
1

From: Tim Cropper <info@mialex.co.uk>

Sent: 10 May 2022 15:33

To: North2

Cc: Harry Johnson

Subject: RE: Planning Inspectorate APP/R5510/W/22/3294687: Ground, first and second 

floor of Nos. 164, 166, 168 and 170 High Street, UB7 7BE

Attachments: CTP - Cross Copy - Tim Cropper - 27 Apr 2022.pdf; AppealStatement110322 

(2).pdf; Minimum_Standards_for_HMOs_Hillingdon_2019 (5).pdf

Good Afternoon Michael

Thank you for your letter of the 27th April and for giving us the opportunity to respond to the Council’s Appeal 
Statement. We would like to take this opportunity to place a number of comments on record to assist the inspector 
in determining the appeal.

Given that the appellant’s case has been clearly demonstrated within the appeal statement we have sought to 
present our comments as concisely as possible.

The key points are summarised in turn below:

 Paragraph 2.5 – The Council question the quality of living conditions and imply that the proposal does not 
provide satisfactory internal amenity space or ceiling height.

Response – As set out at paragraph 7.37 of our Appeal Statement (attached here for ease) all proposed 
units have been designed in accordance with Hillingdon’s adopted HMO Guidance (also attached) and as 
such provide satisfactory internal amenity facilities and ceiling height.

Furthermore, as set out at paragraph 7.43 it is our view that the standards referred to by the Council are 
directly related to Use Class C3 dwellings and do not reflect the unique and valued accommodation offered 
by this proposal.

Finally as set out at paragraph 7.44 it is considered that whilst a larger floor to ceiling height would be 
desirable, a shortfall of 20cm must be considered in the wider planning balance. Specifically, the significant 
improvements to the existing accommodation offer at first floor level through the provision of a new 
communal/kitchen area and the valuable contribution to the local accommodation offer that will be 
delivered by the proposal.

Paragraph 2.7 – The council contend that the design approach has been to maximise the number of units at 
the expense of living conditions for occupiers.

Response – Conversely, the scheme seeks to deliver a noticeable improvement in living conditions for 
occupiers currently at first floor level through the provision of a new communal/kitchen area whilst 
delivering a number of high quality units at second floor level that adhere to all relevant HMO standards.

I would be grateful if you could confirm receipt of these comments by return.

Kind regards

Tim Cropper
MTCP MRTPI
Director
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07813 928116

Work.Life, Core Brown Street
Manchester M2 1DH
www.mialex.co.uk

From: North2@planninginspectorate.gov.uk <North2@planninginspectorate.gov.uk> 
Sent: 27 April 2022 11:55
To: Tim Cropper <info@mialex.co.uk>
Subject: Planning Inspectorate APP/R5510/W/22/3294687: Ground, first and second floor of Nos. 164, 166, 168 and 
170 High Street, UB7 7BE

The Planning Inspectorate (England) 
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN 

The Planning Inspectorate (Wales) 
Crown Buildings, Cathays Park, Cardiff, CF10 3NQ 

http://www.planningportal.gov.uk/planninginspectorate
Twitter: @PINSgov

This communication does not constitute legal advice. 

How we use your information
The Planning Inspectorate takes its data protection responsibilities for the information you provide us with 
very seriously. To find out more about how we use and manage your personal data, please go to our privacy 
notice. 



Room 3D, Eagle 
Wing 
Temple Quay House
2 The Square
Bristol
BS1 6PN

Direct Line: 0303 444 5395
Customer Services:
0303 444 5000

Email:  
North2@planninginspectorate.gov.
uk

www.gov.uk/planning-inspectorate

Your Ref:  
Our Ref:   APP/R5510/W/22/3294687

Mr Tim Cropper
Mialex
Workplace, Churchgate House
56 Oxford Street
MANCHESTER
M1 6EU

27 April 2022

Dear Mr Cropper,

Town and Country Planning Act 1990
Appeal by Mr Nirmal Chawla
Site Address: Ground, first and second floor of Nos. 164, 166, 168 and 170 High 
Street, Yiewsley, UB7 7BE

I enclose a copy of the LPA's statement relating to the above appeal(s).

