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1.1

2.1

3.

INTRODUCTION

This statement has been prepared in support of an appeal against a refusal of

planning permission.

THE APPEAL

The appeal concerns a refusal of planning permission for an increase in the
height of the wall piers, together with the installation of black open grills in
between pillars, along with sliding security gates. The Council’s reason for

refusal is as follows:

The proposed boundary treatment, by reason of materials, design, scale and
appearance would form an uncharacteristic and incongruous addition to the area,
which would fail to integrate with street scene and the wider area. The proposal
would therefore be detrimental to the visual amenity and character of the
surrounding area, contrary to Policy BE1 of the Hillingdon Local Plan: Part One -
Strategic Policies (2012), Policies DMHB 11, DMHB 12 and DMHD 1 of the
Hillingdon Local Plan: Part Two - Development Management Policies (January
2020), policy D3 of the London Plan (2021) and Chapter 12 of the National
Planning Policy Framework (2023)

SITE AND SURROUNDINGS
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3.1

4.1

The appeal site comprises a detached dwelling located on the south side of The
Croft, at its junction with Crossway. The surrounding area is predominantly

residential in terms of both built form and land use.

PLANNING CONSIDERATIONS

The National Planning Policy Framework (NPPF) which came into force in
December 2023 outlines the Government’s requirements for the planning
system and established how these will be addressed. The most relevant

paragraphs are stated below:

Paragraph 7 states that: “The purpose of the planning system is to contribute
to the achievement of sustainable development.” Paragraph 8 goes on to
explain that “that the planning system has three overarching objectives, which
are interdependent and need to be pursued in mutually supportive ways (so
that opportunities can be taken to secure net gains across each of the different

objectives):

a) an economic objective — to help build a strong, responsive and competitive
economy, by ensuring that sufficient land of the right types is available in the
right places and at the right time to support growth, innovation and improved
productivity; and by identifying and coordinating the provision of

infrastructure;

b) a social objective — to support strong, vibrant and healthy communities, by
ensuring that a sufficient number and range of homes can be provided to meet
the needs of present and future generations; and by fostering well-designed

beautiful and safe places, with accessible services and open spaces that reflect
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4.2

4.3

current and future needs and support communities’ health, social and cultural

well-being; and

c) an environmental objective — to protect and enhance our natural, built and
historic environment; including making effective use of land, improving
biodiversity, using natural resources prudently, minimising waste and pollution,
and mitigating and adapting to climate change, including moving to a low

carbon economy.”

These roles should not be undertaken in isolation, because they are mutually
dependent. Economic growth can secure higher, social and environmental
standards, and well-designed buildings and places can improve the lives of
people and communities. Therefore, to achieve sustainable development,
economic, social and environmental gains should be sought jointly and
simultaneously through the planning system. The planning system should play

an active role in guiding development to sustainable solutions.

Pursuing sustainable development involves seeking positive improvements in
the quality of the built, natural and historic environment, as well as people’s

quality of life, including (but not limited to):

1. Making it easier for jobs to be created in cities, towns and villages.
2. Moving from a net loss of biodiversity to achieving net gains for nature.
3. Replacing poor design with better design.
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4.4

4.5

4.6

4. Improving the conditions in which people live, work, travel and take
leisure; and
5. Widening the choice of high-quality homes.

The National Planning Policy Framework advocates that the statutory status of
the development plan is the starting point for decision making. Proposed
development that accords with an up-to-date Local Plan should be approved
and proposed development that conflicts would be refused unless other
material considerations indicate otherwise. It is highly desirable that local

planning authorities should have an up-to-date plan in place.

At the heart of the planning system is a presumption in favour of sustainable
development, which should be seen as a golden thread running through both
plan making and decision making. Local planning authorities should approve
development proposals that accord with statutory plans without delay, and
grant permission where the plan is absent, silent, in determination or where
relevant policies are out of date. All these policies should apply unless the
adverse impact of allowing development would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the Framework,

taken as a whole.

The Government attaches great importance to the design of the built
environment. Good design is a key aspect of sustainable development, is
indivisible from good planning, and should contribute positively to making
places better for people. Although visual appearance and the architecture of
individual buildings are particularly important factors, securing high quality and

inclusive design goes beyond aesthetic considerations. Therefore, planning
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4.7

4.8

policies and decisions should address the connections between people and
places and the integration of new development into the natural built and
historic environment. Furthermore, permission should be refused for
development of poor design that fails to take the opportunities available for

improving the character and quality of an area and the way it functions.

