Two - Saved UDP Policies (November 2012).

Paragraph 5.13 of Residential Extensions. HDAS: Residential Extensions requires
sufficient garden space to be retained as a consequence of an extension. The property
benefits from a good sized rear garden and adequate garden space would be retained.
Concern has been raised that the proposed driveway would result in less than 25%
landscaping to the front, however even excluding the green verge to the front approximately
50% of the landscaping is shown to be retained.

The proposal incorporates a new integral garage which replaces the detached garage to be
demolished and provides a new driveway to the front which would accommodate sufficient
parking provision.

The previous reasons for refusal have not been overcome in this scheme, and this
application is therefore recommended for refusal.
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NON2 Non Standard reason for refusal

the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) and the
Council's adopted Supplementary Planning Document HDAS: Residential Extensions.

The proposed two storey side extension by reason of its size, scale, height and siting
within 1.5m of the side boundary, would result in the closing of the significant gap between
the properties necessary to maintain a visual separation harmonious with the character of
the area. The proposal would therefore represent an overdevelopment of the site to the
detriment of the character and visual amenities of the street scene and the wider Gatehill
Farm Estate Area of Special Local Character. Therefore the proposal is contrary to
Policies BE1 and HE1 of the Hillingdon Local Plan: Part One - Strategic Policies
(November 2012), Policies BE5, BE13, BE15, BE19 and BE22 of the Hillingdon Local
Plan: Part Two - Saved UDP Policies (November 2012) and the adopted Supplementary
Planning Document HDAS: Residential Extensions.

3

1

2

INFORMATIVES

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic
Policies appear first, then relevant saved policies (referred to as policies from the
Hillingdon Unitary Development Plan - Saved Policies September 2007), then
London Plan Policies (2016).  On the 8th November 2012 Hillingdon's Full Council
agreed the adoption of the Councils Local Plan: Part 1 - Strategic Policies.
Appendix 5 of this explains which saved policies from the old Unitary
Development (which was subject to a direction from Secretary of State in
September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

In dealing with the application the Council has implemented the requirement in the
National Planning Policy Framework to work with the applicant in a positive and
proactive way. We have made available detailed advice in the form of our
statutory policies from the 'Saved' UDP 2007, Local Plan Part 1, Supplementary
Planning Documents, Planning Briefs and other informal written guidance, as well
as offering a full pre-application advice service. It is also noted this is a re-
submission of a previously refused scheme where the Officer Report and
Reasons for Refusal specifically identify issues to be addressed.

Standard Informatives 

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

(prohibition of discrimination).

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

2

Part 1 Policies:
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Liz Arnold 01895 250230Contact Officer: Telephone No:

AM14

BE5

BE6

BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

BE38

LPP 3.5

NPPF

HDAS-EXT

New development and car parking standards.

New development within areas of special local character

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

New development must harmonise with the existing street
scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

(2016) Quality and design of housing developments

National Planning Policy Framework

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

PT1.BE1

PT1.HE1

(2012) Built Environment

(2012) Heritage

Part 2 Policies:
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50 RODNEY GARDENS EASTCOTE PINNER

Retention of single storey rear extension in a modified form involving removal
of fascia to rear elevation; alterations to roof to form a crown roof with parapet
to rear; and works to brickwork to match the finish of existing dwelling.

22/07/2016

Report of the Head of Planning, Sport and Green Spaces

Address

Development:

LBH Ref Nos: 45146/APP/2016/2858

Drawing Nos: Ordnance Survey Map

21600/01 (PRE-EXISTING)

21600/03 (PROPOSED PLANS)

21600/02 (EXISTING)

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

The application site comprises a semi-detached property located on the north-eastern
corner of Rodney Gardens and Dovecot Close. The site is bordered to the east by 48
Rodney Gardens whilst 56 Rodney Gardens is located on the opposite side of Dovecot
Close. 6 and 7 Dovecot Close are located at the rear of the application site. The site is
located within the Eastcote Park Estate Conservation Area, as identified in the Hillingdon
Local Plan: Part 1 - Strategic Policies (November 2012).

Application reference: 45146/APP/2014/3626 refused consent for a Lawful Development
Certificate for the erection of a single storey rear extension. This application was refused

The proposal consists of the retention of a single storey rear extension in a modified form
involving removal of fascia to rear elevation; alterations to roof to form a crown roof with
parapet to rear; and works to brickwork to match the finish of existing dwelling.

45146/APP/2014/3626

45146/APP/2016/711

50 Rodney Gardens Eastcote Pinner

50 Rodney Gardens Eastcote Pinner

Single storey rear extension, involving alterations to side (Application for a Certificate of Lawful

Development for a Proposed Development)

Alteration to existing single storey rear extension to remove projecting fascia and reducing eaves

(Application for a Certificate of Lawful Development for a Proposed Development)

24-12-2014

17-06-2016

Decision Date: 

Decision Date: 

Refused

Refused

1. CONSIDERATIONS

1.3 Relevant Planning History

Comment on Planning History

1.1 Site and Locality

1.2 Proposed Scheme

22/07/2016Date Application Valid:

Appeal:

Appeal:

Agenda Item 9
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for the following reason: 

"The proposed development does not constitute permitted development by virtue of the
provisions of Schedule 2, Part 1, Class  A of the Town and Country Planning (General
Permitted Development) Order 1995 as amended by the Town and Country Planning
(General Permitted Development) (Amendment) (No2) (England) Order 2008 because the
site is located within a Conservation Area and the proposed extension would extend
beyond the side wall of the original dwellinghouse, the proposed extension would also
exceed half the width of the original property."

In 2015, a single storey rear extension was erected at the property, which extends the full
width of the bungalow and has an eaves height higher than that of the original building. This
development was not considered to constitute permitted development. 

On 30th July 2015, an enforcement notice was served on the property (effective from 1st
September 2015) that required the development to be removed in its entirety. The owner of
the property appealed this notice. However, this appeal was dismissed and the
enforcement notice upheld. 

On 23rd April 2016, a site visit by the Council's Enforcement Officer confirmed that the
enforcement notice had not been complied with. 

Subsequently, application reference: 45146/APP/2016/711 refused consent for a Lawful
Development Certificate for alterations to the existing single storey rear extension to
remove projecting fascia and reduce the eaves height. This application was refused for the
following reasons:

1. An enforcement notice applies to the single storey extension forming part of this
application. The requirements of this notice have yet to be complied with and the proposal
involves the retention of a considerable proportion of this unlawful structure but with
modifications. As set out within Section 191(3) of the Town and Country Planning Act 1990
(TCPA), the structure upon which the works forming part of this application are proposed
are unlawful. It is therefore considered that the proposed works would also be unlawful and
in respect of Section 192(2) of the TCPA and the Council is unable to issue a Certificate of
Lawfulness.

2. The proposed development does not constitute permitted development by virtue of the
provisions of Schedule 2, Part 1, Class A(f)(i) of the Town and Country Planning (General
Permitted Development) (England) Order 2015. The bungalow is a semi detached
dwellinghouse, by virtue that it shares a party wall with No.48. The extension proposed
extends more than 3 metres beyond the rear elevation of the dwellinghouse, exceeding the
requirements of part (f)(i).

Given the need for planning permission, this planning application was submitted in an
attempt to regularise a development on this site.

Not applicable 21st September 2016

Advertisement and Site Notice2.

2.1 Advertisement Expiry Date:-

Not applicable 2.2 Site Notice Expiry Date:-
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11 neighbouring residential properties were consulted 15th August 2016, site notices
erected 17th and 31st August 2016, and an advertisement published 31st August 2016.
The statutory neighbour consultation period expired 21st September 2016. At the time of
writing this report 2 responses have been received which raised the following summarised
concerns:

- The extension is out of keeping with the character of the conservation area
- The height is excessive and dominating (roof line not in appropriate position)
- The brick work is non matching to the original property
- Nature of this retrospective planning application following refusals

EASTCOTE CONSERVATION PANEL 

Comments: This site seems to have a long unresolved list of refused applications, building
without consent etc. Rodney Gardens is within the Eastcote Park Estate Conservation
Area, therefore rules should be vigorously applied. The Planning Inspector's decision of
17th February 2016 is very clear that this size of extension would cause harm to the
Conservation Area.

This current application does not address the Inspector's concerns. The addition of a
pitched roof with a parapet on an extension that already exceeds the width of the dwelling
does not in any way lessen the impact to the Conservation Area.

The Enforcement notice was upheld at Appeal 6 months ago please can you tell why no
action has been taken to date, why we are still having to contest endless planning
applications.

CONSERVATION AND URBAN DESIGN

Comments: This is a detached bungalow of yellow/brown stock brick, one of many similar
properties in Rodney Gardens, in the Eastcote Park Estate Conservation Area. This
particular property is in a very prominent position however, being situated on the corner of
Rodney Gardens and Dovecote Close.

This bungalow had a shallow, 'L' shaped glazed conservatory at the rear, which was
removed a few years ago and replaced with a deep, yellow, flat roofed rear extension, over
3722m deep, and 9,717m wide, its roof rising above the eaves of the hipped main roof and
finishing with a deep white plastic fascia.  After it failed, retrospectively, to obtain a CLD, it
was the subject of an enforcement notice for its total removal (notice upheld on appeal).
Subsequent proposed modifications to its roof also failed to obtain a CLD earlier in 2016.

This, the first planning application submitted for the development, proposes the retention of
the extension in its entirety and the building of a dummy pitched roof with a large flat crown,
behind a front parapet.  It is also proposed to stain the brickwork.

It is considered that the extension as built, by reason of its overall scale, materials and
design, detracts considerably from the character of this part of the Conservation Area.

The depth of the extension is such that it overwhelms the original bungalow. This is greatly
exacerbated by its overall width, which extends not only across the back of the house, but
across the back of the garage as well, obscuring the original plan and design of the original
house. The design is also quite unsympathetic.  The fenestration is quite plain and has not

3. Comments on Public Consultations
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PT1.BE1

PT1.HE1

(2012) Built Environment

(2012) Heritage

UDP / LDF Designation and London Plan

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

Part 1 Policies:

BE4

BE13

BE15

BE19

BE20

BE21

BE23

BE24

AM14

HDAS-EXT

LPP 7.4

LPP 7.6

LPP 7.8

LPP 7.9

NPPF

New development within or on the fringes of conservation areas

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires the provision of adequate amenity space.

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

New development and car parking standards.

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

(2015) Local character

(2015) Architecture

(2015) Heritage assets and archaeology

(2015) Heritage-led regeneration

National Planning Policy Framework

Part 2 Policies:

been designed to respect the leaded casement windows of the main house, or observe
their proportions.  Meanwhile the brickwork is a very harsh yellow. The bricks of the house
are a soft, warm brown laid to a mottled pattern.  It is considered that the tinting of the
brickwork would be unlikely to achieve a successful match.

The low pitch and large crown proposed would pose a very unattractive roof form, out of
keeping with the homogenous, traditional roof forms on the estate. Thus it would not
achieve its purpose in making the extension more acceptable.

Para 5.7 in the Eastcote Park Estate Conservation Appraisal states that :
'Extensions should respect original architectural features and built form in their size,
location and elevated design, and exhibit an appropriate quality of design and materials.'  It
is patently clear that this extension fails to do that, and that it detracts considerably from the
special character and appearance of the Conservation Area.

A rear extension would be possible in principle, and advice could be provided as to a
suitable size, design and roof form. However, it would not be possible to make minor
alterations to the as-built extension, as is proposed here, to achieve such a structure.

4.
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NPPF12

NPPF7

NPPF - Conserving & enhancing the historic environment

NPPF - Requiring good design

5. MAIN PLANNING ISSUES 

IMPACT ON THE CONSERVATION AREA

The main planning issue to consider in this application is the impact on the Eastcote Park
Estate Conservation Area.

Firstly, paragraph 129 of the National Planning Policy Framework (2012) states that Local
planning authorities should identify and assess the particular significance of any heritage
asset that may be affected by a proposal. 

The Eastcote Park Estate Conservation Area Appraisal states that 'The character of the
area is derived from the groups of distinctive buildings and the quality of their design
features, its green landscaped setting and undulating topography. The latter creates visual
interest, with changing views and vistas that are an important element of the area's
character. Ill considered and piecemeal alterations could erode this special character if
allowed to proceed unmanaged. 