If you have any comments on the points raised, please send them to me no later than 10 
May 2022.

You should comment solely on the representations enclosed with this letter.

You cannot introduce new material or put forward arguments that should have been 
included in your earlier full statement of case.  If you do, your comments will not be 
accepted and will be returned to you.

Comments submitted after the above deadline will not be seen by the Inspector unless 
there are extraordinary circumstances for the late submission.

Yours sincerely,

Michael Joyce
Michael Joyce

Where applicable, you can use the internet to submit documents, to see information and to check the progress 
of cases through the Planning Portal. The address of our search page is - www.planningportal.gov.uk/planning/
appeals/online/search

http://www.planningportal.gov.uk/planning/appeals/online/search
http://www.planningportal.gov.uk/planning/appeals/online/search
http://www.planningportal.gov.uk/planning/appeals/online/search
http://www.planningportal.gov.uk/planning/appeals/online/search
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1 INTRODUCTION 

1.1 This Appeal Statement has been prepared on behalf of Mr Chawla following LB Hillingdon Council’s 

refusal of planning application Ref 19966/APP/2021/3425, which proposed a second floor upwards 

extension at No 166-170 High Street, Yiewsley UB7 7BE. 

1.2 The additional floorspace will result in the creation of 6 bedrooms and a communal 

living/kitchen/dining space classified as a house in multiple occupation (HMO) (Use Class Sui Generis), 

which will integrate with the existing 7 bedroom HMO at first floor to provide an enhanced living 

environment for residents. The appeal scheme also proposes a series of external alterations and 

enhancements to the front elevation of the existing building.  

1.2 The application was validated by the Council on 9th September 2021 and subsequently refused on 18th 

January 2022 under delegated powers (please refer to the Decision Notice and Case Officer Report 

enclosed at Appendix 1 and 2). 

1.3 This Statement will set out why the Council’s decision to refuse the planning application was 

unjustified in terms of local and national planning policy, and accordingly, why the appeal should be 

allowed.  

1.4 The grounds of appeal are as follows:   

• The creation of new residential floorspace by maximising the re-use of previously developed 

sites (and in particular airspace above existing residential and commercial premises) is 

supported by policy at a national and local level. In particular, Paragraph 120(e) of the NPPF 

states that Councils should allow upward extensions where development would be 

consistent with the prevailing height and form of neighbouring properties and the overall 

street scene, is well-designed (including complying with any local design policies and 

standards), and can maintain safe access and egress for occupiers; 

• As demonstrated within this Statement, the approach to the layout of the scheme has been 

carefully considered and informed by the unique character and layout of the existing building 

and the wider High Street. The scale and massing of the scheme ensures that there will be 

no harmful impact upon Yiewsley Recreation Ground or the surrounding street scene, and 

• The scheme has been designed to provide a suitably high quality living environment for new 

and existing residents by ensuring appropriate levels of privacy, outlook, sunlight/daylight 

and an internal layout which exceeds relevant standards. Furthermore, the proposal seeks 

to improve living conditions for the occupiers of the existing first floor HMO  by providing 

enhanced communal areas that accord with modern standards. There will have no adverse 

impact upon the amenity of the occupiers of any neighbouring properties by way of 

overlooking, overbearing or overshadowing.  

1.5 In terms of structure, this Statement will provide a summary of the case background prior to 

examining the Council’s reasons for refusal and demonstrating why these are unjustified and 

inappropriate in planning terms. The statement addresses the following:  

1) Background 
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2) Site and Surroundings;  

3) Planning History;  

4) Planning Policy, and  

5) Planning Considerations.  

1.6 The Statement concludes that the Council was unjustified in refusing the application, and as such, the 

appeal should be allowed. 

