5. HOUSING


Introduction

7.1 The Borough has a relatively modern housing stock which compares favourably with other London Boroughs in terms of the provision of basic amenities.  Only 5% of the stock was built before 1919, and nearly half between 1919 and 1939.   Around 35% of the stock are semi-detached houses.  The majority is owner-occupied, the proportion having increased from 61% to 73% between 1981 and 1991, whilst local authority rented housing fell from 27% to 16%.  In 1995 it was estimated that 6.1% of all private sector housing in the Borough was 'unfit' with a further 10% in need of renovation, and 3% of private residential properties were estimated to be vacant.
7.2 The Council's Part 1 planning policies for housing seek to achieve a minimum level of new Council provision as set out in RPG3, to ensure enough new residential units are designed  to mobility and wheelchair standards, and to ensure the highest acceptable number of new dwellings are provided as affordable housing.  These policies are consistent with the Council's current Housing Strategy (1995/6).


Provision of New Housing

7.3
Population trends indicate that a continuing demand for new housing can be expected in the Borough, with a particular requirement for accommodation suitable for one or two person households and for those on low incomes (see paras. 7.9 and 7.25).  The Council will seek to ensure that this demand is met as far as possible whilst respecting established conservation policies and the interests of existing communities.

7.4
Hillingdon's allocation of 8,000 additional dwellings between 1987 and 2001, as set out in Strategic Planning Guidance (see para. 2.22) is consistent with the Council's assessment of the capacity of the Borough to absorb new housing, taking due account of existing planning policies and the constraints on the supply of housing land imposed by, for example, the Green Belt.  Policy Pt 1.13 sets out the Local Planning Authority's intention to seek to secure this level of provision.  However, it is not intended that this policy will be implemented in a prescriptive or arbitrary manner and the Local Planning Authority will continue to consider all proposals for residential development on their merits in the context of other policies of this Plan.  RPG3 (1996) sets out a revised housing allocation for Hillingdon of a minimum of 3,900 new dwellings to be provided between 1992 and 2006.
7.5
This UDP identifies a number of sites with potential for housing development, as set out in Table 7.1.  Where appropriate specific proposals for these sites are set out in the 'Proposals' Chapter 15 of the Plan and planning briefs will be prepared as supplementary planning guidance where necessary.  Where redevelopment of sites within the Green Belt is proposed, the Local Planning Authority will normally expect the proposed development to occupy no larger a ground area than existing buildings on the site, nor exceed the height of, existing buildings, and have no greater impact on the character and openness of the Green Belt.  The amenity value of the site should be retained or enhanced where practical.

H1 THE LOCAL PLANNING AUTHORITY WILL SAFEGUARD THE SITES IDENTIFIED IN TABLE 7.1 FOR RESIDENTIAL DEVELOPMENT.


TABLE 7.1 SITES FOR RESIDENTIAL DEVELOPMENT:


  -  BASF, Colham Mill Road, Yiewsley   (Proposal PR5)


  -  RAF West Drayton   (Proposal PR8)


  -  The Chestnuts, Barra Hall Park, Hayes   (Proposal PR11)

  -  Coppermill Lock, Harefield    (Proposal PR16)


  -  St Vincent's Hospital, Wiltshire Lane, Northwood   (Proposal PR26)

7.6
It is intended that the supply of housing land in the Borough will be monitored by way of a housing land availability study which will be produced regularly by the Local Planning Authority.  A study undertaken in 1996 (with a base date of 1 January 1996) noted that 5,800 units had been completed since 1st January, 1987 and identified outstanding planning permissions for around 1,700 additional dwellings.


Safeguarding Existing Housing

7.7 Building new dwellings will not be effective in meeting the growth in housing requirements if the current stock is diminished without replacement.  Therefore, except in the specific circumstances set out in para 7.8 below, it is the intention of the Local Planning Authority to prevent the change from residential use of any building that can still be used with or without adaptation for residential purposes (SPG para 52).

H2 THE LOCAL PLANNING AUTHORITY WILL NOT NORMALLY GRANT PLANNING PERMISSION FOR A CHANGE FROM RESIDENTIAL USE (INCLUDING RESIDENTIAL USE ABOVE SHOPS AND IN OTHER MIXED DEVELOPMENTS) OF ANY BUILDING OR PART OF A BUILDING THAT IS SUITABLE WITH OR WITHOUT ADAPTATION FOR RESIDENTIAL USE.

