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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 1 - 6 

4 Matters that have been notified in advance or urgent  

5 To confirm that the items marked in Part 1 will be considered inpublic 
and those items marked in Part 2 will be heard 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. 
 

Major Applications without a Petition 
 

 Address Ward Description & Recommendation Page 

6 Northwood College - 
082/APP/2017/2086 
 
 

Northwood 
 

Continued use of temporary 
classroom accommodation, 
comprising a two storey building of 
1,600sq.m, for a further temporary 
period of 3 years (as previously 
approved in planning permission 
ref: 2082/APP/2014/600 dated 08-
05-2014). 
 
Recommendation: Approval 

7- 28 
 

146 - 150 

7 Units 2 & 3, 1-3 
Uxbridge Road - 
1911/APP/2017/2292 
 
 

Townfield 
 

Installation of mezzanine floor 
 
 
 
Recommendation: Approval 

29 - 40 
 

151 - 155 



 

 

8 West Drayton Police 
Station and Former 
British Legion Site, 
Station Road, West 
Drayton 
 
 

 
West 
Drayton  

Variation of s106 agreements 
 
 
 
 
 
Recommendation: s106 
agreements be varied  

41 - 144 
 

156 

 

PART I - Plans for Major Applications Planning Committee 145 - 156  
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Minutes 

 

 

MAJOR Applications Planning Committee 
 
23 August 2017 
 
Meeting held at Committee Room 5 - Civic Centre, High Street, Uxbridge UB8 1UW 

 

 

 Committee Members Present:  
Councillors Eddie Lavery (Chairman), Ian Edwards (Vice-Chairman), Jazz Dhillon, 
Janet Duncan, Henry Higgins, John Morgan, John Oswell, Brian Stead and 
David Yarrow 
 
LBH Officers Present:  
 Nicole Cameron (Legal Advisor), Edward Oteng (Strategic and Major Applications 
Manager), Manmohan Ranger (Transport Consultant), James Rodger (Head of 
Planning and Enforcement), Liz Penny (Democratic Services Officer),  
  

39. APOLOGIES FOR ABSENCE  (Agenda Item 1) 
 

 There were no apologies for absence. 
 

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

 There were no declarations of interest. 
 

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

 The minutes of the meeting on 2 August 2017 were agreed. 
 

42. MATTERS THAT HAVE BEEN NOTIFIED IN ADVANCE OR URGENT  (Agenda Item 
4) 
 

 None. 
 

43. TO CONFIRM THAT THE ITEMS MARKED IN PART 1 WILL BE CONSIDERED 
INPUBLIC AND THOSE ITEMS MARKED IN PART 2 WILL BE HEARD IN PRIVATE  
(Agenda Item 5) 
 

 It was confirmed that all items were Part 1 and would be heard in public. 
 

44. SIPSON QUARRY - 45408/APP/2017/2075  (Agenda Item 6) 
 

 Officers introduced the application and noted the addendum. The application was 
requesting an extension to the deadline for completion of permitted operations at 
Sipson Farm from 5 August 2017 to 30 September 2019. The addendum sought to 
revise condition 33 to allow additional vehicular movements of no more than 2,200 two-
way heavy goods vehicles per week to enable the site to be restored within the 
extended time limit. Officers also drew attention to condition 32 which referred to a 

Agenda Item 3
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construction management plan previously submitted and approved in 2010. Said plan 
detailed traffic management arrangements and outlined the fact that there would be no 
additional impact at peak hours. 
 
A petitioner spoke in objection to the application stating that she lived on the boundary 
of the site and had been living with disruption, including both noise and air pollution, 
since the works commenced in 2009. The petitioner pointed out that it had originally 
been stated that the works would be completed in 5 years but an extension was 
requested in 2014. On visiting the site it appeared that very little was happening on the 
site at present. The petitioner was concerned that increased truck movement was 
being requested and stated that HGVs cut across Sipson Lane which was a main route 
for local people to use. There were no traffic lights in place so a man was employed to 
check this traffic flow. The petitioner also pointed out that people living in Raywood 
Close paid an enhanced Council tax as they had a field behind their houses and felt 
this was unfair since works were continually underway in the field which was now a 
quarry. The petitioner felt that residents would feel happier if it could be guaranteed 
that the works would be completed within the revised deadline and believed that they 
should be compensated if this did not prove to be the case. 
 
The agent spoke in support of the application and explained that the company 
undertaking the works was Harleyford Aggregates who had taken over the operation of 
the quarry from Streeters. This in part accounted for the delay in completing the works. 
The agent stated that they had applied for the maximum amount of time required to 
complete the works with two months flexibility at the end of September if required. Pre-
application advice had been sought from officers throughout the application process 
and, other than the extension of time, no other changes were proposed. The agent 
advised that inert waste only would be put into the site and, with regards to the 
highways issue, confirmed that both the original permission and subsequent extension 
had no limits at all on HGV movements whereas, under the new submission, a limit 
would be in place. The agent also confirmed that all other controls remained in place 
regarding noise, air quality and monitoring and environmental officers who had visited 
the site were satisfied and had no issues with it.  
 
Members queried why such a dramatic increase in the maximum numbers of HGVs 
was proposed; from 1,500 to 2,200 per week and pointed out that this was an increase 
of nearly 50%. Members sought confirmation as to whether this increase was being 
requested because the originally assessments were incorrect and expressed concerns 
about pollution and air quality. The agent explained that there were no limits at present 
and this was a new condition proposed. The figures had been suggested by the 
Highways Officer and this number of HGVs would be required to enable the site to be 
restored within the two year timeframe. The agent further explained that this figure 
would be the absolute peak and numbers of HGVs would be much lower during quieter 
periods, for example during the summer months. Members also requested clarification 
regarding the raising in height of the ground to form a mound which was intended to 
improve drainage and asked what effect this would have on residential areas. The 
agent confirmed that this had been agreed at the time of the original application and no 
changes to the approved scheme were proposed. The Committee questioned why 
traffic movements were being controlled by an individual and the agent explained that 
this was an addition that the operator had put in place for safety reasons. Councillors 
then asked for confirmation that the work would definitely lead to a conclusion by 2019 
and the agent confirmed that this was the case. 
 
The Head of Planning and Enforcement referred to a previous application on Green 
Belt Land whereby an extension was requested to complete works and explained that 
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an informative had been added delegated to the Head of Planning and the legal 
department explaining why the Council would not support further extensions of time. It 
was suggested that a similar informative could be put in place for the application in 
question. Members agreed that this would be a good idea and very helpful. 
 
Members further sought clarification regarding the issue of HGVs using Sipson Lane as 
mentioned by the petitioner. It was understood that this should not be happening. 
Officers explained that there were conditions in place covering this so, if these 
conditions were not being observed by the operator, this would be an enforcement 
matter and should be reported to the Council.  
 
The officer's recommendation, subject to the addition of the agreed informative was 
moved, seconded and unanimously agreed at a vote.  
 
RESOLVED: That the application was approved subject to the conditions 
outlined and the additional informative.  
 

45. HILLINGDON CYCLE CIRCUIT, MINET COUNTRY PARK - 49962/APP/2017/1802  
(Agenda Item 7) 
 

 Officers introduced the application which sought to construct a velodrome-style cycle 
circuit on an existing playing field. It was explained that there was sufficient parking as 
users could park either in the car park at the nearby Goals centre or at Minet Country 
Park. The track would predominantly be in use on Saturday mornings whereas Goals 
was used mainly in the evenings.  
 
Members sought clarification regarding access for emergency vehicles and it was 
agreed that condition 4 should be amended to include reference to this. Councillors 
also questioned whether the protection of flora and fauna in condition 9 would cover 
everything. Officers agreed to amend the wording of the condition to refer to land under 
the applicant's ownership rather than to the development site only.  
 
The Committee moved, seconded and unanimously agreed the officer's 
recommendation subject to the agreed amendments.  
 
RESOLVED: That the application be approved subject to the addition of an 
element to the landscaping condition 4 covering 'other vehicle and pedestrian 
access and circulation areas' to include reference to access for emergency 
vehicles and subject to agreed revised wording of condition 9.  
 

46. ONSLOW MILLS - 1724/APP/2016/3513  (Agenda Item 8) 
 

 Officers introduced the report and highlighted the addendum. The application sought to 
erect a four storey building with semi basement parking comprising 24 residential flats, 
involving the demolition of the existing industrial buildings. Officers explained that the 
site was immediately adjacent to West Drayton town centre boundary and adequate 
parking would be provided for the flats on a 1:1 basis. 
 
Members made reference to the issue of pedestrian safety due to the width of the site 
access as mentioned by the Highways Officer in the report and queried how this had 
been addressed in the scheme. The Transport Consultant confirmed that a central 
island had been considered and rejected as this would necessitate an even wider site 
entrance. The Committee asked whether the alternative option of a path for 
pedestrians flush to the footway had been considered. The Transport Consultant 

Page 3



  

confirmed that this had been considered and corrected the Highway Officer comments. 
It was confirmed that treatment of this access was within the Highways work schedule.    
 
Councillors sought clarification regarding other possible approved developments 
surrounding the proposed one and asked if they were indicated on the plans. Officers 
confirmed that proposed developments were already clearly indicated on the plans. 
Members also queried whether the distances between buildings were adequate. The 
Head of Planning and Enforcement confirmed that the 21m distance requirement and 
window to window distances required had been met to the south. Regarding the front of 
the development, officers advised that a 15m distance to Claxton House had been 
previously approved. There was also a 15m distance between the new development 
and the properties on Trout Road but this was deemed to be acceptable in this case as 
nobody had objected, it looked onto a public highway and, if it were further back, it 
would be out of sync with the building line. Members enquired about the blocks to the 
north which were currently industrial but could be re-developed. Officers confirmed that 
these were light industrial and, if they were to be re-developed, the 21m rule would 
have to be adhered to.  
 
The Committee also enquired regarding the possibility of parking being 'priced out' or 
charged for by the developer. It was agreed that officers could not control what a 
developer chose to charge for a parking space and the Legal Advisor confirmed that 
the condition stated that spaces were allocated solely for the use of the units therefore 
'pricing out' would be unlikely. Members asked whether the wording of the condition 
could be amended to state that parking was allocated for the use of each unit. 
Members felt the condition should be strengthened to indicate that parking was for the 
use of each of the units so that one individual would not be able to buy multiple parking 
spaces.  It was agreed that the Head of Planning would agree the wording of the 
condition with the assistance of the Legal Services department for the approval of the 
Chairman and the Labour Lead. 
 
Members voted unanimously to approve the application subject to the re-wording of the 
condition regarding parking allocation. 
 
RESOLVED: That the application be approved subject to the re-wording of the 
condition regarding parking allocation. 
 

47. 236 SWAKELEYS ROAD - 72634/APP/2017/769  (Agenda Item 9) 
 

 Officers introduced the report and highlighted the addendum. It was explained that the 
proposal was to convert a group home to five one-bed self-contained flats. There would 
be three additional designated car parking spaces on the road but these would not be 
allocated specifically for the proposed flats.  
 
Members moved, seconded and voted to approve the application with 7 members 
voting in favour and 1 abstention. 
 
RESOLVED: That the application was approved. 
 

48. BRIDGE HOUSE, RIVERVIEW HOUSE & WATERSIDE HOUSE, OXFORD ROAD, 
UXBRIDGE - 40050/APP/2017/2438  (Agenda Item 10) 
 

 It was highlighted that this was a prior approval application therefore the Committee's 
powers were considerably restricted and only limited matters could be considered 
namely transport and highway impacts; contamination risks on site; flooding risks; 
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impact of noise. The Head of Planning introduced the report and highlighted the 
addendum stating that it applied to three office buildings - Bridge House which 
Members had dealt with previously; together with Riverview House and Waterside 
House to the rear. The proposal was to convert the 3 buildings to 239 units and to 
provide 359 parking spaces. The Head of Planning and Enforcement explained that 
there were no risks regarding flooding, noise or contamination therefore transport and 
highway issues were the key matters for consideration. It was explained that a 
comprehensive Section 106 agreement was proposed which included a contribution of 
up to £500,000 which related to works identified through a transport appraisal and 
modelling together with a public realm contribution of £825,000 which would sweep up 
pedestrian and cycle issues. The Highways Officer had explained that he believed 
these contributions would address all highways matters. It was also explained that the 
Council were looking to bring in an Article 4 direction and until that came into play the 
Committee could not bring into account any matters related to the Council's position in 
terms of wishing to protect employment land. Attention was also drawn to the 
addendum and an additional head of term A 3 was highlighted regarding parking 
spaces.  
 
Members queried the wording which stated that prior approval was not required. 
Councillors also requested clarification regarding the issues of transport and noise as 
there were concerns about both so controls were in place and yet prior approval was 
not required. Members wished to understand why they were being asked to approve 
something for which prior approval was not required. The Head of Planning and 
Enforcement explained that, with prior approval, conditions and legal agreements could 
be added in some cases if required. The Legal Advisor confirmed that the wording of 
the recommendation should be amended to reflect the fact that prior approval would be 
granted subject to the conditions and the section 106 agreement. The Legal Advisor 
highlighted that whether prior approval is required is dependent on the Class of the 
General Permitted Development Order 2015. Class O of the General Permitted 
Development Order 2015 requires a two stage process. It was therefore agreed that 
authority be delegated to the Head of Planning and the Legal Advisor to agree the 
wording.  
 
Members requested confirmation of the existence of charging points for electric 
vehicles but officers advised that we cannot request this. Councillors also asked for 
clarification regarding the 200 additional parking spaces and whether this land could be 
built on in the future. Officers confirmed that any work on this land would have to go 
through the normal planning application procedure and be dealt with accordingly. 
 
Members moved, seconded and approved the application subject to delegated 
authority to the Head of Planning and the Legal Advisor to revise the wording. Seven 
Members voted in favour with one absention. 
 
RESOLVED: That the application was approved subject to delegated authority 
being passed to the Head of Planning and the Legal Advisor to agree the final 
recommendation wording.  
 

  
The meeting, which commenced at 6.00 pm, closed at 7.10 pm. 
 

  
These are the minutes of the above meeting.  For more information on any of the 
resolutions please contact Liz Penny on .  Circulation of these minutes is to 
Councillors, Officers, the Press and Members of the Public. 
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The public part of this meeting was filmed live on the Council's YouTube 
Channel to increase transparency in decision-making, however these minutes 
remain the official and definitive record of proceedings. 
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Major Applications Planning Committee - 12th September 2017

PART 1 - MEMBERS, PUBLIC & PRESS

NORTHWOOD COLLEGE EDUCATIONAL FOUNDATION MAXWELL ROAD
NORTHWOOD

Continued use of temporary classroom accommodation, comprising a two
storey building of 1,600sq.m, for a further temporary period of 3 years (as
previously approved in planning permission ref: 2082/APP/2014/600 dated 08-
05-2014).

07/06/2017

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 2082/APP/2017/2086

Drawing Nos: 246 13 02 Rev.S-7 (First Floor Plan)
246 13 01 Rev.S-8 (Ground Floor Plan)
Energy Statement, prepared by SiBCAS dared 16/02/14
10 Rev.D (Site Plan - Proposed)
Transport Statement, prepared by Vectos dated June 2017
Letter from Northwood College dated 24/08/17
Letter from Nexus Planning dated 24/08/17

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

1. SUMMARY

This application seeks planning permission for the continued use of temporary classroom
accommodation, comprising a two storey building of 1,600sq.m, at Northwood College for
a further temporary period of 3 years. The classrooms provide accommodation for
science lessons.

Northwood College is an independent day school for girls aged between 3 and 18 years. It
was acquired by the Girls' Day School Trust (GDST) in September 2013 and it merged
with Heathfield School (formerly located in Pinner within the London Borough of Harrow) in
September 2014. In order to enable the school to continue to offer the same level of high
quality educational facilities additional accommodation was sought and planning
permission (ref: 2082/APP/2014/600) was originally granted for the temporary buildings on
08/05/14.

