Residents Services

APP. REF. NO:

71277/APP/2016/3397

DELEGATED DECISION

- Please select each of the categories that enables this application to be
determined under delegated powers

- Criteria 1 to 5 or criteria 7 to 9 must be addressed for all categories of
application, except for applications for Certificates of Lawfulness, etc.

APPROVAL RECOMMENDED: GENERAL

Select Option

The delegation powers schedule has been
checked. Director of Residents Services

1. No valid planning application objection in the form of a petition ] can determine this application.
of 20 or more signatures, has been received
2. Application complies with all relevant planning policies and is ]
acceptable on planning grounds
3. There is no Committee resolution for the enforcement action ] | Case Officer
4. There is no effect on listed buildings or their settings L]
5. The site is not in the Green Belt (but see 11 below) ]| | Signature:
REFUSAL RECOMMENDED: GENERAL
6. Application is contrary to relevant planning policies/standards L]
7. No petition of 20 or more signatures has been received L] Date:
8. Application has not been supported independently by a person/s L]
9. The site is not in Green Belt (but see 11 below) 1| | A delegated decision is appropriate
RESIDENTIAL DEVELOPMENT and the recommendation,
10. Single dwelling or less then 10 dewlling units and/or a site of conditions/reasons for refusal and
loss than 0.5 ha 1| |informatives are satisfactory.
11. Householder application in the Green Belt __1| | Team Manager:
COMMERCIAL, INDUSTRIAL AND RETAIL DEVELOPMENT
12. Change of use of retalil units on site less than 1 ha or with less ] Signature:
than 1000 sq m other than a change involving a loss of Al uses
13. Refusal of change of use from retail class Al to any other use [ ]
14. Change of use of industrial units on site less than 1 ha or with ]
less than 1000sq.m. of floor space other than to a retail use. Date:
CERTIFICATE OF LAWFULNESS
15. Certificate of Lawfulness (for proposed use or Development) [ ]
— — The decision notice for this
16. Certificate of Lawfulness (for existing use or Development) L] application can be issued
17. Certificate of Appropriate Alternative Development [ ]
CERTIFICATE OF LAWFULNESS Director / Member of Senior
18. ADVERTISMENT CONSENT (excluding Hoardings) 7| | Management Team:
19. PRIOR APPROVAL APPLICATION [ ]
Signature:
20. OUT-OF-BOROUGH OBSERVATIONS [ ]
21. CIRCULAR 18/84 APPLICATION [ ]
22. CORPSEWOOD COVENANT APPLICATION [ ]
Date:
23. APPROVAL OF DETAILS [ ]
24. ANCILLARY PLANNING AGREEMENT (S.106 or S.278) where L]
Heads of Terms have already received Committee approval
NONE OF THE ABOVE DATES SHOULD
25. WORKS TO TREES L] BE USED IN THE PS2 RETURNS TO THE
26. OTHER (please specify) [ ]| ODPM

Page 1 of 14




A

Iltem No. Report of the Head of Planning, Building Control, Sport & Green Spaces
Address LAND AT REAR OF 116 PINNER ROAD PINNER ROAD NORTHWOOD
Development: Excavation to create a basement and part demolition of the existing garage

and construction of a new build 1 bed dwelling.

LBH Ref Nos: 71277/APP/2016/3397

Drawing Nos: Location Plan (1:1250)

P9/001
P9/002
P9/003
P9/004
P0/005
P9/006
Planning, Design and Access Statement

Date Plans received :  14/09/2016 Date(s) of Amendment(s):
Date Application Valid: 14/09/2016

1.

SUMMARY

This application seeks consent for the partial demolition of the existing garage and
construction of a new build 1bed dwelling with a basement.

The application by reason of its siting and design, would result in an incongruous
overdevelopment of the site, that fails to provide a suitable standard of residential
accommodation. The shortfall in parking for both the existing units at No. 116 and this
scheme would prejudice the free flow of traffic in the surrounding roads. In the absence
of any investigations into the scheme's impact on drainage, flooding, groundwater
conditions and structural stability, the scheme fails to demonstrate that it would not have
a detrimental impact on the surface water/drainage, and mitigate sufficiently against
surface water flooding. Overall the scheme fails to comply with the Council's adopted
policies and standards.