H3 THE LOSS OF RESIDENTIAL ACCOMMODATION (WHICH COULD BE OCCUPIED WITH OR WITHOUT ADAPTATION) WILL ONLY BE PERMITTED IF IT IS REPLACED WITHIN THE BOUNDARY OF THE SITE.  AN INCREASE IN THE RESIDENTIAL ACCOMMODATION WILL BE SOUGHT, SUBJECT TO OTHER POLICIES IN THE PLAN.

7.8 Particular recognition will be paid to the important contribution made to the housing stock by existing lower cost dwellings which are particularly vulnerable to changes of use.  Depending on the circumstances of the case, exceptions may be permitted:

 -where residential accommodation is located over retail or other commercial premises and either:


(a)access to the dwelling unit is gained only through the retail or other commercial premises and it can be demonstrated to the satisfaction of the Local Planning Authority that the construction of an alternative access cannot be provided either physically or at reasonable cost; or

(b) the dwelling is unfit for habitation within the meaning of the Housing Act, 1985 and is incapable of being brought up to an acceptable standard at a reasonable cost.

or:

-where an existing dwelling or small isolated group of dwellings is located so close to an established or authorised user which causes such nuisance or disturbance that a satisfactory residential environment cannot practically be achieved.


Housing Mix

7.9The 1991 Census revealed a mismatch between dwelling size and household size with 60% of households living in dwellings containing five or more habitable rooms but only 24% of households having four or more people. 60% of households contained only one or two persons. Projections envisage that the general trend towards smaller households will continue.  There is, in particular, a high proportion of elderly persons living alone.

7.10It is desirable that the size distribution of the housing stock should more closely match the present and future distribution of households.  The creation of an increased stock of smaller housing units would, for example, provide increased opportunities for small households seeking their first home and for elderly households to vacate their larger dwellings for more convenient accommodation in the local area.  Given this need to consider the composition of new residential development in terms of unit size, the Local Planning Authority will examine changes in the dwelling stock and its consequent ability to meet the needs of smaller households as part of its annual monitoring process (see para. 1.14).  As there is a shortage of smaller dwellings in the Borough the Local Planning Authority will normally therefore apply Policy H4 which is intended to diversify the housing stock and widen choice for those living or wishing to live in the Borough.

7.11
The Council recognises the importance of residential accommodation in town centres as part of the overall mix of uses which is necessary to ensure their vitality and attractiveness.  Such housing offers particular advantages in terms of accessibility to town centre facilities, employment opportunities and public transport.  In order to maximise the residential potential of town centre sites residential development within them should comprise predominantly one or two bedroom dwellings.

H4 WHEREVER PRACTICABLE A MIX OF HOUSING UNITS OF DIFFERENT SIZES SHOULD BE PROVIDED IN SCHEMES OF RESIDENTIAL DEVELOPMENT INCLUDING IN PARTICULAR UNITS OF ONE OR TWO BEDROOMS.  WITHIN TOWN CENTRES PREDOMINANTLY ONE AND TWO BEDROOM DEVELOPMENT WILL BE PREFERABLE. 

7.12
Exceptions to Policy H4 may be made where the proposed scheme is designed to meet special needs or the site is unsuitable (for environmental or other reasons) for a particular type of housing.  The Council will also have regard to the range and type of unit most urgently required to meet existing and anticipated housing need in different parts of the Borough.  Particular consideration will be given to family housing and ethnic minority groups in assessing the need for larger dwellings either in new development or through extensions to existing dwellings.