  



Appeal Statement 

 

Mialex  4 
 

2 BACKGROUND 

2.1 Application Ref 19966/APP/2021/3425 was refused by the Council for the following reasons (as 

worded on the Decision Notice): 

1. The proposed extension by virtue of its size, siting, scale, bulk and design would appear as a 

boxy addition which fails to respect the architectural composition of the host terrace, harming 

both the character and appearance of both the host building and wider area, including the 

sensitive views from Yiewsley Recreation Ground, designated Metropolitan Land. The proposal 

would therefore be contrary to Policies DMHB 11, DMHB 12, DMEI 4 of the Hillingdon Local 

Plan Part Two Development Management Policies (2020) and Policy G3 of the London Plan 

(2021).  

2. The proposal has failed to demonstrate sufficient cycle storage for the future occupiers in 

order to encourage sustainable modes of transport, contrary with the London Plan and Policy 

DMT6 of the Hillingdon Local Plan Part Two Development Management Policies (2020). 

3. In the absence of a robust assessment and detailed information relating to the storage of 

refuse, parking and further noise being created between the floors, including mitigation and 

organisational strategies, it is considered that the amenity of both existing and future 

occupiers could be adversely impacted through the intensification of the use, not complying 

with Policies DMHB 11 and DMH 5 of the Hillingdon Local Plan Part Two Development 

Management Policies (2020). 

4. The proposed development would provide low quality living conditions for future occupiers, 

in terms of the provision of internal amenity space and overall ceiling height. The proposal 

would therefore conflict with Policy DMHB 16 of the Hillingdon Local Plan: Part 2 – 

Development Management Policies (2020), Policy D6 and Table 3.1 of the London Plan (2021), 

the Housing Standards Minor Alterations to the London Plan. 

2.2 In the context of the reasons for refusal, it is considered that the key issues in respect of the proposed 

development can be summarised as follows: 

1. Whether the scale and design of the proposed extension would result in unacceptable harm 

to the visual character and appearance of the host building, wider area (including the terrace 

of which the building forms part) and Yiewsley Recreation Ground. 

2. Whether the development would result in insufficient cycle storage for future occupiers. 

3. Whether the intensification of the site (by way of increased noise, parking and refuse 

storage) would result in an unacceptable impact upon the amenity of existing and future 

occupiers.. 

4. Whether the proposed development would provide an unacceptable living environment for 

occupiers.  
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3 SITE AND SURROUNDINGS 

3.1 The site forms part of a mixed use building which accommodates three commercial units (Use Class 

E) at ground floor level with an existing 7 bedroom HMO at first floor level. The existing HMO only 

provides a small kitchen and laundry room by way of communal facilities for residents. 

3.2 The principal frontage of the building faces the High Street to the west. As demonstrated in the 

photographs below, the building presents a visually dated appearance which means that it does not 

make a positive contribution to the visual character of the street scene. 

3.3 The site is located within the identified Yiewsley District Centre and as such benefits from easy access 

to a wide range of amenities. Notably Yiewsley Library Bus Stop is located 40 metres to the north and 

West Drayton railway station is 570 metres to the south. Accordingly, the site is in a sustainable 

location as demonstrated by a PTAL level of 3 (good). 

3.4 The site forms part of an established mixed use terrace that extends southwards away from the site 

with commercial units at ground floor and residential dwellings above. Notably, the immediate parade 

contains of a range of contrasting architectural styles, materials, heights and roof forms. 

3.5 Furthermore, as demonstrated in the images below there is clear variation in building height within 

the wider street scene with large detached buildings such as the Aldi food store, Continental House 

and Kirk House present within the street scene as well as the three and four storey terraced buildings 

of Nos 112-134 High Street and 111-117 High Street respectively. 