Condition 1 of that consent requires that the buildings are removed and the land restored
to its former condition on or before 4th September 2017.

The submitted Planning Statement advises that:

"The Proposed Development is required to ensure that teaching accommodation remains
in place whilst wider rationalisation proposals for the School emerge. These longer-term
proposals will seek to increase and enhance the permanent accommodation, ultimately
allowing for the demolition of the Proposed Development. This Application seeks to ensure
that sufficient accommodation is provided in the interim to allow teaching to continue
uninterrupted."

At the time of the previous application, it was understood that the long-term aspiration was
to permanently expand the Northwood College site to enable the school to continue to

21/06/2017Date Application Valid:

Agenda Item 6
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Major Applications Planning Committee - 12th September 2017

PART 1 - MEMBERS, PUBLIC & PRESS

offer the same range of facilities. Indeed the Trust has recently sought pre-application
advice from officers relating its long-term proposals and discussions regarding these are
ongoing. It is understood that operational changes at the Trust, following the merger of the
schools, slowed initial progress on advancing these proposals but that the Trust is fully
committed to providing a permanent solution to its accommodation needs on the site by
2020.

No objections are raised to the principle of the development in this location and, notably,
due to the temporary nature of the proposed building Sport England have confirmed that
no objections are raised to the small encroachment which would occur onto the playing
fields, subject to conditions.

At the time of the original application the applicant advised that the merger of the two
schools was not dependent on planning permission being granted for the proposed
science classrooms as, although undesirable, through internal reconfiguration and
refurbishment works not requiring planning permission, the additional pupils could be
accommodated within the school's existing accommodation if absolutely necessary. On
this basis, in approving planning permission for the temporary accommodation, it was
accepted that the resulting impact on the local highway network could not reasonably be
considered as part of that application. This current application would not result in any
additional increase in pupil numbers and, accordingly, no objections are raised on highway
grounds.

Given the temporary nature of the proposed building, it is not considered that it would have
a significant detrimental impact on the character or appearance of the school site or the
Northwood Town Centre Green Lane Conservation Area. Furthermore, it is not considered
that it would result in such a significant loss of amenity to the occupants of the nearest
residential properties that refusal could be justified.

The proposal is considered to comply with relevant Local Plan, London Plan and national
policies and, accordingly, approval is recommended.

APPROVAL  subject to the following: 

T4

COM4

Temporary Building - Removal and Reinstatement

Accordance with Approved Plans

At the expiration of three years from the date of this permission, the temporary units
hereby permitted shall be removed and the tennis courts and playing field should be
reinstated to at least the equivalent quality as before the temporary loss and in
accordance with Sport England guidance "Natural Turf for Sport" (2011) and  National
Governing Body Performance Quality Standard.

REASON
To ensure the site is restored to a condition fit for purpose and because the building, by
reason of its siting on the school playing fields and its design is not considered suitable for
permanent retention in compliance with Policies R4, BE4 and BE13 of the Hillingdon Local
Plan: Part Two Saved UDP Policies (November 2012) and Policy 3.19 of the London Plan
(July 2016).

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 10 Rev.D, 246 13 01
Rev.S-8 & 246 13 02 Rev.S-7, as approved by planning permission ref:
2082/APP/2014/600, and shall thereafter be retained/maintained for as long as the

1

2

2. RECOMMENDATION
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Major Applications Planning Committee - 12th September 2017

PART 1 - MEMBERS, PUBLIC & PRESS

COM5

NONSC

NONSC

NONSC

General compliance with supporting documentation

SUDS1

SUDS2

Non Standard Condition

development remains in existence.

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

The development hereby permitted shall be completed in accordance with the following
supporting plans and/or documents:

Energy Statement prepared by SiBCAS dated 16/02/14
Transport Statement prepared by Vectos dated June 2017

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 . Specify
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

No development approved by this permission shall be carried out otherwise than in
accordance with those sustainable urban drainage measures agreed via planning
permission ref: 2082/APP/2014/1959 dated 18/08/14.

REASON
To ensure that surface water run off is controlled to ensure the development does not
increase the risk of flooding contrary to Policy EM6 Flood Risk Management in Hillingdon
Local Plan: Part 1- Strategic Policies (Nov 2012), Policy 5.12 Flood Risk Management of
the London Plan (2016) and Planning Policy Statement 25. To be handled as close to its
source as possible in compliance with Policy 5.13 Sustainable Drainage of the London
Plan (2016), and conserve water supplies in accordance with Policy 5.15 Water use and
supplies of the London Plan (2016).

No development approved by this permission shall be carried out otherwise than in
accordance with those measures pertaining to the ongoing management and
maintenance of the adjoining drainage ditch agreed via planning permission ref:
2082/APP/2014/1959 dated 18/08/14.

REASON
To ensure that the drainage ditch has sufficient capacity to accommodate the run-off from
the proposed building and to ensure that surface water run off is controlled to ensure the
development does not increase the risk of flooding contrary to Policy EM6 Flood Risk
Management in Hillingdon Local Plan: Part 1- Strategic Policies (Nov 2012), Policy 5.12
Flood Risk Management of the London Plan (2016) and Planning Policy Statement 25. To
be handled as close to its source as possible in compliance with Policy 5.13 Sustainable
Drainage of the London Plan (2016), and conserve water supplies in accordance with
Policy 5.15 Water use and supplies of the London Plan (2016).

Within 6 months of the date of this permission, a community use agreement prepared in
consultation with Sport England shall be submitted to and approved in writing by the Local

3

4

5

6
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Major Applications Planning Committee - 12th September 2017

PART 1 - MEMBERS, PUBLIC & PRESS

RES25 No floodlighting

Planning Authority. The agreement shall apply to sports facilities at the school and include
details of pricing policy, hours of use, access by non-educational establishment users,
management responsibilities and a mechanism for review.  The development shall not be
used otherwise than in strict compliance with the approved agreement. 

REASON
To secure well managed safe community access to the sports facility, to ensure sufficient
benefit to the development of sport and to accord with policy R5 of the Hillingdon Local
Plan: Part Two Saved UDP Policies (November 2012), policy 3.19 of the London Plan
(2016) and paragraph 74 of the NPPF.

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

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

7

I59

I52

I53

Councils Local Plan : Part 1 - Strategic Policies

Compulsory Informative (1)

Compulsory Informative (2)

1

2

3

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

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

BE4

BE10

BE13

New development within or on the fringes of conservation areas

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.
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4

5

The school is advised that the management and maintenance of the adjoining drainage
ditch should be something that they are doing regularly to ensure they fulfill their 'riparian
responsibilities' as landowner.

The Travel Plan measures which have been implemented by the School are supported.
The GDST are encouraged to liaise with the Council's Travel Plan Officer, Sophie Wilmot,
at SWilmot@hillingdon.gov.uk or via the Council's Contact Centre on 01895 250230, to
ensure its Travel Plan measures can be further developed and adapted to suit any local
issued identified.

BE19

BE20

BE21

BE22

BE24

BE38

OE1

R4

R5

R10

AM2

AM7

AM13

AM14

AM15

LPP 3.18

LPP 3.19

LPP 5.1

LPP 5.12

LPP 5.13

LPP 5.2

LPP 7.2

LPP 7.4

NPPF

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

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of the character and amenities of surrounding properties
and the local area
Proposals that would involve the loss of recreational open space

Proposals that involve the loss of sports, leisure, community,
religious, cultural or entertainment facilities
Proposals for new meeting halls and buildings for education, social,
community and health services
Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.

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

Provision of reserved parking spaces for disabled persons

(2016) Education Facilities

(2016) Sports Facilities

(2016) Climate Change Mitigation

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Minimising Carbon Dioxide Emissions

(2016) An inclusive environment

(2016) Local character

National Planning Policy Framework
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6

7

8

9

3.1 Site and Locality

Northwood College occupies an approximately 3.3 hectare irregularly shaped plot located
on the north west side of Maxwell Road in Northwood. It is an independent day school
catering for girls aged between 3 and 18.

The site accommodates a number of buildings, which make up the lower and upper
schools and the sixth form, in addition to tennis courts, playing fields, a Multi-Use Games
Area (MUGA), a playground, hard play space, car parking and ancillary facilities.

Despite its close proximity to Northwood Town Centre, it falls within a predominantly
residential area and is bounded by residential properties to the north east and south west.
To the north west it is bounded by residential properties and garages and to the south east

Residents have raised concerns over light and noise pollution from the building,
particularly out of hours and from the school alarm. The GDST is encouraged to review its
management of the building in order to see how these issues can be resolved.

With regard to condition 1 Sport England have advised as follows:

It is recommended that a restoration scheme for playing field land is undertaken by a
specialist turf consultant. The applicant should be aiming to ensure that any new or
replacement playing field is fit for its intended purpose and should have regard to Sport
England's technical Design Guidance Note entitled "Natural Turf for Sport" (2011) and
relevant design guidance of the National Governing Bodies for Sport e.g. performance
quality standards produced by the relevant pitch sport National Governing Bodies, for
example the Football Association.

With regard to condition 6 Sport England have advised as follows:

Guidance on preparing Community Use Agreements is available from Sport England.
http://www.sportengland.org/planningapplications/ For artificial grass pitches it is
recommended that you seek guidance from the Football Association/England
Hockey/Rugby Football Union on pitch construction when determining the community use
hours the artificial pitch can accommodate.

There is a free online resource from Sport England (Use Our School) that offers further
guidance and information for local authorities and other education providers on how to
make the best use of school facilities for the benefit of the local community. It is especially
useful for those who have responsibility within a school for establishing, sustaining and
growing community activity on school sites.  'Use Our School' can be accessed here;
www.sportengland.org/useourschool.

You are advised that any further applications for the retention of the buildings, following the
expiry of this consent in 2020, could not be entertained.

3. CONSIDERATIONS
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residential properties lie on the opposite side of Maxwell Road.

The temporary accommodation the subject of this application occupies an area of
approximately 0.87 hectares located towards the north east side of the site. It formerly
accommodated a part of the school's playing fields, tennis courts and small storage
buildings.

The entire school site falls within the Northwood Town Centre Green Lane Conservation
Area as designated in the Hillingdon Local Plan. The buildings at the front (south east) of
the site, including the Old School, Sixth Form and Library, Wray Lodge and Vincent House,
are locally listed. Trees towards the south eastern edge of the playing field, fronting Maxwell
Road, and on adjoining sites to the north east and north west are protected by Tree
Preservation Orders.

The site has an extensive planning history. That most relevant to this application is
summarised above.

3.2 Proposed Scheme

Planning permission (ref: 2082/APP/2014/600) was granted on 08/05/14 for the demolition
of existing storage sheds and construction of a two storey building comprising 1,600 sqm
of temporary classroom accommodation, for a period of 3 years from 4 September 2014
(excluding construction/deconstruction period).

Condition 1 of that consent states:

"The building hereby permitted shall be removed and the land restored to its former
condition on or before 4th September 2017.

Reason:
The building, by reason of its siting on the school playing fields and its design is not
considered suitable for permanent retention in compliance with Policies R4, BE4 and BE13
of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and Policy
3.19 of the London Plan (July 2011)."

This application seeks planning permission for the retention of the buildings for a further
temporary period of three years. The applicant's Planning Statement confirms:

"At the time of the original planning application it was not envisaged that the temporary
planning permission would need to be extended for a further 3 year period. Although, the
wider rationalisation proposals have taken longer to emerge than originally envisaged,
GDST are committed to bringing this forward..."

2082/APP/2014/600 Northwood College Educational Foundation  Maxwell Road Northwood

Demolition of existing storage sheds and construction of two storey building comprising 1,600

sqm of temporary classroom accommodation, for a period of 3 years from 4 September 2014

(excluding construction/deconstruction period).

07-05-2014Decision: Approved

3.3 Relevant Planning History

Comment on Relevant Planning History
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4. Planning Policies and Standards

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

PT1.BE1

PT1.EM1

PT1.EM5

PT1.HE1

(2012) Built Environment

(2012) Climate Change Adaptation and Mitigation

(2012) Sport and Leisure

(2012) Heritage

UDP / LDF Designation and London Plan

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

Part 1 Policies:

BE4

BE10

BE13

BE19

BE20

BE21

BE22

BE24

BE38

OE1

R4

R5

R10

AM2

AM7

AM13

New development within or on the fringes of conservation areas

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.

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

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

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

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

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

Proposals that would involve the loss of recreational open space

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

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

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

Consideration of traffic generated by proposed developments.

AM13 Increasing the ease of movement for frail and elderly people and people with

Part 2 Policies:
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AM14

AM15

LPP 3.18

LPP 3.19

LPP 5.1

LPP 5.12

LPP 5.13

LPP 5.2

LPP 7.2

LPP 7.4

NPPF

disabilities in development schemes through (where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street furniture schemes

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

(2016) Education Facilities

(2016) Sports Facilities

(2016) Climate Change Mitigation

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Minimising Carbon Dioxide Emissions

(2016) An inclusive environment

(2016) Local character

National Planning Policy Framework

Not applicable2nd August 2017

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-
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26th July 2017

6. Consultations

External Consultees

Consultation letters were sent to 56 local owner/occupiers and Northwood Residents' Association.
Press and site notices were also posted. Three letters of objection have been received, which raise
the following concerns:

i) After three years the need to further extend the consent is disappointing, particularly as no
application for a permanent solution has come forward.
ii) The buildings do not site well in the Conservation Area or their surroundings.
iii) A shorter consent of 18 months or 2 years should be given with the proviso that an application to
build replacements is submitted well before the next expiry date.
iv) If allowed this will have been on site for 6 years, which is not temporary.
v) It is an eyesore.
vi) Loss of view.
vii) Light pollution, particularly during winter months.
viii) Proximity to residential properties in Wilford Close.
ix) Loss of light to residents.
x) The alarm goes off frequently.
xi) The school is supposed to keep their trees along the boundary in good order and reduce their
height so residents get more light but this has not been done for 3-5 years.
xii) Impact on property values.

SPORT ENGLAND
Sport England - Statutory Role and Policy: 
As set out previously, the consultation with Sport England is a statutory requirement and Sport
England considers all applications in light of NPPF and Sport England's Playing Fields Policy. 

Assessment against Sport England Policy/NPPF: 
Initially Sport England was concerned that the temporary tennis court and partial playing field loss,
originally approved in 2014 for three years, would be extended by another three years to result in an
overall six year loss.  As previously noted, Sport England did not consider that the application met its
policies but took a pragmatic view given the temporary nature of the application. 

Since the 2014 application the school, in order to mitigate the temporary loss as well as generally
improving the school, have, and still are, improving the school's sports facilities as follows:

Installation of a new drainage system for the playing pitch;
Refurbishment and upgrade of changing rooms;
Installation of a climbing wall;
Installation of a bouldering wall; and
Improvements of the remaining tennis courts.

These improvements to the school's sports facilities offset, to an extent, the partial loss of playing
field and tennis courts for six years but to ensure that there is a real benefit for the community, and
thereby meeting the spirit of Sport England's Playing Field Policy, the community use of the facilities
should be secured, by way of a Community Use Agreement, and the facilities that have been lost
must be reinstated to the equivalent quality (at least) as they were before they were lost.

Conclusion:
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Internal Consultees

CONSERVATION & URBAN DESIGN OFFICER
There are no objections to the continued use of the temporary classrooms for a further period of 3
years.