RECOMMENDATION
REFUSAL for the following reasons:

1 NON2 Parking

The proposal would result in the loss of two off street car parking spaces for the existing
residential units at No. 116 Pinner Road and fails to provide any off street parking spaces
for the proposed unit. The proposal would thus provide insufficient parking provision for
the existing and proposed residential units and would therefore result in an increase in
on-street car parking, in an area where such parking is at a premium, to the detriment of
the free flow of traffic in the surrounding roads and conditions of general highway and
pedestrian safety. The scheme therefore fails to comply with Policies AM7 and AM14 of
the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) and the
adopted Supplementary Planning Document HDAS: Residential Layouts.

2 NON2 Quality of accomodation

The proposed development, by reason of its internal layout, and size and scale of the
development proposed, would result in a development with poor outlook and natural light
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for the ground floor and basement habitable room windows. The ground floor and garden
areas would be overlooked from the surrounding buildings to an unacceptable degree,
and the inadequate level of amenity space proposed would be detrimental to the
amenities of future occupiers. Overall, the proposal would be contrary to Policy 3.5 of the
London Plan, Policies BE13, BE19, BE20, BE23 and BE24 of the Hillingdon Local Plan:
Part Two - Saved UDP Policies (November 2012) and the Council's adopted
Supplementary Planning Document HDAS: Residential Layouts.

3 NON2 Flood Risk

In the absence of an appropriate Flood Risk Assessment of the scheme's impact on
drainage, flooding, groundwater conditions and structural stability, the scheme has failed
to demonstrate how all the risks to the proposed basement can and will be managed to
ensure the safety of future occupants. The proposal therefore fails to comply with Policy
EM6 Hillingdon Local Plan: Part 1 - Strategic Policies (Nov 2012), Policy 5.12 of the
London Plan (March 2016), the National Planning Policy Framework (March 2012) and
the Planning Practice Guidance (March 2014).

4 NON2 Loss of Amenity space

The proposed development would result in the partial loss of the existing amenity space
for the occupiers of the residential unit in the rear of the ground floor of 116 Pinner Road,
to the detriment of the residential amenity of the existing occupiers. Therefore the
proposal would be contrary to Policies BE19 and BE23 of the Hillingdon Local Plan: Part
Two - Saved UDP Policies (November 2012) and the Council's adopted Supplementary
Planning Document HDAS: Residential Layouts.

5 NON2 Design and scale

The proposal, by reason of its unacceptable design, siting, and proposed residential use,
would appear as an incongruous addition within the street scene, that has had little
regard to the pattern, design and grain of the existing development. Overall, the
application would constitute an unacceptable overdevelopment of the site that fails to
comply with the National Planning Policy Framework, Policy 3.5 and 7.4 of the London
Plan, Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November
2012), Policies BE13, BE15 and BE19 of the Hillingdon Local Plan: Part Two - Saved
UDP Policies (November 2012) and the adopted Supplementary Planning Document
HDAS: Residential Layouts.

INFORMATIVES

1 152 Compulsory Informative (1)

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

2 153 Compulsory Informative (2)

The decision to REFUSE planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) as incorporated into the Hillingdon Local Plan (2012) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
including the London Plan (2015) and national guidance.

AM7 Consideration of traffic generated by proposed developments.
AM14 New development and car parking standards.
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3.1

BE13 New development must harmonise with the existing street scene.

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

BE20 Daylight and sunlight considerations.

BE21 Siting, bulk and proximity of new buildings/extensions.

BE23 Requires the provision of adequate amenity space.

BE24 Requires new development to ensure adequate levels of privacy to
neighbours.

BE38 Retention of topographical and landscape features and provision of new

planting and landscaping in development proposals.