H5 THE COUNCIL WILL ENCOURAGE DWELLINGS SUITABLE FOR LARGE FAMILIES, WHERE THE NEEDS OF THE AREA SUGGEST IT IS APPROPRIATE, BY:-

i)
ENCOURAGING THE IMPROVEMENT OR EXTENSION OF SINGLE FAMILY 
DWELLINGS FOR THIS PURPOSE WHERE THIS WOULD COMPLY WITH 
ENVIRONMENTAL STANDARDS, SET OUT IN THIS PLAN;

ii)
PROVIDING FOR THIS TYPE OF DWELLING IN THE COUNCIL'S OWN 
PROGRAMME OF DEVELOPMENT AND ACQUISITION AND ENCOURAGING 
HOUSING ASSOCIATIONS TO DO THE SAME; AND

iii)
NEGOTIATING THE PROVISION OF LARGER DWELLINGS BY THE PRIVATE 
SECTOR IN NEW DEVELOPMENT, BEARING IN MIND THE NEED TO ENSURE 
SUCH HOUSING MEETS LOCAL NEEDS.


Residential Density
7.13
The Borough contains housing built at a variety of densities, from approximately 50 habitable rooms per hectare (h.r.p.h.) in parts of Northwood to over 250 h.r.p.h. in new town centre developments.  As a guide to developers, new housing is generally expected to be in the range of 100-200 h.r.p.h.  There may, however, be circumstances in which it is appropriate for the density of new housing to rise above or fall below this range because of site configuration and characteristics, dwelling mix, the character of the surrounding area and a range of environmental factors such as the desire to retain architectural or landscape features and the contribution to meeting local housing needs.  

7.14
For schemes with a density of over 150 h.r.p.h. applicants will be expected to submit sufficient details to show that the layout and design of the proposed scheme achieves good environmental conditions within the development site and fits in with the surrounding area, taking account of the policies for safeguarding residential amenity set out in Chapter 5 of this Plan.  

H6
THE APPROPRIATE DENSITY OF DEVELOPMENT DEPENDS ON A BALANCE BETWEEN THE FULL AND EFFECTIVE USE OF AVAILABLE HOUSING LAND AND THE FOLLOWING IMPORTANT CONSIDERATIONS; THE QUALITY OF THE HOUSING LAYOUT AND DESIGN, ITS COMPATIBILITY WITH THE DENSITY, FORM AND SPACING OF SURROUNDING DEVELOPMENT, THE PROPOSED DWELLING MIX, AND THE LOCATION, CONFIGURATION AND CHARACTERISTICS OF THE SITE. HOWEVER, APPLICANTS FOR RESIDENTIAL DEVELOPMENT AT A DENSITY ABOVE 150 HABITABLE ROOMS PER HECTARE WILL BE EXPECTED TO SUBMIT SUFFICIENT DETAILS TO DEMONSTRATE THAT THE LAYOUT AND DESIGN OF THE SCHEME ARE OF A QUALITY WHICH PRODUCES GOOD ENVIRONMENTAL CONDITIONS WITHIN THE DEVELOPMENT AND HARMONISE WITH THE SURROUNDINGS.

	London Plan Policy 4B.3 (Maximising the potential of sites) and table 4.1 Density location and parking matrix (habitable rooms and dwellings per hectare) to be used and supporting text (instead of Policy H6).

Hillingdon’s Local Interpretation of London Plan table 4.1

Location
Accessibility index
Predominant housing type
Detached and linked houses
Terraced houses and flats
Mostly flats
Setting
Hayes and Uxbridge town centres
6 to 4
Urban
200-450 hr/ha
200-450 hr/ha
450-700 hr/ha
55-175 u/ha
55-175 u/ha
165-275 u/ha
Ave. 3.1 hr/u
Ave. 3.7 hr/u
Ave. 3.0 hr/u
Areas within 10 minutes walk/800m from Uxbridge and Hayes town centres
6 to 4
Suburban
200-300 hr/ha
200-300 hr/ha
250-350 hr/ha
50-110 u/ha
50-110 u/ha
80-120 u/ha
Ave. 3.7 hr/ha
Ave. 3.7 hr/ha
Ave. 3.0 hr/u
Any town centre and those areas within 10 minutes walk/800m from those centres
3 to 2
Suburban
150-200 hr/ha
200-250 hr/ha
200-250 hr/ha
30-65 u/ha
50-80 u/ha
50-80 u/ha
Ave. 4.4 hr/u
Ave 3.8 hr/u
Ave. 3.8 hr/u
Currently remote sites
2 to 1
Suburban
150-200 hr/ha
150-200 hr/ha
150-200 hr/ha
30-50 u/ha
30-50 u/ha
30-50 u/ha
Ave. 4.6 hr/u
Ave. 4.6 hr/u
Ave. 4.6 hr/u