Paragraph 5.7 of the Eastcote Park Estate Conservation Area Appraisal states that
'extensions should respect original architectural features and built form in their size,
location and elevated design, and exhibit an appropriate quality of design and materials.'

The proposal consists of the retention of a single storey rear extension in a modified form
involving removal of fascia to rear elevation; alterations to roof to form a crown roof with
parapet to rear; and works to brickwork to match the finish of existing dwelling. The depth
and width of the proposed extension would remain as existing. 

The Council's Conservation Officer states:

'The extension as built, by reason of its overall scale, materials and design, detracts
considerably from the character of this part of the Conservation Area. The depth of the
extension is such that it overwhelms the original bungalow. This is greatly exacerbated by
its overall width, which extends not only across the back of the house, but across the back
of the garage as well, obscuring the original plan and design of the original house. The
design is also quite unsympathetic. The fenestration is quite plain and has not been
designed to respect the leaded casement windows of the main house, or observe their
proportions. Meanwhile, the brickwork is a very harsh yellow. The bricks of the house are a
soft, warm brown laid to a mottled pattern.'

In addition, the Council's Conservation and Urban Design Officer states that:

'It is considered that the tinting of the brickwork would be unlikely to achieve a successful
match.'

Also:

'The low pitch and large crown proposed would pose a very unattractive roof form, out of
keeping with the homogenous, traditional roof forms on the estate. Thus it (the
modifications) would not achieve its purpose in making the extension more acceptable.'
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The Council's Conservation and Urban Design Officer states that despite the
modifications, the proposal would fail to respect the original architectural features, built
form, and that it detracts considerably from the special character and appearance of the
Conservation Area.

Essentially, the overall scale of the development would remain excessive (particularly in
depth and width which would remain unchanged). Although the roof design has been
altered, it would be considered an unattractive roof form, out of keeping with the
homogenous, traditional roof forms on the estate. The staining or tinting of the existing
yellow brick to the extension is not considered to achieve a matching appearance with the
brick on the original house, which has a mottled pattern that is a distinctive feature of many
of the properties within the area. In combination, these aspects of the proposal are
considered to result in an incongruous development, unsympathetic to the architectural
composition of the original house, and out of keeping with the character and appearance of
the Eastcote Park Estate Conservation Area. As such, the development would cause harm
to the Eastcote Park Estate Conservation Area. 

The Inspector for the appeal in reference to the extant enforcement notice stated that:

'The extension is seen from a small section of the Conservation Area and consequently the
extent of the harm is limited and less than substantial. Nevertheless it does have a harmful
impact. It is clear that the extension brings about a number of benefits to the appellant,
including the improved internal living space available and the inclusion of the 'warm roof'
and other insulation methods. It does not appear that any wider public benefits arise. Whilst
the harm may be less than substantial, this is not outweighed by the limited public benefits.

The modified development hereby sought, for the reasons set out above, is still considered
to cause less than substantial harm to the Conservation Area. In the absence of any public
benefits to outweigh the harm, planning permission should be refused. 

To conclude, the development by virtue of its design, scale, and materiality, would result in
an incongruous development, unsympathetic to the architectural composition of the original
dwelling, out of keeping with the character and appearance of the area, and harmful to the
heritage value of the Eastcote Park Estate Conservation Area, contrary to policies BE4,
BE13, BE15, and BE19 of the Hillingdon Local Plan: Part 2 Saved UDP Policies (Nov
2012); policies BE1 and HE1 of the Local Plan: Part 1: Strategic Policies (Nov 2012);
policies 7.4, 7.6, 7.8, and 7.9 of the London Plan (2016); and chapter 12 of the National
Planning Policy Framework (2012).

OTHER ISSUES

IMPACT ON NEIGHBOURS

Given the positioning, scale and nature of the proposed development, it would not be
considered to cause loss of outlook, daylight or a detrimental sense of enclosure to
neighbouring properties. Nor would it result in loss of privacy. Therefore, the proposal
would not harm the residential amenity of neighbouring properties, in accordance with
policies BE20, BE21, and BE24 of the Hillingdon Local Plan: Part 2 Saved UDP Policies
(Nov 2012).

HIGHWAYS
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REFUSAL   for the following reasons:

NON2 Impact on CA

The development by virtue of its design, scale, and materiality, would result in an
incongruous development, unsympathetic to the architectural composition of the original
dwelling, out of keeping with the character and appearance of the area, and harmful to the
heritage value of the Eastcote Park Estate Conservation Area, contrary to policies BE4,
BE13, BE15, and BE19 of the Hillingdon Local Plan: Part 2 Saved UDP Policies (Nov
2012); policies BE1 and HE1 of the Local Plan: Part 1: Strategic Policies (Nov 2012);
policies 7.4, 7.6, 7.8, and 7.9 of the London Plan (2016); and chapter 12 of the National
Planning Policy Framework (2012).

1

INFORMATIVES

RECOMMENDATION6.

The proposal would not raise any concerns with regards to parking, congestion, or highway
safety, in accordance with policy AM14 of the Hillingdon Local Plan: Part 2 Saved UDP
Policies (Nov 2012).

Standard Informatives 

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

(prohibition of discrimination).

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

BE4

BE13

BE15

BE19

New development within or on the fringes of conservation areas

New development must harmonise with the existing street
scene.

Alterations and extensions to existing buildings

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

2

PT1.BE1

PT1.HE1

(2012) Built Environment

(2012) Heritage

Part 2 Policies:

Part 1 Policies:
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Richard Conroy 01895 250230Contact Officer: Telephone No:

BE20

BE21

BE23

BE24

AM14

HDAS-EXT

LPP 7.4

LPP 7.6

LPP 7.8

LPP 7.9

NPPF

NPPF12

NPPF7

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.

New development and car parking standards.

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

(2015) Local character

(2015) Architecture

(2015) Heritage assets and archaeology

(2015) Heritage-led regeneration

National Planning Policy Framework

NPPF - Conserving & enhancing the historic environment

NPPF - Requiring good design
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OLD ORCHARD LODGE COTTAGE PARK LANE HAREFIELD 

Demolition of existing structure, currently used as a dwelling, and construction
of a new four bed detached house

27/05/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 12385/APP/2016/2040

Drawing Nos: 02
04
05
03
14
Location Plan
12A
13A
15A
16A
Design and Access Statement Rev.B

Date Plans Received: 27/05/2016Date(s) of Amendment(s):

1. SUMMARY

The applicant proposes the demolition of the existing structure, currently used as a
dwelling, and construction of a new four bed detached house.

It is considered that the principle of one new house on this site is acceptable, and that the
proposed building and use would not be harmful to the character and appearance of the
Harefield Village Conservation Area, nor the amenities of nearby residents. Parking and
highway safety matters and the protection of trees are also satisfactory. The application
accords with the Council's planning policies and is therefore recommended for approval,
subject to appropriate conditions.

The application is therefore recommended for approval.

APPROVAL  subject to the following: 

HO1

HO2

Time Limit

Accordance with approved

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

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

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, 14, 12A, 13A, 15A, 16A.

1

2

2. RECOMMENDATION

13/06/2016Date Application Valid:

Agenda Item 10
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RES7

RES5

HO5

RES9

Materials (Submission)

General compliance with supporting documentation

No additional windows or doors

Landscaping (car parking & refuse/cycle storage)

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 (March 2016).

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

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

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

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

Amenity space (Plan No.12A)
Parking       (Plan No.14)

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

REASON
To ensure that the development complies with the objectives of Policies AM14 and AM23
of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any order revoking and re-enacting that Order
with or without modification), no additional windows, doors or other openings shall be
constructed in the walls or roof slopes of the development hereby approved.

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

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

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

2. Details of Hard Landscaping

3

4

5

6
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RES10

RES15

Tree to be retained

Sustainable Water Management (changed from SUDS)

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

3. Schedule for Implementation

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

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

REASON
To ensure that the proposed development will preserve and enhance the visual amenities
of the locality and provide adequate facilities in compliance with Policies BE13, BE38 and
AM14 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and Policy
5.17 (refuse storage) of the London Plan (2016).

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.

No development approved by this permission shall be commenced until a scheme for the
provision of sustainable water management has been submitted to and approved in
writing by the Local Planning Authority.  The scheme shall clearly demonstrate that
sustainable drainage systems (SUDS) have been incorporated into the designs of the
development in accordance with the hierarchy set out in accordance with Policy 5.15 of
the London Plan and will:
i. provide information about the design storm period and intensity, the method employed to

7

8
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RES6

NONSC

RES14

RES18

Levels

Non Standard Condition

Outbuildings, extensions and roof alterations

Lifetime Homes/Wheelchair Units

delay and control the surface water discharged from the site and the measures taken to
prevent pollution of the receiving groundwater and/or surface waters; 
ii. include a timetable for its implementation; and 
iii. provide a management and maintenance plan for the lifetime of the development which
shall include the arrangements for adoption by any public authority or statutory undertaker
and any other arrangements to secure the operation of the scheme throughout its lifetime.
The scheme shall also demonstrate the use of methods to minimise the use of potable
water through water collection, reuse and recycling and will:
iv. provide details of water collection facilities to capture excess rainwater;
v. provide details of how rain and grey water will be recycled and reused in the
development.
Thereafter the development shall be implemented and retained/maintained in accordance
with these details for as long as the development remains in existence.

REASON
To ensure the development does not increase the risk of flooding in accordance with
Policy OE8 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and
London Plan (2016) Policy 5.12.

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

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

Notwithstanding any details to the contrary on the plans hereby approved, any rooflights
used in the new dwelling to be erected shall be Conservation type rooflights.

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).

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England) Order 2015 (or any order revoking and re-enacting that Order with
or without modification); no garage(s), shed(s) or other outbuilding(s), nor extension or
roof alteration to any dwellinghouse(s) shall be erected without the grant of further specific
permission from the Local Planning Authority.

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

The dwelling hereby approved shall be constructed to meet the standards for a Category 2
M4(2) dwelling, as set out in Approved Document M to the Building Regulations (2010)

9

10

11

12
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RES8 Tree Protection

2015, and all such provisions shall remain in place for the life of the building.

REASON:
To ensure an appropriate standard of housing stock in accordance with London Plan
(2016) Policy 3.8 c, is achieved and maintained.

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

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

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

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

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

13

I1

I2

I3

Building to Approved Drawing

Encroachment

Building Regulations - Demolition and Building Works

1

2

3

INFORMATIVES

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.

You are advised that if any part of the development hereby permitted encroaches by either
its roof, walls, eaves, gutters, or foundations, then a new planning application will have to
be submitted. This planning permission is not valid for a development that results in any
form of encroachment.
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I5

I6

I15

Party Walls

Property Rights/Rights of Light

Control of Environmental Nuisance from Construction Work

4

5

6

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

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

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

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

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

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

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

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

You are advised to consult the Council's Environmental Protection Unit
(www.hillingdon.gov.uk/noise Tel. 01895 250155) or to seek prior approval under Section
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I47

I59

I52

Damage to Verge

Councils Local Plan : Part 1 - Strategic Policies

Compulsory Informative (1)

7

8

9

10

11

12

61 of the Control of Pollution Act if you anticipate any difficulty in carrying out construction
other than within the normal working hours set out in (A) above, and by means that would
minimise disturbance to adjoining premises.

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

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

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

You are advised that you will need to make an application to the Council's Highways
Department, 4 North, Civic Centre, High Street, Uxbridge, UB8 1UW for the relocation of
the street lighting column.

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

You are advised that the development hereby approved represents chargeable
development under the Mayor's Community Infrastructure Levy.  At this time the
Community Infrastructure Levy is estimated to be £9,518.21 which is due on
commencement of this development. The actual Community Infrastructure Levy will be
calculated at the time your development is first permitted and a separate liability notice will
be issued by the Local Planning Authority. Should you require further information please
refer to the Council's Website www.hillingdon.gov.uk/index.jsp?articleid=24738.

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

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).
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I53 Compulsory Informative (2)13

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.

3. CONSIDERATIONS

AM7

AM14

BE4

BE13

BE15

BE18

BE19

BE20

BE21

BE22

BE23

BE24

BE38

OL1

OL4

HDAS-LAY

NPPF

NPPF1

NPPF6

NPPF7

LPP 3.3

LPP 3.4

LPP 3.5

LPP 3.8

LPP 5.3

LPP 6.13

LPP 6.9

LPP 7.16

LPP 7.3

LPP 7.4

LPP 7.6

LPP 8.2

LPP 8.3

LDF-AH

Consideration of traffic generated by proposed developments.