OE1l Protection of the character and amenities of surrounding properties and
the local area

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

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

LPP 3.3 (2015) Increasing housing supply

LPP 3.4 (2015) Optimising housing potential

LPP 3.5 (2015) Quality and design of housing developments
LPP 3.8 (2015) Housing Choice

LPP 5.12 (2016) Flood risk management

LPP 5.13 (2016) Sustainable drainage

LPP 7.4 (2015) Local character

NPPF1 NPPF - Delivering sustainable development

NPPF10 NPPF - Meeting challenge of climate change flooding costal
NPPF6 NPPF - Delivering a wide choice of high quality homes
NPPF7 NPPF - Requiring good design

3 159 Councils Local Plan : Part 1 - Strategic Policies

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

CONSIDERATIONS

Site and Locality

This application relates to the garage to the rear of 116 Pinner Road, which is located on
the northern side of Pinner Road (Northwood), at its junction with Hilliard Road. To the
south of the property is Zetter House (Offices with residential at the top) which is
separated from the site by a public highway. To the west is the Hilliard Road and to the
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rear of the site are garages and gardens serving retail and office units on the ground floor
with residential and office accommodation above.

3.2 Proposed Scheme

This application seeks consent for the partial demolition of the existing garage and
construction of a new build 1x1 bed dwelling with a basement.

3.3 Relevant Planning History
22994/APP/2015/1027 116 Pinner Road Northwood

Conversion of first floor 2 bedroom flat to 2 x 1 bedroom self contained flats (Application for a
Certificate of Lawful Development for a Proposed Development)

Decision: 15-05-2015 Refused
22994/APP/2015/1029 116 Pinner Road Northwood

Change of use from retail (Use Class Al) to 2 x 1-bed studio flats (Use Class C3) involving
installation of new doors and windows to front side and rear (Prior Approval)

Decision: 15-05-2015 Approved

22994/APP/2015/1381 116 Pinner Road Northwood
Installation of 1m high boundary fence to front/side (Application for a Certificate of Lawful
Development for a Proposed Development)

Decision: 18-06-2015 Approved

22994/APP/2015/3009 116 Pinner Road Northwood
Change of use of rear of ground floor premises from retail (Use Class Al) to 1 x 1-bed flat (Use

Class C3) involving installation of new doors and windows to front side and rear (Prior Approval)
Decision: 02-10-2015 Refused
22994/APP/2015/3202 116 Pinner Road Northwood

Conversion of garage into a 1 bed self-contained flat (Application for Prior Approval under
Schedule 2, Part 3, Class P of the Town and Country Planning (General Permitted
Development) Order 2015)
Decision: 15-10-2015 Refused
22994/APP/2015/3686 116 Pinner Road Northwood
Change of use of rear of ground floor premises from retail (Use Class Al) to 1 x 1-bed flat (Use
Class C3) involving installation of new doors and windows to front side and rear (Prior Approval)
Decision: 27-11-2015 Refused
70900/APP/2015/1815 116a Pinner Road Northwood
Installation of dormer to rear to create habitable roof space including 2 x front rooflights

Decision: 24-07-2015 Approved
70900/APP/2015/1818 116a Pinner Road Northwood
Creation of a rear dormer to first floor flat and conversion of existing flat into 2 flats

Decision: 24-07-2015 Approved
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70900/APP/2015/1819 116a Pinner Road Northwood

First floor rear extension, conversion of roofspace to habitable use to include a rear dormer, 2
rooflights and subdivision of existing 1 x 1-bed flat to 1 x 1-bed flat and 1 x studio flat

Decision: 24-07-2015 Approved
71277/APP/2015/3682 Land At Rear Of 116 Pinner Road Pinner Road Northwood

Part demolition, conversion and extension of the existing garage to form a single dwelling house
with associated cycle and refuse storage.

Decision: 30-11-2015 Refused
Comment on Planning History

There is an extensive planning history associated both with this garage and No. 116
Pinner Road, which have been listed.

It is important to note that this garage formed part of application 22994/APP/2015/1029,
which granted consent for the change of use from retail (Use Class Al) to 2 x 1-bed
studio flats (Use Class C3) under the prior approval process. This application was granted
consent on the basis that this area would be used to provide two car parking spaces
associated with the residential use.

