Report of the Head of Planning, Transportation and Regeneration

Address BIGNELL HOUSE, HORTON PARADE HORTON ROAD YIEWSLEY

Development: The temporary retention, for an 18 month period, of the existing 25 metre-high
lattice tower supporting 9No. antennas, 1No. transmission dish, 8No. ground-
based equipment cabinets and development ancillary thereto, all within the
existing 2.4m high security fenced compound.

LBH Ref Nos: 49780/APP/2019/3545

Drawing Nos: 100 Issue A Site Location Maps
200 Issue A Existing Site Plar
201 Issue A Proposed Site Plan
301 Issue A Proposed Site Elevatior
ICNIRP Certificate
Supplementary Information
300 Issue A Existing Site Elevatior

Date Plans Received: 29/10/2019 Date(s) of Amendment(s):
Date Application Valid: 30/10/2019
Reason for Urgency

Due to construction work (the demolition of Bignell House) the telecommunications
equipment serving four of the main telecom operators (EE, Three, Vodafone and O2) and
giving mobile coverage through these networks to Yiewsley town centre had to be
removed. In order to continue mobile coverage the operators invoked a clause under
telecommunications permitted development rights which enabled an emergency solution.
A temporary mast was installed under 'emergency powers' that exist under the nationally
prescribed planning permitted development rights to ensure that mobile coverage to the
area was not lost. The right to erect such a mast without any form of consent is about to
expire. The operators planning agents have not yet identified a permanent solution which
the LPA can support (although negotiations to identify an appropriate solution are being
prioritised by all parties). It is considered to be in the public interest, whilst negotiations
continue for a permanent option, that a temporary permission is granted for the existing
emergency mast to remain in situ.

1. SUMMARY

Planning permission is sought for the temporary retention, for an 18 month period, of the
existing 25m high lattice tower supporting nine antennas, one transmission dish, eight
ground-based equipment cabinets and development ancillary thereto, all within the existing
2.4m high security fenced compound.

The temporary retention of the existing telecommunications lattice tower for an 18 month
period is considered to be acceptable and would retain coverage until an appropriate
permanent replacement telecommunications installation has been determined. The
temporary tower would not cause harm to residential amenity or to the character and
appearance of the surrounding area, and would not result in airport safeguarding issues.
The proposal therefore complies with Policy BE1 of the Hillingdon Local Plan: Part One -
Strategic Policies (November 2012), Policies A6, BE13, BE19 and BE37 of the Hillingdon
Local Plan: Part Two - Saved UDP Policies (November 2012), Policies DMHB 11 and
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DMHB 21 of the emerging Hillingdon Local Plan: Part Two - Development Management
Policies With Modifications (March 2019) and Chapter 10 of the National Planning Policy
Framework (2018).

The application is recommended for approval.
2. RECOMMENDATION
APPROVAL subject to the following:

1 COM3 Time Limit

The development hereby permitted shall be removed on a date which is either
immediately following the first transmission from a replacement installation or upon the
expiry of a period of 18 months from the date of this permission, whichever is the earliest,
unless otherwise agreed in writing with the Local Planning Authority.

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

2 COM4 Accordance with Approved Plans

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

100 Issue A Site Location Maps

200 Issue A Existing Site Plan

201 Issue A Proposed Site Plan

300 Issue A Existing Site Elevation
301 Issue A Proposed Site Elevation

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

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

3 NONSC Non Standard Condition

Any apparatus or structure provided in accordance with this approval shall be removed
from the land, as soon as reasonably practicable after it is no longer required for
electronic communications purposes, and such land, shall be restored to its condition
before the development took place, or to any other condition as may be agreed in writing
with the Local Planning Authority.

REASON

To ensure that the development is removed as soon as it is no longer required in order to
protect the character and appearance of the area in accordance with Policies BE13 and
BE37 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012).

INFORMATIVES

1 152 Compulsory Informative (1)

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

2 153 Compulsory Informative (2)

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

A6 Development proposals within the public safety zones around
Heathrow or likely to affect the operation of Heathrow or Northolt
airports

BE13 New development must harmonise with the existing street scene.

