Residents Services

APP. REF. NO:

72584/APP/2017/473

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 12




A

Iltem No. Report of the Head of Planning, Building Control, Sport & Green Spaces
Address LAND FORMING PART OF 70, AND 70 WINDSOR AVENUE HILLINGDON
Development: Two storey, 2-bed attached dwelling with associated parking, cycle, waste

and amenity space and part two storey, part single storey rear extension to
existing dwelling, involving demolition of existing side/rear extensions.

LBH Ref Nos: 72584/APP/2017/473

Drawing Nos: A001

A002
A003
A004
A005
AOOLB
A006
Design & Access Statement
BOO7 E
BO06 E
BOO5 E
B004 E
BOO3 E
B0O02 E
BOO1 E
BOOLB

Date Plans received :  16/02/2017 Date(s) of Amendment(s): 09/02/2017
Date Application Valid: 16/02/2017 18/05/2017

1.

SUMMARY

The application seeks planning permission for the erection of a two storey, two storey, 2-
bed attached dwelling with associated parking, cycle, waste and amenity space and part
two storey, part single storey rear extension to existing dwelling, involving demolition of
existing side/rear extensions.

RECOMMENDATION
APPROVAL subject to the following:

1 RES3 Time Limit

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

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

2 RES4 Accordance with Approved Plans

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

BOO7 E

BO06 E

BOO5 E
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B0O0O4 E
BOO3 E
B0O02 E
BOO1 E
BOOLB

Received via email 18th May 2017 and shall thereafter be retained/maintained for as long
as the development remains in existence.

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

3 RES6 Levels

No development shall take place until plans of the site showing the existing and proposed
ground levels and the proposed finished floor levels of all proposed buildings have been
submitted to and approved in writing by the Local Planning Authority. Such levels shall be
shown in relation to a fixed and known datum point. Thereafter the development shall not
be carried out other than in accordance with the approved details.

REASON

To ensure that the development relates satisfactorily to adjoining properties in
accordance with policy BE13 Hillingdon Local Plan: Part Two Saved UDP Palicies
(November 2012)

4 HO4 Materials

The materials to be used in the construction of the external surfaces of the development
hereby permitted shall match those used in the existing building and shall thereafter be
retained as such.

REASON

To safeguard the visual amenities of the area and to ensure that the proposed
development does not have an adverse effect upon the appearance of the existing
building in accordance with Policy BE15 of the Hillingdon Local Plan: Part Two Saved
UDP Policies (November 2012)

5 RES7 Materials (Submission)

No development shall take place until details of all materials and external surfaces,
including details of balconies have been submitted to and approved in writing by the
Local Planning Authority. Thereafter the development shall be constructed in accordance
with the approved details and be retained as such.

Details should include information relating to make, product/type, colour and
photographs/images.

REASON

To ensure that the development presents a satisfactory appearance in accordance with
Policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

6 RES9 Landscaping (car parking & refuse/cycle storage)

No development shall take place until a landscape scheme has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall include: -

1. Details of Soft Landscaping
1.a Planting plans (at not less than a scale of 1:100),
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1.b Written specification of planting and cultivation works to be undertaken,
1.c Schedule of plants giving species, plant sizes, and proposed numbers/densities
where appropriate

2. Details of Hard Landscaping

2.a Refuse Storage

2.b Cycle Storage

2.c Means of enclosure/boundary treatments

2.d Car Parking Layouts

2.e Hard Surfacing Materials

2.f External Lighting

2.g Other structures (such as play equipment and furniture)

3. Detalils of Landscape Maintenance

3.a Landscape Maintenance Schedule for a minimum period of 5 years.

3.b Proposals for the replacement of any tree, shrub, or area of surfing/seeding within
the landscaping scheme which dies or in the opinion of the Local Planning Authority
becomes seriously damaged or diseased.

4. Schedule for Implementation

Thereafter the development shall be carried out and maintained in full accordance with
the approved details.

REASON

To ensure that the proposed development will preserve and enhance the visual

amenities of the locality and provide adequate facilities in compliance with policies BE13,
BE38 and AM14 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)
and Policies 5.11 (living walls and roofs) and 5.17 (refuse storage) of the London Plan
(2015).