Of most relevance to the consideration of this application is application is application Ref:
71277/APP/2015/3682 which refused consent for the part demolition of the existing
garage and erection of a 1.5 storey residential unit. This application was refused for the
following reasons:

1. The proposal, by reason of its unacceptable design, size, scale, siting, proportions,
massing and form would fail to provide a high quality design response to the area,
appearing as an incongruous addition within the street scene, that has had little regard to
the pattern, design and grain of the existing development. Overall, the application would
constitute an unacceptable overdevelopment of the site that fails to comply with the
National Planning Policy Framework, Policy 3.5 and 7.4 of the London Plan, Policy BE1 of
the Hillingdon Local Plan: Part One - Strategic Policies (November 2012), Policies BE13,
BE15 and BE19 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012) and the adopted Supplementary Planning Document HDAS: Residential Layouts.

2. The proposal would result in the loss of two off street car parking spaces for the
existing residential units at No. 116 Pinner Road and fails to provide any off street parking
spaces for the proposed unit. The proposal would thus provide insufficient parking
provision for the existing and proposed residential units and would therefore result in an
increase in on-street car parking, in an area where such parking is at a premium, to the
detriment of the free flow of traffic in the surrounding roads and conditions of general
highway and pedestrian safety. The scheme therefore fails to comply with Policies AM7
and AM14 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)
and the adopted Supplementary Planning Document HDAS: Residential Layouts.

3. The proposed development, by virtue of its siting, size, scale, bulk, design and
proximity, would be detrimental to the amenities of the adjoining occupier of the residential
unit in the rear of the ground floor of 116 Pinner Road, by reason of overdominance,
overshadowing, visual intrusion, loss of light and loss of outlook. Therefore the proposal
would be contrary to policies BE19, BE20 and BE21 of the Hillingdon Local Plan: Part Two
- Saved UDP Policies (November 2012) and the Council's adopted Supplementary
Planning Document HDAS: Residential Layouts.
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4. The proposed development would result in the partial loss of the existing amenity space
for the occupiers of the residential unit in the rear of the ground floor of 116 Pinner Road,
to the detriment of the residential amenity of the adjoining occupier. Therefore the
proposal would be contrary to policies BE19 and BE23 of the Hillingdon Local Plan: Part
Two - Saved UDP Policies (November 2012) and the Council's adopted Supplementary
Planning Document HDAS: HDAS: Residential Layouts.

5. The proposed development, by reason of its internal layout, and size and scale of the
development proposed, would result in a development with poor outlook and natural light
from the ground floor habitable room windows. The ground floor and garden areas would
be overlooked from the surrounding buildings to an unacceptable degree, and the
inadequate level of amenity space proposed would be detrimental to the amenities of
future occupiers. Overall, the proposal would be contrary to Policy 3.5 of the London Plan,
Policy BE13, BE19, BE20 and BE23 of the Hillingdon Local Plan: Part Two - Saved UDP
Policies (November 2012) and the Council's adopted Supplementary Planning Document
HDAS: HDAS: Residential Layouts.

Advertisement and Site Notice
4.1 Advertisement Expiry Date:- Not applicable

4.2  Site Notice Expiry Date:- Not applicable

Comments on Public Consult
EXTERNAL:

16 residents were notified of the application. 6 letters have been received which raise the
following concerns:

1. Not enough space for parking and waste collection and this would only be restricted
further;

2. Privacy of the surrounding neighbours would be jeopardised;

3. This site was approved as car parking for the flats at No. 116, loss of these spaces will
be detrimental to area;

4. The proposal would have a detrimental impact on light and privacy to No. 114, 112 and
110;

5. The development would be out of character with the surrounding area and is the back
garden to be used for the benefit of the flats;

6. Overdevelopment of the site;

7. Undersized amenity space proposed;

8. Basement construction would require a detailed method statement;

9. Side windows face onto the street which is out of character with the detailing of
surrounding properties;

10. Flooding in the area has been an issue during heavy rain, and basement living is
therefore impractical;

NORTHWOOD HILLS RESIDENTS ASSOCIATION

Object to the planning application. Over the past 18+ months, there have been numerous
applications on the property and our case for objection is that the application is no more
than "a bed in the shed". We request that the application be refused.

INTERNAL:
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HIGHWAYS OFFICER:

This application is for demolition of an existing garage in Pinner Road to create an
additional 1 bed dwelling. There is a long planning history associated with this site and a
previous application for a similar development was refused.