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

BE37 Telecommunications developments - siting and design

DMHB 11 Design of New Development

DMHB 21 Telecommunications

NPPF- 10 NPPF-10 2018 - Supporting high quality communications

3. CONSIDERATIONS

3.1 Site and Locality

The application site comprises an area of land at the rear of 2-6 Horton Road; Bignell
House has been demolished, along with other buildings, to allow for a residential-led
redevelopment of a wider site (land rear of 2-24 Horton Road). The Grand Union Canal, a
site of Metropolitan Importance for Nature Conservation, runs along the western site
boundary with a block of flats (Ashley Court) located on the opposite side of the canal.

The site is located within the Yiewsley/West Drayton Major Town Centre, as identified in
the Hillingdon Local Plan: Part One - Strategic Policies (November 2012), but outside both
the primary and secondary shopping areas. The site does not fall within an Archaeological
Priority Area and there are no Conservation Areas or Listed Buildings within the vicinity.

The site has a PTAL rating of 3. West Drayton Station is planned as a stop on the Crossrail
route development. It is anticipated that this will improve the site's current PTAL rating from
a3dtoad.

3.2 Proposed Scheme

Planning permission is sought for the temporary retention, for an 18 month period, of the
existing 25m high lattice tower supporting nine antennas, one transmission dish, eight
ground-based equipment cabinets and development ancillary thereto, all within the existing
2.4m high security fenced compound.

3.3 Relevant Planning History

49780/95/0302 M.C.Bignall Ltd, Horton Parade Horton Road Yiewsley

Installation of telecommunications equipment (Application for determination under Schedule 2,
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Part 24 of the Town and Country Planning General Development Order 1988)

Decision: 29-03-1995 Approved

49780/APP/2000/1427 M C Bignell Ltd Horton Parade Horton Road Yiewsley

INSTALLATION OF A ROOF MOUNTED EQUIPMENT CABINET AND INSTALLATION OF A
REPLACEMENT ANTENNA TOWER

Decision: 20-10-2000 Approved

49780/APP/2001/1951 Compuhouse Horton Road Yiewsley

ERECTION OF THREE ROOF MOUNTED ANTENNAS, THREE MICROWAVE DISHES AND
ASSOCIATED METER CABINET

Decision: 22-10-2001  Approved

49780/APP/2001/890 M C Bignell Ltd Horton Parade Horton Road Yiewsley

INSTALLATION OF 6 CROSS POLAR ANTENNAS, ASSOCIATED CABLING AND INTERNAL
EQUIPMENT CABIN

Decision: 30-05-2001  Approved

49780/APP/2006/332 Bignell House, Horton Parade Horton Road Yiewsley

INSTALLATION OF FOUR TRANSMISSION DISHES AND ANCILLARY DEVELOPMENT ON
ROOFTOP.

Decision: 04-04-2006  Approved

49780/B/98/0877 M.C.Bignall Ltd, Horton Parade Horton Road Yiewsley

Installation of 1 tower and antenna plus 1 equipment cabin (Consultation under Schedule 2, Par
24 of The Town and Country Planning (General Permitted Development) Order 1995)

Decision: 12-10-1998 Approved

49780/C/98/1080 M.C.Bignall Ltd, Horton Parade Horton Road Yiewsley

Installation of 1 rooftop stub mast plus 6 antennas and 1 Cellnet equipment cabin (Consultation
under Schedule 2, Part 24 of The Town and Country Planning (General Permitted Development
Order 1995)

Decision: 12-10-1998 Approved

Comment on Relevant Planning History

Planning permission ref: 71582/APP/2016/4582 was approved in August 2017 for
redevelopment of land rear of 2-24 Horton Road; the scheme involved the demolition of
existing buildings and redevelopment of the site to provide 86 residential units in three
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buildings of 4-6 storeys with private balconies together with one three-bed dwelling, Class
A1/A2 or A3 unit, associated car parking at basement and surface level, cycle parking,
communal amenity areas, landscaping, improved access and relocated sub-station. One
of the buildings within the site, Bignell House, had a telecommunications base station
located on the roof. This building has been demolished as part of the redevelopment of the
site and a temporary 25m high telecommunications mast and associated equipment
cabinets installed within the site.