3.6 The site is not situated within a conservation area nor it a listed building. Please refer to the selection 

of site images and photographs below. 
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Image 1: Front view of the site with a discordant fenestration, unattractive shop signage and weathered 
render 

Image 2: View of the site looking south east down the High Street demonstrating the substantial setback 
from the established building line of the street scene 
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Image 3: Image of the wider parade facing south east demonstrating clear variation in both the height and 
design of buildings present 

Image 4: Further image of the wider parade looking north east with the site visible in the background and clear 
variation in the height and design present in neighbouring properties 
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Image 5: Aldi Yiewsley food store located to the immediate west of the site 

Image 6: Four storey apartment development at Nos. 111-117 High Street within the Yiewsley District Centre 
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Image 7: Three storey terrace at Nos. 112-134 High Street with residential accommodation at upper floor 
levels within Yiewsley District Centre 

Image 8: Three storey apartment development known as Kirk House within Yiewsley District Centre 
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Image 9: Three storey office development known as Continental House that bookends the northern side of 
Yiewsley District Centre 
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4 PLANNING HISTORY 

4.1 A review of the Council’s online records has been undertaken which reveals that the site and 

surrounding area have been subject to previous planning applications, the most relevant of which are 

summarised below. 

 The Site 

4.2 No relevant applications have been made on the site. 

 Surrounding Area 

4.3 Under application Ref 50096/APP/2013/3820 in March 2014 the amalgamation of two existing class 

A1 retail units with associated external alterations was undertaken to form a new Aldi food store at 

141 High Street, Yiewsley UB7 7QN. Situated directly opposite the site on the other side of the High 

Street as shown in Section 2.  
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5 THE PROPOSAL 

5.1 The development proposal is for the construction of one additional storey onto an existing two storey 

building. The additional floorspace will result in the creation of 6 bedrooms and a communal 

living/kitchen/dining space classified as a house in multiple occupation (HMO) (Use Class Sui Generis), 

which will integrate with the existing 7 bedroom HMO at first floor to provide an enhanced living 

environment for occupiers. The application also proposes a series of external alterations and 

enhancements to the front elevation of the existing building. 

5.2 The proposed extension will raise the existing two storey building by 2.6 metres to provide an overall 

maximum building height of 9.9 metres. 

5.3 As demonstrated on the enclosed drawings package, the proposed extension will be set back from 

the principal southern elevation by approximately 0.9 metres. In addition, the building itself is set 

back from the established building line fronting the High Street by 1.35 metres. This approach ensures 

that the massing of the proposed scheme and its impact upon the streetscene will be minimised and 

that the extension will also appear visually subservient to the host property. 

5.4 The proposed extension will utilise high quality contemporary design and external materials (including 

standing seam zinc and black framed windows). Furthermore, external alterations including re-

painted render and shopfront alterations are also proposed with a view to enhancing the visual 

appearance of the building as a whole which will result in the host property making a mor positive 

contribution to the visual character of the street scene compared to existing. 

5.5 All proposed bedrooms and communal areas will either meet or exceed the Council’s adopted 

standards. Furthermore, all habitable rooms will be served by generous glazing providing high quality 

outlook and sunlight/daylight for occupiers. 

5.6 Importantly, the proposal will deliver a new large communal kitchen/dining area for all occupants 

which will raise the current living conditions of existing occupiers at first floor level to meet with 

modern standards. Currently, occupants at first floor level have very limited opportunities to 

socialise/prepare food outside of their bedrooms. 

5.7 Overall, the considered design approach enables the creation of a visually interesting scheme which 

maximises the efficiency of the site, delivers high quality residential accommodation for occupiers in 

a sustainable location and ensures that the visual appearance of the host building will be enhanced 

(thus improving its relationship with the wider street scene). 
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6 PLANNING POLICY 

 

6.1 This section provides a review of relevant national and local planning policy and guidance.  

NATIONAL POLICY 

6.2 The National Planning Policy Framework (NPPF) was revised in July 2021 and sets out the 

Government's objectives for achieving sustainable development. At the heart of the NPPF is a 

presumption in favour of sustainable development.  

6.3 Development proposals that accord with an up-to-date Development Plan should be approved 

without delay. Where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out of date, permission should be granted unless: 

• The application of policies in the Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the proposed development; or 

• Any adverse impact of doing so would significantly and demonstrably outweigh the benefits, 

when assessed against the policies in this Framework taken as a whole. 

6.4 Paragraph 8 confirms that there are three dimensions to sustainable development; economic, social 

and environmental. To achieve sustainable development, economic, social and environmental gains 

should be pursued in mutually supportive ways through the planning system. 