The site is located on the corner of Pinner Road and Hilliard Road. Pinner Road is a
classified road on the Councils Road Network and Hilliard Road is a local road. The
vehicular access to the site is from Hilliard Road and the site has a PTAL value of 2 (poor)
which suggests there will be a strong reliance on private cars for trip making. There are
parking restrictions on Pinner Road and there is parking stress on Hilliard Road as a result
of the lack of off-street parking.

The proposals involve the development of an existing rear garage at the property to
provide a two storey 1 bed dwelling. There is no off-street car parking provided as part of
the development proposals and Council's current standards indicate that 1 car parking
space would be required for a 1 bed dwelling especially in a location with such a poor
PTAL value. By not providing a car parking space on site the proposed development will
merely add to the existing parking stress in the street which will impact on existing
residents and businesses nearby. The proposals will mean that the garage that was
provided as part of the car parking provision of the previous office to residential
conversion would not be available if the development proceeds.

The proposals would result in the loss of two parking spaces for the existing development
and would also mean there is no parking space for the proposed development so an
overall deficit of 3 car parking spaces. The plans provided show cycle parking on the site
and if the proposals are approved can you condition a secure covered space for at least 1
cycle parking space.

TREES/LANDSCAPING OFFICER:

The site is occupied by a garage/outbuilding to the rear of 116 Pinner Road which is
situated at the junction with Hilliard Road - a residential street. The garage is accessible
from Hilliard Road. There is an area of garden/yard between the main house and the
garage.

COMMENT: There are no trees or other significant landscape features on the site and no
off-site trees which might be affected by the development. The proposal to build a flat,
incorporating a basement will perpetuate the built/hard landscape character of this site.
This would be an ideal site to provide a green roof which, if properly specified, would
insulate the house and assist with storm water attenuation. A minute area of
grass/amenity space is indicated. This will be impractical to use and maintain. A small
courtyard garden will be more appropriate, with planted strips for wall plants around the
edges. Drawing No. P9/006 indicates that wheelie bins will be stored on the public
footway. This will create an obstacle in the public footway and will be visually detrimental
to the streetscene. Bin storage should be located within the site with access to the street
on collection days via a door/gate in the wall.

RECOMMENDATION: No objection subject to conditions RES9 (parts 1, 2, 3, 5 and 6).
FLOOD AND WATER MANAGEMENT OFFICER:

The site is identified at risk of surface water flooding on the Environment Agency Flood
Maps.

The proposed development is in an area which was affected by surface water flooding
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recently particularly Hilliard Road.

The application should be refused on the basis that not enough information on flood risk in
the area was provided with the application.

Although this development is not in the floodplain or in flood zone 2 or 3a the proposal for
a basement would be at particular risk of flooding from surface water. The basement itself
could increase the risk to the surrounding area. The Council will therefore require an
assessment of the scheme's impact on drainage, flooding, groundwater conditions and
structural stability, where appropriate.

The Council will only permit basement and other underground development that does not
cause harm to the built and natural environment and local amenity and does not result in
flooding or ground instability. We will require developers to demonstrate by

methodologies appropriate to the site that their proposals:

a) Maintain the structural stability of the building and neighbouring properties;

b) Avoid adversely affecting drainage and run-off or causing other damage to the water
environment;

¢) Avoid cumulative impacts upon structural stability or the water environment in the local
area,

The site must also produce a Flood Risk Assessment showing how all the risks to the
proposed basement can and will be managed to ensure the safety of future occupants.

REASON: The proposal could increase flood risk and is therefore not in accordance with
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 (March 2016), and
National Planning Policy Framework (March 2012), and the Planning Practice Guidance
(March 2014).

A site investigation must be undertaken to inform the proposal, and where groundwater is
found suitable mitigation provided. For information a proposal where a basement extends
the full width of a plot will not be looked on favourably.

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-
Part 1 Policies:

PT1.BE1l (2012) Built Environment
PT1.EM6 (2012) Flood Risk Management

Part 2 Policies:

AM7 Consideration of traffic generated by proposed developments.

AM14 New development and car parking standards.

BE13 New development must harmonise with the existing street scene.

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

BE20 Daylight and sunlight considerations.

BE21 Siting, bulk and proximity of new buildings/extensions.

BE23 Requires the provision of adequate amenity space.