This current application seeks to retain the temporary telecommunications mast in the
same location for a further 18 months. The temporary mast would be removed once a
permanent replacement telecommunications site has been implemented.

4, Planning Policies and Standards
Development Plan

1.1 Planning law requires that applications for planning permission be determined in
accordance with the development plan, unless material considerations indicate otherwise.

1.2 The Development Plan for the London Borough of Hillingdon currently consists of the
following documents:

The Local Plan: Part 1 - Strategic Policies (2012)
The Local Plan: Part 2 - Saved UDP Policies (2012)
The London Plan - Consolidated With Alterations (2016)

1.3 The National Planning Policy Framework (NPPF) (2019) is also a material
consideration in planning decisions, as well as relevant supplementary planning
documents and guidance.

Emerging Planning Policies

1.4 Paragraph 48 of the National Planning Policy Framework (NPPF) 2019 states that
'‘Local Planning Authorities may give weight to relevant policies in emerging plans
according to:

(a) the stage of preparation of the emerging plan (the more advanced its preparation, the
greater the weight that may be given);

(b) the extent to which there are unresolved objections to relevant policies (the less
significant the unresolved objections, the greater the weight that may be given); and

(c) the degree of consistency of the relevant policies in the emerging plan to this
Framework (the closer the policies in the emerging plan to the policies in the Framework,
the greater the weight that may be given).

Draft London Plan (Consolidated with Changes July 2019)

1.5 The GLA consulted upon a draft new London Plan between December 2017 and March
2018 with the intention of replacing the previous versions of the existing London Plan. The
Plan was subject to examination hearings from February to May 2019, and a Consolidated
Draft Plan with amendments was published in July 2019. The Panel of Inspectors
appointed by the Secretary of State issued their report and recommendations to the Mayor
on 8th October.

1.6 The Mayor is currently considering the Panel report and recommendations and is
preparing an ‘Intend to Publish' version of the London Plan, which will be sent to the
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Secretary of State alongside with a schedule of the panel's recommendation and the
Mayor's response to them. It is envisaged the Intend to 'Publish version' of the Plan will be
sent to the Secretary of State by the end of the year.

1.7 Until the stages outlined above are passed, it seems that in general terms only limited
weight can and should be attached to the new London Plan. Some greater weight at this
stage can be attached to policies which have been found acceptable by the Panel (either
expressly or by no comment being made) or are subject to only minor amendment.
However, anything that remains subject to the Inspector's recommendations can arguably
be said to still attract very limited weight until at least the Mayor has published his report.
The weight will then increase as matters become clearer through the outstanding statutory
steps being completed.

Proposed Submission Local Plan Part 2 with Main Modifications (March 2019

1.8 The Revised Proposed Submission Local Plan Part 2 (LPP2) documents
(Development Management Policies, Site Allocations and Designations and Policies Map
Atlas of Changes) were submitted to the Secretary of State for examination in May 2018.

1.9 The public examination hearing sessions took place over one week in August 2018.
Following the public hearing sessions, the examining Inspector advised the Council in a
Post Hearing Advice Note sent in November 2018 that he considers the LPP2 to be a plan
that could be found sound subject to a number of main modifications.

1.10 The main modifications proposed by the Inspector were agreed by the Leader of the
Council and the Cabinet Member for Planning, Transport and Recycling in March 2019 and
were published for public consultation from 27 March to 8 May 2019.

1.11 The Council received the Inspector's Final Report on 22 October 2019. The Inspector
concluded that, subject the Main Modifications set out in the Appendix to the report, the
Local Plan Part 2 is a sound plan that can be adopted. The examination of the Local Plan is
therefore now complete and the Council is in the process of progressing the Plan for
formal adoption as part of the statutory development plan. This is scheduled for January
2020.

1.12 Taking paragraph 48 of the NPPF into account, the Council's general approach to the
weight that should be afforded to the LPP2 until formal adoption will be that all policies,
including those incorporating the main modifications hold substantial weight. This is due to
the Plan being at the most advanced stage of preparation, the resolution of outstanding
objections through the Inspector's Report and confirmation that the Plan is consistent with
national guidance.

1.13 Notwithstanding the above, the starting point for determining planning applications
remains the adopted policies in the Local Plan: Part 1 Strategic Policies and the Local
Plan: Part 2 Saved UDP Policies 2012 until the Local Plan Part 2 is formally adopted.