HIGHWAY ENGINEER
This is an application to extend the use of temporary classrooms for another 3 years at Northwood
College in Maxwell Road Northwood. 
The previous temporary permission was given for the use of the classroom block in 2014 for 3 years
and the applicant has requested a further 3 year extension while permanent alterations to the site
are planned and completed. 
The applicant has submitted a Transport Statement by Vectos (June 2017) in support of the

Given the above assessment, Sport England now does not wish to raise an objection to this
application as it is considered to broadly meet its policy. The absence of an objection is subject to
the following conditions being attached to the decision notice should the local planning authority be
minded to approve the application:

1. At the expiration of three years from the date of this permission, the temporary units hereby
permitted shall be removed and the tennis courts and playing field should be reinstated to at least
the equivalent quality as before the temporary loss and in accordance with Sport England guidance
"Natural Turf for Sport" (2011) and  National Governing Body Performance Quality Standard.

Reason: To ensure the site is restored to a condition fit for purpose and to accord with Development
Plan Policy.

Informative: It is recommended that a restoration scheme for playing field land is undertaken by a
specialist turf consultant. The applicant should be aiming to ensure that any new or replacement
playing field is fit for its intended purpose and should have regard to Sport England's technical
Design Guidance Note entitled "Natural Turf for Sport" (2011) and relevant design guidance of the
National Governing Bodies for Sport e.g. performance quality standards produced by the relevant
pitch sport National Governing Bodies, for example the Football Association.

2. Within 6 months of the date of this permission, a community use agreement prepared in
consultation with Sport England has been submitted to and approved in writing by the Local Planning
Authority, and a copy of the completed approved agreement has been provided to the Local Planning
Authority.  The agreement shall apply to sports facilities at the school and include details of pricing
policy, hours of use, access by non-educational establishment users, management responsibilities
and a mechanism for review.  The development shall not be used otherwise than in strict
compliance with the approved agreement. 

Reason: To secure well managed safe community access to the sports facility/facilities, to ensure
sufficient benefit to the development of sport and to accord with Development Plan Policy.

Informative: Guidance on preparing Community Use Agreements is available from Sport England.
http://www.sportengland.org/planningapplications/ For artificial grass pitches it is recommended that
you seek guidance from the Football Association/England Hockey/Rugby Football Union on pitch
construction when determining the community use hours the artificial pitch can accommodate.

There is a free online resource from Sport England (Use Our School) that offers further guidance
and information for local authorities and other education providers on how to make the best use of
school facilities for the benefit of the local community. It is especially useful for those who have
responsibility within a school for establishing, sustaining and growing community activity on school
sites.  'Use Our School' can be accessed here;  www.sportengland.org/useourschool.
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7.01 The principle of the development

Policy R10 of the Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
seeks to encourage the provision of enhanced educational facilities across the borough,
stating:

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

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

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

Whilst at national level the DCLG Policy Statement on Planning for Schools Development
and the NPPF focus predominantly on provision of state funded education, the Local
Planning Authority acknowledges that there may also be a demand for private provision and
that this can also, to some degree, help to meet the increasing need for additional school
places.  Paragraph 72 of the NPPF confirms that great importance should be attached to
ensuring that a sufficient choice of school places is available to meet the needs of existing
and new communities and that great weight should be given to the need to create, expand
or alter schools.

Notwithstanding the above, and whilst it is acknowledged that alternative tennis courts are
available and that the existing hockey pitch would be retained, the proposal would result in
the continued loss of sports facilities, including part of the playing field, albeit on a
temporary basis.

Policy R4 of the Hillingdon Local Plan: Part 2 states:

"The Local Planning Authority will not normally grant planning permission for proposals
which involve the loss of land used (or where the last authorised use was) for recreational
open space (including publicly accessible open space and playing fields, private or school

application.
The TS notes that the 2014 TS indicated a school with 182 staff and 1089 pupils whereas there are
currently 822 pupils enrolled which is significantly less than 2014 so traffic levels should be less.
That trend of reduced pupil enrolment is projected through 2017/18 with 797 pupils.
According to the TS the School Travel Plan is active and there have been a number of measures
implemented to reduce private car trips to the site.
Given that the facility has been in existence for 3 years and there is an operational School Travel
Plan and reducing pupil numbers I have no significant highway concerns over the proposed
extension.

ENVIRONMENTAL PROTECTION UNIT
No objection subject to the standard informative regarding control of environmental nuisance from
construction work.

Officer comment: No construction work is proposed as part of this application and, accordingly, the
informative is not relevant in this instance.

MAIN PLANNING ISSUES7.
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7.02

7.03

Density of the proposed development

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

playing fields, private or public allotments), particularly if there is (or would be) a local
deficiency in accessible open space."

London Plan policy 3.19 and Paragraph 74 of the National Planning Policy Framework
reiterate that proposals which involve the net loss of sport and recreation facilities,
including playing fields, should be resisted.

Sport England initially objected to the proposals as they did not consider the continued loss
of playing field, for a further three year period would be unacceptable. The applicant has
sought pre-application advice from the Council regarding permanent works and
discussions regarding these are ongoing. In response to Sport England's initial objection
the applicant met with them and shared these proposals. They also provided further
information in support of this application regarding their existing sports provision.  The
school advised:

"Since the erection of the temporary teaching building on site in 2014 which resulted in the
temporary loss of tennis courts, the School has actively sought to enhance sporting
provision both to mitigate this loss and generally improve the level of facilities available.
Such improvements have included:
- Installation of a new drainage system for the existing sports pitch which enables its use all
year round. previously the field could only be used in the summer but now the School can
offer touch rugby and hockey (works completed summer 2016).
- Significant refurbishment and upgrading of the existing dry changing rooms (ongoing
works and to be completed this year).
- A new climbing wall and bouldering wall in the Sports Centre (installed autumn 2015),
- The refurbishment of other tennis courts within the centre of the site (completed summer
2016).

The School also provide the wider community the use of some of its facilities as follows:
- Push and Glide Swimming Club for younger children offered 7-days a week;
- Cricket club offered to junior school aged children (from September);
- Super Camps provided in the school summer holidaysl and
- A Netball club for parents of pupils.
- Provision of netball training facilities for West Herts Netball"

In light if this additional information, Sport England have withdrawn their objection subject to
conditions to ensure the reinstatement of the sports facilities in three years time and
requiring the submission of a community use agreement. 

Given the strong policy support for new and/or improved educational facilities and that there
would only be a short term loss of playing field, no objections are raised to the principle of
the development in this instance, subject to the proposals meeting site specific criteria.

Not applicable to this type of development.

The site falls within the Northwood Town Centre Green Lane Conservation Area.
Furthermore, several of the school buildings fronting Maxwell Road are locally listed.
However, the temporary accommodation is located towards the rear of the playing fields,
set some distance back from the front of the site and road. Whilst some views are
available, tree screening around the site boundaries limits these. Given the distance of the
proposed building from Maxwell Road and the locally listed buildings at the front of the
school site together with existing tree screening around the school's boundaries, it is not
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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

considered that the accommodation has such a significant detrimental impact on the
character or appearance of the Conservation Area or on the setting of the locally listed
buildings that refusal could be justified. Notably, the Council's Conservation and Urban
Design Officer has raised no objections to the application.

Notwithstanding the above, it should be noted that the building, by reason of its temporary
design, would not be suitable for permanent retention in this location.

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

Not applicable. There is no Green Belt land in the vicinity of the site.

Policies BE13 and BE19 seek to ensure that new development complements or improves
the character and amenity of the area. The scale, bulk and siting of buildings are key
determinants in ensuring that the amenity and character of an area is not compromised by
new development.

This issue has been largely addressed in part 7.03 of the report. No physical alterations are
proposed to the development. Whilst the buildings are somewhat functional and utilitarian
in their design, and would not be suitable for permanent retention in this location, given their
set back from Maxwell Road and tree screening around the site boundaries, it is not
considered that they have such a significant detrimental impact on the character or
appearance of the surrounding area, including the Maxwell Road street scene, that
temporary planning permission could be refused.

Local Plan: Part 2 policies BE19, BE20, BE21 and BE24, in addition to the Council's
Supplementary Planning Document on Residential Layouts, seek to safeguard residential
amenity.

Matters relating to residential amenity were considered at the time planning permission
was originally granted and it was determined that the building would not have such a
significant impact on residential amenity that refusal could be justified. Notwithstanding this,
in light of the concerns raised by residents, these matters are discussed in more detail
below.

The nearest residential properties in Anthus Mews, to the north east, are located
approximately 15m away from the nearest part of the building. However, there are no
windows in its north east elevation and so no overlooking can occur from here.
Furthermore, this distance complies with guidance within the Council's Supplementary
Planning Document on Residential Layouts, which requires a minimum distance of 15m
between buildings where a two or more storey building abuts another property or its
garden, to avoid possible over domination. The orientation of the building in relation that of
the nearest property in Anthus Mews also assists in minimising any impacts. Accordingly, it
is not considered that the retention of the building for a further temporary period would
result in any significant ongoing issues relating to loss of light, outlook or privacy to those
properties such that refusal could be justified.

The nearest property in Wilford Close, to the north west, would be located approximately
18m away from the northern most corner of the building. All other properties would be
located over 21m away due to the orientation of the building. Notwithstanding this, obscure
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7.09

7.10

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

glazing is provided to the rear elevation of the building as this serves a corridor rather than
classrooms. Furthermore, tree screening along the school's north west boundary also
significantly obscures views of the building from here, particularly during summer months.
Given the distance between the proposed building and those properties, which complies
with guidance in the Council's Supplementary Planning Document on Residential Layouts,
the provision of obscure glazing in this elevation and the presence of tree screening along
the site boundary, it is not considered that the proposal would result in any significant
ongoing issues of overshadowing, loss of privacy or loss of outlook, which would be of
such detriment to residential amenity that refusal could be justified.

Not applicable to this type of development.

Local Plan: Part 2 policies AM2 and AM7 seek to safeguard highway and pedestrian safety
and ensure that developments do not have an adverse impact on the surrounding highway
network. Policies AM14 and AM15 seek to ensure appropriate levels of car parking are
provided.

In assessing the transport impacts of the development at the time of the original planning
permission the officer's report stated:

"The applicant has advised that, although currently there are only 745 pupils on roll, the
school's existing buildings could easily accommodate up to 850 pupils and, although it
would be contrary to the school's current policy for smaller class sizes and therefore highly
undesirable, it has been demonstrated that if all classrooms were used to maximum
capacity it could in fact accommodate up to 1,146 pupils without the need for any internal
modifications.

Notwithstanding the above, the applicant has advised that if planning permission for the
temporary classrooms was refused internal refurbishment and remodelling works, not
requiring planning permission, would be carried out within the existing buildings to
accommodate the additional pupils. Plans to demonstrate how this would work have been
provided and the applicant has confirmed that through these works, if filled to maximum
capacity, the school could accommodate up to 1,353 pupils. The applicant has however
emphasised that the GDST do not in reality operate to these maximum numbers as it
would be against their policies for smaller class sizes.

Given that it has been demonstrated that the school could easily accommodate the
increase in pupil numbers within its existing accommodation either with or without internal
refurbishment works and that the merger is not dependent on the proposed temporary
classrooms, it is not considered that it would be reasonable to consider the impact of the
increased pupil numbers on the local highway network as part of this application and
refusal could not be justified on these grounds.

Notwithstanding this, the Transport Statement details a number of mitigation measures
which will be implemented by the school and are aimed at helping to reduce the parking
and congestion issues. These are also outlined in the submitted Travel Plan. Some of the
measures proposed, include:-
- Updating the school Travel Plan to encourage use of more sustainable modes of
transport to/from school, especially among senior pupils who are likely to be more
independent.
- Continuation of a walking bus five days a week from the Green Lane Car Park, which is
currently used by parents to drop-off and pick-up pupils.
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7.11

7.12

7.13

7.14

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

- Provision of a free coach service from Heathfield School to Northwood College for 1 year,
after which a coach service will be provided to meet demand.
- Increased dispersal of information aimed at promoting car sharing to parents and staff.
- Presence of school traffic marshals at peak pick-up and drop-off times to observe traffic
associated with the school, encourage pupils to move along quickly and to challenge those
who park and/or drive inappropriately or unsafely. 
- Introduction of a Code of Conduct that parents will be asked to sign up to that encourages
safe, responsible and considerate travel behaviour.

These measures are welcomed, but they do not relate directly to the impact of the
development being considered under this application and are not necessary to mitigate it's
impact.  Accordingly, it is not appropriate to secure these measures through a planning
condition. An informative is therefore recommended encouraging the applicant to liaise with
the Council's Highways and School Travel Planning Teams to progress these measures
outside of the planning system."

Notwithstanding the above, the applicant has submitted a revised Transport Statement with
this application. This confirms that pupil numbers are less than predicted at the time of the
original application and that a number of Travel Plan measures have been implemented to
reduce the school's traffic impacts. A supporting letter has also been provided which
confirms the school's commitment to sustainable travel initiatives and that measures such
as cycle proficiency training, introduction of secure cycle storage, introduction of Sixth
Form drive safe policy, walking buses' and a staff car sharing scheme, have been
implemented. In view of this, the Council's Highway Engineer has confirmed that no
objections are raised.

Urban Design:
No alterations are proposed to the design of the building, which was considered to be
acceptable, albeit on a temporary basis only, in the Council's assessment of the previous
consent. The building design is typical of that of temporary classroom provision and, as
such, officers remain of the view that it would not be acceptable in the long term,
particularly given the location of the site within the Northwood Town Centre, Green Lane
Conservation Area.  However, it is considered to be acceptable on an extended temporary
basis whilst alternative solutions to the school's accommodation needs are sought and,
notably, the Council's Urban Design/Conservation Officer has raised no objections in this
respect.

Security:
The proposal does not give rise to any new security issues over and above those
considered in the original consent.

No physical alterations are proposed to the building and, accordingly, the building does not
give rise to any new issues concerning accessibility. Relevant conditions attached to the
previous consent would be reiterated if approval is granted.

Not applicable to this type of development.

The proposal seeks the retention of an existing building for a further three year period.
There would be no impact on existing trees or landscaping features of merit as a result of
this proposal. 
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7.15

7.16

7.17

7.18

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Residents' suggestions that the school have failed to adequately maintain trees along the
boundary are noted. Whilst this is not a material consideration which can be considered as
part of this application and it is not considered that refusal could be justified on these
grounds, the applicant has confirmed that the school has noted these concerns and will
seek to rectify them if possible.

The applicant confirmed in the previous application that the school's existing waste
management facilities would be used. No alterations are proposed to this arrangement.
Notably, the school ultimately has discretion over which waste management methods are
used on site.

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

Notwithstanding this, it is acknowledged that the proposed building is only required for a
temporary three year period, after which it would be removed from site. As such, it would
not be viable to achieve such savings on such a short term proposal due to the long pay
back periods associated with renewable energies. This target would not therefore be
achieved for this scheme.

At the request of the Council's Environmental Officer, the applicant has however provided a
letter which confirms the school's commitment to sustainability. This confirms that the
school have undertaken a number of works/ initiatives to improve their energy efficiency,
including the following:
- the introduction of energy efficient lighting which is mandatory across all refurbishment
work;
- a rolling programme of upgrading exterior lighting from sodium to LED;
- boiler replacement with high efficiency models (as part of a rolling programme);
- the formation of an established and proactive Eco Committee (consisting of pupils, staff &
Governors);
- replacement of 25 single glazed windows with triple glazing and insulation of three flat
roofs;
- the donation of 600 items of old classroom furniture via Zoot furniture to Africa rather than
being sent to landfill; and,
- implementation of recycling initiatives.

In addition, it is understood that the school won the EcoSchools Green Award in 2017.

In light of the above, and given the nature of the building, no objections are raised on
energy/sustainability grounds.

The site does not fall within a flood zone and no issues relating to flooding have been
identified. No alterations are proposed to the building which would increase its impact on
flood risk.