7 NONSC Non Standard Condition

The dwelling(s) would be required to be constructed to meet the standards for a
Category 2 M4(2) dwelling, as set out in Approved Document M to the Building
Regulations (2010) 2015

REASON: To ensure an appropriate standard of housing stock in accordance with
London Plan policy 3.8 ¢, is achieved and maintained.

8 RES14 Outbuildings, extensions and roof alterations

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England) Order 2015 (or any order revoking and re-enacting that Order
with or without modification); no garage(s), shed(s) or other outbuilding(s), nor extension
or roof alteration to any dwellinghouse(s) shall be erected without the grant of further
specific permission from the Local Planning Authority.

REASON

To protect the character and appearance of the area and amenity of residential occupiers
in accordance with policies BE13, BE21, BE23 and BE24 Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012)

9 SUS5 Sustainable Urban Drainage

Prior to commencement, a scheme for the provision of sustainable water management
shall be submitted to, and approved in writing by the Local Planning Authority. The
scheme shall clearly demonstrate how it incorporates sustainable urban drainage (SuDs)
in accordance with the hierarchy set out in Policy 5.15 of the London Plan and will: i.
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provide information on all SuDs features including the method employed to delay and
control the surface water discharged from the site and: ii. provide a management and
maintenance plan for the lifetime of the development of arrangements to secure the
operation of the scheme throughout its lifetime, including appropriate details of Inspection
regimes, appropriate performance specification. The scheme shall also demonstrate the
use of methods to minimise the use of potable water through water collection, reuse and
recycling and will: iii. provide details of water collection facilities to capture excess
rainwater; and how rain and grey water will be recycled and reused in the development.
Thereafter the development shall be implemented and retained/maintained in accordance
with these details for as long as the development remains in existence.

REASON

To ensure that surface water run off is controlled to ensure the development does not
increase the risk of flooding contrary to: 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 To be handled as close to its source as possible in compliance with
Policy 5.13 Sustainable Drainage of the London Plan (March 2016), and

Conserve water supplies in accordance with Policy 5.15 Water use and supplies of the
London Plan (March 2016). National Planning Policy Framework (March 2012), and the¢,
Planning Practice Guidance (March 2014).

10 RES26 Contaminated Land

(i) The development hereby permitted shall not commence until a scheme to deal with
contamination has been submitted in accordance with the Supplementary Planning
Guidance on Land Contamination and approved by the Local Planning Authority (LPA).
The scheme shall include all of the following measures unless the LPA dispenses with
any such requirement specifically and in writing:

(&) A desk-top study carried out by a competent person to characterise the site and
provide information on the history of the site/surrounding area and to identify and
evaluate all potential sources of contamination and impacts on land and water and all
other identified receptors relevant to the site;

(b) A site investigation, including where relevant soil, soil gas, surface and groundwater
sampling, together with the results of analysis and risk assessment shall be carried out
by a suitably qualified and accredited consultant/contractor. The report should also
clearly identify all risks, limitations and recommendations for remedial measures to make
the site suitable for the proposed use.

(c) A written method statement providing details of the remediation scheme and how the
completion of the remedial works will be verified shall be agreed in writing with the LPA
prior to commencement.

(iiy If during development or works contamination not addressed in the submitted
remediation scheme is identified, an addendum to the remediation scheme must be
agreed with the LPA prior to implementation; and

(iii) All works which form part of the remediation scheme shall be completed and a
verification report submitted to the Council's Environmental Protection Unit before any
part of the development is occupied or brought into use unless the LPA dispenses with
any such requirement specifically and in writing.

REASON: To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those to controlled waters, property
and ecological systems and the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
policy OE11 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

INFORMATIVES
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1 152

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

Compulsory Informative (1)

2 153

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

Compulsory Informative (2)

AM14 New development and car parking standards.

EM6 (2012) Flood Risk Management

AM7 Consideration of traffic generated by proposed developments.

BE13 New development must harmonise with the existing street scene.

BE15 Alterations and extensions to existing buildings

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.

BE22 Residential extensions/buildings of two or more storeys.

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.