BE24 Requires new development to ensure adequate levels of privacy to
neighbours.
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7.1

BE38 Retention of topographical and landscape features and provision of new
planting and landscaping in development proposals.

OE1l Protection of the character and amenities of surrounding properties and
the local area

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

HDAS-LAY Residential Layouts, Hilingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006

LPP 3.3 (2015) Increasing housing supply
LPP 3.4 (2015) Optimising housing potential
LPP 3.5 (2015) Quality and design of housing developments
LPP 3.8 (2015) Housing Choice
LPP 5.12 (2016) Flood risk management
LPP 5.13 (2016) Sustainable drainage
LPP 7.4 (2015) Local character
NPPF1 NPPF - Delivering sustainable development
NPPF10 NPPF - Meeting challenge of climate change flooding costal
NPPF6 NPPF - Delivering a wide choice of high quality homes
NPPF7 NPPF - Requiring good design
In addition:

MAIN PLANNING ISSUES

Impact on the amenities of the occupiers of neighbouring residential properties

The Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) seeks to
safeguard the amenities of neighbouring residents in a number of ways. The effect of the
siting, bulk and proximity of a new building on the outlook and residential amenity of these
adjoining occupiers are considered under Policy BE20, whilst potential impacts on
daylight/sunlight (Policy BE21) and privacy (Policy BE24) are also assessed.

Paragraph 4.9 of the SPD, the Hillingdon Design & Accessibility Statement: Residential
Layouts (July 2006) further advises that all residential developments and amenity spaces
should receive adequate daylight and sunlight and that new development should be
designed to minimise the negative impact of overbearing and overshadowing. Generally,
15m will be the minimum acceptable distance between buildings. Furthermore a minimum
of 21m overlooking distance should be maintained.

Paragraph 4.11 of HDAS Residential Layouts states that the 45° principle will be applied
to new development to ensure the amenity of adjoining occupiers and future occupiers are
protected. Paragraph 4.9 states that a minimum acceptable distance to minimise the
negative impact of overbearing and overshadowing is 15m. Paragraph 4.12 requires a
minimum of 21m distance between facing habitable room windows to prevent overlooking
and loss of privacy. Policy BE21 states that planning permission will not be granted for
new buildings which by reason of their siting, bulk and proximity would result in significant
loss of residential amenity.

No. 116 to the south of the application site has had a number of extensions and has been
converted into 4 residential units spread over the ground, first and second floor levels.
There is a distance of 4.1 metres between the ground floor windows and extended ground
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7.2

floor of No. 116 and 9 metres to the first floor element. It is understood from the plans,
that a wall/fence is to be erected between the two sites which will ensure that the scheme
does not result in an unacceptable amount of overlooking to No. 116. The previous
scheme proposed a two storey building on the site, and the Council raised concerns that
this would appear overly dominant to the occupiers of No. 116. The proposals have
altered within this application and propose a building that is largely single storey in scale.

Notwithstanding such, there are concerns that given the proposed siting and layout of the
development proposed and that of 116 Pinner Road, this could restrict the outlook from
this No. 116 to an unacceptable degree. When prior approval was granted for No. 116, a
garden area of approximately 28.2sq.m was retained for this ground floor occupant and
the conversion allowed for a relatively open outlook, with the existing garage, 5.3 metres
from the rear doors of this unit. This proposal would result in the garden area for this
ground floor unit being reduced to only 11sq.m, with a distance of only 1.9 metres
between the rear of the ground floor and the boundary fence. The resulting outlook from
this flat is therefore wholly unacceptable and considered to have a detrimental impact on
the amenities of this occupant.

In terms of the impact of the development on the dwellings to the north, west and east of
the site, given the location of the proposed development and relationships between this
and these adjacent properties, the proposal is not considered to have a detrimental impact
on the amenities of these occupants.

Impact on Street Scene

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
requires all new development to maintain the quality of the built environment including
providing high quality urban design. Policy BE13 of the Hillingdon Local Plan: Part Two -
Saved UDP Palicies (November 2012) states that development will not be permitted if the
layout and appearance fails to harmonise with the existing street scene, whilst Policy
BE19 seeks to ensure that new development within residential areas complements or
improves the amenity and character of the area.