It is not considered that the proposal would given rise to any unacceptable increase in
noise or air pollution. Residents' concerns regarding noise from an alarm are noted. The
applicant has noted this comment and has confirmed that the school are reviewing their
management of the building to seek to rectify these matters.
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7.19

7.20

7.21

7.22

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

Matters raised relating to the principle of allowing the building to remain for a further three
years have been addressed in the report as have matters raised relating to visual and
residential amenity, noise from an alarm and trees.

Concerns are also raised over light pollution from the building. The applicant has advised
that the school will review its management of the building to rectify this matter and an
informative encouraging them to do so as soon as possible would be attached. However, it
is not considered that refusal could be justified on these grounds.

Concerns have also been raised over the impact of the development on property values.
This is not a material planning consideration and refusal cannot be justified on these
grounds.

Not applicable to this application.

Not applicable.

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
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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 proposals comply with current planning policies which strongly encourage the
enhancement and expansion of existing schools to ensure a wide choice of school places
are available. Notwithstanding Sport England's objection it is considered that sufficient
information has been provided to demonstrate the school's commitment to community
sports provision across the site and to providing a permanent solution to its
accommodation needs such that there would be no substantial long-term loss in sports
provision. Accordingly, no objections are raised to the principle of the development.

Given the temporary nature of the proposed building, it is not considered that it would have
a significant detrimental impact on the character or appearance of the school site or the
Northwood Town Centre Green Lane Conservation Area. Furthermore, it is not considered
that it would result in such a significant loss of amenity to the occupants of the nearest
residential properties that refusal could be justified.

The proposal is considered to comply all with relevant Local Plan, London Plan and NPPF
policies and, accordingly, approval is recommended.

11. Reference Documents

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

Johanna Hart 01895 250230Contact Officer: Telephone No:
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UNITS 2 AND 3, 1-3 UXBRIDGE ROAD HAYES 

Installation of mezzanine floor

22/06/2017

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 1911/APP/2017/2292

Drawing Nos: Transport Statement
Noise Assessment
Air Quality Assessment
P01
Flood Risk Note
176_066_A_P15_D_Proposed Mezzanine Floor Plan
176_066_A_P15_D_Proposed Mezzanine Floor Plan

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

1. SUMMARY

The proposal is being reported to committee as it fall within the scope of a Major
Application. The application seeks to install a mezzanine floor to an existing B1, B2 and
B8 premise. The proposed installation is considered acceptable in principle and is unlikely
to harm the amenity of neighbouring occupiers. The proposal is unlikely to result in an
increase in noise and traffic and as such this proposal is recommended for approval.

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.

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

Transport Statement
Noise Assessment
Air Quality Assessment
P01
Flood Risk Note
176_066_A_P15_D_Proposed Mezzanine Floor Plan
176_066_A_P15_D_Proposed Mezzanine Floor Plan

and shall thereafter be retained/maintained for as long as the development remains in
existence.

1

2

2. RECOMMENDATION

22/06/2017Date Application Valid:

Agenda Item 7
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REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012) and the London Plan (July 2016).

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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

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

LPP 2.7

LPP 4.1

LPP 4.11

LPP 4.4

LPP 6.11

LPP 6.12

LPP 6.13

LPP 6.5

OL5

EC1

EC2

EC3

EC5

BE13

BE18

BE20

BE21

BE24

BE25

BE32

BE38

OE1

OE3

(2016) Outer London: Economy

(2016) Developing London's economy

(2016) Encouraging a connected economy

(2016) Managing Industrial Land and Premises

(2016) Smoothing Traffic Flow and Tackling Congestion

(2016) Road Network Capacity

(2016) Parking

(2016) Funding Crossrail and other strategically important transport
infrastructure
Development proposals adjacent to the Green Belt

Protection of sites of special scientific interest, nature conservation
importance and nature reserves Replaced by PT1.EM7 (2012)
Nature conservation considerations and ecological assessments

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

New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

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

Development proposals adjacent to or affecting the Grand Union
Canal
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of the character and amenities of surrounding properties
and the local area
Buildings or uses likely to cause noise annoyance - mitigation
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3.1 Site and Locality

The site comprises four industrial, warehouse, office buildings (Use Classes B1, B2 and
B8). Each unit has their own car parking and servicing arrangements. To date none of the
units have been occupied.

The application site is situated to the immediate south of Uxbridge Road between Yeading
Brook and the Grand Union Canal. The area to the north and east of the site (beyond the
canal) are predominately residential in nature. In contrast, land uses to the west of the
canal are characterised by a mix of commercial uses including the Hayes Bridge Retail
Park and wholesalers (e.g. Quality Foods). Vehicular access is from Uxbridge Road
(A4020) at the interface with The Broadway.

The application site forms part of the Springfield Road Industrial and Business Area and is
also located within the Hayes/West Drayton corridor. The Grand Union Canal is a
designated Metropolitan Site of Importance for Nature Conservation (SINC) and the

3. CONSIDERATIONS

OE7

OE8

OE11

LE1

LE2

LE3

LE7

AM1

AM2

AM7

AM9

AM14

AM15

AM18

LDF-AH

SPD-PO

SPD-NO

SPG-CS

SPG-AQ

measures
Development in areas likely to flooding - requirement for flood
protection measures
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
Development involving hazardous substances and contaminated
land - requirement for ameliorative measures
Proposals for industry, warehousing and business development

Development in designated Industrial and Business Areas

Provision of small units in designated Industrial and Business Areas

Provision of planning benefits from industry, warehousing and
business development
Developments which serve or draw upon more than a walking
distance based catchment area - public transport accessibility and
capacity considerations
Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.

Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Developments adjoining the Grand Union Canal - securing facilities
for canal borne freight
Accessible Hillingdon , Local Development Framework,
Supplementary Planning Document, adopted January 2010
Planning Obligations Supplementary Planning Document, adopted
July 2008
Noise Supplementary Planning Document, adopted April 2006

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

Page 31



Major Applications Planning Committee - 12th September 2017

PART 1 - MEMBERS, PUBLIC & PRESS

western boundary is bordered by a proposed Grade 1 SINC associated with the tree /
scrub-lined corridor of Yeading Brook. The vegetation to the south forms part of the Green
Belt. The site mainly lies within Flood Zone 2, with only that part of the site adjacent to the
Grand Union Canal being within Flood Zone 1. The site forms part of an Air Quality
Management Area.

3.2 Proposed Scheme

This planning application seeks planning permission to allow additional internal floorspace
in the form of a mezzanine floor (1, 858 sqm GIA) within units 2/3. This application only
relates to units 2/3 and no external alterations to the building are proposed. Similarly no
alterations to the car park, servicing arrangements, access or landscaping are proposed
as part of this application.

1911/APP/1999/2441

1911/APP/2001/107

1911/APP/2004/1371

1911/APP/2012/1120

1911/APP/2017/2887

1911/BS/96/1058

Emi,1-3 Uxbridge Road Hayes 

Document House 1, Uxbridge Road Hayes 

Hayes Bridge Retail Park, 1-3 Uxbridge Road Hayes 

Unit 1 Hayes Bridge Retail Park, 1-3 Uxbridge Road Hayes 

Units 2 And 3, 1-3 Uxbridge Road Hayes 

Unit 2, Hayes Bridge Retail Park, 1-3 Uxbridge Road Hayes 

INSTALLATION OF 3 CELLULAR RADIO ANTENNAS AND CABIN (CONSULTATION UNDER

PART 24, SCHEDULE 2 OF THE TOWN AND COUNTRY PLANNING (GENERAL PERMITTED

DEVELOPMENT) ORDER 1995)(AS AMENDED)

ERECTION OF REPLACEMENT EQUIPMENT CABIN AND PROVISION OF ADDITIONAL

ANTENNAS AND DISHES (CONSULTATION UNDER SCHEDULE 2, PART 24 OF THE TOWN

AND COUNTRY PLANNING (GENERAL PERMITED DEVELOPMENT) ORDER 1995)(AS

AMENDED)

INSTALLATION OF MEZZANINE FLOORS (APPLICATION FOR A CERTIFICATE OF

LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT)

Alterations to front and side elevations and alterations to car parking layout

Alterations to the elevations at Units 2 and 3

Variation of Condition 10 (to permit the sale of bicycle accessories and car improvement

11-01-2000

31-01-2001

23-07-2004

05-07-2012

Decision:

Decision:

Decision:

Decision:

Decision:

PRN

PRN

GPD

Approved

3.3 Relevant Planning History
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4. Planning Policies and Standards

UDP / LDF Designation and London Plan

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

Part 1 Policies:

1911/BT/96/1227

1911/BW/96/1285

1911/CA/97/3014

1911/CC/98/1388

1911/CF/99/1286

Slough Van & Truck Centre & 1-3 (Emi)    Uxbridge Road Hayes 

Slough Van And Truck Centre    Uxbridge Road Hayes 

Hayes Bridge Retail Park, 1-3 Uxbridge Road Hayes 

Emi,1-3 Uxbridge Road Hayes 

Former Emi Building, 1/3 Uxbridge Road Hayes 

products) of outline planning permission ref. 1911BJ/95/895 dated 26/01/96; Redevelopment of

site to provide 9,290m2 of Class A1 (Non-Food Retail) floorspace

Redevelopment of the site to provide 9,590 sq.m of non-food retail floorspace and 278 sq.m of

Class A3 floorspace with associated parking and landscaping

Redevelopment of the site to provide a landscaped area in association with approved adjoining

development

Display of pole mounted tower sign advertising retail park occupiers

Installation of a 6m high stub tower, 6 directional antennas and 4 dish antennas and an equipme

cabin (Consultation under Schedule 2, Part 24 of The Town and Country Planning (General

Permitted Development) Order 1995)

Change of use from ancillary office accommodation to self-contained offices and installation of r

mounted chiller units

26-02-1997

21-08-1996

15-11-1996

25-01-1997

03-08-1998

20-01-2005

Decision:

Decision:

Decision:

Decision:

Decision:

Decision:

Approved

Withdrawn

Approved

Approved

Approved

NFA

Comment on Relevant Planning History
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PT1.E1

PT1.BE1

PT1.EM1

PT1.EM2

PT1.EM3

PT1.EM6

PT1.EM7

PT1.EM8

PT1.CI1

PT1.23

PT1.24

PT1.25

PT1.30

PT1.39

(2012) Managing the Supply of Employment Land

(2012) Built Environment

(2012) Climate Change Adaptation and Mitigation

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

(2012) Blue Ribbon Network

(2012) Flood Risk Management

(2012) Biodiversity and Geological Conservation

(2012) Land, Water, Air and Noise

(2012) Community Infrastructure Provision

To encourage industry and warehousing to located within existing Industrial and
Business Areas and offices and other business uses, shops and public buildings
employing or attracting large numbers of people to located within Town Centres or
other areas identified for such purposes.

To reserve designated Industrial and Business Areas as the preferred locations for
industry and warehousing.

To encourage the provision of small industrial, warehousing and business units
within designated Industrial and Business Areas.

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

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

LPP 2.7

LPP 4.1

LPP 4.11

LPP 4.4

LPP 6.11

LPP 6.12

LPP 6.13

LPP 6.5

OL5

EC1

EC2

(2016) Outer London: Economy

(2016) Developing London's economy

(2016) Encouraging a connected economy

(2016) Managing Industrial Land and Premises

(2016) Smoothing Traffic Flow and Tackling Congestion

(2016) Road Network Capacity

(2016) Parking

(2016) Funding Crossrail and other strategically important transport infrastructure

Development proposals adjacent to the Green Belt

Protection of sites of special scientific interest, nature conservation importance
and nature reserves Replaced by PT1.EM7 (2012)

Nature conservation considerations and ecological assessments

Part 2 Policies:
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EC3

EC5

BE13

BE18

BE20

BE21

BE24

BE25

BE32

BE38

OE1

OE3

OE7

OE8

OE11

LE1

LE2

LE3

LE7

AM1

AM2

AM7

AM9

AM14

AM15

AM18

LDF-AH

SPD-PO

SPD-NO

SPG-CS

Potential effects of development on sites of nature conservation importance

Retention of ecological features and creation of new habitats

New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

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

Modernisation and improvement of industrial and business areas

Development proposals adjacent to or affecting the Grand Union Canal

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

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

Buildings or uses likely to cause noise annoyance - mitigation measures

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

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

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

Proposals for industry, warehousing and business development

Development in designated Industrial and Business Areas

Provision of small units in designated Industrial and Business Areas

Provision of planning benefits from industry, warehousing and business
development

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

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

Consideration of traffic generated by proposed developments.

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

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Developments adjoining the Grand Union Canal - securing facilities for canal borne
freight

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

Planning Obligations Supplementary Planning Document, adopted July 2008

Noise Supplementary Planning Document, adopted April 2006

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

Not applicable14th August 2017

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

7.01 The principle of the development

it is allocated as an Industrial and Business Area (IBA) within the Hillingdon Local Plan Part
2 UDP Saved Policies (November 2012). Policy E1 of the Local Plan: Part 1 (November
2012) seeks to accommodate growth in Singnificant and Locally Significant Employment
Locations. Policy LE2 of the Local Plan: Part 2 (November 2012) advises that IBAs are
suitable for business, industrial and warehousing purposes (Use Classes B1 - B8) and for
sui generis uses appropriate in an industrial area.

This site has a general industrial land use and under normal circumstances, it would not be
necessary to apply for consent for additional internal mezzanine floorspace as such
floorspace generally falls outside of the meaning of 'development' as defined by Section 55
of the Town and Country Planning Act 1990.

Internal Consultees

HIGHWAYS (summary)

The applicant's traffic consultants have provided information on the provision of parking associated
with the development and that can be summarised as follows:

- Original development - 4 buildings were approved with 15, 607 sq.m with 166 car parking spaces
and 88 cycle spaces;
- A non material amendment application then amalgamated buildings 2 and 3 resulting in the loss of
1,511 sq.m and no change in car and cycle spaces were made;
- This application adds 1,858 sq.m and retains the existing levels of on site car parking provision of
89 (81 standard spaces and 8 disabled ) car parking spaces.

On the basis of the above summary the proposal is for an additional 347 sq.m over the original
development permission with no additional car or cycle parking available. Given this modest (2%)
change I do not have significant highway concerns in terms of car parking supply and traffic
generation.

External Consultees

A site notice was displayed between 24/06/2017 and 14/07/2017 and no comments and objections
were received. 

Transport for London

No objections to the application

Canal and Rivers Trust

No comment

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

7.05

7.07

7.08

7.09

7.10

7.11

7.12

7.13

7.14

7.15

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

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

Sustainable waste management

However, in this instance Condition 10 of planning permission ref: 1911/APP/2012/3185
(09/05/014) restricts the formation of additional internal floorspace to manage the impact of
noise and transport. The principle of development is therefore considered acceptable and
noise and transport impact is considered later in this report.

Not relevant to this application.

Not relevant to this application.

Not relevant to this application.

Not relevant to this application.

No external changes are proposed as part of this application and therefore this is not
relevant to this application.

The nearest residential properties to the application site are the terraced properties which
front Bankside on the opposite side of the canal, within the London Borough of Ealing. The
nearest of these properties would be sited some 49m from the nearest proposed building,
a separation distance that would ensure that the buildings would not result in a loss of
residential amenity by reason of dominance, loss of sunlight or privacy. The proposal
complies with Policies BE20, BE21 and BE24 of the Hillingdon Local Plan:Part 2
(November 2012).

Not relevant to this application.

Policies 6.3, 6.9, 6.10 and 6.13 of the London Plan (July 2011) and AM2, AM7, AM9, AM14
and AM15 of the Hillingdon Local Plan (November 2012) are concerned with traffic
generation, road capacity, vehicle and cycle parking and access to public transport.

The site has a PTAL score of 2 on a scale of 1 to 6, where 1 is the least accessible and
therefore the site is considered to be poor. Access into the site is from the Uxbridge Road
(A4020) which would not be altered as part of the proposals. 