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 (2016) Increasing housing supply

LPP 3.5 (2016) Quality and design of housing developments

NPPF National Planning Policy Framework

OE7 Development in areas likely to flooding - requirement for flood protection
measures

OES8 Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures

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
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3.1

3.2

3.3

Unitary Development Plan - Saved Policies September 2007), then London Plan Policies
(2016). 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

The application relates to land to the side of 70 Windsor Avenue, Hillingdon. The site
currently contains a two storey semi-detached dwelling with an attached single storey
side/rear extension.

The site is located on the corner of Windsor Avenue and Ryefield Avenue. There are 2/3
existing off-street car parking spaces to the front of the site with a pedestrian access link
also available off Windsor Avenue.

The surrounding area is residential in character. The area is characterised by a mixture of
two storey detached and semi-detached properties.

It is noted that the site is located within the Hillingdon Air Quality Management Area and
the land is identified as being located within a potential Contaminated Land Area. The site
is also identified as a Critical Drainage Area and within the 'Developed Area’ as identified
in the Hillingdon Local Plan: Part One - Strategic Policies (November 2012).

Proposed Scheme

The application seeks planning permission for the erection of a two storey, 2-bed attached
dwelling with associated parking, cycle, waste and amenity space and part two storey,
part single storey rear extension to existing dwelling, involving demolition of existing
side/rear extensions.

The separation distance to the side boundary would be 4.837 M at the front of the
property, and 1.18 M at the rear most part of the site.

The accommodation includes 2 bedrooms, a small study and bathroom on the first floor.
The ground floor would comprise a living area, and kitchen/dining area’' and a downstairs
W.C. A total of 107 sq.m floor space is provided.

The garden area to the rear would be 65 square metres. The garden area to the side
would measure 70 square metres.

The host property would have remaining amenity space of 70 square metres.

The ground floor element would be 3.4 M deep and the first floor rear extensions would
measure 2.7 M deep.

The rear building line would be staggered. The property would include a first floor rear
extension to the host and proposed property. A side bay window is also proposed to the
new property.

Relevant Planning History
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50580/PRC/2016/184 70 Windsor Avenue Hillingdon
Demolition of existing side extension, erection of new 3 bedroom dwelling house in connection
with new extensions to existing dwelling.
Decision: 07-12-2016 OBJ
Comment on Planning History

A pre-appliation was submitted for a similar scheme. It was objected to on the grounds
that the development was not suitable, however the principle of a development in this
location was considered acceptable.

The following changes were required:

-reduction in the bulk.

-hipped roof required.

-removal of dormer.

-single storey rear element to be set-in to increase set in from the boundary.

-first floor element to be reconsidered.

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

4.2  Site Notice Expiry Date:- Not applicable

5. Comments on Public Consult
By the close of the consultation period, no responses had been received.
6. UDP / LDF Designation and London Plan

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

PT1.BE1l (2012) Built Environment

Part 2 Policies:

AM14 New development and car parking standards.

EM6 (2012) Flood Risk Management

AM7 Consideration of traffic generated by proposed developments.

BE13 New development must harmonise with the existing street scene.

BE15 Alterations and extensions to existing buildings

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.

BE22 Residential extensions/buildings of two or more storeys.

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.
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7.1

7.2

HDAS-EXT Residential Extensions, Hilingdon 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 (2016) Increasing housing supply

LPP 3.5 (2016) Quality and design of housing developments

NPPF National Planning Policy Framework

OE7 Development in areas likely to flooding - requirement for flood protection
measures

OE8 Development likely to result in increased flood risk due to additional

surface water run-off - requirement for attenuation measures
In addition:

MAIN PLANNING ISSUES

Impact on the amenities of the occupiers of neighbouring residential properties

Policies BE20, BE21 and BE22 of the Hillingdon Local Plan: Part Two - Saved UDP
Polices (November 2012) give advice that buildings should be laid out so that adequate
daylight and sunlight can penetrate into and between them, and the amenities of existing
houses are safeguarded.

Policies BE23 and BE24 of the Hillingdon Local Plan (Part Two) stress the importance of
new buildings and extensions providing adequate amount of external amenity space, that
not only protects the amenity of the occupants of the proposed development, but also of
those of the surrounding buildings, as well as protecting both parties privacy.