Conversions
7.15
In addition to housing provided through redevelopment or the development of new sites, the subdivision of existing residential property can constitute a source of smaller residential accommodation.  However, while the Local Planning Authority recognises the contribution that small conversion units can make to the achievement of a better housing 'fit' and to the extended life of its housing stock, it considers that, in considering applications for conversions, it should have particular regard to the need to safeguard the amenity of the neighbourhood and to prevent traffic or parking congestion.  Consequently, policy H7 serves to ensure that conversions achieve satisfactory environmental and amenity standards.  Supplementary Planning Guidance on the provision of amenity space has been published by the Local Planning Authority.

H7 THE LOCAL PLANNING AUTHORITY WILL REGARD THE CONVERSION OF RESIDENTIAL PROPERTIES INTO MORE UNITS AS ACCEPTABLE IN PRINCIPLE PROVIDED THIS CAN BE ACHIEVED WITHOUT CAUSING DEMONSTRABLE HARM TO THE RESIDENTIAL AMENITIES OR CHARACTER OF THE AREA OR THE AMENITY OF ADJOINING OCCUPIERS AND THE FOLLOWING CRITERIA ARE MET:-

(i)
IT CAN BE DEMONSTRATED THAT ADEQUATE SOUND INSULATION IS

               PROVIDED;

(ii)
CAR PARKING TO THE STANDARDS ADOPTED BY THE LOCAL PLANNING 
AUTHORITY CAN BE PROVIDED WITHIN THE CURTILAGE OF THE SITE AND
CAN  BE ACCOMMODATED WITHOUT SIGNIFICANT DETRIMENT TO THE
STREET  SCENE;

(iii)
ALL UNITS ARE SELF CONTAINED WITH EXCLUSIVE USE OF SANITARY AND 
KITCHEN FACILITIES AND WITH INDIVIDUAL ENTRANCES, AND INTERNAL 
STAIRCASES ARE PROVIDED TO SERVE UNITS ABOVE GROUND FLOOR


LEVEL;  AND

(iv)
ADEQUATE AMENITY SPACE IS PROVIDED FOR THE BENEFIT OF RESIDENTS 
OF THE PROPOSED DEVELOPMENT.

7.16
In respect of policy H7, the Local Planning Authority will generally require a standard which conforms to that set out for new dwellings in the Building Regulations and only permit conversions which provide self-contained accommodation.  It is recognised, however, that conversion to allow the shared use of facilities such as kitchens and bathrooms could provide a source of low cost accommodation for those such as young single people, students or community care patients for whom owner-occupation or local authority housing is rarely an option.  Furthermore, the housing requirements of some elderly people may be met through this type of accommodation.  In exceptional circumstances therefore, where it can be demonstrated to the satisfaction of the Local Planning Authority that a particular need exists which cannot be adequately accommodated by other means and where the proposal meets with the requirements of the Housing Acts, a relaxation of Policy H7 may be considered appropriate.

7.17
Another source of residential accommodation which requires an element of conversion is the change of use from existing non-residential development.  Mostly these involve vacant office or industrial buildings, though other uses may be appropriate, where there is little likelihood of an occupier being found.  Not only can such conversions meet a range of permanent and temporary housing needs, but can also contribute to the regeneration of an area.  The Local Planning Authority will therefore encourage such conversions provided they are consistent with other objectives of this plan.

H8 THE CHANGE OF USE FROM NON-RESIDENTIAL TO RESIDENTIAL WILL BE PERMITTED IF:

i)
A SATISFACTORY RESIDENTIAL ENVIRONMENT CAN BE ACHIEVED;

ii)
THE EXISTING USE IS UNLIKELY TO MEET A DEMAND FOR SUCH 
ACCOMMODATION IN THE FORESEEABLE FUTURE; AND

iii)
THE PROPOSAL IS CONSISTENT WITH OTHER OBJECTIVES OF THIS PLAN, 
HAVING PARTICULAR REGARD TO THE CONTRIBUTION OF THE EXISTING 
USE TO THOSE OBJECTIVES.

In applying Policy H8, the Local Planning Authority will consider whether a temporary permission is appropriate in order to safeguard longer term needs.