The Council's Highway Engineer advises that this proposal represents a 2% increased in
floorspace compared with the application that was originally approved, as such the
proposal would not result in a material increase in traffic movement or trip generation.

No external changes are proposed as part of this application and therefore this is not
relevant to this application.

Not relevant to this application.

Not relevant to this application.

Not relevant to this application.
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7.16

7.17

7.18

7.19

7.20

7.21

7.22

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

Not relevant to this application.

Not relevant to this application.

Not relevant to this application.

The applicant has submitted a noise assessment in support of the application. The noise
assessment predicts that the only noise impact as a consequence of this application would
be due to vehicular movement. As noted above, vehicular movement is anticipated to
increase by between two and ten cars an hour during 07:00 and 19:00. The proposal would
therefore only have a negligible noise effect.

None

Not required for this application.

Not relevant to this application.

None identified.

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
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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

None.

10. CONCLUSION

The proposal is being reported to committee as it fall within the scope of a Major
Application. The application seeks to install a mezzanine floor to an existing B1, B2 and B8
premise. The proposed installation is considered acceptable in principle and is unlikely to
harm the amenity of neighbouring occupiers. The proposal is unlikely to result in an
increase in noise and traffic and as such this proposal is recommended for approval.

11. Reference Documents

Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
National Planning Policy Framework (March 2012) 
London Plan (2016)

Zenab Haji-Ismail 01895 250230Contact Officer: Telephone No:
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Item No.  Report of the Head of Planning and Enforcement 

Address:  (A) FORMER WEST DRAYTON POLICE STATION, STATION 
ROAD WEST DRAYTON; AND  
(B) FORMER BRITISH LEGION SITE STATION ROAD WEST 
DRAYTON 

Development:  (A) Residential development of 53 units, comprising 13 houses 
and 40 flats, together with associated parking, access road and 
landscaping, involving the part retention of the listed walls and 
demolition of the existing Police Station, outbuildings and 
concrete hardstandings; and 

(B) Erection of 13 terrace dwelling houses with associated 
parking, landscaping and external works, following demolition 
of existing building 

LBH Ref Nos:  (A) 12768/APP/2016/1580; and 
(B) 11332/APP/2016/1595 

Drawing Nos: Location plan 

Date application
approved

(A) Major Applications Planning Committee 01/02/2017, subject to 
section 106 agreement; and 
(B) Major Applications Planning Committee 14/03/2017, subject to 
section 106 agreement 

Section 106  
agreements: 

(A) 12768/APP/2016/1580 completed on 11 May 2017; and  
(B) 11332/APP/2016/1595 completed on 19 June 2017 

CONSULTATIONS 

Housing Officer: Fully supports the variation to the S106 agreements dated 11 May 
2017 and 19 June 2017 to enable the delivery of affordable 
housing.

1.0 SUMMARY 

1.1 This report seeks a variation to the Heads of Terms of the section 106 
agreements for Land at Former West Drayton Police Station, Station Road 
West Drayton and Former British Legion site, Station Road West Drayton. The 
variation is sought to transfer the affordable housing from the Former West 
Drayton Police Station to the British Legion site. The request to transfer the 
affordable housing has arisen from the developer being awarded Help to Buy 
status on the West Drayton Police Station site and all the properties will be 

Agenda Item 8
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sold via this Government Funded initiative to help first time buyers. The deed 
of variation transferring the affordable housing to the British Legion site also 
means the Council will benefit by securing houses rather than flats. The 
original reports are attached as Appendix A. 

2.0     RECOMMENDATION 
   
  a) That authorisation be given for the Council to vary the Heads of Terms 

of the section 106 agreements for Land at Former West Drayton Police 
Station, Station Road West Drayton and Former British Legion site, Station 
Road West Drayton to transfer the affordable housing from the Former 
West Drayton Police Station to the British Legion site to secure: 

i) The affordable housing on the Former West Drayton Police Station site 
reference 12768/APP/2016/1580 for 3 x three bedroom rented houses and 
3 x three bedroom shared ownership flats be transferred over to the 
Former British Legion site reference 11332/APP/2016/1595 as 6 x three 
bedroom houses  

ii) The tenure of the affordable housing units, comprising 6 x three 
bedroom houses at the Former British Legion site be submitted to the 
Council for approval prior to occupation of the properties  

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

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

d) That if any of the Heads of Terms set out above have not been agreed 
and the Section 106 legal agreements have not been finalised within 3 
months of the date of this committee resolution, or any other period 
deemed appropriate by the Head of Planning and Enforcement, then the 
application may be referred back to the Committee for determination. 

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

f) That if the application is approved, it be subject to the conditions and 
informatives agreed by the Major Applications Planning Committee on 1 
February 2017 and 14 March 2017 (detailed in the Committee reports at 
Appendix A; addendums and minutes at Appendix B)  
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3.0 KEY PLANNING ISSUES 

3.1 (A) Planning application for residential development of 53 units, comprising 13 
houses and 40 flats, together with associated parking, access road and 
landscaping, involving the part retention of the listed walls and demolition of 
the existing Police Station, outbuildings and concrete hardstandings 
(12768/APP/2016/1580) was approved by Major Applications Planning 
Committee subject to a section 106 agreement on 1 February 2017.  

The section 106 agreement included the obligation of 3 x three bedroom 
rented houses and 3 x three bedroom shared ownership flats. The S106 
agreement was completed on 11 May 2017. 

3.2   (B) Planning application for the erection of 13 terrace dwelling houses with 
associated parking, landscaping and external works, following demolition of 
existing building (11332/APP/2016/1595) was approved by Major Applications 
Planning Committee subject to a section 106 agreement on 14 March 2017 

The section 106 agreement included the obligation of two dwellings. The 
development was for 13 terrace dwelling houses and the obligation was two x 
3 bed houses at a rented tenure. The S106 agreement was completed on 19 
June 2017.  

3.3 The variation sought is to transfer the affordable housing from the Former 
West Drayton Police Station to the British Legion site. The affordable housing 
on the Former West Drayton Police Station site reference 
12768/APP/2016/1580 for 3 x three bedroom rented houses and 3 x three 
bedroom shared ownership flats would be transferred over to the Former 
British Legion site reference 11332/APP/2016/1595 as 6 x three bedroom 
houses, making a total of 8 x three bedroom houses on the Former British 
Legion site. The request to transfer the affordable housing has arisen from the 
developer being awarded Help to Buy status on the West Drayton Police 
Station site and all the properties will be sold via this Government Funded 
initiative to help first time buyers. The deed of variation transferring the 
affordable housing to the neighbouring British Legion site also means the 
Council will benefit by securing houses rather than flats.  

3.4 There are no known objections to this proposal.  The principle of this 
amendment to the s106 agreements is considered to be acceptable because 
it would not affect the delivery of affordable housing and sustainable 
communities in accordance with Government policy.   
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3.5 Approval is recommended, subject to the conditions and informatives agreed 
by the Major Applications Planning Committee on 1 February 2017 and 14 
March 2017 (detailed in the Committee reports, addendums and minutes)  

OBSERVATIONS OF 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 member's code of conduct as adopted by Full Council 
and also the guidance contained in Probity of 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 of the development ( Reg 122 of Community 
Infrastructure Levy 2010). 

Equalities and Human Rights 

Section 149 of the Equalities Act 2010, requires the Council, in considering planning 
application to have due regard to the need to eliminate discrimination, advance 
equality of opportunities and foster good relations between people who have 
protected characteristics. The protected characteristics are age, disability, gender 
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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.  

OBSERVATIONS OF FINANCE 

The report indicates that the costs of the development will be fully met by the 
developer, and the developer will make a Section 106 non-financial contribution 
towards the provision of affordable housing to the Council. The developer will also 
meet the reasonable costs of the Council in the preparation of the Section 106 
agreements and any abortive work as a result of the agreements not being 
completed. Consequently, there are no financial implications for this Planning 
Committee or the Council. 

Reference Documents: 

(A) Major Applications Planning Committee Agenda 1 February 2017. Report for 
application reference: 12768/APP/2016/1580 Former West Drayton Police 
Station, Station Road West Drayton  

(B) Major Applications Planning Committee Agenda 14 March 2017. Report for 
application reference: 11332/APP/2016/1595 Former British Legion Station Road 
West Drayton 

(C) Section 106 agreement dated 11 May 2017 made between the London Borough 
of Hillingdon and Kearns Premier Homes Ltd and Lendinvest Finance No.4 Ltd 
and Lendinvest Capital S.A.R.L for Reference 12768/APP/2016/1580 Former 
West Drayton Police Station, Station Road West Drayton 

(D) Section 106 agreement dated 19 June 2017 made between the London Borough 
of Hillingdon and Kearns Premier Homes Ltd and Lendinvest Capital S.A.R.L for 
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Reference 11332/APP/2016/1595 Former British Legion Station Road West 
Drayton 

Contact Officer: Rebecca Yee Telephone No: 01895 250230 
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APPENDIX A 

- (A) Major Applications Planning Committee Agenda 1 February 2017. Report 
for application reference: 12768/APP/2016/1580 Former West Drayton Police 
Station, Station Road West Drayton 

- (B) Major Applications Planning Committee Agenda 14 March 2017. Report for 
application reference: 11332/APP/2016/1595 Former British Legion Station 
Road West Drayton 

- Location Plan 

APPENDIX B 

- (A) Major Applications Planning Committee Minutes: 1 February 2017. Report 
for application reference: 12768/APP/2016/1580 Former West Drayton Police 
Station, Station Road West Drayton 

- https://modgov.hillingdon.gov.uk/mgAi.aspx?ID=28126

- (B) Major Applications Planning Committee Minutes 14 March 2017. Report for 
application reference: 11332/APP/2016/1595 Former British Legion Station 
Road West Drayton 

- https://modgov.hillingdon.gov.uk/ieIssueDetails.aspx?IId=23468&PlanId=0&O
pt=3

-
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hi

,>)*563:,9/5,'63*1>2:)*6.*,>)*<)?)061()3,*69*2*.'3235'20*563,9'j/,'63*6.*k7lmnnno'''p*;'9*q/20',8r*&>)*2110'523,*196?'<):*2*.'3235'20*563,9'j/,'63*'3*,>)*:/(*6.khimlnnso'?p*;..69<2j0)*t6/:'34*2,*iiu*'3*>2j',2j0)*966(*,)9(:m*56(19':'34*7*v*,>9))*j)<>6/:):*o;..69<2j0)*w)3,*&)3/9)p*23<*7*v*,>9))*j)<*.02,:*ox>29)<*y=3)9:>'1&)3/9)ps*o?p*&92?)0*@023*,6*'350/<)*2*kinmnnn*z63<so?'p*@96{)5,*|2324)()3,*23<*|63',69'34*}))r*2*563,9'j/,'63*)~/20*,6*lu*6.*,>),6,20*52:>*563,9'j/,'63*,6*)32j0)*,>)*(2324)()3,*23<*(63',69'34*6.*,>)*9):/0,'34249))()3,szp*&>2,*'3*9):1)5,*6.*,>)*2110'52,'63*.69*10233'34*1)9('::'63m*,>)*2110'523,*()),:,>)*�6/35'0�:*9)2:632j0)*56:,:*'3*19)1292,'63*6.*,>)*x)5,'63*hn�*23<*i��;49))()3,:*23<*238*2j69,'?)*=69�*2:*2*9):/0,*6.*,>)*249))()3,*36,*j)'3456(10),)<s�p*&>2,*6..'5)9:*j)*2/,>69':)<*,6*3)46,'2,)*23<*249))*,>)*<),2'0)<*,)9(:*6.*,>)19616:)<*249))()3,*23<*563<','63:*6.*21196?20s�p*�.*,>)*+)420*;49))()3,:*>2?)*36,*j))3*.'320':)<*j8*h*|295>*inh�*o69*:/5>*6,>)9,'()-.92()*2:*(28*j)*249))<*j8*,>)*t)2<*6.*@0233'34*23<*�3.695)()3,pm*<)0)42,)<2/,>69',8*j)*4'?)3*,6*,>)*t)2<*6.*@0233'34*23<*�3.695)()3,*,6*9)./:)*10233'341)9('::'63*.69*,>)*.6006='34*9)2:63r*�&>)*2110'523,*>2:*.2'0)<*,6*196?'<)*()2:/9):*,6*(','42,)*,>)*'(125,:*6.*,>)<)?)061()3,*,>96/4>*)3>235)()3,:*,6*:)9?'5):*23<*,>)*)3?'963()3,*3)5)::2982:*2*563:)~/)35)*6.*<)(23<:*59)2,)<*j8*,>)*19616:)<*<)?)061()3,*o'3*9):1)5,*6.>'4>=28:m*2..69<2j0)*>6/:'34m*2'9*~/20',8*23<*563:,9/5,'63*,92'3'34ps*&>)*19616:20,>)9).69)*563.0'5,:*=',>*�:2?)<�*160'5'):*;|�*23<*wh�*6.*,>)*�3',298*�)?)061()3,@023*oinhip*23<*,>)*�6/35'0�:*@0233'34*yj0'42,'63:*x@�*23<*;'9*q/20',8*x@�m*23<,>)*+63<63*@023*oinh�ps��p*&>2,*:/j{)5,*,6*,>)*2j6?)m*,>)*2110'52,'63*j)*<).)99)<*.69*<),)9('32,'63*j8*,>)t)2<*6.*@0233'34*23<*�3.695)()3,*/3<)9*<)0)42,)<*16=)9:m*:/j{)5,*,6*,>)56(10),'63*6.*,>)*0)420*249))()3,*/3<)9*x)5,'63*hn�*6.*,>)*&6=3*23<*�6/3,98@0233'34*;5,*h��n*23<*6,>)9*2119619'2,)*16=)9:*=',>*,>)*2110'523,s}p*&>2,*'.*,>)*2110'52,'63*':*21196?)<m*,>)*.6006='34*563<','63:*j)*'(16:)<r
Page 53