Policy 3.5 of the London Plan states that the design of all new housing developments
should enhance the quality of local places, taking into account physical context and local
character and Policy 7.4 states that buildings, should provide a high quality design
response that has regard to the pattern and grain of the existing spaces and streets in
orientation, scale, proportion and mass and allows existing buildings and structures that
make a positive contribution to the character of a place to influence the future character of
the area is informed by the surrounding historic environment.

The area to the north of the application site is predominantly residential and consists of
mainly terraced and semi detached two storey dwellinghouses. To the south of the
application site are the commercial units along Pinner Road, most of which are two storey
buildings with the commercial units at ground floor and residential units on the upper
floors. At present, the existing building is a garage serving No. 116 and its scale is similar
to other backland buildings to the rear of other properties along Pinner Road and Hilliard
Road.

The building proposed to the rear of No. 116 is a single storey detached residential unit.
At present, the existing garage is single storey with a pitched roof. The proposal seeks to
retain the height of the existing building and replace the pitched roof, with a flat roof.
Additional accommodation will be achieved by excavating to create a basement beneath
the building. Whilst there is no objection to the proposed size and scale of the building,
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7.3

which is not too dissimilar to the existing and other buildings within the road, there are
concerns with the proposed use. The character of this area is such that residential
accommodation is provided in the form of terraced and semi detached, two storey
buildings. The introduction of a single storey building residential building in this location
would be out of character with the pattern and form of development in the surrounding
area. By reason of its unacceptable design, size, scale and siting, the proposal would form
an inappropriate overdevelopment of the site by reason of the the lack of garden or
surrounding space, size of the unit proposed and its constrained and cramped
appearance within its setting.

Overall, the scheme fails to provide a high quality design response to the area and has
had little regard to the pattern, design and grain of the existing spaces and surrounding
streets. It is considered that the proposed development fails to comply with the Councils
adopted policies and standards and would be a wholly unacceptable addition in the
context of the site and surrounding area.

Traffic Impact/Pedestrian Safety

London Plan policy 6.1 seeks to ensure that the need for car use is reduced and Table 6.2
sets out the parking requirements for developments.

Policy AM7 of the Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
considers whether the traffic generated by proposed developments is acceptable in terms
of the local highway and junction capacity, traffic flows and conditions of general highway
or pedestrian safety. Policy AM14 of the Hillingdon Local Plan: Part 2 - Saved UDP
Policies (November 2012) seeks to ensure that all development is in accordance with the
Council's adopted Car Parking Standards.

The existing building is a garage that was recently granted consent to be used as two car
parking spaces in association with the two ground floor studio units at No. 116 Pinner
Road (application reference 22994/APP/2015/1029). This application therefore needs to
not only consider the loss of the two car parking spaces for these units, but also whether
adequate provision has been made for the proposed new unit.

The site has a poor public transport accessibility (PTAL 2) and this application proposes
the loss of two car parking spaces and also proposes no spaces in association with the
unit proposed as part of this application. Given the location of the site, the Council would
expect the scheme to comply with the London Plan standards, which seek 1.5 spaces to
be proposed for the application property and similar for the existing ground floor units at
No. 116. The Council's Highways team would accept 1 space to be provided per unit,
given the size of the units proposed and existing. No parking spaces are proposed as part
of the application and there is therefore a shortfall of 3 car parking spaces. The absence
of any car parking is considered to add to the existing parking stress in the street which
will impact on existing residents and businesses nearby.

A Transport Statement was received as part of the previous application and is referenced
within this scheme. This identifies that the parking demand on the two days surveyed was
80-85%. This is considerably high and it has been noted on numerous visits to the site,
even during the day, that the amount of available parking spaces near to the site is very
low. Whilst the reinstatement of the dropped kerb will provide some additional on street
parking, the Council's Highways team are of the view that the shortfall in the number of
spaces, given the PTAL, is unacceptable. In its current form, the application fails to
comply with policies AM7 and AM14 of the Hillingdon Local Plan: Part Two - Saved
policies. The traffic generated by the proposed development and loss of car parking
spaces for the existing residential units is considered unacceptable and will increase
demand along the nearby roads which are already used to capacity. This will therefore
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7.4

7.5

7.6

prejudice the free flow of traffic on these roads and conditions of general highway and
pedestrian safety.