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

Part 1 Policies:

PT1.BE1l (2012) Built Environment
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Part 2 Policies:

A6 Development proposals within the public safety zones around Heathrow or likely to
affect the operation of Heathrow or Northolt airports

BE13 New development must harmonise with the existing street scene.

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

BE37 Telecommunications developments - siting and design

DMHB 11 Design of New Development

DMHB 21 Telecommunications

NPPF- 10 NPPF-10 2018 - Supporting high quality communications

5. Advertisement and Site Notice

5.1 Advertisement Expiry Date:- 16th December 2019

5.2  Site Notice Expiry Date:- Not applicable

6. Consultations
External Consultees

Consultation letters were sent to local owners/occupiers and a site notice was displayed. No
responses were received.

Heathrow Airport Limited:
No response received.

National Air Traffic Services (NATS):
The proposed development has been examined from a technical safeguarding aspect and does not
conflict with our safeguarding criteria. Accordingly, NATS (En Route) Public Limited Company
("NERL") has no safeguarding objection to the proposal.

Internal Consultees

None
7. MAIN PLANNING ISSUES
7.01 The principle of the development

Policy BE37 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
states that telecommunications developments will be acceptable in principle provided that
any apparatus is sited and designed so as to minimise its effect on the appearance of the
surrounding areas. The policy also states that permission for large or prominent structures
will only be granted if:

() there is a need for the development in that location;

(ii) no satisfactory alternative means of telecommunications is available;

(iii) there is no reasonable possibility of sharing existing facilities;

(iv) in the case of radio masts there is no reasonable possibility of erecting antennae on an
existing building or other structure; and

(v) the appearance of the townscape or landscape is not seriously harmed.
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Policy DMHB 21 of the emerging Hillingdon Local Plan: Part Two - Development
Management Policies With Modifications (March 2019) requires telecommunications
developments to minimise their visual impact, not have a detrimental impact on the visual
amenity, character or appearance of the local area, and demonstrate that there is no
possibility for use of alternative sites, mast sharing and the use of existing buildings.

The proposal is for the temporary retention of an existing 25m lattice tower, supporting nine
antenna and one transmission dish, along with eight equipment cabinets, located within a
2.4m high security fenced compound. The current lattice tower is itself temporary following
the removal of the previous telecommunications base station located on the roof of Bignell
House, which has been demolished as part of the redevelopment of the site.

The temporary telecommunications site is required in order to provide continued 2G, 3G
and 4G coverage for four network operators until an acceptable replacement design and
location has been determined. It is therefore considered that the proposed retention of the
temporary telecommunication site for an 18 month period is acceptable and in compliance
with Policy BE37 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012), Policy DMHB 21 of the emerging Hillingdon Local Plan: Part Two - Development
Management Policies With Modifications (March 2019) and Chapter 10 of the National
Planning Policy Framework (2018).
7.02 Density of the proposed development

Not applicable to this application.
7.03 Impact on archaeology/CAs/LBs or Areas of Special Character

Not applicable to this application.
7.04 Airport safeguarding

Policy A6 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
states that the Local Planning Authority will not grant planning permission for development
likely to interfere with the safe and efficient operation of Heathrow or Northolt Airports.

Heathrow Airport Limited and National Air Traffic Services (NATS) were consulted on the
application; National Air Traffic Services (NATS) has no safeguarding objections to the
proposed telecommunications development.

Therefore, the proposal would comply with Policy A6 of the Hillingdon Local Plan: Part Two
- Saved UDP Policies (November 2012).
7.05 Impact on the green belt

Not applicable to this application.
7.07 Impact on the character & appearance of the area

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
requires that new developments achieve a high quality of design in all new buildings,
alterations, extensions and the public realm which enhances the local distinctiveness of the
area, contributes to community cohesion and a sense of place.

Policy BE13 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
requires developments to harmonise with the existing street scene and other features of
the area that are considered desirable to retain or enhance. Policy BE19 of the Hillingdon
Local Plan: Part Two - Saved UDP Policies (November 2012) seeks to ensure that new
development within residential areas compliments or improves the amenity and character
of the area.
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7.08

7.09

7.10

7.11

7.12

7.13

7.14

7.15

7.16

Policy DMHB 11 of the emerging Hillingdon Local Plan: Part Two - Development
Management Policies With Modifications (March 2019) requires all development to be
designed to the highest standards and incorporate principles of good design.