Housing for Special Needs

7.18
From the Council's Housing Need Survey (1995) it was found that households in the Borough containing at least one special needs member are over twice as likely to be in need than households that do not contain a special needs person.  The survey found about 18% of special needs households are in housing need.  Provision of housing for households with special need should take account of the following objectives which are part of the Council's Housing Strategy:-

-
to seek an appropriate design layout of estate eg dropped kerbs and ramps;

-
to seek proportion of dwellings designed for wheelchair users;

-
to meet Housing Corporation requirement for Housing Associations' development that all 
ground floor accommodation should be built to mobility standard for wheelchair visitors 
(accommodation for wheelchair occupants needs to be built to full wheelchair standards).

7.19
Given the relatively limited number of residential sites which are capable of meeting accessibility criteria, the Local Planning Authority considers that it is important to seek provision for Special Needs groups.  Through negotiation therefore, it will try to ensure that an adequate number of dwellings meeting the criteria of Policy H9 are designed to wheelchair standards.  Furthermore, it is desirable that more dwellings are built to basic mobility standards, which would incur only limited extra cost at the time of construction, so that they can be easily adapted to be lived in by people with disabilities.  If an increasing proportion of the general housing stock is designed to a standard which makes this possible, it will allow people with disabilities more choice of housing and will make it increasingly unnecessary for people to move if they became less mobile.

H9 
NEW HOUSING ON APPROPRIATE SITES SHOULD INCLUDE UNITS FOR PEOPLE WITH DISABILITIES.  THE LOCAL PLANNING AUTHORITY WILL SEEK TO ENSURE THAT AN ADEQUATE NUMBER OF DWELLINGS ARE BUILT (OR DESIGNED TO BE CAPABLE OF EASY ADAPTATION) TO RECOGNISED STANDARDS FOR WHEEL-CHAIRS, ON SITES WHICH ARE WELL LOCATED IN RELATION TO LOCAL SHOPS, SERVICES AND TRANSPORT FACILITIES.  THEY WILL ALSO SEEK TO ENSURE THAT NEW SINGLE STOREY DWELLINGS, GROUND FLOOR FLATS AND FLATS ACCESSIBLE BY LIFT ARE BUILT (OR DESIGNED TO BE SUITABLE FOR ADAPTATION) TO RECOGNISED STANDARDS FOR MOBILITY ON SUITABLE SITES.

	London Plan Policy 3A.10 (Special needs and specialist housing) and its supporting text to be used in conjunction with Hillingdon Design and Accessibility Statement (HDAS) (instead of Policy H9).




7.20
The normal standards to be sought under policy H9 are:

· a level or ramped approach and flush threshold at the main entrance;

-   internal planning for wheelchair manoeuvre in all rooms, with 1200 mm passageways and  

 900 mm doorsets or sliding doors;

-   bathrooms and toilets to be large enough to permit lateral transfer from wheelchair to WC/bath.

Further information is given in the Council’s Supplementary Planning Guidance "Residential Access for All".

7.21
Mobility housing is ordinary housing built to a certain basic standard, and in implementing Policy H9 the Local Planning Authority will normally seek:

-   a level or ramped approach and flush threshold at the main entrance;

-   corridors and doorsets to the principal rooms (including a bedroom) wide enough for  

    wheelchair use; and

-   a bathroom, WC and at least one bedroom at entrance level.

Further information is given in the Council’s Supplementary Planning Guidance "Residential Access for All".

7.22
To make adequate provision for Gypsies residing or resorting to the Borough, the Council provides a 35-pitch site at Cricketfield Road, West Drayton, which is shown on the Proposals Map.  Although the statutory duty of Local Authorities to provide such accommodation under the Caravan Sites Act 1968 has been repealed, there are no proposals to close the existing site.


Residential Care/Sheltered Housing
7.23
There is an identified need for housing for elderly people in Hillingdon, for both Category I and Category II dwellings.  The Council's own housing stock contains many elderly households currently under occupying family sized dwellings and wishing to move to accommodation better suited to their needs.  Increased provision of Category I and II affordable housing would enable them to move to more appropriate homes, and have the benefit of releasing many existing family dwellings to meet the needs of homeless and overcrowded families.