New development and car parking standards.

New development within or on the fringes of conservation areas

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

New development must improve or complement the character of the
area.
Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

Requires new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Green Belt - acceptable open land uses and restrictions on new
development
Green Belt - replacement or extension of buildings

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

NPPF - Delivering sustainable development

NPPF - Delivering a wide choice of high quality homes

NPPF - Requiring good design

(2015) Increasing housing supply

(2015) Optimising housing potential

(2015) Quality and design of housing developments

(2015) Housing Choice

(2015) Sustainable design and construction

(2015) Parking

(2015) Cycling

(2015) Green Belt

(2015) Designing out crime

(2015) Local character

(2015) Architecture

(2015) Planning obligations

(2015) Community infrastructure levy

Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
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3.1 Site and Locality

The proposed development site falls within the Harefield Village Conservation Area, a
heritage asset. The property dates from the late Edwardian period and was designed as an
outbuilding for a large house, now the Old Orchard Public House. The pub and grounds are
situated in a high position overlooking the lake and river valley on the outskirts of the village.

The immediate surrounding area to the site is characterised and dominated by the Public
House, its outbuildings and its formal setting within a rural landscape. This includes a lodge
and perimeter walls as well as the wider hard and soft landscaping. The area is isolated,
within the Green Belt, with long views and the pub, lodge and lodge cottage form a group.

12385/APP/2015/859 - Three-bed, detached bungalow with detached double garage
involving demolition of existing bungalow. Refused for the following reasons:

1. The proposal would result in the loss of a building that contributes to the Harefield Village
Conservation Area (as part of a group) and part of the history of the area and would be
replaced with a development that does not reflect the typology of the area or is considered
to be of a sufficient design quality and would thus appear as a discordant and incongruous
addition. The proposal is therefore contrary to Policies BE1 and HE1 of the Hillingdon Local
Plan: Part One - Strategic Policies (November 2012), Policies BE4, BE13 and BE19 of the
Hillingdon Local Plan: Part Two - UDP Saved Policies (November 2012), Policies 3.5 and
7.4 of the London Plan (2015) and the adopted Supplementary Planning Document HDAS:
Residential Layouts.

2. The proposed development, by reason of its size, scale, bulk, footprint, proportions,

3.2 Proposed Scheme

The applicant proposes the demolition of the existing structure, currently used as a
dwelling, and construction of a new four bed detached house.

12385/APP/2015/859

12385/PRC/2015/156

12385/PRC/2016/39

Old Orchard Lodge Cottage Park Lane Harefield 

Old Orchard Lodge Cottage Park Lane Harefield 

Old Orchard Lodge Cottage Park Lane Harefield 

Three-bed, detached bungalow with detached double garage involving demolition of existing

bungalow

3 bed detached bungalow with detached garage involving demolition of existing bungalow

Demolition of existing structure and construction of new dwelling

11-05-2015

11-12-2015

27-04-2016

Decision:

Decision:

Decision:

Refused

OBJ

OBJ

3.3 Relevant Planning History

Comment on Relevant Planning History
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large crown roof and overall poor design would be detrimental to the character and
appearance of the Harefield Village Conservation Area and would neither enhance or
contribute positively to the appearance of the Harefield Village Conservation Area. The
proposal is therefore contrary to Policies BE1 and HE1 of the Hillingdon Local Plan: Part
One - Strategic Policies (November 2012), Policies BE4, BE13 and BE19 of the Hillingdon
Local Plan: Part Two - UDP Saved Policies (November 2012), Policies 3.5 and 7.4 of the
London Plan (2015) and the adopted Supplementary Planning Document HDAS:
Residential Layouts.

4. Planning Policies and Standards

PT1.BE1

PT1.H1

PT1.HE1

PT1.EM2

(2012) Built Environment

(2012) Housing Growth

(2012) Heritage

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

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM7

AM14

BE4

BE13

BE15

BE18

BE19

BE20

BE21

BE22

BE23

BE24

BE38

OL1

OL4

HDAS-LAY

NPPF

Consideration of traffic generated by proposed developments.

New development and car parking standards.

New development within or on the fringes of conservation areas

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

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

Green Belt - replacement or extension of buildings

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

National Planning Policy Framework

Part 2 Policies:
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NPPF1

NPPF6

NPPF7

LPP 3.3

LPP 3.4

LPP 3.5

LPP 3.8

LPP 5.3

LPP 6.13

LPP 6.9

LPP 7.16

LPP 7.3

LPP 7.4

LPP 7.6

LPP 8.2

LPP 8.3

LDF-AH

NPPF - Delivering sustainable development

NPPF - Delivering a wide choice of high quality homes

NPPF - Requiring good design

(2015) Increasing housing supply

(2015) Optimising housing potential

(2015) Quality and design of housing developments

(2015) Housing Choice

(2015) Sustainable design and construction

(2015) Parking

(2015) Cycling

(2015) Green Belt

(2015) Designing out crime

(2015) Local character

(2015) Architecture

(2015) Planning obligations

(2015) Community infrastructure levy

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

Not applicable20th July 2016

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

Highways:

The site has a PTAL score of 1a which is low The proposed house replaces an existing house as
such it is unlikely to lead to a material increase in traffic generation. Two car parking spaces,

External Consultees

2 neighbouring properties have been consulted on 16th June 2016. The application was advertised in
the 29th June 2016 edition of the Uxbridge Gazette and a site notice was displayed on 26th June
2016.

One letter of support received commented the current building is not fit for purpose.

Historic England:

No comments received.

Greater London Archaeology Advisory Service: 

No comments received.
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7.01

7.02

7.03

The principle of the development

Density of the proposed development

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

Given the residential use of the surrounding area, no objection is raised to the principle of
the development of this site for residential purposes, subject to the scheme complying with
all of the Council's adopted policies and guidance.

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

The proposed development site falls within the Harefield Village Conservation Area - a
heritage asset. The area is isolated within the Green Belt with long views and the pub,
lodge and lodge cottage form a group. This is a well preserved part of the Conservation
Area and therefore it is important that any new development sustains and enhances its
significance and cohesion.

This proposal is for the total demolition of the existing property, to be replaced by a new,
one and a half storey dwelling with an attached double garage. The existing building forms
part of the history of the site and area, and while rather modest and unusual, it contributes
to the surrounding character context. Whilst its loss would therefore be regrettable, taking

complying with the Council's maximum parking standard, are to be provided in a double garage.
Cycles can be stored in the garage. Access to the garage is via an existing shared drive. No
objections are raised on highway grounds.

EPU:

No objection subject to control of environmental nuisance from construction work informative.

Conservation and Urban Design:

This proposal is for the total demolition of the existing property, to be replaced by a new, one and a
half storey dwelling with an attached double garage. It should be noted that the existing building
forms part of the history of the site and area, and while rather modest and unusual it contributes to
the surrounding character context. Whilst its loss would therefore be regrettable taking into account
the history of the site and group value of the building and neighbouring properties, it is recognised
there is potential for enhancement of the site.

The amended proposals would be considered in keeping with the rural character of the surrounding
area. Whilst the new dwelling would increase the development of the site the overall scale, built
form, height and massing would be considered admissible. In accordance with national and local
policies, the new dwelling should aim to preserve or enhance the character and appearance of the
Conservation Area. 

Taking into account the historic use of the site and groups of buildings there are in principle no
objections to this proposal, subject to the following conditions:
- Details and/or samples of the external materials, finishes and colours would need to be submitted
for approval. This would include proposed; roof tiles, plinth, render and timber boarding.
- Details and/or sample of proposed guttering and down pipes.
- Details and/or samples of proposed windows and doors including roof lights would need to be
submitted for approval.

MAIN PLANNING ISSUES7.
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7.04

7.05

7.07

7.08

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

into account the history of the site and group value of the building and neighbouring
properties, it is recognised there is potential for enhancement of the site.

The amended proposals would be considered in keeping with the rural character of the
surrounding area. Whilst the new dwelling would increase the development of the site the
overall scale, built form, height and massing have been assessed to be acceptable by the
Council's Conservation and Design Team. 

In accordance with national and local policies, the new dwelling should aim to preserve or
enhance the character and appearance of the Conservation Area. Taking into account the
historic use of the site and groups of buildings there, it is considered the proposed
development would preserve the character and appearance of the Harefield Village
Conservation Area, in accordance with Policy BE1 of the Councils Local Plan: Part 1 -
Strategic Policies, and Policies BE4, BE13, BE15, BE19 and BE22 of the Hillingdon Local
Plan (November 2012).

Not Applicable to this application.

The NPPF states that provided that the extension does not result in a disproportionate
addition over and above the size of the original building, the extension or alteration of a
dwelling is not inappropriate in the Green Belt.

Furthermore, Policy OL4 states that the replacement or extension of buildings within the
Green Belt will only be acceptable where they do not result in a disproportionate change in
the bulk and character of the original buildings, and the development would not injure the
visual amenities of the Green Belt by reason of siting, design or activities generated.

The proposed building would be 202sq.m, which has increased by 31sq.m of the existing
building (171sq.m), representing 14% increase. Given this it is considered that the proposal
would not significantly increase the built up appearance of the site. As such, it would be in
compliance with Policy OL4 of the Hillingdon Local Plan: Part Two - Saved UDP Policies
(November 2012).

As discussed in paragraph 7.03.

With regard to the impact of the amenities in relation to loss of light, outlook, or over-
domination to the adjoining occupiers, Sections 4.9 of the SPD: Residential Layouts, in
relation to new dwellings, states all residential developments and amenity space should
receive adequate daylight and sunlight, including habitable rooms and kitchens. The
daylight and sunlight available to adjoining properties should be adequately protected.
Adequate distance should be maintained to overcome possible over-domination, and 15m
will be the minimum acceptable distance. 

- Daylight, Sunlight and Outlook 

The proposed dwelling would be set some distance away from adjoining properties and
screened by hedges. Therefore, the proposal would result in no conflict of the 45 degree
guideline and no unacceptable loss of light, loss of outlook or overshadowing to the
occupiers of this neighbouring dwelling.

- Privacy 
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7.09

7.10

7.11

7.12

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

The development proposes windows on the ground floor and velux windows in the
roofspace to serve the bedrooms. The velux windows on the first floor would be at an angle
and would therefore not result in a loss of privacy or overlooking nearby properties.
Furthermore, given the set in from surrounding properties and boundary treatment, the
proposal is considered not to cause unacceptable overlooking of the adjoining occupier and
nor would it result in a loss of privacy, in compliance with Policy BE23 of the Hillingdon
Local Plan (November 2012).

London Plan Policy 3.5 seeks to ensure that all new housing development is of the highest
quality, both internally and externally and in relation to their context.

The London Plan MALP 2016 sets out the minimum internal floor space required for new
housing development in order to ensure that there is an adequate level of amenity for
existing and future occupants. It requires a 2 storey, 4 bedroom, 6 person dwelling, which
is the closest property to the proposal, to have a minimum size of 106 sq.m. The proposed
new four-bed dwelling would be approximately 202sq.m and would exceed the required
standard resulting in a satisfactory residential environment for future occupiers, in
compliance to The London Plan and Policy BE19 of the Hillingdon Local Plan: Part Two -
Saved UDP Policies (November 2012).

Section four of the Council's HDAS: Residential Layouts states that developments should
incorporate usable attractively laid out and conveniently located garden space in relation to
the dwellings they serve. It should be of an appropriate size, having regard to the character
of the area. The minimum level of amenity space required for a four bedroom house is
100sq.m of amenity space to meet the standard. The scheme provides some 468 sq.m for
the proposed house and would thus exceed these standards.

The proposed bedrooms would have windows that face the front and rear of the property
as well as the side of the property and would be set some distance from neighbouring
properties. As such, there would not be overlooked by adjoining properties. 

It is also considered, that all the proposed habitable rooms would maintain an adequate
outlook and source of natural light, therefore complying with Policy 3.5 of the London Plan
(2016).

The proposed house would not lead to a significant increase in traffic generation given it
would replace an existing house within a residential area. As such, the proposal would
comply with policy AM2 of the Hillingdon Local Plan: Part Two - Saved UDP Policies
(November 2012).