Page 54



 !"#
 !"$
 !"%

&'(')*
+,-'./,)*012345/**/678
9.''0:.6-';-/67

<=0>?@AB>0CD>0E>F>G=HI>?C0J=IHGK>@0LKCD0CD>0HB=FK@K=?@0=M0CD>0NKGGK?OE=?0P=JQG0RGQ?SRQBC0<L=0"QF>E0TUR0R=GKJK>@0VW=F>IX>B0YZ[Y\0Q?E0CD>0P=?E=?0RGQ?0VYZ[#\]W=0E>F>G=HI>?C0@DQGG0CQ̂>0HGQJ>0A?CKG0HGQ?@0=M0CD>0@KC>0@D=LK?O0CD>0>_K@CK?O0Q?E0HB=H=@>EOB=A?E0G>F>G@0Q?E0CD>0HB=H=@>E0MK?K@D>E0MG==B0G>F>G@0=M0QGG0HB=H=@>E0XAKGEK?O@0DQF>0X>>?@AXIKCC>E0C=0Q?E0QHHB=F>E0K?0LBKCK?O0X̀0CD>0P=JQG0RGQ??K?O0aACD=BKC̀]0"AJD0G>F>G@0@DQGG0X>@D=L?0K?0B>GQCK=?0C=0Q0MK_>E0Q?E0̂?=L0EQCAI0H=K?C]0<D>B>QMC>B0CD>0E>F>G=HI>?C0@DQGG0?=CX>0JQBBK>E0=AC0=CD>B0CDQ?0K?0QJJ=BEQ?J>0LKCD0CD>0QHHB=F>E0E>CQKG@] !a"bW<=0>?@AB>0CDQC0CD>0E>F>G=HI>?C0B>GQC>@0@QCK@MQJC=BKG̀0C=0QEc=K?K?O0HB=H>BCK>@0K?QJJ=BEQ?J>0LKCD0H=GKJ̀0d![e0NKGGK?OE=?0P=JQG0RGQ?S0RQBC0<L=0"QF>E0TUR0R=GKJK>@VW=F>IX>B0YZ[Y\]W=C0LKCD@CQ?EK?O0CD>0@AXIKCC>E0HGQ?@f0?=0E>F>G=HI>?C0@DQGG0CQ̂>0HGQJ>0A?CKG0E>CQKG@0=M0QGGIQC>BKQG@0Q?E0>_C>B?QG0@ABMQJ>@0DQF>0X>>?0@AXIKCC>E0C=0Q?E0QHHB=F>E0K?0LBKCK?O0X̀0CD>P=JQG0RGQ??K?O0aACD=BKC̀]0<D>B>QMC>B0CD>0E>F>G=HI>?C0@DQGG0X>0J=?@CBAJC>E0K?0QJJ=BEQ?J>LKCD0CD>0QHHB=F>E0E>CQKG@0Q?E0X>0B>CQK?>E0Q@0@AJD]U>CQKG@0@D=AGE0K?JGAE>0K?M=BIQCK=?0B>GQCK?O0C=SVK\0000M>?>@CBQCK=?0Q?E0E==B@VKK\000XQGJ=?K>@0K?JGAEK?O0=X@JAB>0@JB>>?K?O0VLD>B>0QHHGKJQXG>\VKKK\00X=A?EQB̀0LQGG@f0B>CQK?K?O0LQGG@0Q?E0BQKGK?O@VKF\00J=IHB>D>?@KF>0J=G=AB0@JD>I>0M=B0QGG0XAKGC0E>CQKG@VF\000IQ̂>f0HB=EAJCgC̀H>f0J=G=AB0Q?E0HD=C=OBQHD@gKIQO>@]0VFK\00XBKĴ@f0B>?E>Bf0JGQEEK?Of0B==M0MK?K@D>@ !a"bW<=0>?@AB>0CDQC0CD>0E>F>G=HI>?C0HB>@>?C@0Q0@QCK@MQJC=B̀0QHH>QBQ?J>0K?0QJJ=BEQ?J>0LKCDR=GKJ̀0d![e0NKGGK?OE=?0P=JQG0RGQ?S0RQBC0<L=0"QF>E0TUR0R=GKJK>@0VW=F>IX>B0YZ[Y\]W=0@KC>0JG>QBQ?J>0=B0J=?@CBAJCK=?0L=B̂0@DQGG0CQ̂>0HGQJ>0A?CKG0CD>0E>CQKG@0DQF>0X>>?@AXIKCC>E0C=f0Q?E0QHHB=F>E0K?0LBKCK?O0X̀f0CD>0P=JQG0RGQ??K?O0aACD=BKC̀0LKCD0B>@H>JC0C=S[]0a0I>CD=E0@CQC>I>?C0=ACGK?K?O0CD>0@>hA>?J>0=M0E>F>G=HI>?C0=?0CD>0@KC>0K?JGAEK?OE>I=GKCK=?f0XAKGEK?O0L=B̂@0Q?E0CB>>0HB=C>JCK=?0I>Q@AB>@]Y]0U>CQKG>E0EBQLK?O@0@D=LK?O0CD>0H=@KCK=?0Q?E0C̀H>0=M0M>?JK?O0C=0HB=C>JC0CD>0>?CKB>0B==CQB>Q@gJB=L?0@HB>QE0=M0CB>>@f0D>EO>@0Q?E0=CD>B0F>O>CQCK=?0C=0X>0B>CQK?>E0@DQGG0X>@AXIKCC>E0C=0CD>0P=JQG0RGQ??K?O0aACD=BKC̀0M=B0QHHB=FQG]0W=0@KC>0JG>QBQ?J>0L=B̂@0=BE>F>G=HI>?C0@DQGG0X>0J=II>?J>E0A?CKG0CD>@>0EBQLK?O@0DQF>0X>>?0QHHB=F>E0Q?E0CD>M>?JK?O0DQ@0X>>?0>B>JC>E0K?0QJJ=BEQ?J>0LKCD0CD>0E>CQKG@0QHHB=F>E]0T?G>@@0=CD>BLK@>QOB>>E0K?0LBKCK?O0X̀0CD>0P=JQG0RGQ??K?O0aACD=BKC̀0@AJD0M>?JK?O0@D=AGE0X>0Q0IK?KIAID>KODC0=M0[]i0I>CB>@]<D>B>QMC>Bf0CD>0E>F>G=HI>?C0@DQGG0X>0KIHG>I>?C>E0K?0QJJ=BEQ?J>0LKCD0CD>0QHHB=F>EE>CQKG@]0<D>0M>?JK?O0@DQGG0X>0B>CQK?>E0K?0H=@KCK=?0A?CKG0E>F>G=HI>?C0K@0J=IHG>C>E]<D>0QB>Q0LKCDK?0CD>0QHHB=F>E0HB=C>JCKF>0M>?JK?O0@DQGG0B>IQK?0A?EK@CABX>E0EABK?O0CD>J=AB@>0=M0CD>0L=B̂@0Q?E0K?0HQBCKJAGQB0K?0CD>@>0QB>Q@SY]Q0<D>B>0@DQGG0X>0?=0JDQ?O>@0K?0OB=A?E0G>F>G@j
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Page 94



̂K _L̀ _abcdL̀D0%()#>>$%2#&%3*))<'><'('*&()-3+%7%2#&%3*()&3)#)><'?%3"($@)#>><3?'+)(20'-')&3)><3?%+')#*#++%&%3*#$)4:)<'(%+'*&%#$)"*%&()3*)&0')(%&'C)\3)3AG'2&%3*)%()<#%('+)&3)&0')><%*2%>$')37)&0'<'(%+'*&%#$)"(')37)&0%()(%&'C)D0')+'*(%&@)37)&0')><3>3('+)+'?'$3>-'*&)7#$$()B%&0%*)e3*+3*f$#*)/"%+#*2'C)gg&)%()*3&)23*(%+'<'+)&0#&)&0')(20'-')B3"$+)A')+'&<%-'*&#$)&3)&0'('&&%*/)37)&0')*'#<A@)$%(&'+)h<#@&3*),#$$C)i"<&0'<-3<';)&0')+'?'$3>-'*&)B3"$+)*3&)<'("$&)%*)"*#22'>&#A$')%->#2&()3*)&0')#-'*%&%'(37)*'%/0A3"<%*/)><3>'<&%'()#*+)B3"$+)><3?%+')/33+)'*?%<3*-'*&#$)23*+%&%3*()73<)7"&"<'322">%'<(CD0')#>>$%2#*&)0#()377'<'+)#*)#22'>&#A$')>#2H#/')37)23*&<%A"&%3*()&3)A')('2"<'+)A@)B#@)37#)><3>3('+)14:j)8/<''-'*&C)g*)#++%&%3*;)#22'((;)>#<H%*/;)+<#%*#/';)'23$3/@)#*+)0%/0B#@(#7'&@)%(("'()0#?')A''*)(#&%(7#2&3<%$@)#++<'(('+Cg&)%()<'23--'*+'+)&0#&)&0')#>>$%2#&%3*)(03"$+)A')(">>3<&'+;)("AG'2&)&3)#)1'2&%3*)4:je'/#$)8/<''-'*&)#*+)23*+%&%3*(C
Page 95



̂_(J_KJ̀Ka*&-b'-(c$$d'#%e f#g#hi*&#(j*e

Page 96
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s$i#�v-xXRRP-]LQ-oTTQV]LQPs$i#�v- YUVRYRLM]MOTLs$i#�v-̂V]LLOLb-ThVOb]MOTLPs$i#�v-ZTYY[LOMq-OLWX]PMX[SM[XR-VRdqs$i#�v-|TLOMTXOLb-]LQ-XRdORog]MOTL]V-̂V]LLOLb-̂TVOSq-lX]YRoTXzĝ l̂-̀-rRVOdRXOLb-P[PM]OL]hVR-QRdRVTUYRLMĝ l̂-̀-̂XTYTMOLb-P[PM]OL]hVR-MX]LPUTXMĝ l̂-̀-rRVOdRXOLb-]-oOQR-SNTOSR-TW-NObN-y[]VOMq-NTYRPĝ l̂-̀-�Ry[OXOLb-bTTQ-QRPObL
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EFGHIJKFLEF-H-MENFKGO-PHGQKR-GS-EFGHIJKFL-H-FGQHGETKU-VQHPEWSQX-VSQ-HYYQSYQKHGE-MENFKGKEF-HGMKVVEQENG-JSUHGKSNFZ[KGE-MENFKGKEF-HQE-SV-SNJO-JKPKGEM-\HJ]E-WLEN-USNFKMEQKNT-GLE-F]KGHIKJKGO-SV-LS]FKNTFULEPEF-SV-GLKF-FUHJEZ-̂LE-_SNMSN-̀JHN-abcdef-HM\KFEF-GLHG-HN-HYYQSYQKHGE-QEFKMENGKHJMENFKGO-VSQ-GLE-FKGE-WS]JM-QHNTE-VQSP-dgchbcc-LHIKGHIJE-QSSPF-YEQ-LEUGHQE-aLQiLHf-HNM-jghgg-]NKGF-YEQ-LEUGHQE-a]iLHf-VSQ-]NKGF-WKGL-H-GOYKUHJ-FKkE-SV-jZl-h-mZe-LHIKGHIJE-QSSPF-YEQ-]NKGaLQi]fZ-̂LE-ME\EJSYPENG-WS]JM-LH\E-H-MENFKGO-SV-gc-]NKGF-YEQ-LEUGHQE-HNM-bcj-LHIKGHIJEQSSPF-YEQ-LEUGHQE-WLKUL-WS]JM-IE-PHQTKNHJJO-HIS\E-GLE-QHNTE-SV-HUUEYGHIKJKGO-VSQ-H-FKGE-HGGLKF-JSUHGKSNZ-nSWE\EQo-TK\EN-GLE-FUHJE-SV-GLE-ME\EJSYPENGo-WLKUL-KF-QEJHGK\EJO-FPHJJo-KG-WKJJIE-PSQE-KPYSQGHNG-GS-USNFKMEQ-LSW-KG-VKGF-KN-WKGL-GLE-ULHQHUGEQ-HNM-FUHJE-SV-GLE-HQEHo-HNMWLEGLEQ-KG-KF-HUUEYGHIJE-KN-QEFKMENGKHJ-HPENKGO-TQS]NMFZ-pN-HMMKGKSNo-KG-FLS]JM-IE-NSGEM-GLHGYSJKUO-jZm-SV-GLE-_SNMSN-̀JHN-abcdef-FEEXF-GS-FEU]QE-GLE-SYGKP]P-YSGENGKHJ-SV-FKGEFZ-qpr-st-uvp̂[S̀JKUO-jZl-wnS]FKNT-xLSKUEw-SV-GLE-_SNMSN-̀JHN-abcdef-ENUS]QHTEF-H-V]JJ-QHNTE-SV-LS]FKNTULSKUE-HNM-YSJKUKEF-nm-HNM-ng-SV-GLE-nKJJKNTMSN-_SUHJ-̀JHNy-̀HQG-b-h-[H\EM-uz̀ -̀SJKUKEFabcdbf-FEEX-GS-ENF]QE-H-YQHUGKUHIJE-PKR-SV-LS]FKNT-]NKGF-HQE-YQS\KMEM-WKGLKN-QEFKMENGKHJFULEPEFZ-̂LEFE-YSJKUKEF-HQE-F]YYSQGEM-IO-GLE-_SNMSN-̀JHN-nS]FKNT-[̀ {o-WLKUL-FEEXF-GSFEU]QE-VHPKJO-HUUSPPSMHGKSN-WKGLKN-QEFKMENGKHJ-FULEPEFo-YHQGKU]JHQJO-WKGLKN-GLE-FSUKHJQENGEM-FEUGSQo-HNM-FEGF-FGQHGETKU-T]KMHNUE-VSQ-xS]NUKJF-KN-HFFEFFKNT-GLEKQ-JSUHJ-NEEMFZS̀JKUO-jZdd-SV-GLE-_SNMSN-̀JHN-FGHGEF-GLHG-WKGLKN-HVVSQMHIJE-LS]FKNT-YQS\KFKSNo-YQKSQKGOFLS]JM-IE-HUUSQMEM-GS-VHPKJO-LS]FKNTZ-L̂E-ME\EJSYPENG-WS]JM-YQS\KME-dj-R-j-IEMQSSP-MWEJJKNTLS]FEFZ-|JGLS]TLo-H-QHNTE-SVLS]FKNT-GOYEF-LH\E-NSG-IEEN-YQS\KMEMo-GLE-VSU]F-SN-YQS\KMKNT-VHPKJO-FKkEM-LS]FEF-KFWEJUSPEM-HNM-WS]JM-PEEG-H-JSUHJ-LS]FKNT-NEEM-VSQ-F]UL-HUUSPPSMHGKSNZL̂E-FKGE-KF-NSG-JSUHGEM-WKGLKN-HN-|QULHESJSTKUHJ-̀QKSQKGO-|QEHo-H-xSNFEQ\HGKSN-|QEHo-SQ-HN|QEH-SV-[YEUKHJ-_SUHJ-xLHQHUGEQZ-nSWE\EQo-GLE-FKGE-VQSNGF-SNGS-GLE-}EFG-zQHOGSN-{QEENxSNFEQ\HGKSN-|QEHZ-̀JEHFE-FEE-wpPYHUG-SN-GLE-ULHQHUGEQ-HNM-HYYEHQHNUE-SV-GLE-HQEHwFEUGKSN-IEJSW-VSQ-V]QGLEQ-USNFKMEQHGKSNZL̂E-YQSYSFHJ-WS]JM-NSG-QHKFE-HNO-HKQYSQG-FHVET]HQMKNT-USNUEQNFZvSG-HYYJKUHIJE-GS-GLKF-ME\EJSYPENGZL̂E-xS]NUKJwF-~N\KQSNPENGHJ-̀ QSGEUGKSN-̂ EHP-LH\E-IEEN-USNF]JGEM-QETHQMKNT-JHNMUSNGHPKNHGKSNZ-vS-SI�EUGKSN-LHF-IEEN-QHKFEM-F]I�EUG-GS-H-FGHNMHQM-USNMKGKSN-GS-FHVET]HQMV]G]QE-]FEQF-SV-GLE-ME\EJSYPENG-VQSP-HNO-QKFXF-SV-USNGHPKNHGKSNZS̀JKUO-�~m-SV-GLE-nKJJKNTMSN-_SUHJ-̀JHNy-̀HQG-b-h-[H\EM-uz̀ -̀SJKUKEF-abcdbf-FGHGEF-GLHGNEW-ME\EJSYPENG-WKGLKN-SQ-SN-GLE-VQKNTEF-SV-USNFEQ\HGKSN-HQEHF-WKJJ-IE-ERYEUGEM-GSYQEFEQ\E-SQ-ENLHNUE-GLSFE-VEHG]QEF-WLKUL-USNGQKI]GE-GS-GLEKQ-FYEUKHJ-HQULKGEUG]QHJ-HNM\KF]HJ-�]HJKGKEFZS̀JKUKEF-�~dj-HNM-�~d�-SV-GLE-nKJJKNTMSN-_SUHJ-̀JHNy-̀HQG-b-h-[H\EM-uz̀ -̀SJKUKEF-abcdbfFGHGEF-GLHG-GLE-_SUHJ-̀JHNNKNT-|]GLSQKGO-WKJJ-FEEX-GS-ENF]QE-GLHG-NEW-ME\EJSYPENG-WKGLKNQEFKMENGKHJ-HQEHF-USPYJEPENGF-SQ-KPYQS\EF-GLE-HPENKGO-HNM-ULHQHUGEQ-SV-GLE-HQEHZ-
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Page 129