The Council's adopted HDAS SPD: Residential Layouts (July 2006) specifies in paragraph
4.9 that where a two or more storey building abuts a property or its garden, a minimum
acceptable distance of 15 m should be maintained, so as to overcome possible over-
domination, overbearing and overshadowing. Paragraph 4.11 of the HDAS SPD specifies
that the Council's 45 degree principle will be applied and is designed to ensure that
adequate daylight and sunlight is enjoyed in new and existing dwellings. It gives advice
that the distance should not be less than 21 m between facing habitable room windows.

The single storey rear element would project 3.4 M in accordance with HDAS. The first
floor rear element would be 2.7 M deep and would be 2.5 M away from the boundary line
with the neighbouring occupiers. The proposed dwellings would not breach the 45-degree
line of sight from the neighbouring habitable room window. The rear projection of the
extension is within HDAS limits and the hipped roof profile lessens the bulk.

Impact on Street Scene

The application site lies within an established residential area and there would be no
objection in principle to the intensification of the residential use of the site, providing that it
accords with all the relevant planning policies. In respect of the proposal at hand, there
are particular concerns regarding the form of the proposed development together with
additional concerns with respect to the scale and extent of the proposed works.

Policy BE1 of the Hillingdon Local Plan (November 2012) requires that all new
development achieves a ‘high quality of design in all new buildings, alterations and
extensions'. In addition, Policy BE13 of the Hillingdon Local Plan (November 2012)
acknowledges that 'development will not be permitted if the layout and appearance fail to
harmonise with the existing street scene'. The emphasis placed on the impact of a
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development upon the character of the surrounding area is further emphasised under
Policy BE19 of the Hillingdon Local Plan (November 2012), which recognises that 'The
Local Planning Authority will seek to ensure that new development within residential areas
complements or improves the amenity and character of the area'. Paragraph 4.14 of the
Residential Layouts HDAS SPD specifies that developments should incorporate usable,
attractively laid out and private garden space conveniently located in relation to the
property or properties it serves. It should be of an appropriate size, having regard to the
size of the dwelling and character of the area. Paragraph 4.27 of the HDAS SPD gives
advice that building lines within a new development should relate to the street pattern of
the surroundings whilst the height of the development is best determined by reference to
the proportions, siting and lines of surrounding buildings.

It is considered that the site lends itself to development. At present the site has an usually
large triangular plot, part of which contains a large single storey side extension and
sheds/outbuildings.

It is considered that the scheme would seamlessly blend in with the charater of the
terrace, by virtue of replicating the two-storey bay window features; plot width; materials;
roof profile; and siting. It is noted that the immediate area is characterised by semi-
detached properties, although the wider area is a mixture of terraced and semi-detached
properties. It is considered that the provision of a short terrace in this corner location
would not appear conspicous in the street scene and would fit in well given the design and
hipped roof profile, which would end the short terrace.

The initial 'preapp’ considered that the proposed dwelling by reason of its siting in this
prominent corner plot position, size, scale and proximity to the side boundary, would result
in the virtual loss of an important gap characteristic to the area, resulting in a cramped
appearance. The following was observed:

"It is considered that significant design revisions will be required in an attempt to
overcome the refusal reasons outlined above. To this end, it is considered that the
proposed gable end roof would need to be replaced by a hipped roof alternative that
would be sympathetic with the character of the existing property at No.68 Windsor
Avenue. lItis also considered that the proposed single storey rear extension development
will need to be set in from the boundary by a distance of at least 2 metres. It is envisaged
that the creation of a hipped roof on the proposed dwellinghouse will require the removal
of the proposed rear dormer roof extension from the scheme. It is also considered that
the first floor rear extension should be removed from the proposal in an attempt to reduce
the bulk of the proposed development. With respect to the existing dwellinghouse, it is
also considered that the scale of the rear dormer would need to be reduced significantly in
order to comply with Council Guidelines on such additions".