Applicants will be expected to work closely with those directly affected by their
proposals to evolve designs that take account of the views of the community.
Proposals that can demonstrate this in developing the design of the new

development should be looked on more favourably.

The Borough Council have provided one reason for refusal which, in turn, raises
one primary issue, that is the visual amenity and character of the surrounding
area. In support of this concern, the Council have referred to provisions within
the London Plan (2021), the Local Plan: Part One — Strategic Policies (2012), and
the Local Plan: Part Two — Development Management Policies (January 2020).

Within this context, the merits of the appeal will be assessed.

D3

Policy D3 Optimising site capacity through the design-led approach

The design-led approach

A All development must make the best use of land by following a design led approach that optimises
the capacity of sites, including site allocations. Optimising site capacity means ensuring that development
is of the most appropriate form and land use for the site. The design-led approach requires consideration
of design options to determine the most appropriate form of development that responds to a site’s context
and capacity for growth, and existing and planned supporting infrastructure capacity (as set out in
Policy D2 Infrastructure requirements for sustainable densities), and that best delivers the requirements
set out in Part D.

B Higher density developments should generally be promoted in locations that are well connected to jobs,
services, infrastructure and amenities by public transport, walking and cycling, in accordance with Policy
D2 Infrastructure requirements for sustainable densities. Where these locations have existing areas of
high density buildings, expansion of the areas should be positively considered by Boroughs where
appropriate. This conld also include expanding Opportunity Area boundaries where appropriate.
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C In other areas, incremental densification should be actively enconraged by Boroughs to achieve a
change in densities in the most appropriate way. This should be interpreted in the context of Policy H2.
D Development proposals should:

Form and layont

1) enhance local context by delivering buildings and spaces that positively respond to local distinctiveness
through their layont, orientation, scale, appearance and shape, with due regard to existing and emerging
street hierarchy, building types, forms and proportions

2) encourage and facilitate active travel with convenient and inclusive pedestrian and cycling routes,
crossing points, cycle parking, and legible entrances to buildings, that are aligned with peoples’ movement
patterns and desire lines in the area

3) be street-based with clearly defined public and private environments

4) facilitate efficient servicing and maintenance of buildings and the public realm, as well as deliveries,
that minimise negative impacts on the environment, public realm and vulnerable road users

Experience

5) achieve safe, secure and inclusive environments

6) provide active frontages and positive reciprocal relationships between what happens inside the
buildings and outside in the public realm to generate liveliness and interest

7) deliver appropriate outlook, privacy and amenity

8) provide conveniently located green and open spaces for social interaction, play, relaxation and physical
activity

9) help prevent or mitigate the impacts of noise and poor air quality

10) achieve indoor and outdoor environments that are comfortable and inviting for people to use
Quality and character

11) respond to the existing character of a place by identifying the special and valued features and
characteristics that are unigue to the locality and respect, enhance and utilise the heritage assets and
architectural features that contribute towards the local character

12) be of high quality, with architecture that pays attention to detail, and gives thorough consideration
to the practicality of use, flexibility, safety and building lifespan through appropriate construction
methods and the use of attractive, robust materials which weather and mature well

13) aim for bigh sustainability standards (with reference to the policies within London Plan Chapters 8
and 9) and take into account the principles of the circular economy

14) provide spaces and buildings that maximise opportunities for urban greening to create attractive
resilient places that can also help the management of surface water.

E Where development parameters for allocated sites have been set out in a Development Plan,
development proposals that do not accord with the site capacity in a site allocation can be refused for this
reason.

4.9 The character context of the area, as it applies to the appeal proposal, is
fundamentally influenced by the extant planning permission under reference
629/APP/2023/3636, dated 4 March 2024. This planning permission is the fall-

back position, should the appeal be unsuccessful. Consequently, the
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4.10

4.11

4.12

differences between the approved scheme and that proposed is decisive in

reaching a balanced decision.

The primary difference between the approved scheme and the appeal proposal
is the introduction of black open grills between approved brick pillars, and a
corresponding increase in the height of the approved sliding gates. The two-
dimensional nature of the drawings, together with the choice of shading,
presents a proposed compact appearance, in contrast with the description of

development which uses the term “grills.”