The existing 25m telecommunications lattice tower is temporary following the removal of
the previous telecommunications base station located on the roof of Bignell House, which
has been demolished as part of the redevelopment of the site. Whilst the tower is visible
from the surrounding area, given that the tower is located within a construction site and not
a long term installation (to be replaced once an acceptable replacement design and
location has been determined) it is considered that the proposed retention of the temporary
telecommunication site for an 18 month period is acceptable in this instance and would not
have a detrimental impact on the character and appearance of the surrounding area.

Therefore, the proposal would comply with Policy BE1 of the Hillingdon Local Plan: Part
One - Strategic Policies (November 2012), Policies BE13 and BE19 of the Hillingdon Local
Plan: Part Two - Saved UDP Policies (November 2012) and Policy DMHB 11 of the
emerging Hillingdon Local Plan: Part Two - Development Management Policies With
Modifications (March 2019).

Impact on neighbours

The existing temporary 25m telecommunications lattice tower is located within a
construction site for a residential-led development and has replaced a previous roof-top
based installation. No objections have been received from neighbouring properties and it is
considered that the retention of the temporary lattice tower, until a permanent
telecommunications structure can be implemented, would not impact on residential
amenity.

Living conditions for future occupiers

Not applicable to this application.
Traffic impact, Car/cycle parking, pedestrian safety

Not applicable to this application.
Urban design, access and security

Urban design:

The 25m lattice tower is constructed from galvanised steel and is located within a 2.4m
high security fenced compound, along with equipment cabinets which are painted grey.
The height and design of the existing temporary telecommunications site is considered
acceptable until a permanent solution is determined.

Access and security:

The location of the temporary 25m lattice tower is within a site which is being redeveloped
and behind hoardings with controlled access in and out of the site.

Disabled access

Not applicable to this application.
Provision of affordable & special needs housing

Not applicable to this application.
Trees, landscaping and Ecology

Not applicable to this application.
Sustainable waste management

Not applicable to this application.
Renewable energy / Sustainability

Not applicable to this application.
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7.17

7.18

7.19

7.20

7.21

7.22

Flooding or Drainage Issues

Not applicable to this application.
Noise or Air Quality Issues

Not applicable to this application.
Comments on Public Consultations

No responses were received during the public consultation.
Planning obligations

Not applicable to this application.
Expediency of enforcement action

Not applicable to this application.
Other Issues

Nons

Observations of the Borough Solicitor

General

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

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

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

Planning Conditions

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

Planning Obligations

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

Equalities and Human Rights

Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have due regard to the need to eliminate discrimination, advance equality of
opportunities and foster good relations between people who have different protected
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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

Planning permission is sought for the temporary retention, for an 18 month period, of the
existing 25m high lattice tower supporting nine antennas, one transmission dish, eight
ground-based equipment cabinets and development ancillary thereto, all within the existing
2.4m high security fenced compound.

The temporary retention of the existing telecommunications lattice tower for an 18 month
period is considered to be acceptable and would retain coverage until an appropriate
permanent replacement telecommunications installation has been determined. The
temporary tower would not cause harm to residential amenity or to the character and
appearance of the surrounding area, and would not result in airport safeguarding issues.
The proposal therefore complies with Policy BE1 of the Hillingdon Local Plan: Part One -
Strategic Policies (November 2012), Policies A6, BE13, BE19 and BE37 of the Hillingdon
Local Plan: Part Two - Saved UDP Policies (November 2012), Policies DMHB 11 and
DMHB 21 of the emerging Hillingdon Local Plan: Part Two - Development Management
Policies With Maodifications (March 2019) and Chapter 10 of the National Planning Policy
Framework (2018).

The application 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)

Emerging Hillingdon Local Plan: Part Two - Development Management Policies With
Modifications (March 2019)

National Planning Policy Framework (2018) - Chapter 10

Contact Officer: Katherine Mills Telephone No: 01895 250230
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