The proposed development has substantially scaled down the size of the development,
through reducing the roof extensions, including the dormer and the gable element. Of
importance, the distance to the boundary has been increased substantially at the front and
at the rear to enable the open corner to be maintained. A condition will be added to
ensure that the Council would assess any additional extension in the future. A bay
window has been incorporated as a feature on the ground floor side elevation which adds
an element of articulations, reads well as the property turns the corner, and mitigates what
would be a harsh blank facade. It is appreciated that the building line on Ryefield Road is
not respected, however it is noted that the host property already projects forward of the
building line in Ryefield Avenue. In addition, the separation distances between the
proposed dwelling ensure that dwellings on Ryefield Avenue do not 'read together'.
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7.3

7.4

7.5

In conclusion it is considered that the proposed development would accord with Policy and
reflect the character of the surrounding area.

Traffic Impact/Pedestrian Safety
See below.
Carparking & Layout

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 application property will be allocated the two car parking spaces at the front of the
property which would accord with the annex 1 Car Parking Standards Hillingdon Local
Plan Part Two Saved UDP Policies (November 2012). The host property would also have
1-2 spaces. It is noted that these spaces are not shown on the plan, therefore a
recommendation has been imposed to demonstrate the car parking layout and
landscaping.

Urban Design, Access and Security Considerations

On 25 March 2015, the Government introduced new technical housing standards in
England, which comprise of new additional ‘optional' Building Regulations on water and
access, and a nationally described space standard (referred to as "the new national
technical standards"). These new standards came into effect on 1 October 2015. The
Mayor of London has adopted the new national technical standards through a minor
alteration to The London Plan.

The Housing Standards (Minor Alterations to the London Plan) March 2016 sets out the
minimum internal floor spaces required for developments in order to ensure that there is
an adequate level of amenity for existing and future occupants. A two storey 2 bedroom (4
person) dwelling is required to provide an internal floor area of 79 which the proposal
complies with and exceeds providing 107 square metres. Furthermore the habitable
rooms would enjoy a satisfactory outlook in accordance with the requirements of Policy
3.5 of the London Plan (2016).

Policy BE23 of the Hillingdon Local Plan (November 2012) recognises that new residential
buildings should 'provide external amenity space which is sufficient to protect the amenity
of the occupants of the proposed and surrounding buildings'. In accordance with
Paragraph 4.15 of HDAS, a two bedroom house requires a minimum of 60 sq.m of private
useable amenity space. The amenity space provision is 65 sg.m, and accords with the
amenity space standards. It is considered that the rear most element would not be entirely
useable due to the narrow tapering shape, however additional side amenity space of 70
sg.m is provided.

The remaining amenity provision for the host property is 70 sg.m which also meets the
necessary requirements.

It is noted that the properties would be two bedrooms, each with a small study. Firstly the
study area is considered to be relatively small to provide a bedroom area (less than 8
sg.m). In the event that it was used as a third bedroom, it is considered that the amenity
standards would in any case be met.

Policy BE28 seeks to retain and promote trees and landscape features in all new
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7.6

development. Although the development would not involve the loss of trees, there are
opportunities to provide further landscaping and reduce the amount of hard landscaping
on the site. As such, landscaping conditions are recommended.

Other Issues

Flooding
The site lies within a Critical Drainage Area, therefore a condition is recommended to
ensure that surface water flooding does not occur.

Contaminated land.
The site lies within a potential contaminated land area, and therefore a condition will be
imposed for further details.

The Council adopted its own Community Infrastructure Levy (CIL) on August 1st 2014 and
the Hillingdon CIL charge for residential developments is £95 per square metre of
additional floorspace. This is in addition to the Mayoral CIL charge of £35 per sq metre.

Reference Documents

Hillingdon Local Plan: Part One - Strategic Policies (November 2012)

Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012)

The London Plan (2016)

The Housing Standards Minor Alterations to The London Plan (March 2016)

Mayor of London's adopted Supplementary Planning Guidance - Housing (March 2016)
Hillingdon Design and Accessibility Statement: Residential Layouts

Hillingdon Design and Accessibility Statement: Residential Extensions

Hillingdon Design and Accessibility Statement: Accessible Hillingdon

National Planning Policy Framework

Contact Officer: Henrietta Ashun Telephone No: 01895 250230
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