6.5 The NPPF explains that the purpose of the planning system is to contribute to the achievement of 

sustainable development. Planning policies and decisions should play an active role in guiding 

development towards sustainable solutions, but in doing so should take local circumstances into 

account, to reflect the character, needs and opportunities of each area. These sustainable objectives 

should be delivered through the preparation and implementation of plans and the application of the 

policies in the framework. 

Delivering a Sufficient Supply of Homes 

6.6 Paragraph 60 explains that in order to support the Government’s commitment to significantly 

boosting the supply of homes, it is important that a sufficient amount and variety of land comes 

forward for development where it is needed, that needs of groups with specific housing requirements 

are addressed and that land with permission is developed without unnecessary delay. 

6.7 Local Planning Authorities should identify and update annually a supply of specific deliverable sites 

sufficient to provide five years' worth of housing against their housing requirement set out in adopted 

strategic policies or against their local housing need where strategic policies are more than five years 

old. The five year supply should include an appropriate buffer. Where the local authority chooses to 

demonstrate a five year supply of deliverable sites through an annual position statement or recently 

adopted plan the buffer should be 10% to account for any fluctuations in the market during that year. 

In the event that there has been significant under delivery when measures against the Housing 

Delivery Test (November 2018 onwards) then a 20% buffer should be applied. 
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6.8 The NPPF is clear at paragraph 11 that housing applications should be considered in the context of 

the presumption in favour of sustainable development and that relevant policies for the supply of 

housing should not be considered up to date if the local planning authority cannot demonstrate a five 

year supply of deliverable housing sites or the Housing Delivery Test indicates that the delivery of 

housing was substantially below the housing requirement over the previous three years. 

Promoting Healthy Communities 

6.9 The planning system can play an important role in facilitating social interaction and creating healthy, 

inclusive and safe communities. Planning decisions should aim to achieve places which promote, 

amongst other things, safe and accessible developments, where crime and disorder, and the fear of 

crime, do not undermine the quality of life or community cohesion. 

Promoting Sustainable Transport 

6.10 To protect and exploit opportunities for the use of sustainable transport modes, development should 

be located and designed to give priority to pedestrian and cycle movements and have access to high 

quality public transport facilities; address the needs of people with disabilities by all modes of 

transport; create safe and secure places minimising conflicts between traffic and pedestrians; allow 

for the efficient delivery of goods and access by service and emergency vehicles; and be designed to 

enable the charging of plug-in and other ultra-low emission vehicles in safe, accessible and convenient 

locations. 

6.11 Paragraph 111 confirms that development should only be refused on highways grounds if there would 

be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network 

would be severe.  

Making Effective Use of Land 

6.12 The NPPF recognises the need for the planning system to promote an effective use of land in meeting 

the need for homes and other uses. Strategic policies should set out a clear strategy for 

accommodating objectively assessed needs, in a way that makes as much use as possible of 

previously-developed or ‘brownfield’ land.  

6.13 Paragraph 120 (c) explains that the planning system should specifically give substantial weight to the 

value of using suitable brownfield land within settlements for new homes and other identified needs.  

6.14 Further sub-section (d) of this paragraph explains that planning should also promote and support the 

development of under-utilised land and buildings especially if this would help to meet identified needs 

for housing where land supply is constrained and available sites could be used more effectively.  

6.15 The chapter goes on to discuss how appropriate densities can be achieved. Paragraph 124 sets out 

that the planning system should support development that makes efficient use of land, taking into 

account the following: 

a) The identified need for different types of housing and other forms of development, and the 

availability of land suitable for accommodating it; 

b) Local market conditions and viability; 
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c) The availability and capacity of infrastructure and services – both existing and proposed – as 

well as their potential for further improvement and the scope to promote sustainable travel 

modes that limit future car use; 

d) The desirability of maintaining an area’s prevailing character and setting or of promoting 

regeneration and change; and 

e) The importance of securing well-designed, attractive and healthy places. 