Therefore, the purpose and function of the grill element of the boundary
treatment is to allow for vision/views to and from the appeal site, rather than
to obstruct or bar views. The combination of the liner nature of the boundary
treatment, together with its see-through form, would complement the

character context of the locality.

Additionally, the appeal proposal would maintain a clear definition and
distinction between public and private environments. The policy criteria do
make reference to heritage assets. Neither the host dwelling, or neighbouring

built forms, or the wider area, are designated heritage assets.

BE1

Policy BE1: Built Environment
The Council will require all new development to improve and maintain the quality of the built

environment in order to create successful and sustainable neighbourhoods, where people enjoy living and

working and that serve the long-term needs of all residents. All new developments should:

1. Achieve a high quality of design in all new buildings, alterations, extensions and the public realm

which enbances the local distinctiveness of the area, contributes to community cobesion and a sense of place;
2. Be designed to be appropriate to the identity and context of Hillingdon's buildings, townscapes,

and views, and mafke a positive contribution to the local area in terms of layout, form, scale and materials
and seek to protect the amenity of surrounding land and buildings, particularly residential properties;

8
Grounds of Appeal



J & L Planning Services

3. Be designed to include “Lifetime Homes” principles so that they can be readily adapted to meet the needs of
those with disabilities and the elderly, 10% of these should be wheelchair accessible or easily adaptable to
wheelchair accessibility encouraging places of work and leisure, streets, neighbourhoods, parks and open

spaces to be designed to meet the needs of the community at all stages of people’s lives;

4. In the case of 10 dwellings or over, achieve a satisfactory assessment rating in terms of the latest Building for
Life standards (as amended or replaced from time to time);

5. Improve areas of poorer environmental quality, including within the areas of relative disadvantage of Hayes,
Yiewsley and West Drayton. All regeneration schemes should ensure that they are appropriate to their historic
context, mafke use of heritage assets and reinforce their significance;

6. Incorporate a clear network of routes that are easy to understand, inclusive, safe, secure and connect
positively with interchanges, public transport, community facilities and services;

7. Improve the quality of the public realm and provide for public and private spaces that are attractive, safe,
functional, diverse, sustainable, accessible to all, respect the local character and landscape, integrate with the
development, enhance and protect biodiversity throngh the inclusion of living walls, roofs and areas for wildlife,
enconrage physical activity and where appropriate introduce public art;

8. Create safe and secure environments that reduce crime and fear of crime, anti-social bebavionr and risks
from fire and arson having regard to Secure by Design standards and address resilience to terrorism in major
development proposals.

9. Not result in the inappropriate development of gardens and green spaces that erode the character and
biodiversity of suburban areas and increase the risk of flooding through the loss of permeable areas;

10. Maximise the opportunities for all new homes to contribute to tackling and adapting to climate change and
reducing emissions of local air quality pollutants. The Council will require all new development to achieve
reductions in carbon dioxide emission in line with the London Plan targets through energy efficient design and
effective use of low and zero carbon technologies. Where the required reduction from on-site renewable energy is
not feasible within major developments, contributions off-site will be sought. The Council will seek to merge a
suite of sustainable design goals, such as the use of SUDS, water efficiency, lifetime homes, and energy
efficiency into a requirement measured against the Code for Sustainable Homes and BREEAM.

These will be set out within the Hillingdon Local Plan: Part 2- Development Management Policies .DD.
All developments should be designed to make the most efficient use of natural resources whilst safeguarding
historic assets, their settings and local amenity and include sustainable design and construction techniques to
increase the re-use and recycling of construction, demolition and excavation waste and reduce the amount
disposed to landfill;

11. In the case of tall buildings, not adversely affect their surroundings including the local character, canse
harm to the significance of heritage assets or impact on important views. Appropriate locations for tall
buildings will be defined on a Character Study and may include parts of Uxcbridge and Hayes subject to
considering the Obstacle Limitation Surfaces for Heathrow Airport. Outside of Uxbridge and Hayes

town centres, tall buildings will not be supported. The height of all buildings should be based upon an
understanding of the local character and be appropriate to the positive qualities of the surrounding townscape.
Support will be given for proposals that are consistent with local strategies, guidelines,

supplementary planning documents and Hillingdon 1ocal Plan: Part 2- Development

Management Policies.
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4.13 The local distinctiveness in relation to boundary treatments is diverse,
displaying a wide spectrum of materials and associated details. Within this
divergent physical and visual context, the presence of the appeal proposal
would not draw away from the overall setting or sense of place of the
townscape. The identity and local context of the area is ambiguous with no
clarity in terms of physical and visual form, in relation to boundary treatments.
Consequently, there is a shortcoming of visual cohesion. Within this literal
backdrop, the appeal proposal would create a positive presence within the

urban grain of the locality.

