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Item No. Report of the Head of Development Management and Building Control

Address: 5A BARNARD GARDENS HAYES

Development: Conversion of roofspace to habitable use to include a rear dormer and 3no.
front roof lights. conversion from hip to gable end

LBH Ref Nos: 78396/APP/2023/3233

Drawing Nos: Proposed Plans and Elevations 03/09/2023
The location plan 19 Sep 2023
Block plan 19 Sep 2023
Exisiting Plans and Elevations 03/09/2023

Date Plans received:

Date Application valid

07-11-23

07-11-23

Date(s) of Amendments(s):

1. CONSIDERATIONS

1.1 Site and Locality

The application property relates to a flat which occupies the first floor of a two storey semi-detached
property located on the east side of Barnard Gardens, Hayes. The external walls of the property are
covered by a traditional hipped roof, with the area to the front of the property covered by
hardstanding. At present, there is room for two vehicles to be parked to the front of the application
property, with an existing vehicular crossover located to the eastern side boundary of the
application site serving both flats.

The surrounding area is residential in character, comprising of two storey semi-detached properties
of a similar scale and design. The site is not located within a Conservation Area or adjacent to a
listed building

1.2 Proposed Scheme

The proposal is for the conversion of roofspace to habitable use to include a rear dormer and 3no.
front roof lights. conversion from hip to gable end.

1.3 Relevant Planning History

Comment on Planning History
No relevant planning history 09-11-23, 1 objection has been received following the expiry of the
public consultation dated 04-12-23.
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2. Advertisement and Site Notice
2.1 Advertisement Expiry Date: Not applicable
2.2 Site Notice Expiry Date: Not applicable

3. Comments on Public Consultations
Letters were sent to 10 neighbouring properties dated 09-11-23, 1 objection has been received
following the expiry of the public consultation dated 04-12-23.

The following concerns are raised in the objection received:

- Reduction in privacy due to overlooking
- Disturbance during the construction of the proposed development

Case Officer comment:

With regards to construction noise, in the event of an approval a standard informative reminding the
applicant of the construction times would be added. Privacy matters are discussed in the Main
Planning Issues section of the report.

4. Local Plan Designation and London Plan

The following Local Plan Policies are considered relevant to the application:-

Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Polices:

DMHB 11 Design of New Development
DMEI 14 Air Quality
DMHB 12 Streets and Public Realm
LPP GG3 (2021) Creating a healthy city
LPP SI1 (2021) Improving air quality
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
LPP D4 (2021) Delivering good design
LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D6 (2021) Housing quality and standards

5. MAIN PLANNING ISSUES
The main considerations are the design and impact on the character of the existing property, the
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impact upon the streetscene and locality the impact upon the amenities of adjoining occupiers, and
the reduction in size of the rear.

CHARACTER AND APPEARANCE

Policy DMHB 11of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
with advises that all development will be required to be designed to the highest standards and
incorporate principles of good design. It should take into account aspects including the scale of the
development considering the height, mass and bulk of adjacent structures; building plot sizes and
established street patterns; building lines and streetscape rhythm and landscaping. It should also
not have an adversary impact on the amenity, daylight and sunlight of adjacent properties and open
space.

Policy DMHD 1 requires that alterations and extension of dwellings would not have an adverse
cumulative impact on the character and appearance of the street scene, and should appear
subordinate to the main dwelling. It also required that there is no unacceptable loss of outlook to
neighbouring occupiers.

With regard to roof extensions Policy DMHD1 states:
i) roof extensions should be located on the rear elevation only, be subservient to the scale of the
existing roof and should not exceed more than two thirds the average width of the original roof.
They should be located below the ridge tiles of the existing roof and retain a substantial element of
the original roof slope above the eaves line;
ii) the Council will not support poorly designed or over-large roof extensions including proposals to
convert an existing hipped roof to a gable;
iii) raising of a main roof above the existing ridgeline of a house will generally not be supported;
iv) all roof extensions should employ appropriate external materials and architectural details to
match the existing dwelling; and
v) in Conservation Areas, Areas of Special Local Character and on Listed and Locally Listed
Buildings, roof extensions should take the form of traditional 'dormer' windows, on the rear
elevation, to harmonise with the existing building. The highest point of the dormer should be kept
well within the back roof slope, away from the ridge, eaves or valleys, whilst each window should
match the proportions, size and glazing pattern of the first floor windows.

The application proposes a hip to gable and rear dormer loft extension to facilitate an addition
bedroom to the first floor flat. As set out in Policy DMHD 1 roof extensions should be located to the
rear. The proposal for a hip to gable extension would therefore contravene Policy DMHD 1 and in
particular point i) and ii). The proposed plans indicate that the rear dormer would expand into the
proposed new gable end thus extending beyond two thirds of the original roof form.

Taking these points into consideration, the extensions would fail to appear subservient to the host
dwelling and would appear over dominant and harmful within the local context, given that the
prevailing character comprises of mainly hipped roofs. It is therefore considered that the proposal
would comply with  Policy BE1 of the Hillingdon Local Plan: Part One Strategic (2012) and Policies
DMHB 11, DMHB 12, and Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development
Management Policies (2020).

RESIDENTIAL AMENITY

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that development proposals should not adversely impact on the amenity, daylight and
sunlight of adjacent properties and open space.
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No.7.A is located directly beneath the application property and is therefore the principle property
which requires an assessment. The development would involve the installation of rear facing
windows at roof level which would overlook the rear garden of No.7.A. The objection received
during the public consultation period regarding privacy and overlooking concerns is noted however
it is clear that the existing first floor rear facing windows would already overlook the rear garden.
The proposal for additional windows at a higher level is not considered to give rise to significant
additional harm. As such the proposal is would not result in detrimental harm to the residential
amenities of neighbouring properties.

External Amenity Space Provision:

No impact on existing external amenity space provision.

Parking and Highway Safety:

No impact on existing parking arrangements.

Conclusion:

The main body of the report demonstrates that the proposal complies with the overarching
objectives of the relevant policies set out in the Hillingdon Local Plan: Part One Strategic Policies
(2012) and Part Two - Development Management Policies (2020). It is therefore concluded, taking
all matters into account, that planning permission should be refused.

6. RECOMMENDATION
REFUSAL   for the following reasons:

1. NON2 Non Standard reason for refusal

The proposed development, by reason of the design and excessive size, scale and bulk of the hip
to gable and rear dormer would result in an incongruous and visually obtrusive form of
development which would fail to respect the architectural composition of the original dwelling and
would be detrimental to the character and appearance of the street scene and surrounding area.
The proposal is therefore contrary to Policy BE1 of the Hillingdon Local Plan: Part One - Strategic
Policies (2012),  Policies DMHB 11, DMHB 12 and DMHD1 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020), Policies D1, D3 and D4 of the London Plan (2021) and
the National Planning Policy Framework (2021).

INFORMATIVES

Standard Informatives

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

2. The decision to REFUSE planning permission has been taken having regard to the policies
and proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) 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..

Part 1 Polices
PT1.BE1 (2012) Built Environment

Part 2 Polices:
DMHB 11 Design of New Development
DMEI 14 Air Quality
DMHB 12 Streets and Public Realm
LPP GG3 (2021) Creating a healthy city
LPP SI1 (2021) Improving air quality
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
LPP D4 (2021) Delivering good design
LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D6 (2021) Housing quality and standards

Contact Officer: Christopher Brady Telephone No: 01895 250230
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