 Achieving Well Designed Places 

6.16 This chapter sets out at paragraph 130 that planning policies and decisions should aim to ensure that 

developments: 

• Will function well and add to the overall quality of the area, not just for the short term but 

over the lifetime of the development; 

• Are visually attractive as a result of good architecture and appropriate landscaping; 

• Are sympathetic to local character and history including the surrounding built environment 

and landscape setting, while not preventing or discouraging appropriate innovation; 

• Establish a strong sense of place, using streetscapes and buildings to create attractive and 

comfortable places to live, work and visit; 

• Optimise the potential of the site to accommodate and sustain an appropriate amount and 

mix of development and support local facilities and transport networks, and 

• Create places that are safe, inclusive and accessible and which promote health and well-

being. 

 Conserving and Enhancing the Historic Environment 

6.17 The NPPF builds upon the provisions of the Planning (Listed Buildings and Conservation Areas) Act 

1990 and requires at paragraph 197 that local planning authorities in determining planning 

applications take account of: 

• The desirability of sustaining and enhancing the significance of heritage assets and putting 

them to viable uses consistent with their conservation; 

• The positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 

• The desirability of new development making a positive contribution to local character and 

distinctiveness. 

6.18 Paragraph 202 advises that where a development proposal will lead to less than substantial harm to 

the significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal, including its optimum viable use. 
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6.19 At paragraph 203, it is stated that the effect of an application on the significance of a non-designated 

heritage asset should be taken into account in determining the application. In weighing applications 

that directly or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the heritage asset. 

Decision taking 

6.20 Guidance in paragraph 38 states that local planning authorities should approach decision-taking in a 

positive and creative way. They should work proactively with planners to secure developments that 

will improve the economic, social and environmental conditions of the area. Decision-makers at every 

level should seek to approve applications for sustainable development where possible. 

 LOCAL POLICY 

6.21 In addition to national NPPF guidance it is relevant to consider the adopted and emerging London 

Plan guidance that in turn supports the local authorities Local Development Framework. 

LONDON PLAN (2021) 

6.22 The London Plan sets the Mayor’s strategic development strategy for the capital up until 2046 and 

forms part of the development plan for Greater London. The site falls within the London Borough of 

Hillingdon and so the relevant policies include: 

6.23 The site falls within the London Borough of Hillingdon and so the relevant policies include: 

6.24 Policy D3 (Optimising Site Capacity Through the Design-led Approach) states that all development 

must make the best use of land by following a design-led approach that optimises the capacity of 

sites, including site allocations. Optimising site capacity means ensuring that development is of the 

most appropriate form and land use for the site. The design-led approach requires consideration of 

design options to determine the most appropriate form of development that responds to a site’s 

context and capacity for growth, and existing and planned supporting infrastructure capacity. 

6.25 Higher density developments should generally be promoted in locations that are well connected to 

jobs, services, infrastructure and amenities by public transport, walking and cycling. Where these 

locations have existing areas of high density buildings, expansion of the areas should be positively 

considered by Borough’s where appropriate. 

6.26 In other areas incremental densification should be actively encouraged by Boroughs to achieve a 

change in densities in the most appropriate way. This should be interpreted in the context of policy 

H2. 

6.27 Development proposals should: 

1. Enhance local context by delivering buildings and spaces that positively respond to local 

distinctiveness through their layout, orientation, scale, appearance and shape, with due 

regard to existing and emerging street hierarchy, building types, forms and proportions; 

2. Encourage and facilitate active travel with convenient and inclusive pedestrian and cycling 

routes, crossing points, cycle parking and legible entrances to buildings that are aligned with 

peoples’ movement patterns and desire lines in the area; 
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3. Be street based with clearly defined public and private environments; 

4. Facilitate efficient servicing and maintenance of buildings and the public realm, as well as 

deliveries, that minimise negative impacts on the environment, public realm and vulnerable 

road users; 

5. Achieve safe, secure and inclusive environments; 

6. Provide active frontages and positive reciprocal relationships between what happens inside 

the buildings and outside to generate liveliness and interest; 

7. Deliver appropriate outlook, privacy and amenity; 

8. Provide conveniently located green and open spaces 

9. Prevent or mitigate impacts of air quality 

10. Respond to the existing character of a place by identifying the special and valued features 

and characteristics that are unique to the locality and respect, enhance and utilise the 

heritage assets and architectural features that contribute towards the character 

11. Be of high quality with architecture that pays attention to detail, and gives thorough 

consideration to the practicality of use, flexibility, safety and building lifespan through 

appropriate construction methods and the use of attractive robust materials which weather 

well. 