̂_M*M;56761C*KHIJHP*6C*7;=71A=1LS6/0*C173A6=G*25B==6=G*;456GB/6;=C*/;*C32251<1=/*/01*2A;E6C6;=*;@*A17A1B/6;=B5*;21=*C2B71X@B7656/61C*/;*C322;A/*BA/CX*735/3AB5*B=L*1=/1A/B6=<1=/*B7/6E6/61CX*B=L*;/01A*7;<<3=6/>X*C;76B5B=L*1L37B/6;=*@B7656/61C*/0A;3G0*25B==6=G*;456GB/6;=C*6=*7;=Z3=7/6;=*S6/0*;/01A*L1E15;2<1=/2A;2;CB5C8O/*B*A1G6;=B5*51E15X*2;567>*N8H*̀M5B==6=G*a456GB/6;=C̀*;@*/01*D;=L;=*M5B=*KHIJTP*C/6235B/1C/0B/*S01=*7;=C6L1A6=G*25B==6=G*B22567B/6;=C*;@*C/AB/1G67*6<2;A/B=71X*/01*bB>;A*S655*/BW16=/;*B77;3=/X*B<;=G*;/01A*6CC31C*6=753L6=G*17;=;<67*E6B4656/>*;@*1B70*L1E15;2<1=/7;=71A=1LX*/01*1c6C/1=71*B=L*7;=/1=/*;@*25B==6=G*;456GB/6;=C8*?/*B5C;*C/B/1C*/0B/L1E15;2<1=/*2A;2;CB5C*C0;35L*BLLA1CC*C/AB/1G67*BC*S155*BC*5;7B5*2A6;A6/61C*6=*25B==6=G;456GB/6;=C8901*:;3=765̀C*Y17/6;=*JIT*a@@671A*0BC*A1E61S1L*/01*2A;2;CB5X*BC*0BE1*;/01A*C/B/3/;A>7;=C35/11C8*901*7;<<1=/C*A1716E1L*6=L67B/1*/01*=11L*@;A*/01*@;55;S6=G*7;=/A643/6;=C*;A25B==6=G*;456GB/6;=C*/;*<6/6GB/1*/01*6<2B7/*;@*/01*L1E15;2<1=/8*Q;=]<;=1/BA>*7;=/A643/6;=CV]*O@@;ALB451*[;3C6=GV*H*0;3C6=G*3=6/C8]*O@@;ALB451*[;3C6=G*F1E61S*b170B=6C<V*901*51GB5*BGA11<1=/*C0B55*2A;E6L1*@;A*/01:;3=765*/;*A1E61S*/01*@6=B=71C*;@*/01*C701<1*B/*B*C1/*/6<1*6=*;AL1A*/;*1=C3A1*/0B/*/01<Bc6<3<*B<;3=/*;@*B@@;ALB451*0;3C6=G*6C*416=G*C;3G0/8]*[6G0SB>*S;AWC*/;*/01*B771CC*]*Y17/6;=*H\Nb;=1/BA>*7;=/A643/6;=CV]*:;=C/A37/6;=*9AB6=6=GV*16/01A*B*7;=/A643/6;=*1U3B5*/;*/01*@;A<35B*KdHXeII*@;A*1E1A>*dJ<4365L*7;C/*253C*:;;AL6=B/;A*:;C/C*]*dfXTII*21A*20BC1*;A*B=*6=*W6=L*C701<1*/;*41*2A;E6L1LP;A*B=*6=]W6=L*/AB6=6=G*C701<1*1U3B5*/;*/01*@6=B=76B5*7;=/A643/6;=*L156E1A1L*L3A6=G*/017;=C/A37/6;=*21A6;L*;@*/01*L1E15;2<1=/*S6/0*/01*2A1@1A1=71*416=G*@;A*B=*6=]W6=L*C701<1*/;41*L156E1A1L8]*MA;Z17/*bB=BG1<1=/*g*b;=6/;A6=G*R11V*B*7;=/A643/6;=*1U3B5*/;*eh*;@*/01*/;/B5*7BC07;=/A643/6;=C*C173A1L*@A;<*/01*C701<1*/;*1=B451*/01*<B=BG1<1=/*B=L*<;=6/;A6=G*;@*/01A1C35/6=G*BGA11<1=/X*6C*C;3G0/8901*2A;2;CB5*S;35L*B5C;*41*56B451*@;A*/01*D;=L;=*i;A;3G0*;@*[6556=GL;=*:?D*B=L*/01*bB>;A;@*D;=L;=̀C*:?DX*BC*/01*C701<1*2A;E6L1C*Jj*=1S*A1C6L1=/6B5*3=6/C8*906C*S;35L*41*7;5517/1L4>*/01*:;3=765*B@/1A*6<251<1=/B/6;=*K6@*21A<6CC6;=*S1A1*/;*41*GAB=/1LP*B=L*7;35L*41
Page 130



̂P-[=H;=A9-H:9?-CG9@-L=?=AHFK=-CMMGF>C?F@K9-FKC>>@ALCK>=-OF?B-CGG-A=G=\CK?-MAFHCAI-CKL-9=>@KLCAI-G=DF9GC?F@KP-[C?=AFCG->@K9FL=AC?F@K9-CA=-?B@9=-OBF>B-CA=-A=G=\CK?-?@-A=D:GC?FKD-?B=-L=\=G@MH=K?-CKL:9=-@E-GCKL-FK-?B=-M:;GF>-FK?=A=9?P-QB=->@K9FL=AC?F@K9-H:9?-ECFAGI-CKL-A=C9@KC;GI-A=GC?=-?@?B=-CMMGF>C?F@K->@K>=AK=LP--[=H;=A9-9B@:GL-CG9@-=K9:A=-?BC?-?B=FA-FK\@G\=H=K?-FK-?B=-L=?=AHFKC?F@K-@E-MGCKKFKDCMMGF>C?F@K9-CLB=A=9-?@-?B=-[=H;=A9-_@L=-@E-_@KL:>?-C9-CL@M?=L-;I-̀:GG-_@:K>FG-CKLCG9@-?B=-D:FLCK>=->@K?CFK=L-FK-aA@;F?I-FK-aGCKKFKDJ-bccdP-aGCKKFKD-_@KLF?F@K9[=H;=A9-HCI-L=>FL=-?@-DACK?-MGCKKFKD->@K9=K?-9:;<=>?-?@->@KLF?F@K9P-aGCKKFKD->@K9=K?9B@:GL-K@?-;=-A=E:9=L-OB=A=-MGCKKFKD->@KLF?F@K9->CK-@\=A>@H=-C-A=C9@K-E@A-A=E:9CGPaGCKKFKD->@KLF?F@K9-9B@:GL-@KGI-;=-FHM@9=L-OB=A=-[=H;=A9-CA=-9C?F9EF=L-?BC?-FHM@9FKD?B=->@KLF?F@K9-CA=-K=>=99CAIJ-A=G=\CK?-?@-MGCKKFKDJ-A=G=\CK?-?@-?B=-L=\=G@MH=K?-?@-;=M=AHF??=LJ-=KE@A>=C;G=J-MA=>F9=-CKL-A=C9@KC;G=-FK-CGG-@?B=A-A=9M=>?9P-eB=A=->@KLF?F@K9-CA=FHM@9=LJ-?B=-_@:K>FG-F9-A=f:FA=L-?@-MA@\FL=-E:GG-A=C9@K9-E@A-FHM@9FKD-?B@9=->@KLF?F@K9P-aGCKKFKD-g;GFDC?F@K9[=H;=A9-H:9?-;=-9C?F9EF=L-?BC?-CKI-MGCKKFKD-@;GFDC?F@K9-?@-;=-9=>:A=L-;I-OCI-@E-CKCDA==H=K?-@A-:KL=A?ChFKD-M:A9:CK?-?@-i=>?F@K-jck-@E-?B=-Q@OK-CKL-_@:K?AI-aGCKKFKD-l>?jddc-CA=-K=>=99CAI-?@-HCh=-?B=-L=\=G@MH=K?-C>>=M?C;G=-FK-MGCKKFKD-?=AH9P-QB=@;GFDC?F@K9-H:9?-;=-LFA=>?GI-A=GC?=L-?@-?B=-L=\=G@MH=K?-CKL-ECFAGI-CKL-A=C9@KC;GI-A=GC?=L?@-?B=-9>CG=-CKL-hFKL-?@-?B=-L=\=G@MH=K?-]m=D:GC?F@K-jbb-@E-_@HH:KF?I-nKEAC9?A:>?:A=o=\I-bcjĉP-pf:CGF?F=9-CKL-q:HCK-mFDB?9i=>?F@K-jrd-@E-?B=-pf:CGF?F=9-l>?-bcjcJ-A=f:FA=9-?B=-_@:K>FGJ-FK->@K9FL=AFKD-MGCKKFKDCMMGF>C?F@K9-?@-BC\=-L:=-A=DCAL-?@-?B=-K==L-?@-=GFHFKC?=-LF9>AFHFKC?F@KJ-CL\CK>=-=f:CGF?I@E-@MM@A?:KF?F=9-CKL-E@9?=A-D@@L-A=GC?F@K9-;=?O==K-M=@MG=-OB@-BC\=-LFEE=A=K?-MA@?=>?=L>BCAC>?=AF9?F>9P-QB=-MA@?=>?=L->BCAC>?=AF9?F>9-CA=-CD=J-LF9C;FGF?IJ-D=KL=A-A=C99FDKH=K?JMA=DKCK>I-CKL-HC?=AKF?IJ-AC>=J-A=GFDF@K-@A-;=GF=EJ-9=N-CKL-9=N:CG-@AF=K?C?F@KPQB=-A=f:FA=H=K?-?@-BC\=-L:=-A=DCAL-?@-?B=-C;@\=-D@CG9-H=CK9-?BC?-H=H;=A9-9B@:GL>@K9FL=A-OB=?B=A-M=A9@K9-OF?B-MCA?F>:GCA-MA@?=>?=L->BCAC>?=AF9?F>9-O@:GL-;=-CEE=>?=L-;I-CMA@M@9CG-OB=K->@HMCA=L-?@-M=A9@K9-OB@-L@-K@?-9BCA=-?BC?-MA@?=>?=L->BCAC>?=AF9?F>PeB=A=-=f:CGF?F=9-F99:=9-CAF9=J-H=H;=A9-9B@:GL-O=FDB-:M-?B=-=f:CGF?F=9-FHMC>?-@E-?B=MA@M@9CG9-CDCFK9?-?B=-@?B=A-HC?=AFCG->@K9FL=AC?F@K9-A=GC?FKD-?@-?B=-MGCKKFKD-CMMGF>C?F@KP
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Minutes 

 

 

MAJOR Applications Planning Committee 
 
1 February 2017 
 
Meeting held at Committee Room 6 - Civic Centre,  
High Street, Uxbridge UB8 1UW  

 

 

 Committee Members Present:  
Councillors Eddie Lavery (Chairman), Peter Curling, Janet Duncan, Henry Higgins, 
Brian Stead, David Yarrow, Peter Davis (In place of Ian Edwards) and Manjit Khatra (In 
place of John Oswell) 
 
LBH Officers Present:  
Luke Taylor (Democratic Services Officer), James Rodger (Head of Planning and 
Enforcement), Anisha Teji (Democratic Services Officer), Neil McClellen (Major 
Applications Team Leader) and Jyoti Mehta (Trainee Solicitor) 
  

120. APOLOGIES FOR ABSENCE  (Agenda Item 1) 
 

 Apologies for absence were received from Councillor Ian Edwards with Councillor John 
Oswell substituting and Councillor Peter Davis with Councillor Manjit Khatra 
substituting.  
 

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

 There were no declarations of interest.  
 

122. TO SIGN AND RECEIVE THE MINUTES OF THE MEETINGS HELD ON 26 
OCTOBER 2016 AND 11 JANUARY 2017  (Agenda Item 3) 
 

 The minutes of the meeting held on 26 October 2016 were deferred for further 
information. 
 
The minutes of the meeting held on 11 January 2017 were agreed as a correct record. 
 

123. MATTERS THAT HAVE BEEN NOTIFIED IN ADVANCE OR URGENT  (Agenda Item 
4) 
 

 None.  
 

124. TO CONFIRM THAT THE ITEMS MARKED IN PART 1 WILL BE CONSIDERED IN 
PUBLIC AND THOSE ITEMS MARKED IN PART 2 WILL BE HEARD IN PRIVATE  
(Agenda Item 5) 
 

 It was confirmed that all items were Part I and would be heard in public.  
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125. WARRENDER PRIMARY SCHOOL - 4311/APP/2016/4295  (Agenda Item 6) 
 

 Officers introduced the report and highlighted the addendum. The proposals sought 
planning permission to enable the expansion of the school and any associated works 
allowing them to cater for a total of 460 pupils. Officers confirmed that the expansion 
was part of Hillingdon Council's ongoing school expansion programme and requirement 
to meet the educational needs of the Borough. Officers further advised that the school 
currently operated one of the most effective travel plans and the number of people 
arriving by car had dropped by 33 percent.  
 
Members commented that it was a good proposal from the applicant and the 
recommendation was moved, seconded and unanimously agreed.  
 

- RESOLVED:  That the application was approved.  
 

126. BERKELEY APARTMENTS - 31642/APP/2016/4411  (Agenda Item 7) 
 

 Officers took the committee through the report, plans, photos and the addendum. The 
application sought planning permission to change the use from an apartment hotel to a 
homeless persons hostel use and associated external works. Officers explained that 
the existing building provided temporary accommodation for homeless persons. 
Officers further explained that there were 28 existing car park places located outside 
the gates for visitors and there was a proposal to reallocate one of the existing car 
parking spaces for motor cycles, as requested by the Council's Highways Engineer.  
 
Members questioned whether there was need for a motorcycle parking bay and 
Officers responded that it was the Council's standards that for every 20 car parking 
spaces there was one motorcycle parking space. Members commented that the 
apartments were already being used as temporary accommodation so would not be a 
difference in use. Members enquired whether the temporary accommodation would be 
for homeless residents of Hillingdon and Officers responded that the application was 
being made by Hillingdon Council to respond to local needs. 
 
Members moved the recommendation and voted unanimously in favour of the 
application.  
 

- RESOLVED: That the application was approved. 
 
 

127. HAREFIELD PLACE, THE DRIVE - 12571/APP/2016/3950  (Agenda Item 8) 
 

 The Chairman confirmed that items eight and nine would be considered concurrently 
as they considered applications at the same site, although both items would be put to a 
vote separately. Officers introduced the report and the addendum. Previous planning 
permission had been granted. This application sought a Minor Material Amendment 
(MMA) to change the basement layout resulting in a reduction of floor area. Officers 
explained that this would not result in any change to the external appearance of the 
original development and would not significantly affect the heritage value of the listed 
building.  
 
Members accepted the proposed amendment and considered it to be a "win-win" 
proposal. A motion for the application to be approved was moved, seconded and was 
unanimously agreed.  
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- RESOLVED: That the application be approved. 
 

128. HAREFIELD PLACE, THE DRIVE - 12571/APP/2016/4137  (Agenda Item 9) 
 

 The minutes for Item 9 are included in Item 8, as both items were considered 
concurrently. Members moved the recommendation and voted unanimously in favour of 
the application.  
 

- RESOLVED: That the application be approved. 
 

129. FORMER WEST DRAYTON POLICE STATION - 12768/APP/2016/1580  (Agenda 
Item 10) 
 

 Councillor Morgan arrived during the discussion of this item but did not take part in the 
discussion or vote.  
 
Officers took the committee through the report and plans. The proposal sought 
planning permission for a residential development involving the demolition of all the 
existing buildings on the former West Drayton Police Station site and the recreation of 
a four storey block containing 40 flats to be located on the front part of the site and 13 
three storey houses to be located to the rear of the site, together with associated car 
parking access.  
 