DMHB 11

Policy DMHB 11: Design of New Development

A) All development, including exctensions, alterations and new buildings will be required to be designed
to the highest standards and, incorporate principles of good design including:

2) harmonising with the local context by taking into account the surrounding:

* scale of development, considering the height, mass and bulk of adjacent structures;

* building plot sizes and widths, plot coverage and established street patterns;

* building lines and setbacks, rooflines, streetscape rhythm,

Jor example, gaps between structures and other streetscapeelements, such as degree of enclosure;
architectural composition and quality of detailing

local topography, views both from and to the site; and

* impact on neighbouring open spaces and their environment.

71) ensuring the use of high quality building materials and finishes;

211) ensuring that the internal design and layout of development maximises sustainability and is
adaptable to different activities;

1v) protecting features of positive value within and adjacent to the site, including the safegnarding of
heritage assets, designated and un-designated, and their settings; and

v) landscaping and tree planting to protect and enbance amenity, biodiversity and green infrastructure.
B) Development proposals should not adversely impact on the amenity, daylight and sunlight of
adjacent properties and open space.

C) Development will be required to ensure that the design safegnards the satisfactory re-development of
any adjoining sites which have development potential. In the case of proposals for majordevelopments
sites, the Council will expect developers to prepare master plans and design codes and to agree these with
the Council before developing detailed designs.

D) Development proposals should make sufficient provision for well

designed internal and external storage space for general, recycling and organic waste, with suitable access
for collection. Eixcternal bins should be located and screened to avoid nuisance and adverse visual
impacts to occupiers and neighbours.
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4.14 The overall scale of the appeal proposal, its height and linear form, would
represent a subordinate built form when compared with the mass, profiles and
heights of the local built environment. The appeal proposal would not alter the
prevailing pattern of development. The overall position, orientation and height
of the appeal proposal would not screen or obscure views and vistas.
Furthermore, incorporating open grill elements within the boundary
treatment, would introduce a material which would enhance the palette of

texture and fabric within the urban grain of the street scene.

DMHB 12

Policy DMHB 12: Streets and Public Realm

A) Development should be well integrated with the surrounding area and accessible. It should:

7) improve legibility and promote routes and wayfinding between the development and local amenities;
71) ensure public realm design takes acconnt of the established townscape character and quality of the
surrounding area;

711) include landscaping treatment that is suitable for the location, serves a purpose, contributes to local
green infrastructure, the appearance of the area and ease of movement through the space;

1) provide safe and direct pedestrian and cycle movement through the space;

v) incorporate appropriate and robust hard landscaping, using good quality materials, undertaken to a
high standardy

vi) where appropriate, include the installation of public art; and

vii) deliver proposals which incorporate the principles of inclusive design. Proposals for gated
developments will be resisted.

B) Public realm improvements will be sought from developments located close to transport interchanges
and community facilities to ensure easy access between different transport modes and into local
community facilities.

4.15 The appeal proposal would not result in alterations to topography, the
alignment of highways, or the loss of existing landscape. As a consequence, the

existing townscape quality and value would remain preserved.
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DMHD 1

F) Front Gardens and Parking
7)  new or replacement driveways should use permeable (porous)

surfacing. Surfaces of more than five square metres will need

Planning permission for laying traditional, impermeable driveways;

and

7) the design, materials and height of any front boundary must be in

keeping with the character of the area to ensure harmonisation with

the existing street scene.

4.16

5.1

5.2

Criterion F (ii) of the policy is both relevant and material. The criterion seeks to
ensure that boundary proposals are in keeping with the character of the area
and the wider street scene. These aims and objectives are echoed by policies
D3, BE1, DMHB 11 and DMHB 12. Therefore, reference is made to preceding

submissions.

CONCLUSIONS

The visual qualities of the locality might be described as pleasant, but
unremarkable. The appeal proposal would be aesthetically reasonable,
following a design approach linked with an extant planning permission, and an
effective modest development, having regard to the attributes of local

character and appearance.

In conclusion, the appellant respectfully requests that the Inspector upholds

the appeal.
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