The proposal would use the existing drive leading to the parking spaces to the front of the
proposed house. The site lies in an area with a PTAL index of 1a, which is low. Two
parking spaces are required per dwelling to comply with the Hillingdon's Parking Standards.
Two parking spaces and cycle parking would be provided in a double garage. As such, the
highway officer has no objections to the proposal, in compliance with policies AM7 and
AM14 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) and
the Council's Car Parking Standards.

Urban design issues have been covered elsewhere in the report and with regard to access
and security, conditions would ensure compliance with these requirements.
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7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

Other Issues

See section 7.11

Not Applicable to this application.

There are no TPO's on site, although it lies within a designated Conservation Area and
within the Green Belt. The extension will have little impact on the site and in summer, at
least, will not be visible from outside the site. The proposal therefore would be acceptable,
subject to landscaping and tree protection conditions, in compliance with Policy BE38 of
the Hillingdon Local Plan.

A condition is recommended to ensure that the utilisation of water within the dwelling is
minimised in accordance with adopted planning policy.

Not Applicable to this application.

The site does not fall within a Flood Zone and therefore the proposed development is not at
potential risk of flooding.

Not Applicable to this application.

No objections received.

CIL

The Community Infrastructure Levy (CIL) is a new charge which allows the Council to raise
funds from developers undertaking new building projects.

The money raised will be used to pay for infrastructure required to support development -
this could include transport schemes, flood defences, schools, health and social care
facilities, parks, open spaces and leisure centres. To a large extent, CIL has replaced
Section 106 planning obligations as a means of funding infrastructure provision in
Hillingdon.

The scheme will be liable for the following CIL payments.

The Council adopted its own Community Infrastructure Levy (CIL) on August 1st 2014 and
the Hillingdon CIL charge for residential developments is £95 per square metre of additional
floorspace. This is in addition to the Mayoral CIL charge of £35 per sq metre. 

Hillingdon CIL = £14,911.39
Mayoral CIL = £5,838.57
Total = £20,749.96

There are no enforcement issues.

None.

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

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

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

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

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

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

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

Page 58



North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

9. Observations of the Director of Finance

Not applicable.

10. CONCLUSION

It is considered that the principle of one new house on this site is acceptable, and that the
proposed building and use would not impact on the openness of the Green Belt, be harmful
to the character and appearance of the Harefield Village Conservation Area, nor the
amenities of nearby residents. Parking and highway safety matters and the protection of
trees are also satisfactory. The application accords with the Council's planning policies and
is therefore recommended for approval, subject to appropriate conditions.

11. Reference Documents

Hillingdon Local Plan (November 2012)
London Plan (March 2016)
National Planning Policy Framework
HDAS: Residential Layouts
Supplementary Planning Guidance - Community Safety by Design
Supplementary Planning Guidance - Noise
Supplementary Planning Guidance - Air Quality
HDAS: Accessible Hillingdon

Mandeep Chaggar 01895 250230Contact Officer: Telephone No:
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CORNERWAYS GREEN LANE GREEN LANE NORTHWOOD 

Change of use from Use Class C3 (Dwellinghouse) to Use Class D1 (Non-
Residential Institutions) for use as a children's day nursery with associated
parking and landscaping.

27/06/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 18414/APP/2016/2486

Drawing Nos: 000 Rev P1
010 Rev P1
020 Rev P1
100 Rev P1
101 Rev P1
102 Rev P1
103 Rev P1
110 Rev P1
111 Rev P1
112 Rev P1
113 Rev P1
Supporting Statement

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

1. SUMMARY

This application seeks planning permission for change of use of a dwellinghouse to a
children's day nursery. There would be no external alterations to the existing building and
the proposed alterations to the car parking and gardens are modest and there will be no
external impact. Subject to appropriate conditions it is considered that no adverse impact
for occupiers of neighbouring residential properties will result. 

There is a proven local need for nursery places.  This proposal replaces an existing
nursery further along Green Lane which is to close with the intention that it will revert to
residential use.  No structural changes are proposed to the building which will still have a
residential appearance.

It is recommended that planning permission be granted

APPROVAL  subject to the following: 

COM3

COM4

Time Limit

Accordance with Approved Plans

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

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

1

2

2. RECOMMENDATION

27/06/2016Date Application Valid:

Agenda Item 11
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NONSC

NONSC

NONSC

NONSC

NONSC

Non Standard Condition

Non Standard Condition

Non Standard Condition

Non Standard Condition

Non Standard Condition

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 020 P1;102 P1;103
P1;110 P1;111 P1;112 P1;113 P1, and shall thereafter be retained/maintained for as long
as the development remains in existence.

REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012) and the London Plan (2016).

The premises shall be used as a Children's Nursery and for no other purpose (including
any other purpose in Class D1) of the Schedule to the Town and Country Planning (Use
Classes) Order 1987).

REASON
To ensure the appropriate use of the building in this location in accordance with the NPPF
and Policy OL1 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

The use of the property for Class D1 day nursery shall only take place between the hours
of 08.00 and 18.00 on Monday to Friday only and at no time on Saturday and Sunday.

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

The garden shall not be used in connection with use as a day nursery (Class D1) before
the hours of 09.00 and after 18.00, Monday to Friday and at no time on Saturday or
Sunday and not more than 12 children shall use the garden at any one time and at no time
will they be left unsupervised.

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

The Class D1 nursery use hereby approved shall be limited to a maximum
enrolment/attendance of 30 children at all times. 

REASON
To ensure that the development does not have an unacceptable impact on residential
amenity and in the interests of highway and pedestrian safety in accordance with policies
OE1, AM2 and AM7 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012).

The development shall not begin until a scheme which specifies the provisions to be
made for the control of noise emanating from the site and affecting the nearby residential
properties Tudor Lodge and 1-59 Myrtleside Close has been submitted to and approved in
writing by the Local Planning Authority. The scheme shall include an investigation of all

3

4

5

6

7

Page 62



North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

NONSC

NONSC

NONSC

H16

Non Standard Condition

Non Standard Condition

Non Standard Condition

Cycle Storage - details to be submitted

available physical mitigations, administrative measures, and noise limits with the most
applicable being collated in a Noise Management Plan that specifies the responsible
person for its implementation and monitoring. Prior to the first use of the building for the
D1 use hereby approved, the approved Noise Management Plan scheme shall be
implemented and maintained in full compliance with the approved measures.

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

Prior to the commencement of development a traffic management scheme shall be
submitted to and approved in writing by the Local Planning Authority. This shall provide
details in relation measures to ensure the safety of children, access (vehicular and
pedestrian) and the parking provision for the nursery, including details of the measures to
enforce staggered drop off and pick up times to ensure the avoidance of queuing or the
necessity to pick up or drop off in the road. Upon the first use of the building for the D1 use
hereby approved, the approved scheme shall be implemented and maintained in full
compliance with the approved measures.

REASON
To ensure that the development does not have an unacceptable impact on residential
amenity and in the interests of highway and pedestrian safety in accordance with policies
AM2 and AM7 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012)

All parents will pick up drop off their children and use the pedestrian gate on
Rickmansworth Road and the vehicular access on Green Lane shall only be used by staff
and for essential deliveries 

REASON
In order to maintain safe and efficient operating conditions at the adjacent traffic signals
and and in the interests of highway and pedestrian safety, in accordance with policies AM2
and AM7 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

The development hereby approved shall not be occupied until the car parking spaces as
shown on plan reference number 20 Rev P1 have been laid clearly marked out for use by
staff in association with the D1 use hereby approved. Thereafter all the spaces shall be
kept clear of obstructions and used for the sole purpose of parking motor vehicles for staff
in association with the D1 use hereby approved for as long as the use hereby approved
remains in operation.

REASON
To ensure pedestrian and vehicular safety and convenience and to ensure adequate off-
street parking, and loading facilities in compliance with Policy AM14 Hillingdon Local Plan:
Part Two Saved UDP Policies (November 2012) and Chapter 6 of the London Plan (2016)

No part of the development hereby permitted shall be commenced until details of covered
and secure cycle storage for at least 3 cycles have been submitted to and approved in
writing by the Local Planning Authority. The facilities shall be provided in accordance with

8

9

10

11
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DIS2 Access to Buildings for People with Disabilities

the approved details prior to the occupation of the development and thereafter
permanently retained.

REASON
To ensure the provision and retention of facilities for cyclists to the development and
hence the availability of sustainable forms of transport to the site in accordance with
Policy AM9 of the Hillingdon Unitary Development Plan Saved Policies (November 2012)
and Chapter 6 of the London Plan (2016).

Development shall not commence until details of access to building entrances (to include
ramped/level approaches, signposting, types and dimensions of door width and lobby
openings) to meet the needs of people with disabilities have been submitted to and
approved in writing by the Local Planning Authority.  The approved facilities should be
provided prior to the occupation of the development and shall be permanently retained
thereafter.

REASON
To ensure that people with disabilities have adequate access to the development in
accordance with Policy AM13 of the Hillingdon Unitary Development Plan Saved Policies
(November 2012) and London Plan (2016) Policies 3.1, 3.8 and 7.2

12

I47

I52

I53

Damage to Verge - For Council Roads:

Compulsory Informative (1)

Compulsory Informative (2)

1

2

3

INFORMATIVES

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

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

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

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

The decision to GRANT planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including
The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance.

AM14 New development and car parking standards.
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4

3.1 Site and Locality

The property is a large detached white-rendered two-storey dwelling on a generous corner
plot at the junction of Green Lane and Rickmansworth Road.   Vehicle and pedestrian
access is via Green Lane, although there is also a pedestrian access via Rickmansworth
Road.   The site benefits from extensive natural screening along the boundaries.  The site
is adjoined by Tudor Lodge, a large detached dwelling which fronts Green Lane and Myrtle
Court which is a flatted development to the south which fronts Rickmansworth Road.

The site is within the developed area as identified in the Hillingdon Local Plan: Part One -
Strategic Policies (November 2012)

3.2 Proposed Scheme

The application seeks planning permission for change of use from Use Class C3
(Dwellinghouse) to Use Class D1 (Non-Residential Institutions) for use as a children's day
nursery with associated parking and landscaping.  The intention is to have a maximum of
30 children on site at any one time which will include babies and toddlers up to the age of 5

There will be nine (9) full time staff and four (4) part time staff

The nursery will operate between 08.00 and 18.00 Monday to Friday and will not operate at
weekends.

In dealing with the application the Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. The
Council's supports pre-application discussions. In this case negotiation was necessary to
deal with issues relating impact on neighbours amenities

3. CONSIDERATIONS

AM7

BE19

BE12

BE38

LDF-AH

H2

LPP 7.15

NPPF

NPPF1

NPPF12

OE1

OE3

R12

Consideration of traffic generated by proposed developments.

New development must improve or complement the character of the
area.
Proposals for alternative use (to original historic use) of statutorily
listed buildings
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
Restrictions on changes of use of residential properties

(2016) Reducing and managing noise, improving and enhancing the
acoustic environment and promoting appropriate soundscapes.
National Planning Policy Framework

NPPF - Delivering sustainable development

NPPF - Conserving & enhancing the historic environment

Protection of the character and amenities of surrounding properties
and the local area
Buildings or uses likely to cause noise annoyance - mitigation
measures
Use of premises to provide child care facilities
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The planning history either relates to proposals for domestic extensions or for
redevelopment.  None of the history is directly relevant to the current proposal.

4. Planning Policies and Standards

The dwelling is on the local list.  Saved Policy BE12 states that, inter-alia, locally listed
buildings should preferably remain in their historic use.  Where planning permission is

18414/APP/2005/223

18414/C/77/1567

18414/D/78/0519

18414/E/79/1722

18414/F/81/0510

58600/PRE/2003/49

64246/APP/2008/775

Tudor Lodge And Cornerways Green Lane Northwood Middx

Cornerways Green Lane Green Lane Northwood 

Cornerways Green Lane Green Lane Northwood 

Cornerways Green Lane Green Lane Northwood 

Cornerways Green Lane Green Lane Northwood 

Land At Tudor Lodge And Cornerways  Green Lane Northwood 

Santa Rosa, Tudor Lodge & Cornerways Green Lane Northwood 

RESIDENTIAL DEVELOPMENT IN A PART TWO/ PART THREE STOREY BUILDING TO

PROVIDE 21 RESIDENTIAL UNITS WITH ASSOCIATED CAR PARKING AND ACCESS

(INVOLVING DEMOLITION OF EXISTING HOUSES)(OUTLINE APPLICATION)

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

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

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

Householder development - residential extension(P)

TP PRE-CORRES: REDEVELOPMENT OF 24 APARTMENTS

ERECTION OF A NEW BUILDING COMPRISING 14 SELF-CONTAINED FLATS WITH SURFA

PARKING (INVOLVING DEMOLITION OF THE 3 EXISTING DWELLINGS).