Officers informed the committee that proposed schemes were within guidelines 
providing good internal and external living space. Officers further drew members' 
attention to the addendum which highlighted the viable level of affordable housing 
which has been agreed.  Officers considered that condition 20 in the addendum, 
covering the issue of nose, required greater clarity and asked Members to agree that 
the second sentence read, "The scheme should indicate LAeq,T and LAmax noise 
levels." 
 
Members commented that it would be a good development but enquired how listed 
walls within the area would be protected. Members considered that it would be 
preferential to have a separate condition specifically in relation to this matter as it would 
provide further clarity. Members delegated the task to the Head of Planning to propose 
a suitable planning condition. Members moved the recommendation and voted 
unanimously in favour of the application.  
 

- RESOLVED: That the application was approved subject to additional 
condition and as amended by the addendum.  

 

  
The meeting, which commenced at 6.00 pm, closed at 6.20 pm. 
 

  
 
These are the minutes of the above meeting.  For more information on any of the 
resolutions please contact  Luke Taylor on 01895250693.  Circulation of these minutes 
is to Councillors, Officers, the Press and Members of the Public. 
 
The public part of this meeting was filmed live on the Council's YouTube 
Channel to increase transparency in decision-making, however these minutes 
remain the official and definitive record of proceedings. 
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Minutes 

 

 

MAJOR Applications Planning Committee 
 
14 March 2017 
 
Meeting held at Committee Room 5 - Civic Centre, High Street, Uxbridge UB8 1UW 

 

 

 Committee Members Present:  
Councillors Eddie Lavery (Chairman), Ian Edwards (Vice-Chairman), Peter Curling, 
Janet Duncan, Henry Higgins, John Morgan, John Oswell, Brian Stead and 
David Yarrow 
 
LBH Officers Present:  
James Rodger (Head of Planning and Enforcement), Neil McClellen (Major 
Applications Team Leader), Manmohan Ranger (Transportation DC Consultant), Nicole 
Cameron (Planning Lawyer) and Neil Fraser (Democratic Services Officer)  
  

137. APOLOGIES FOR ABSENCE  (Agenda Item 1) 
 

 None. 
 

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

 None. 
 

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

 RESOLVED:  That the minutes of the meeting held on 22 February 2017 be 
approved as a correct record. 
 

140. MATTERS THAT HAVE BEEN NOTIFIED IN ADVANCE OR URGENT  (Agenda Item 
4) 
 

 None. 
 

141. TO CONFIRM THAT THE ITEMS MARKED IN PART 1 WILL BE CONSIDERED IN 
PUBLIC AND THOSE ITEMS MARKED IN PART 2 WILL BE HEARD IN PRIVATE  
(Agenda Item 5) 
 

 It was confirmed that all items were Part I and would be heard in public. 
 

142. 36-40 RICKMANSWORTH ROAD, NORTHWOOD - 69978/APP/2016/2564  (Agenda 
Item 6) 
 

 Demolition of 3 detached dwellings and redevelopment to provide 24 
residential flats (13 x 1 bedroom units; 8 x 2 bedroom units; and 3 x 3 
bedroom units), amenity space and associated car parking (Re-consultation 
following receipt of revised plans including highway works) 
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Officers introduced the report and highlighted the addendum. Members were reminded 
that the application had been deferred at the Major Applications Planning Committee 
held 4 October 2016, to allow the applicant the opportunity to submit a revised junction 
design for the entrance to the site, and a highways safety audit of the revised scheme. 
 
In the interests of expediency, the Council's Highway Engineers had reviewed the 
existing design, traffic and speed data provided by the applicant and had produced 
alternative designs for the new access to the site, which had subsequently been 
adopted by the applicant's own highway consultant. A revised internal layout had been 
produced, that allowed for new pedestrian crossing facilities, revised siting for disabled 
parking spaces, and better access and egress for refuse lorries. 
 
A stage 1 road safety audit had been completed for the revised scheme, which the 
application had passed. Officers confirmed that they believed that the actions taken 
had addressed the queries raised previously, and the application was therefore 
recommended for approval, subject to conditions and a Section 106 agreement, as set 
out in the report. 
 
Members sought clarity regarding the proposed changes to the application. Officers 
confirmed that the area in front of the parking spaces had been widened to allow 
additional turning space and access for refuse vehicles. Right turns out of the site 
would be banned, communicated to road users via road markings and signs. It was 
confirmed that this was not unusual, with many developments having similar turning 
prohibitions. 
 
Approaches on either side of the site access would have anti-skid surfaces, whilst 
pedestrian access to the east of the junction would have tactile pavings and a central 
island.  On the west of the junction, there would be a smaller island with a keep-left 
sign. Visibility requirements had been met, with 70m of visibility to the west and 90m to 
the east. As confirmed previously, the stage 1 safety audit had been carried out on the 
initial plans and had passed, with a stage 2 audit to be carried out on the detailed 
designs, once submitted. Stage 3 would be carried out immediately after construction, 
and stage 4 carried out one year after construction. 
 
Members expressed concerns over the safety of pedestrians using the crossing on 
what was a busy road, where vehicles often drove at speed. It was confirmed that the 
previous position of the pedestrian crossing was on the west of the site access.  
Following Member feedback, the crossing had been relocated to the east, and the new 
siting had been through the safety audit and had been deemed to be safe. 
 
Members questioned whether vehicles would need to reverse into the access road in 
order to turn out of the allotted parking bays. Officers confirmed that there was 
sufficient room within the site to turn, to avoid having to move into the road itself. 
 
Members were satisfied that the revised proposal addressed the concerns raised 
previously, and the officer's recommendation was moved. This was seconded, and 
when put to a vote, unanimously agreed.  
 
As Councillor Higgins was not present for the item, he did not take part in the 
deliberation or vote on the application. 
 
RESOLVED:  That the application be approved, subject to conditions and the 
completion of a legal agreement under Section 106 of the Town and Country 
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Planning Act 1990, as per the officer's report. 
 

143. FORMER ROYAL BRITISH LEGION, STATION ROAD - 11332/APP/2016/1595  
(Agenda Item 7) 
 

 Erection of 13 terrace dwellinghouses with associated parking, landscaping and 
external works, following demolition of existing building. 
 
Officers introduced the report and highlighted the addendum. Officers confirmed that 
the existing building was in a poor state of repair, currently vacant, and not fit for use. 
The British Legion currently attended organised meetings and events at the Yiewsley 
and West Drayton Community Centre, located approximately 90m to the south of the 
site.  
 
The Local London Plan and NPPF policy all supported additional family sized houses, 
and the proposed buildings were considered to be of good quality and design, that 
would make a positive contribution to the local area. They were not considered to 
adversely affect the West Drayton Conservation Area, or the nearby Grade II listed 
building, Drayton Hall.  
 
The Council's Conservation and Urban Design Officer had reviewed the proposal and 
considered that it would be acceptable in design terms. The proposed development 
had been set aside from nearby properties and would therefore have no impact on 
those properties due to its size and bulk.  
 
In terms of transport, the Council's Highway Engineer was satisfied with the parking 
and access arrangements. The development would provide 20 surface parking spaces, 
which included 2 disabled spaces and 2 motorcycle spaces.  
 
The development would reflect the 12 core principles of sustainable development as 
set out in the NPPF, and the application scheme met the strategic policy objectives of 
the London Plan as well as the aims and objectives of local Council policy. It was 
therefore recommended that planning permission be granted, subject to conditions and 
the completion of a legal agreement under Section 106 of the Town and Country 
Planning Act 1990 to secure the items referred to in section 7.20 of the report. 
 
Members expressed concern at the allocation of disabled parking spaces per 
residential block. Officers confirmed that the allocation of a parking space for Block 2, 
rather than having two spaces assigned to the main block, could be mandated via an 
additional condition, though this would result in the loss of a small amount of landscape 
verge. 
 
Members raised concerns over the potential for overshadowing on Plot 8 due to its 
proximity to Plots 9 & 10. Officers confirmed that as this was a new development only 
the HDAS Residential Layout policy, which specified broader guidelines relating to 
daylight and sunlight, applied, rather than the HDAS Residential Extensions policy. 
Members conceded that, whilst concerns remained, on balance they would accept 
potential overshadowing on Plot 8 as the need for affordable housing was so great. 
 
In addition, Members were mindful that the householder permitted development rights 
would allow further extensions to the rear of the properties that, together with the 
potential for future reorganisation of internal space to create more bedrooms, could 
result in the reduction of the minimum garden area required for a development on this 
size. For this reason, it was suggested that the permitted development rights be 
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removed.  
 
Members welcomed the scheme, and were minded to approve the application, subject 
to the Head of Planning agreeing the addition of conditions relating to the 
reorganisation of the disabled parking bays and the removal of the householder 
permitted development rights. The officer's recommendation, together with the 
aforementioned additional conditions, was therefore moved, seconded, and when put 
to a vote, unanimously agreed. 
 
As Councillor Higgins arrived partway through the presentation of the item, he did not 
take part in the deliberation or vote on the application. 
 
RESOLVED:  That the application be approved, subject to: 
 

1. conditions and the completion of a legal agreement under 
Section 106 of the Town and Country Planning Act 1990 as per 
the officer's report; 

2. the addition of a condition to remove the householder permitted 
development rights; and 

3. the addition of a  condition to reorganise the disabled parking 
layout. 

 

144. FANUC HOUSE - 26134/APP/2016/1987  (Agenda Item 8) 
 

 Demolition of existing office building and re-development of the site to provide a 
4 storey building with basement parking comprising 40 residential units with 
associated car parking, amenity space and landscaping. Amended plans and 
supporting information received. 
 
Officers introduced the report, and confirmed that the application site was located at 
the southern end of Ruislip town centre, adjacent to the Grade II Listed Ruislip 
Underground Station and to the south of the Ruislip Village Conservation Area. The 
site comprised a modest two storey office building, and there were no objections to the 
loss of the office use or the building, which had little architectural or historical merit. 
There were no objections in principle to the site's residential re-development. 
 
Following a number of pre-application submissions and a number of revisions to the 
current application, it was considered that the proposed building achieved an 
appropriate scale, massing and design for this prominent and sensitive site. The 
Council's Conservation/ Urban Design Officer had raised no further concerns with the 
scheme, subject to detailed design considerations and use of materials, which would 
be controlled by condition. 
 
Members were informed that the scheme would not harm the residential amenities of 
adjoining occupiers. Although the scheme was slightly deficient in terms of satisfying 
amenity space standards, the scheme would predominantly provide studio and one 
bedroom flat accommodation within a town centre location, and in such circumstances 
design guidance advised that amenity space standards could be applied more flexibly. 
Currently the scheme met approximately 90% of the amenity space requirements, 
which was high for a town centre development, though this did rely on balconies to 
achieve that figure. 
 
Therefore it was considered that the scheme, with all units having good sized balconies 
together with the provision of a good sized communal space, would provide an 
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appropriate amount of amenity space and the standard of residential amenity afforded 
for its future occupiers would be satisfactory. It was highlighted that a park was located 
within easy walking distance of the application site.  
 
The scheme would provide an appropriate level of off-street parking in the area, which 
had a high PTAL score, and the trip generation would not be detrimental to highway 
efficiency and/ or safety as compared to the existing trip generation of the office 
building. The scheme had also been carefully designed, with the building raised on its 
southern end to allow for flood waters to flow underneath, and provided appropriate 
mitigation so that the development would not result in flooding elsewhere. It was 
confirmed that the application had the support of the Council's Flood Advisor. 
 
The scheme would safeguard the more important trees and ecological features on site 
and would provide additional trees and comprehensive landscaping, and included a 
green roof. 
 
A total of 31 parking spaces were proposed, made up of 20 spaces, including 4 
disabled spaces, in the basement (accessible via a car lift), together with 6 spaces 
located alongside the site entrance and 5 spaces retained from the previous office 
building. The proposal therefore achieved a parking ratio of 0.775 parking spaces per 
residential unit, which colleagues in Highways had confirmed was appropriate, given 
the high PTAL score.  
 
Although the scheme did not provide any affordable housing, the scheme was 
supported by a Financial Viability Appraisal, which had been independently assessed 
and had confirmed that the inclusion of affordable homes would not be viable. It was 
confirmed that if the scheme was delayed, a review mechanism would be needed to 
review the finances of the scheme at that time, which formed part of the S106 
Agreement. The scheme did make commensurate contributions to construction 
training, a travel plan bond, and public realm improvements in the area as part of the 
S106 agreement. 
 
Considering the above, the application was accordingly recommended for approval 
subject to the S106 agreement, Heads of Terms, and conditions as set out in the report 
and as amended in the addendum. 
 
Members sought further information regarding the absence of affordable housing from 
the scheme. Officers confirmed that the review mechanism referred to would become 
active if there was a significant delay in moving the scheme forward, intended to 
capture any uplift in value that could make a proportion of affordable housing viable, or 
to capture a payment in lieu of that affordable housing. The third party Financial 
Viability Appraisal conducted had confirmed that affordable housing was not viable on 
a scheme of this size, and therefore the applicant would need to increase the number 
of units in order to make such housing viable. The Committee was advised that the 
proposal could not be refused due to a lack of affordable housing. 
 
Members were broadly supportive of the aesthetics of the proposed development, 
feeling that it was in keeping with the surrounding area. However, it was recognised 
that Station Approach was a busy road, with a high volume of buses. Concerns were 
raised at the proximity of the buses to the flats, which could render any balconies or 
windows unusable due to loss of privacy, noise and air pollution. Significant concerns 
were raised over the potential for harm to the occupants' health due to diesel fumes 
from the buses. 
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Additional concerns were raised regarding the suitability of disabled parking bays in a 
basement, serviced by a car lift. It was highlighted that should there be any problem 
with the lift, then disabled people could be left without access to their vehicle or even 
trapped within the basement. It was therefore felt that these bays should be relocated 
to the ground floor instead. Officers referred to comments received from the Council's 
Access officer, who had confirmed that such a concern could not form the basis of a 
refusal reason. It was explained that the decision to have the majority of parking 
underground was due to the compact nature of the site and the intention to limit any 
impact upon the adjoining development, whilst maximising the parking spaces 
available. It would therefore be difficult to change this aspect of the scheme. 
 
Members referenced the officer's report, which stated that additional work was required 
relating to flooding issues. Officers confirmed that they were wholly satisfied that the 
concerns over flooding had been resolved, and drew the Committee's attention to the 
addendum which contained additional information relating to flood and water 
management issues. Members contended that such detail should be presented to 
them. 
 
Officers confirmed that Unit 8 of the site had obscured glazing throughout, and 
requested that, if Members were minded to approve the application, that the Head of 
Planning be delegated authority to agree an additional condition relating to an area of 
defensive space for the occupants of that dwelling. 
 
Officers went on to confirm that the delivery and service plan referred to within the 
report had been submitted with the original application. As this was a residential 
scheme, the only servicing requirement would relate to collection of refuse. A condition 
requesting a ramp for waste bins could be expanded upon to include management of 
the refuse collections. In addition, as this was a residential site in an area with a high 
PTAL score, the transport bond was of less impact. 
 
Members moved that the application be deferred, until such time that officers could 
return to the Committee with a revised scheme that addressed the concerns listed 
above. This was seconded, and when put to a vote, unanimously agreed (Councillor 
Duncan abstained from voting). 
 
RESOLVED:  That the application be deferred. 
 

  
The meeting, which commenced at 6.00 pm, closed at 6.54 pm. 
 

  
These are the minutes of the above meeting.  For more information on any of the 
resolutions please contact Neil Fraser on 01895 250692.  Circulation of these minutes 
is to Councillors, Officers, the Press and Members of the Public. 
 
The public part of this meeting was filmed live on the Council's YouTube 
Channel to increase transparency in decision-making, however these minutes 
remain the official and definitive record of proceedings. 
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