Carparking & Layout

See previous section 'Traffic Impact/Pedestrian Safety'.

Urban Design, Access and Security Considerations

INTERNAL FLOOR AREAS AND QUALITY OF ACCOMMODATION

The London Plan (2016) sets out the minimum floor areas required for proposed
residential units in order to ensure that they provide an adequate standard of living for
future occupants. The London Plan standards for the accommodation proposed is 1-bed
2-person 50sg.m.

The floor areas of the unit has been checked and proposes a unit of approximately
80sqg.m in floor area, therefore exceeding the standard required.

In terms of the quality of the accommodation proposed, there are concerns with regards to
the quality of the accommodation proposed as part of the application. The ground floor
space in the unit is served by a bi-fold door on the southern elevation and a window on the
western elevation, which is obscurely glazed. Therefore, the only outlook for the habitable
rooms at ground floor level in this unit are on the southern elevation, which is sited 1.8
metres from the boundary fence. The outlook from this unit is considered wholly
unacceptable as it will be largely obscured by the fence, and rear elevations of No. 116,
which would appear oppressive and dominant to any occupant, given their close proximity.
There is also concern that this space would be overlooked from the first floor windows of
No. 116, which is located only 7 metres from the boundary fence, which would be
detrimental to any occupant given the single aspect of the unit.

In respect of the basement accommodation, it is considered that the outlook and amount
of natural light and ventilation able to penetrate this space will be restricted by the
proposed layout of the site. The basement is served solely by a lightwell on the southern
elevation from this space, which is 1.8 metres in depth. It is proposed that the lightwell will
have a reinforced glass floor, with the intention that it can be used at ground level as
amenity space for the unit. The likelihood would be that if the floor was used as ground
level amenity space, with chairs/tables added, this would further reduce the amount of
light able to reach the basement area and is an arrangement that the Council do not
consider provides an acceptable standard of living accommodation.

Overall, it is considered that the proposed development would fail to have an adequate
outlook and source of natural light, and this unacceptable layout further serves to
emphasise that the scheme is an inappropriate overdevelopment of this site, therefore
failing to comply with Policy BE13, BE19, BE20 and BE23 of the Hillingdon Local Plan
(November 2012) and Policy 3.5 the London Plan (2016).

EXTERNAL AMENITY SPACE

The HDAS Residential Layouts requires a 1 bedroom flat to be provided with 20 square
metres of amenity space. The application proposed uses part of the garden of the ground
floor residential units of No. 116, leaving only 10 sg.m for this unit. The proposed garden
space for the backland unit is only 8.25 sq.m. The scheme therefore fails to retain a
sufficient amount of garden space for both the existing and proposed unit and would
therefore fail to comply with Policy BE23 of the Hillingdon Local Plan (November 2012).

Other Issues
TREES AND LANDSCAPING
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Saved policy BE38 seeks the retention and utilisation of topographical and landscape
features of merit and the provision of new planting and landscaping wherever it is
appropriate.

Given the size of the site, no meaningful soft landscaping can be provided as part of the
application and would result in a site dominated by hard surfacing. Whilst it is noted that
other sites to the rear of the Pinner Road units are similar in terms of being dominated by
hard surfacing, had the scheme been found acceptable, a condition would have been
added to try and secure more soft landscaping for the site.

FLOODING:

The Council will only permit basement and other underground development that does not
cause harm to the built and natural environment and local amenity and does not result in
flooding or ground instability. We will require developers to demonstrate by

methodologies appropriate to the site that their proposals:

a) Maintain the structural stability of the building and neighbouring properties;

b) Avoid adversely affecting drainage and run-off or causing other damage to the water
environment;

¢) Avoid cumulative impacts upon structural stability or the water environment in the local
area,

The site must also produce a Flood Risk Assessment and site ivestigation showing how all
the risks to the proposed basement can and will be managed to ensure the safety of
future occupants. Although this development is not in the floodplain or in flood zone 2 or
3a, the proposal of a basement would be at particular risk of flooding from surface water.
The basement itself could increase the risk to the surrounding area and the Council
require an assessment of the scheme's impact on drainage, flooding, groundwater
conditions and structural stability, where appropriate.
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