16-08-2005

03-01-1978

15-05-1978

16-11-1979

28-04-1981

25-06-2008

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Not Determined

Approved

Approved

Approved

Approved

Refused

3.3 Relevant Planning History

Comment on Relevant Planning History

DismissedAppeal: 16-08-2005
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required an alternative use will be permitted if it is appropriate to secure the renovation and
subsequent preservation of the building, features of architectural or historic interest and
setting.

In this regard, no external changes are proposed to the building and any internal changes
do not appear to be structural.  The ability for the building to return to residential use
remains.

Saved Policy H2 states that the local planning authority will not normally grant planning
permission for a change from residential use of any building or part of a building that is
suitable with or without adaptation for residential uses.   The applicant is currently based
close by at No. 15 Green Lane. (Wetherby House Montessori).  In response to the issue of
loss of residential use, the applicant has confirmed that this property will be returned to
residential use.  As stated above, no material changes are proposed to the structure of the
property and the ability to return to residential use remains.

The Hillingdon Families Information Service comments - In terms of meeting the local
authority's objectives, we have to ensure there are enough funded places for 3 and 4 year
olds in the borough. The current nursery provided funded places for 23 three and four year
olds last term, (13 of whom were Hillingdon residents). Therefore a significant proportion of
the places that this nursery offers currently are for children receiving funding.

In September 2017, the local authority has to ensure that there are enough places for
eligible children to access 30 hours free childcare. If Wetherby House Montessori choose
to participate in this initiative, it would help the local authority to meet this target.

In terms of the supply and demand for childcare in this area, there are 6 Ofsted registered
day nurseries already operating within a mile of this site. However demand for childcare in
this part of the borough is high. 

Given that the applicant will close the existing unit at Wetherby House 15 Green Lane and
intends that this revert that to residential use and that this proposal represents a
replacement and increase in provision, the issue of high demand is a relevant and material
planning consideration in favour of the proposals.

UDP / LDF Designation and London Plan

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

Part 1 Policies:

AM14

AM7

BE19

BE12

BE38

LDF-AH

H2

New development and car parking standards.

Consideration of traffic generated by proposed developments.

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

Proposals for alternative use (to original historic use) of statutorily listed buildings

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

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

Restrictions on changes of use of residential properties

Part 2 Policies:
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LPP 7.15

NPPF

NPPF1

NPPF12

OE1

OE3

R12

(2016) Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes.

National Planning Policy Framework

NPPF - Delivering sustainable development

NPPF - Conserving & enhancing the historic environment

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

Buildings or uses likely to cause noise annoyance - mitigation measures

Use of premises to provide child care facilities

Not applicable

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

Highways and Transportation Officer:

(1) The proposed change of use application is for a site which is an existing residential property on
the corner of the traffic signalled junction of Green Lane and Rickmansworth Road Northwood. Both
of these roads are classified roads under Council's Road Network and there are parking restrictions
outside the majority of the frontage of the property. There is a bus stop on Green Lane clsoe to the
property.

(2)The property has an existing vehicular access on the Green Lane approach to the traffic signals
approximately 10m from the traffic signal stop line. The property also has a pedestrian access on
Rickmansworth Road approximately 20m from the traffic signals. Under the current arrangements
the existing vehicular access operates adequately based on the low trip rates from the property. 

(3)The site has a PTAL value of 2 (poor) based on local bus services and a long walk to Northwood
Station. It is likely that many of the trips (staff and parents) will be in the morning and evening peak

External Consultees

Neighbours were notified on 04/07/2016 and a site notice was displayed on 06/07/2016.

Five objections were received by the end of the consultation period.   These generally raised
concerns about the safety of the site due to the proximity of the junction and also raised issues of
traffic generation.  One suggested that the applicant should fund junction improvements to include
measures to improve pedestrian safety.  These issues are considered in the response by Council's
Highways and Transportation Officer.

One objector also raised concerns about noise associated with the use and this matter is
considered elsewhere within the report.

Objections were also raised in respect of loss of a residential unit.

Sixteen comments were received which supported the proposal.  Many referred to this being a
relocation of an existing well run nursery and some commented that the site is ideal for the purpose.
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7.01 The principle of the development

This scheme proposes a change of use of an existing two-storey dwelling to provide a
children's nursery in an area identified in need for additional nursery school provision.

In this case the proposal is a replacement nursery school for one further along Green Lane.
 It is noted and accepted that there is a wide range of non-residential institutions that fall
within use Class D1 which may not be acceptable or appropriate in this location within a
residential area.  However, in this case, the use can be conditioned to restrict any
subsequent change within Class D1 and further conditions can deal with the specifics of
the application in terms of matters such as the intensity of the development, use of the
garden and the hours of operation.

hours.

(4)The proposals involve remodelling the frontage area to accommodate 8 car parking spaces
including 1 disabled bay which is supported given there will be 9 full-time and 4 part time staff (at
peak times 13 people on the site). 

(5)It is suggested in the Supporting Statement that parents will drop children off at the nursery using
the Rickmansworth Road side pedestrian gate and on-site parking will be for staff which is
supported. The plans show cycle parking spaces on the site which is supported but any cycle
parking facilities should be covered. 

(6)In order to maintain safe operating conditions at the traffic signals it should be conditioned that all
parents will pick up drop off their children and use the pedestrian gate and only staff will use the
vehicular access on Green Lane in order to maintain safe and efficient operating conditions at the
adjacent traffic signals. 

(7) Subject to the above, there are no highways objections

Trees and Landscape:
No objections

Conservation Officer:
This is an attractive, Locally Listed Building, prominently located on the corner of Rickmansworth
Road and Green Lane.The proposals do not require any external alterations and the front garden
appears also to be retained as existing. Given that there appear to be no external alterations to the
building or the frontage, no objections are raised.

Hillingdon Families Information Service: 
In terms of meeting the local authority's objectives, we have to ensure there are enough funded
places for 3 and 4 year olds in the Borough. The current nursery provided funded places for 23 three
and four year olds last term, (13 of whom were Hillingdon residents). Therefore a significant
proportion of the places that this nursery offers currently are for children receiving funding.

In September 2017, the local authority has to ensure that there are enough places for eligible
children to access 30 hours free childcare. If Wetherby House Montessori choose to participate in
this initiative, it would help the local authority to meet this target.

In terms of the supply and demand for childcare in this area, there are 6 Ofsted registered day
nurseries already operating within a mile of this site. However demand for childcare in this part of the
Borough is high.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

7.05

7.07

7.08

7.09

7.10

Density of the proposed development

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

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Living conditions for future occupiers

Traffic impact, car/cycle parking, pedestrian safety

The proposed would lead to the loss of a residential dwelling contrary to Policy H2 of the
Hillingdon Local Plan: Part Two-Saved UDP Policies (November 2012). Whilst this policy
seeks to retain residential accommodation in the Borough, in this instance the significant
need for nursery places identified by the Council's Families Information Service is
considered to carry more weight.

Not applicable.  This is a detached dwelling and the proposal is a change of use.

The proposal does not raise any archaeological issues and is not within a Conservation
Area or an Area of Special Character

Not relevant

Not relevant

There are no external changes to the building.  The changes to the car park and to the
garden are within the body of the site, which is well-screened from public view. It is
recommended that the proposed cycle store, to the edge of the site be covered and a
condition is proposed.  It is considered that this will be low key and would not have an
external impact due to the strong screening along the boundaries with Green Lane and
Rickmansworth Road.

Policies BE19, BE20 and BE24 of the Hillingdon Local Plan: Part Two-Saved UDP Policies
(November 2012) seek to ensure the amenities of adjoining occupiers are protected in new
developments.  Policy OE1 advises that planning will not normally be approved for uses
which are likely to become detrimental to the amenity of surrounding properties because of
noise.

There are no changes to the building meaning that no issues of overlooking or loss of
privacy will arise.   However, there is potential for noise as a result of the number of
children on site.   This issue has been discussed with the Environmental Protection Unit.
An acoustic fence is recommended by the applicants.  The EPU comment that this is
acceptable but recognises that a high fence may be a problem from a planning point of
view and, in the light of this recommends the applicant look at alternative measures. The
applicant has indicated that the number of children using the garden at any one time can be
restricted to 12 by condition.  Following further discussion with the applicant and the EPA, it
was agreed that it would also be an appropriate measure to put a restriction on use of the
garden until after 09.00.  This can be combined with a condition requiring submission of a
Noise Management Plan prior to commencement.  This should cover such matters as
arrangements to keep doors closed, acoustic screening and hedges.  Subject to these
measures and to conditions it is considered that no material harm to residential amenity
will result from the development.

Not applicable

The proposals involve minimal remodelling of the frontage area to accommodate 8 car
parking spaces including 1 disabled bay.   The Highways and Transportation Officer
confirms that this is acceptable.
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7.11

7.12

7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, Landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning Obligations

Expediency of enforcement action

Other Issues

The officer recommends that any cycle parking facilities should be covered.  A condition is
recommended.

This is a change of use only.  There are no changes to the building itself and only minimal
changes to the car park layout.   A pond in the rear garden of the property is to be in-filled
for safety reasons.

Policy 7.2 of the London Plan (2016) requires all new development to provide an inclusive
environment that achieves the highest standards of accessibility and inclusive design.  The
Council's Supplementary Planning Document (SPD) 'Accessible Hillingdon' (May 2013)
provides detailed design guidance on accessibility issues.

Parking for people with disabilities is provided and a condition is recommended to deal with
issues of access the building itself.

Not relevant

The Trees and Landscape Officer has confirmed no objections

Not applicable to this application

Not applicable to this application

Not applicable to this application

The site has an extensive rear garden.  The applicant has suggested that access to this be
limited to after 9am and that the number of children using it at any one time is also limited.
The Council's Environmental Protection Unit has raised no objections subject to suitable
controls.  Conditions are recommended to control matters including noise.  No air quality
issues are raised.

The planning issues raised following public consultation have been addressed within the
report.

Not applicable

Not relevant

None raised

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.
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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

No comments received

10. CONCLUSION

This application seeks planning permission for change of use of a dwellinghouse to a
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children's day nursery. There would be no external alterations to the existing building and
the alterations to the car parking and gardens are modest and there will be no external
impact. There is a shortage of suitable nursery provision in the area.   This is a
replacement for another nursery in Green Lane currently run by the same operator and
which will close. Subject to appropriate conditions to cover such matters as restriction of
the use, highway safety and protection of neighbours amenities, it is considered that  no
adverse impact for occupiers of neighbouring residential properties will result. 

It is recommended that planning permission be granted

11. Reference Documents

Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
The London Plan (2016)
Minor Alterations to the London Plan - Parking Standards (March 2016)
Hillingdon Design and Accessibility Statement: Accessible Hillingdon
National Planning Policy Framework

Cris Lancaster 01895 250230Contact Officer: Telephone No:
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1 RUSHMOOR CLOSE EASTCOTE PINNER

Two storey rear extension, single storey side extension, porch to front,
conversion of roofspace to habitable use to include 1 rear dormer, 1 front
dormer and conversion of roof from hip to part-gable end involving demolition
of detached garage to side

13/01/2016

Report of the Head of Planning, Sport and Green Spaces

Address

Development:

LBH Ref Nos: 2332/APP/2016/132

Drawing Nos: VP/P/20150804/4

VP/P/20150804/2

VP/P/20150804/6 Rev C

VP/P/20150804/7 Rev A

VP/P/20150804/3 Rev B

VP/P/20150804/5 Rev B

VP/P/20150804/10

Date Plans Received: 25/01/2016

30/08/2016

Date(s) of Amendment(s):

The application relates to a two storey detached property, located on Rushmoor Close.
The external walls of the property are covered by a half hipped half gable roof, while the
front elevation consists of a cat-slide roof.  The area to the front of the property, within the
curtilage of the dwelling, is covered part in soft landscaping and part in hardstanding, and
provides space to park 2 vehicles.

The site is located in a developed area as identified in the Hillingdon Local Plan (November
2012).