7.24
The need for housing to meet the requirements of elderly people and other special needs groups is increasing as a result of population changes and the Government's care in the community programme.  Under the Residential Homes Act 1984, and the National Health Service and Community Care Act, 1989, residential care homes are required to be inspected and registered by the Council's Social Services Department before they can be occupied.  Failure to be accepted for registration may lead to problems for the Local Planning Authority in determining appropriate uses for a building which cannot be occupied for its original purpose.  To avoid such problems, proposals for residential care homes (as defined in the Residential Homes Act, 1984) will be required to be capable of complying with the standards set by the Council's Social Services Department.

H10 PROPOSALS FOR CHANGE OF USE OR REDEVELOPMENT TO PROVIDE HOSTELS OR OTHER ACCOMMODATION FOR PEOPLE IN NEED OF CARE (EG. NURSING HOMES, RESIDENTIAL CARE HOMES OR SHELTERED HOUSING SCHEMES) WILL NORMALLY BE EXPECTED TO:-

(i)BE CONVENIENTLY LOCATED FOR LOCAL SHOPS, SERVICES AND PUBLIC TRANSPORT FACILITIES;

(ii)COMPLY WITH THE COUNCIL'S CAR PARKING STANDARDS AND HAVE REGARD TO THE COUNCIL'S AMENITY GUIDELINES AS SET OUT IN SUPPLEMENTARY PLANNING GUIDANCE; AND

(iii)IN RESPECT OF SHELTERED HOUSING SCHEMES, HAVE REGARD TO THE RECOMMENDATIONS ON DESIGN SET OUT IN SUPPLEMENTARY PLANNING GUIDANCE.


Access to Housing

7.25 
The Council's Housing Needs Survey (1995) found that the statistics showing households known to the Council as being in housing need comprise less than half of all of those in housing need in the Borough.  The survey has estimated that 5,390 households (9.8% of the Borough total) are living in unsuitable housing, are unable to afford suitable market priced housing and require affordable housing.  The survey predicted that unmet housing need will continue to rise over the next 10 years.  For the purpose of policy H11 "affordable housing" is defined as "that which is accessible to people whose incomes are insufficient to enable them to afford adequate housing locally in the open market.  While it includes low cost market housing, of greater importance to the Borough is 'social', rented or shared ownership housing provided by housing associations or local authorities, and low cost homes for sale at a discount."   In respect of rented affordable housing, reference will be made to the rent levels of housing associations which are signatories to the Hillingdon Housing compact in determining a scheme's affordability.
7.26
Providing housing to meet these needs is becoming increasingly difficult with the lack of new building, the rise in homelessness and a decline in the number of existing properties becoming available for letting.  Furthermore, there is an increasing mismatch between the needs of applicants and the accommodation available, partly resulting from the effect of Council house sales on the composition of the remaining stock. The Council values the contribution to housing variety made by Housing Associations, housing co-operatives and voluntary organisations which allocate dwellings on the basis of housing need, particularly those which serve special or local needs.  It is also encouraging enabling partnership schemes on sites in its ownership supporting general and special needs housing for rent by housing associations and participating in shared ownership schemes.  Table 7.1 identifies sites on which the Council is seeking housing, and intends to prepare development briefs for these and other sites, to identify the level of affordable housing provision sought.  The Council as Local Housing Authority will seek to maintain investment in its own housing through a programme of improvements and new build housing within available resources supplemented by measures to increase mobility in the stock.  It will also pursue other initiatives such as its Empty Property Strategy to identify and secure additional housing which can contribute to local housing needs.
7.27
Strategic Planning Guidance (1989) recognises the importance of providing housing for lower and middle income households in London and notes the contribution which conversions can make to such needs (SPG. para 56).  Policies for safeguarding existing accommodation, providing for smaller units, and allowing higher density housing in town centres can also help.  So can small developments and student accommodation.  However, in its Strategic Advice, (1988) LPAC recognised that a policy limited to overall housing provision would not directly address housing needs without some mechanism to ensure that a significant proportion of the dwellings would be for those on low incomes.  Strategic Guidance for London Planning Authorities (RPG3 May 1996) builds upon earlier Strategic Planning Guidance of 1989 stating that ‘Boroughs should assess housing need..; set out strategic policies for meeting housing need, including the contribution that can be made to affordable housing needs; identify locations and sites suitable for affordable housing and indicate the proportion of affordable housing that will be sought on different sites in the Borough without being prescriptive’.  PPG3 (Housing) recognises that a community's need for affordable housing is a material planning consideration which may properly be taken into account in formulating planning policies.  Where there is a demonstrable lack of affordable housing to meet local needs, planning authorities may reasonably seek to negotiate with developers for its inclusion in new housing schemes (PPG3, para 38).  In the light of the evidence of need set out in paras 7.25 and 7.26, the Local Planning Authority will regard the provision of affordable housing as a material planning consideration.  In addition to the initiatives identified in para 7.26 it will seek through negotiation with private sector developers to secure the provision of dwellings aimed at meeting the housing needs of low income households and will try to ensure that at least 25% of all new housing proposed by this sector is of this type.  The Local Planning Authority will seek to negotiate, where otherwise appropriate, on proposed developments of 25 dwellings or more, or on residential sites of one or more hectare irrespective of the number of dwellings.
H11
WHERE RESIDENTIAL DEVELOPMENT OF 25 OR MORE DWELLINGS, OR OF SITES OF ONE OR MORE HECTARE IS PROPOSED, THE LOCAL PLANNING AUTHORITY WILL ENTER INTO NEGOTIATIONS AND WHERE APPROPRIATE LEGAL AGREEMENTS WITH DEVELOPERS TO OBTAIN THE HIGHEST ACCEPTABLE PROPORTION OF AFFORDABLE HOUSING.
	Planning Policy Statement 3 Housing, London Plan Policy 3A.7 (Affordable housing targets) and its supporting text and Hillingdon Affordable Housing Supplementary Planning Document  (2006) to be used (instead of Policy H11).