The application seeks planning permission for the erection of a two storey rear extension,
single storey side extension, porch to front, conversion of roofspace to habitable use to
include 1 rear dormer, 1 front dormer and conversion of roof from hip to part-gable end
involving demolition of detached garage to side.

2332/A/79/2250

2332/B/81/0087

1 Rushmoor Close Eastcote Pinner

1 Rushmoor Close Eastcote Pinner

Householder development - residential extension(P)

Householder development - residential extension(P)

29-04-1980Decision Date: Approved

1. CONSIDERATIONS

1.3 Relevant Planning History

1.1 Site and Locality

1.2 Proposed Scheme

26/01/2016Date Application Valid:

Appeal:

Agenda Item 12
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None.

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:

Not applicable 2nd March 2016

Advertisement and Site Notice2.

2.1 Advertisement Expiry Date:-

Not applicable 2.2 Site Notice Expiry Date:-

A total of 8 neighbouring occupiers along with the Northwood Hills Residents Association,
Eastcote Residents Association, Eastcote Village Conservation Panel, the Council's
Conservation and Urban Design Officer and the Councils Trees / Landscape Officer, were
consulted on the application on 28th January 2016. 

By the close of the consultation period on 18th February 2016, the following objections
were received:
· Enclosure of existing open  porch will result in loss of privacy
· Rear extension will result in loss of light  and loss of outlook
· Single storey rear extension, being built so close to the boundary,  will restrict
maintenance, cleaning and general up keep of the existing guttering 
· Demolition of the existing garage will have an impact on our property
· The proposed development will result in the appearance of 3 joined properties as oppose
to 3 discrete detached properties
· The construction of the prospered development will restrict vehicle access for the
residents of Rushmoor Close

OFFICER NOTES: The comments from the neighbouring occupiers will be discussed
throughout the main body of the report; however comments relating to the boundary wall is
not necessarily a planning consideration and is something that will need to be resolved at a
civil level between the respective neighbouring occupiers.

The application has been called in to the Committee for determination by a Local Ward
Councillor.

4.

2332/PRC/2015/134 1 Rushmoor Close Eastcote Pinner  

Demolition of garage, two storey rear extension, single storey side extension, hip to gable loft

conversion, infill of open porch, roof extension.

12-03-1981

08-10-2015

Decision Date: 

Decision Date: 

Approved

OBJ

Comment on Planning History

3. Comments on Public Consultations

Appeal:

Appeal:
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BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

HDAS-EXT

LPP 3.5

AM14

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

(2015) Quality and design of housing developments

New development and car parking standards.

Part 2 Policies:

5. MAIN PLANNING ISSUES 

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

- Design and visual impact 

Paragraph 4.5 of the HDAS Residential Extensions states that "in order for single storey
side extensions to appear subordinate to the original dwelling, the width and height of the
extension should be considerably less than that of the main house and be between half and
two-thirds of the original house width". 

The proposed single storey side extension will have a width of 2.45m which is less than
half and two-thirds of the width of the original house, which is approximately 8.24m. The
length of the proposed side extension is 10.15m and it will wrap around the proposed single
storey rear extension. The proposed side extension will consist of a flat roof and will be
approximately 3m in height. 

Section 3 of the HDAS Residential Extensions guidance, states: Single storey rear
extensions to detached houses should not exceed 4m in depth and should have a
maximum height of 3m for a flat roof or 3.4m for a pitched roof. The proposed single storey
rear extension will have a depth of 3.6m, and will be approximately 10.74m wide. 

The proposal also includes a first floor rear extension. 

Paragraph 6.4 of the HDAS Residential Extensions guidance states, 'first floor rear
extensions will only be allowed where there is no significant over-dominance, over-
shadowing, loss of outlook and daylight. In particular, the extension should not protrude out
too far from the rear wall of the original house. The first floor should not extend beyond a
45-degree angle. If this can be achieved the depth of a rear extension to a detached
property cannot exceed 4m'.
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At first floor level, the proposed rear extension would extend the entire width of the original
dwelling and would therefore be approximately 8.24m wide and will be 3.6m in depth as it
will 'sit' directly above the single storey rear extension. Due to the full width of the proposed
first floor rear extension, the roof form is proposed to be a crown roof that fails to follow the
guidance of paragraph 6.6 of the HDAS Residential Extensions guidance as it would not be
set down 0.5 metres from the ridge of the main house.

These concerns have been expressed to the applicant's agent who has highlighted their
view that the proposals do not have any effect on the street scene or undue loss of amenity
or light to the neighbours. 

Whilst it is considered that the design and bulk of the first floor extension is not fully
compliant with HDAS, the Agent for the applicant is correct to highlight that the Council
needs to identify the resultant harm any concerns regarding the design of the extension
would produce in order for this to constitute a reason for the application to be refused. The
first floor extension is contained to the rear of the site and, whilst not set down from the
ridge, the roof form would show a set in when viewed in the oblique angles of the side of
the property available from the street. On balance, it is therefore concluded that the
concerns regarding the design of the first floor rear extension would not have a negative
visual impact on the streetscene sufficient to warrant the refusal of the application. 

The proposal includes the conversion of the roofspace to habitable use to include 1 rear
dormer, 1 front dormer and conversion of roof from hip to part-gable end involving
demolition of detached garage to side.

Paragraph 7 of the of the HDAS Residential Extensions guidance, states: careful thought
must be given to the volume, height, proportion, details and position and overall
appearance of any dormer windows or other roof alterations. Paragraph 7.7 of the HDAS
Residential Extensions guidance states, " a dormer window or roof extension must be
constructed in the centre of the roof face. The size of each roof face will vary from one
house to the next. As a guide, any roof extension to a terraced house should be set at least
0.3m below the ridge level, at least 0.5m above the eaves level and at least 0.5m from the
sides of the roof". Paragraph 7.8 of the HDAS Residential Extensions guidance states, "on
larger detached and semi-detached houses these set-ins should be increased to at least
1m".

The proposed rear dormer will have a depth of approximately 2.29m, will be 2.54m wide
and will consist of a flat roof which will be approximately 2.25m in height. The rear dormer
will consist of a Juliette balcony, which is not considered to result in any form of
overlooking, as there will be no raised platform.  The rear dormer will be set down from the
ridge of the main roof by approximately 0.65m, set above the eaves level by and by from
the sides of the roof by approximately 0.50m.  Although the set ins are less than the
required 1m, an exception can be made for this case, as the proposed rear dormer is
considered to be proportionate in terms of size, scale and design in regards to the main
roof.

The proposed front dormer will match the existing front dormer, and will have a depth of
approximately 2.03m, will be 2.27m wide and will consist of a cat-slide roof which will be
approximately 2.30m in height. The front former will be set approximately 2.48m below the
ridge of the main roof, 0.85m above the eaves level and will be set in from the side of the
roof by approximately 0.96m. The proposed front dormer is considered to be proportionate
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in relation to the main roof, and appears as a subservient addition. 

The proposal also includes an open porch to the front which will be in line with the existing
open porch.  The porch will have a depth of approximately 1.98m and will be approximately
8.62m wide, as it will be in line with the existing open porch.  The roof of the proposed open
porch will consist of a pitched roof which will be approximately 3.48m in height, as it will be
incorporated into the roof of the main dwelling. 

Plans show that the existing open porch on the left hand side, on the front elevation (when
viewing the property from the front) will be enclosed, as it will consist of full height windows
/ French doors on the side and front. This is not considered to have a detrimental impact
upon the character and appearance of the original dwelling or on street scene. 

On balance therefore it is considered that the proposed development would comply with
Polices BE13, BE15 and BE19 of the Hillingdon Local Plan:  Part Two - Saved UDP
Policies (November 2012).

- Impact on the amenity of neighbouring residents

The  size, scale and design of the extension is not considered not to cause any undue loss
of residential amenity to the occupiers of the neighbouring dwellings, no. 1a and no.2
Rushmoor Close,  in terms of loss of light, loss of outlook or overshadowing. 

The proposed rear extension will not breach the 45 degree line of sight, which is taken from
the nearest habitable room window at no.1a Rushmoor Close, and  as such will not result
in any loss of light, loss of outlook or overshadowing o the occupiers of no.1a. 

With regards to no.2 Rushmoor Close, the proposed rear extension will be set back from
the rear of no.2 Rushmoor Close by approximately 1.88m, which is not considered to have
a detrimental impact upon the residential amenity of the occupiers of no.2. 

Furthermore the proposed development will only consist of windows and doors on the front
and rear elevations. The windows on the front elevation will have an outlook onto the
general street scene and not directly into any neighbouring properties, while the windows
and doors on the rear elevation will face the rear garden of the application site. 

The plans show that 3 new windows will be installed on the east side elevation of the
original dwelling, at first floor level, 1 window will serve as a secondary bedroom window,
while the other 2 will serve an en-suite, which will most likely be obscurely glazed. With
regards to the side window serving the bedroom, should planning permission be granted, a
condition can be added to ensure that this window is obscurely glazed, to ensure there will
be no form of overlooking into no.2 Rushmoor Close. 

Therefore, the proposed development is in accordance with Policies BE20, BE21 and
BE24 of the Hillingdon Local Plan; Part Two - Saved UDP Policies (November 2012). 

- Other matters

It is considered that all the proposed habitable rooms, and those altered by the extension,
would maintain an adequate outlook and source of natural light, therefore complying with
the Mayor of London's Housing Standards Minor Alterations to The London Plan (March
2016).
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APPROVAL  subject to the following: 

HO1

HO2

HO4

HO5

Time Limit

Accordance with approved

Materials

No additional windows or doors

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

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

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers: VP/P/20150804/1,
VP/P/20150804/2, VP/P/20150804/3 Rev B, VP/P/20150804/4, VP/P/20150804/5 Rev B,
VP/P/20150804/6 Rev C, VP/P/20150804/7 Rev A and VP/P/20150804/10.

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 (2016).

The materials to be used in the construction of the external surfaces of the development
hereby permitted shall match those used in the existing building and shall thereafter be
retained as such.

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

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any order revoking and re-enacting that Order
with or without modification), no additional windows, doors or other openings shall be
constructed in the walls or roof slopes of the development hereby approved facing either

1

2

3

4

RECOMMENDATION6.

Following the construction of the proposed development approximately 87.67sq.m of
private amenity space would be retained for the occupiers of the dwelling, which is in
accordance with Paragraph 4.9 of the HDAS guidance which states for a 3bedroom house,
at least 60sq.m of private rear garden space should be retained, and Policy BE23 of the
Hillingdon Local Plan - Saved UDP Policies (November 2012).

The proposed extension would not impact the parking provision of the property and the
development is not considered to materially increase the parking demand for the occupiers
of the site.

It is recommended that this application be approved.
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HO6 Obscure Glazing

number 1a Rushmoor Close or number 2 Rushmoor Close. 

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

Any first floor windows in the side elevations of the property facing either number 1a
Rushmoor Close or number 2 Rushmoor Close shall be glazed with permanently
obscured glass and non-opening below a height of 1.8 metres taken from internal finished
floor level for so long as the development remains in existence.

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

5

1

2

INFORMATIVES

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic
Policies appear first, then relevant saved policies (referred to as policies from the
Hillingdon Unitary Development Plan - Saved Policies September 2007), then
London Plan Policies (2016).  On the 8th November 2012 Hillingdon's Full Council
agreed the adoption of the Councils Local Plan: Part 1 - Strategic Policies.
Appendix 5 of this explains which saved policies from the old Unitary
Development (which was subject to a direction from Secretary of State in
September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

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

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

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).

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).

Standard Informatives 
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BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

HDAS-EXT

LPP 3.5

AM14

New development must harmonise with the existing street
scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

(2015) Quality and design of housing developments

New development and car parking standards.

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

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

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.

2

PT1.BE1 (2012) Built Environment

Part 2 Policies:

Part 1 Policies:
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            approval before any building work is commenced. For further information and
            advice, contact - Planning, Enviroment and Community Services, Building Control,
            3N/01 Civic Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

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

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

8          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.

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

            A) Demolition and construction works should only be carried out between the
            hours of 08.00 hours and 18.00 hours Monday to Friday and between the hours 
            of 08.00 hours and 13.00 hours on Saturday. No works shall be carried out on
            Sundays Bank and Public Holidays.

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

            C) The elimination of the release of dust or odours that could create a public 
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Ayesha Ali 01895 250230Contact Officer: Telephone No:

            health nuisance.

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

            You are advised to consult the Council's Environmental Protection Unit, 3S/02,
            Civic Centre, High Street, Uxbridge, UB8 1UW (Tel.01895 277401) or to seek 
            prior approval under Section 61 of the Control of Pollution Act if you anticipate 
            any difficulty in carrying out construction other than within the normal working
            hours set out in (A) above, and by means that would minimise disturbance to
            adjoining premises.

10        You are advised that care should be taken during the building works hereby
            approved to avoid spillage of mud, soil or related building materials onto the
            pavement or public highway. You are further advised that failure to take 
            appropriate steps to avoid spillage or adequately clear it away could result in 
            action being taken under the Highways Act.

11        To promote the development of sustainable building design and construction
            methods, you are encouraged to investigate the use of renewable energy
            resources which do not produce any extra carbon dioxide (CO2) emissions,
            including solar, geothermal and fuel cell systems, and use of high quality
            insulation.

12        You are advised that 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).
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53 MAHLON AVENUE RUISLIP MIDDLESEX 

Two storey side extension and single storey rear extension

30/03/2016

Report of the Head of Planning, Sport and Green Spaces

Address

Development:

LBH Ref Nos: 58755/APP/2016/1231

Drawing Nos: SB/B57/1

SB/B57/2

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

The application relates to a two storey semi-detached dwelling located on Mahlon Avenue.
The external walls of the property are covered by a gable roof. The area to the front of the
property, within the curtilage of the dwelling, is covered hard standing and provides space
to park approximately 2 vehicles. 

The site is located in a developed area as identified in the Hillingdon Local Plan (November
2012).

The application seeks planning permission for a two storey side extension and single
storey rear extension.

58755/APP/2003/2138

58755/APP/2013/1567

58755/APP/2013/3217

58755/APP/2013/576

53 Mahlon Avenue Ruislip Middlesex 

53 Mahlon Avenue Ruislip Middlesex 

53 Mahlon Avenue Ruislip Middlesex 

53 Mahlon Avenue Ruislip Middlesex 

CONVERSION OF ROOF FROM HIP TO GABLE END WITH INSTALLATION OF A REAR

DORMER (APPLICATION FOR A CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE

OR DEVELOPMENT)

Two storey side extension and porch to front

Two storey side extension, porch to front, new rooflight to front and new window to first floor rea

Part two storey, part single storey side extension and porch to front.

09-10-2003

08-08-2013

27-12-2013

Decision Date: 

Decision Date: 

Decision Date: 

Approved

Refused

Refused

1. CONSIDERATIONS

1.3 Relevant Planning History

1.1 Site and Locality

1.2 Proposed Scheme

13/04/2016Date Application Valid:

Appeal:

Appeal:

Appeal:19-MAY-14 Allowed

Agenda Item 13
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The property has had a previous planning application (reference number:
58755/APP/2013/3217) for a two storey side extension allowed at appeal in 2013, and has
also had a Prior Approval application approved for a 3.5m deep rear extension approved on
15th February 2016.

The property is currently subject to a planning enforcement notice concerning hardstanding
to the front of the property.

UDP / LDF Designation and London Plan

Not applicable 

Advertisement and Site Notice2.

2.1 Advertisement Expiry Date:-

Not applicable 2.2 Site Notice Expiry Date:-

A total of 4 neighbouring occupiers, along with the South Ruislip Residents Association,
were consulted on the application on 4th April 2016. By the close of the consultation period
on 25th May 2016, 1 objection was received from a neighbouring occupier.

The comments from the neighbouring occupier have been summarised in bullet point
format below:
· This will become an eye sore and as this property is mainly being let it is only to increase
the amount of letting space. ie more tenants. 

· It will also obliterate my outlook and there will not be enough car parking spaces.

OFFICER NOTES: The comments regarding the property being increased for letting
purposes is not necessarily a planning consideration. With regards to the other comments,
they will be discussed in the main body of the report.

4.

58755/APP/2015/3877

58755/APP/2015/4661

53 Mahlon Avenue Ruislip Middlesex 

53 Mahlon Avenue Ruislip Middlesex 

Erection of a single storey rear extension, which would extend beyond the rear wall of the original

house by 4 metres, for which the maximum height would be 2.8 metres, and for which the height

of the eaves would be 2.8 metres

Erection of a single storey rear extension, which would extend beyond the rear wall of the original

house by 3.5  metres, for which the maximum height would be 2.7 metres, and for which the

height of the eaves would be 2.7 metres

14-05-2013

02-12-2015

15-02-2016

Decision Date: 

Decision Date: 

Decision Date: 

Refused

Refused

Approved

Comment on Planning History

3. Comments on Public Consultations

Standard Informatives 

Appeal:

Appeal:

Appeal:
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PT1.BE1 (2012) Built Environment

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

Part 1 Policies:

BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

HDAS-EXT

LPP 3.5

AM14

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

(2015) Quality and design of housing developments

New development and car parking standards.

Part 2 Policies:

5. MAIN PLANNING ISSUES 

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

Paragraph 4.5 of the HDAS Residential Extensions Guidance, states "in order to appear
subordinate, the width and height of the extension should be considerably less than that of
the main house and be between half and two-thirds of the original house width".

The proposed two storey side extension will have a width of 3.5, which is less than half and
two thirds the width of the original dwelling, which is approximately 6.59m wide.

The proposed side extension will have a length of 10.77m at ground floor level, and a length
of approximately 7.19m at first floor level, as the proposed ground floor will wrap around
and join onto the proposed single storey rear extension. The proposed first floor of the side
extension will be inline with the rear wall of the original dwelling. 

Paragraph 5.1 of the HDAS Residential Extensions guidance, states: "the Council requires
all residential extensions and buildings of two or more storeys in height to be set back a
minimum of 1 metre from the side boundary of the property for the full height of the
building". The proposed two storey side extension will be set in from the side boundary
shared with no.51 Mahlon Avenue by 1.5m at both ground and first floor level.

Page 89



North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

Paragraph 5.6 of the HDAS Residential Extensions guidance, states: "the ground and first
floor should be set back from the main front building line to ensure a subordinate
appearance to the existing house". The ground floor of the proposed side extension will be
set in line with the front wall of the main dwelling while the first floor will be set back from
the front wall of the dwelling by 1m.

Paragraph 5.8 of the HDAS Residential Extensions states, "for semi-detached properties
the roof height of the extension should not exceed the height of the main roof and so should
be lowered by at least 0.50m at roof level". The proposed side extension will consist of a
gable roof which will be set approximately 0.55m below the ridge of the main roof.

The attached property No. 55 Mahlon Avenue retains the original hipped roof whilst the
application property has been converted to a gable roof, with the addition of a rear dormer
window. Where semi-detached properties with hipped roofs are a strong reoccurring
feature of the streetscene, the introduction of a gable roof and two storey side extension to
a semi-detached property is normally considered to have a detrimental impact upon the
character and appearance of the street scene as the semi-detached properties can appear
unbalanced.

However, there is not considered to be a prevailing pattern of development within the
immediate area. Within close proximity of the application site on Mahlon Avenue are single
and two storey properties with mixed roof forms such as hipped and gable roofs, plus ridge
lines which run both parallel and perpendicular to the street. Indeed Nos. 48 and 50 on the
opposite side of Mahlon Avenue to the application site have been constructed with gable
roofs. As such it is considered that the proposal would not have such a significant
detrimental impact on the character of the streetscene as to warrant a refusal of the
application.

In addition the property has had a previous planning application (reference number:
58755/APP/2013/3217) for a two storey side extension, though with a hipped roof to the
extension, allowed at appeal in 2013.

Section 3 of the HDAS Residential Extensions guidance, states: single storey rear
extensions to semi-detached houses should not exceed 3.6m in depth and should have a
maximum height of 3m for a flat roof or 3.4m for a pitched roof. 

The proposed single storey rear extension will have a depth of 3m and will be
approximately 10.25m wide as it will extend the entire width of the main dwelling, as well as
the side extension. The rear extension will consist of a flat roof which will be 2.7m in height.

It is considered that the proposed development would not have a detrimental impact upon
the architectural composition of the original dwelling and would not have a negative impact
upon the street scene. As a result, the proposed development accords with Policies BE13,
BE15 and BE19 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012).

The size, scale and design of the development is considered not to cause any undue loss
of residential amenity to the occupiers of the no.55 and no.51 Mahlon Avenue , in terms of
loss of light, loss of outlook or overshadowing. 

The proposed single storey rear extension element  of the proposed development will
extend beyond the rear wall  of no.55 Mahlon Avenue by 3m, which is considered to be
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APPROVAL  subject to the following: 

RECOMMENDATION6.

acceptable given that the HDAS states, a rear extension with a depth of 3.6m is considered
acceptable to a semi-detached and terraced property.  As the proposed side extension is
on the opposite site, it will have no impact upon the residential amenity of the occupiers of
no.55.

With regards to no.51 Mahlon Crescent, the proposed side extension and rear extension
will be set in from the shared side boundary by 1.5l which is considered to be an
acceptable separation distance. 

As a result the proposed development will not result in any loss of light, loss of outlook or
overshadowing, to either neighbouring occupiers.

Furthermore the proposed development will have windows and doors located on the front
and rear elevations. The windows on the front elevation will have general outlook onto the
street scene, while the windows and doors on the rear elevation will face the applicant's
rear garden.

Although the proposal includes a side window at ground floor level on the side extension,
this will not result in any overlooking, as the window will be serving a WC, and could be
conditioned to be obscurely glazed. Furthermore the window will be facing the boundary
fence and will have no direct outlook into the neighbouring property.

The proposed development will not overlook or breach the privacy of any neighbouring
occupiers.  Therefore, the proposed development is in accordance with Policies BE20,
BE21 and BE24 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012).

It is considered that all the proposed habitable rooms, and those altered by the extension,
would maintain an adequate outlook and source of natural light, therefore complying with
the Mayor of London's Housing Standards Minor Alterations to The London Plan (March
2016).

Paragraph 3.13 of the HDAS Residential Extensions guidance, states, "sufficient garden
space should be retained as a consequence of an extension. For a 4 or more bed house at
least 100sq.m of private gardens space should be retained". Following the construction of
the development, approximately 134sq.m of private rear garden space will be retained.
Therefore the proposed development is in accordance with Policy BE23 of the Hillingdon
Local Plan: Part Two - Saved UDP Policies (November 2012).

The proposed rear extension, would not impact the parking provision to the front of the
property and the development is considered to not materially increase the parking demand
for the occupiers of the site. 

As the property has had various enforcement action taken against it, the application will be
determined at planning committee.

Having taken everything into consideration it is recommended that this application be
approved.
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HO1

HO2

HO4

HO6

Time Limit

Accordance with approved

Materials

Obscure Glazing

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

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

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, number SB/B57/2.

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 (2016).

The materials to be used in the construction of the external surfaces of the development
hereby permitted shall match those used in the existing building and shall thereafter be
retained as such.

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

The window(s) facing north west shall be glazed with permanently obscured glass and
non-opening below a height of 1.8 metres taken from internal finished floor level for so long
as the development remains in existence.

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

1

2

3

4

1

2

INFORMATIVES

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic
Policies appear first, then relevant saved policies (referred to as policies from the
Hillingdon Unitary Development Plan - Saved Policies September 2007), then
London Plan Policies (2015). On the 8th November 2012 Hillingdon's Full Council
agreed the adoption of the Councils Local Plan: Part 1 - Strategic Policies.
Appendix 5 of this explains which saved policies from the old Unitary
Development (which was subject to a direction from Secretary of State in
September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

In dealing with the application the Council has implemented the requirement in the
National Planning Policy Framework to work with the applicant in a positive and
proactive way.
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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).

BE13

BE15

BE19

BE20

BE21

BE22

BE23

BE24

HDAS-EXT

LPP 3.5

AM14

New development must harmonise with the existing street
scene.

Alterations and extensions to existing buildings

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.

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

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

(2015) Quality and design of housing developments

New development and car parking standards.

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

The 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.

2

PT1.BE1 (2012) Built Environment

Part 2 Policies:

Part 1 Policies:
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5          Your attention is drawn to the need to comply with the relevant provisions of the
            Building Regulations, the Building Acts and other related legislation. These cover
            such works as - the demolition of existing buildings, the erection of a new building
            or structure, the extension or alteration to a building, change of use of buildings,
            installation of services, underpinning works, and fire safety/means of escape
            works. Notice of intention to demolish existing buildings must be given to the
            Council's Building Control Service at least 6 weeks before work starts. A
            completed application form together with detailed plans must be submitted for
            approval before any building work is commenced. For further information and
            advice, contact - Planning, Enviroment and Community Services, Building Control,
            3N/01 Civic Centre, Uxbridge (Telephone 01895 250804 / 805 / 808).