7.28
In accordance with the provisions of PPG3, the Local Planning Authority would wish to satisfy itself before granting planning permission that secure arrangements are made wherever necessary to ensure that the benefit of affordable housing will be enjoyed by successive as well as by initial occupiers of the property.  It will, therefore normally seek to ensure that any affordable housing produced through the implementation of policy H11 be offered for ownership and management to housing associations which are signatories to the Hillingdon Housing Association Compact, and that substantial nomination rights to the Council be sought in any negotiations and where appropriate in any agreement between the developers and the association.


Backland and ‘Tandem’ Development

7.29
Houses with long back gardens are a familiar feature of many areas of the Borough.  Sometimes the gardens are more than the householders now want and can be usefully developed for housing purposes provided proposals conform to the other policies of this Plan.   There must, however, be proper means of access either from a road at the side or rear, or by forming an access through a gap between existing houses.  The Local Planning Authority regards 'tandem' developments, consisting of one house immediately behind another and sharing the same access, as generally unacceptable because of the difficulties of access to the house at the back and the disturbance and lack of privacy suffered by the house in front.

H12
PROPOSALS FOR TANDEM DEVELOPMENT OF BACKLAND IN RESIDENTIAL AREAS WILL ONLY BE PERMITTED IF NO UNDUE DISTURBANCE OR LOSS OF PRIVACY IS LIKELY TO BE CAUSED TO ADJOINING OCCUPIERS.


Part-Use of Residential Property

7.30 
Many part-time and occasional occupations are undertaken in private houses, some of them amounting to businesses, but they are so small in scale or have so little physical effect on the property that they cannot be said to involve a material change of use requiring planning permission.  However, if part of a house was used exclusively for business purposes and numbers of people called at the house in connection with the business, it would in most cases require planning permission.  In determining proposals for uses of this kind, the Local Planning Authority will take into account the probable effects of the proposal upon amenity, including the amenity of other houses nearby, and the desirability of preventing the loss of useful residential accommodation (see policy H2).  Where a temporary change of use would be acceptable, but not a permanent one, permission may be given for a limited period only; or the use may be limited to the applicant's occupancy of the premises by giving permission for the benefit of the applicant only.  More specific guidance on the part use of dwellings for childcare facilities and medical/healthcare facilities is given in Chapter 9 and for guest houses and other tourist accommodation in Chapter 12.