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

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

8          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.

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

            A) Demolition and construction works should only be carried out between the

Page 94



North Planning Committee - 4th October 2016

PART 1 - MEMBERS, PUBLIC & PRESS

Ayesha Ali 01895 250230Contact Officer: Telephone No:

            hours of 08.00 hours and 18.00 hours Monday to Friday and between the hours 
            of 08.00 hours and 13.00 hours on Saturday. No works shall be carried out on
            Sundays Bank and Public Holidays.

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

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

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

            You are advised to consult the Council's Environmental Protection Unit, 3S/02,
            Civic Centre, High Street, Uxbridge, UB8 1UW (Tel.01895 277401) or to seek 
            prior approval under Section 61 of the Control of Pollution Act if you anticipate 
            any difficulty in carrying out construction other than within the normal working
            hours set out in (A) above, and by means that would minimise disturbance to
            adjoining premises.

10        You are advised that care should be taken during the building works hereby
            approved to avoid spillage of mud, soil or related building materials onto the
            pavement or public highway. You are further advised that failure to take 
            appropriate steps to avoid spillage or adequately clear it away could result in 
            action being taken under the Highways Act.

11        To promote the development of sustainable building design and construction
            methods, you are encouraged to investigate the use of renewable energy
            resources which do not produce any extra carbon dioxide (CO2) emissions,
            including solar, geothermal and fuel cell systems, and use of high quality
            insulation.

12        You are advised that 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).
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Meeting: North Planning Committee

Date: 4th October 2016

Place: Committee Room 5, Civic Centre, Uxbridge

 

Item: 6               Page: 1  

Amendments/Additional Information:

The application has been withdrawn by the 
Applicant.  

 

Item: 7               Page: 13 

Amendments/Additional Information:

Comments received from Ickenham 
Residents’ Association. The Association 
objects strongly to this application for the 
following reasons: 
 
1. Harmonisation with the Street Scene
The built environment of the south end of 
Harvil Road and Highfield Drive is 
characterised by detached single occupancy 
dwellings with a relatively small footprint on 
the plots they occupy.  All roofs are fully 
pitched.  In juxtaposition with the open 
country on the East side of Harvil Road they 
are not over dominant and recent applications 
to build much larger dwellings have 
refused by the LPA, decisions which were 
ratified on appeal to the Planning 
Inspectorate for the Secretary of State.  
The proposed building is much larger in bulk 
and footprint than any other building, 
spanning the entire plot.  Its design, 
particularly the large flat crown roof, is out of 
keeping with the street scene.  The 
Application is therefore contrary to policy 
BE13 of the UDP. 

 

 

 
2. Loss of Amenity 
The bulk of the proposed building would 
completely dominate its immediate neighbour 

 

North Planning Committee  
4th October 2016 Time: 8:00pm

Committee Room 5, Civic Centre, Uxbridge  
 

ADDENDUM SHEET 

Location: Land adj 29-33 Dollis Crescent, 
Eastcote 

Information: Officer Comments: 

The application has been withdrawn by the  

Location: 9 Harvil Road, Ickenham

Amendments/Additional Information: Officer Comments: 

Comments received from Ickenham 
Association. The Association 

objects strongly to this application for the 

1. Harmonisation with the Street Scene 
The built environment of the south end of 
Harvil Road and Highfield Drive is 
characterised by detached single occupancy 

llings with a relatively small footprint on 
the plots they occupy.  All roofs are fully 
pitched.  In juxtaposition with the open 
country on the East side of Harvil Road they 
are not over dominant and recent applications 
to build much larger dwellings have been 
refused by the LPA, decisions which were 
ratified on appeal to the Planning 
Inspectorate for the Secretary of State.   
The proposed building is much larger in bulk 
and footprint than any other building, 
spanning the entire plot.  Its design, 

rly the large flat crown roof, is out of 
keeping with the street scene.  The 
Application is therefore contrary to policy 

The bulk of the proposed building would 
completely dominate its immediate neighbour 

These issues are addressed in the published 
report.   

Time: 8:00pm 

33 Dollis Crescent, 

Location: 9 Harvil Road, Ickenham 

These issues are addressed in the published 

Agenda Annex
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10 Harvil Road resulting in considerable loss 
of amenity.  The proposed vehicular access 
to the property is via Highfield Drive opposite 
number 17a and then along the boundary 
with 10 Harvil Road.  The much higher 
volume of traffic associated with the multi-
dwelling building would have an adverse 
impact on 10 Harvil Road and 17a Highfield 
Drive in terms of noise, air pollution and the 
light pollution from headlights shining into 17a 
Highfield Drive as vehicles left the site. 
 
The proposal is therefore contrary to policies 
BE19, BE20, BE21, BE24 and OE1 of the 
UDP. 
 
3. Loss of Privacy and Light 
The overall proposal would introduce a 
considerable loss of privacy to the adjacent 
residents in number  
10 Harvil Road. 
 
HDAS 7. 21. refers to loss of light (sunlight). 
As this proposal incurs the loss of a 
Bungalow to be replaced with a 2 storey 
House with habitable roof space and due to 
the proposals position in relation to No. 10  
the loss of sunlight will be considerable. 
 
General Comments. 
The revised building line of the Proposal, 
being brought forward, will totally obscure the 
existing site line from the Southern elevation 
of no. 10 Harvil Road and would breach the 
building line of Harvil Road in this location 
 
As stated above this is an overdevelopment 
of the site where 5 families will replace 1.    
 
3 cars will be replaced by at least 10 (with no 
provision for visitors). and a very large area 
will go under concrete compared to the 
existing 134sq.m. 
 
In relation to ‘Housing Need’ this will not help 
existing need as these will be Luxury, very 
expensive flats. Additionally, it is our belief 
that the Borough’s commitment to GLA 
housing need has been met. 
 
Policy AM 15 of the UDP states that New 
Build should include provision for Disabled 
Parking Bays. The provision of only 10 car 
parking spaces will inevitably lead to on-
street parking. 

 

The addition of such a large development, 
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replacing a much smaller single family 
bungalow will put additional strain on the 
already much stretched services for the area, 
i.e. schools, healthcare facilities and 
sewerage discharge etc. 
 
The addition of such a large development of 
flats will adversely affect the street scene by 
the visual appearance of ‘closing’ the 
currently wide, open, access to Highfield 
Drive as seen from Harvil Road. 
 
Knowing that ‘precedent’ is frequently a 
consideration in granting approvals, and 
bearing in mind the current number of flats 
already approved in the adjacent Swakeleys 
Road, we are concerned that this may just be 
another such precedent, which in our opinion, 
would be a precedent ‘too far’. 
 
We therefore strongly object to this 
application. 

 

Item: 8                Page: 25  Location: 53 Wieland Road, Northwood 

Amendments/Additional Information: Officer Comments: 

Comments received from represetnative of 
the Gatehill Residents Association (GRA).  

 

The landscaping plans extend beyond the 
front of the house furtehr than the ‘red line’ 
Site Plan submitted. This raises a concern 
that the scheme might extent out onto the 
verge  owned by the GRA.   

 

I have also checked the depth of the area in 
front of the house and would point out that my 
measurements, on the ground, indicate that 
the landscaped area at the front of the house 
is approximately 25% not 50% as is stated in 
the published report  
 
A concern is also raised that the northern 
boundary adjacent to 51 Wieland Road is not 
show as a straight line on the detailed plan of 
the Ground Floor of the Building, in fact it  
bends outwards onto land owned by No 51 
and conflicts with a Site Plan submitted for a 
planning permission granted at No 51.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Issues of boundaries and ownership of the verge 
are considered private legal matters. The 
applicants believe their details are correct and 
match their title deeds shown on the Land 
Registry. 

 

The Council’s duty is to determine the 
application as submitted. 

 

Item: 9                  Page: 33 Location: 50 Rodney Gardens  

Amendments/Additional Information: Officer Comments: 

Further comments submitted by applicant (in 
summary):  

 

The background to this application is that it 
follows the service on this property of a planning 
enforcement notice for the demolition of the 
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Since enforcment issues arose a new 
Architect has been appointed who has 
submitted this new planning application.  
 
The submitted plans show the pre existing, 
existing (i.e. as built) and proposed design.  
 
A pitched parapet roof is proposed. The rear 
elevation has the parapet, with the hipped 
roof falling to eaves, matching the eaves line 
of the original house, on the side elevation 
facing Dovecot Close. 
 
With the side facing elevation to No 48, the 
pitched roof comes down to the flat roof level. 
When viewed from Dovecot Close it is not 
visible. When viewed from the rear, this flat 
roof is hidden by the parapet and it is not 
possible to view the flat roof from No 48 since 
there is a marked change in building heights. 
And the flank wall of the extension to No 48 in 
common flattens has no opening.  

 

The change in building heights,No 48’s flank 
wall rising up an estimated 1.2m above the 
original eaves level of No 50. 

 

There was prevosuly alarge white shed in the 
garden and visible from Dovecot Close, 
erected as PD and subsequently removed to 
permit this extension. 

 

The overhanging fascia is to be removed 

 

The bricks used are to be tinted to match the 
existing house using a specialist sub- 
contractor. 
 
Regretfully it seems there is a chance of this 
new proposal facing some objections. As 
such I would like to give you a brief history of 
how we reached this point. I hope to have 
your and council understanding for my 
difficult position.   
 
I am a Danish national, now living in London 
for more than 3 years.  

 

First Architect appointed in 2014 wrongly 
confirmed to the Builder that permission was 
in place. Construction work started March 
2015, finished October 2015.  
 
The building is far better than what it was at 
the time of my purchase. I have removed old 
fences, removed a big and ugly Shed 

existing extension. The goal of the Council is to 
seek a swift resolution of the current breach of 
planning control either through the demolition of 
the extension or its amendment to a more 
suitable structure.  

 

Council officers have engaged with the applicant 
to explain the harm caused by the extension and 
this application has sought to address this point. 
However, the conclusion of the Officer’s 
assessment was that the changes to the 
extension proposed would not be sufficent to 
offset the visual harm.  
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improving the view from the street. 
 
Building took much longer than planned, with 
cost over runs which caused a huge financial 
burden. I have worked all my life to give my 
daughters a decent education. After years of 
separations from my daughters, my hope and 
dream is to be close to them. Both my 
daughters have studied in UK, now working in 
London. One is a Pharmacist, the other a 
retail manager. To realise my dream,I have 
sold everything, cashed my pension used my 
life savings to invest it all in this house. 
 
If the current proposal of Architect is rejected 
I would be in a very difficult position. I am out 
of options, not knowing what to do or how to 
manage this very difficult situation. As you 
are well aware, I am the victim of previous 
architects misjudgment and false information, 
causing this very difficult position  I am in 
utter despair not knowing whom to turn to or 
how to handle this. The mortgage obligations, 
plus the debt caused by building cost over 
runs, are the limits of my ability to bear.  

 

Item: 10              Page: 43 Location: Old Orchard Lodge. Cottage Park 
Lane, Harefield. 

Amendments/Additional Information: Officer Comments: 

No update required   

 

Item: 11               Page: 61 Location:Cornerways, Green Lane 

Amendments/Additional Information: Officer Comments: 

Page 70, paragraph 7.10 of the officer’s 
report states that the application proposes the 
provision of 8 car parking spaces including 1 
disabled space.  

 

In fact 10 car parking spaces are proposed, 
including 2 disabled parking spaces, within 
the remodelled frontage as can be seen on 
the proposed site layout - Drawing number 
020 Rev P1. The Council’s Highways and 
Transportation Officer has confirmed that the 
number of spaces proposed and their layout 
are acceptable.   

For clarification  

 

Item:12              Page: 75 Location: 1 Rushmoor Close, Pinner 

Amendments/Additional Information: Officer Comments: 

No update required   

 

Item:13              Page:87 Location: 53 Mahon Avenue 

Amendments/Additional Information: Officer Comments: 

Further comments submitted by the applicant 
in response to the objection received: 
 

For information  
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I live at this address, this is my residential 
address. 
 
We have comfortably four car parking spaces 
on our front driveway. 
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