6.28 Policy H9 (Ensuring the best use of stock) states that boroughs should take account of the role of 

houses in multiple occupation (HMOs) in meeting local and strategic housing needs. Where they are 

of a reasonable standard they should generally be protected. 

6.29 Policy T6.1 (Residential Parking) confirms at paragraph E that large-scale purpose built shared living, 

student accommodation and other sui generis residential uses should be car-free. 

 LOCAL DEVELOPMENT FRAMEWORK 

6.34 When determining any planning application, the relevant authorities (in this case Hillingdon Borough 

Council) are under a statutory obligation, as imposed by section 54a of the Town and Country Planning 

Act 1990, repeated in section 38(8) of the Planning and Compulsory Purchase Act 2004 to make their 

determination in accordance with the development plan unless material considerations indicate 

otherwise. 

6.35 In this instance the Development Framework currently consists of the Local Plan Part 1 Strategic 

Policies which sets out the spatial vision and strategy for the Borough and the Local Plan Part 2 

Development Management Policies which provides more detailed, specific development 

management policies in order to support the delivery of the overall spatial vision for the Borough. 

6.36 Accordingly, the adopted policies relevant to the determination of this application are summarised 

below. 

  

 

 Hillingdon Local Plan Part 2 (2020)  
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6.37 Policy DMTC 1 (Town Centre Developments) states the Council will support main town centre uses 

where the development proposal is consistent with the scale and function of the centre. Town centre 

development will need to demonstrate that: 

i. Adequate width and depth of floorspace has been provided for the town centre uses; and 

ii. Appropriate servicing arrangements have been provided. 

6.38 Residential use of ground floor premises in primary and secondary shopping areas and in designated 

parades will not be supported. 

6.39 Proposals for main town centre uses in out of centre locations will only be permitted where there is 

no harm to residential amenity 

6.40 The Council will also: 

i. Expect proposals for main town centre uses to demonstrate that there are no available or 

suitable sites in a town centre where an edge of centre or out of centre is proposed, using a 

sequential approach; and 

ii. Consider the effect of the proposal either individually or cumulatively on the vitality and 

viability of existing town centres. 

6.41 Policy DMH5 (Houses in Multiple Occupation and Student Accommodation) states that in all parts 

of the Borough proposals for the provision of large HMOs, residential hostels, student 

accommodation and secure accommodation will be required to demonstrate that: 

i. There is good accessibility to local amenities and public transport; 

ii. They accord with the accessible homes standards and provide satisfactory living conditions 

for the intended occupiers; and 

iii. There will be no adverse impact on the amenity of neighbouring properties or the character 

of the area. 

6.42 Policy DMHB 11 (Design of New Development) outlines that all development, including extensions, 

alterations and new buildings will be required to be designed to the highest standards and incorporate 

principles of good design including: 

i. Harmonising with the local context by taking into account the surrounding: 

• Scale of development, considering the height, mass and bulk of adjacent structures; 

• Building plot sizes and widths, plot coverage and established street patterns; 

• Building lines and setbacks, rooflines, streetscape rhythm, gaps between structures 

and other streetscape elements, such as degree of enclosure; 

• Architectural composition and quality of detailing; 

• Local topography, views both from and to the site; and 

• Impact on neighbouring open spaces and their environment. 

ii. Ensuring the use of high quality building materials and finishes; 
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iii. Ensuring that the internal design and layout of development maximises sustainability and is 

adaptable to different activities; 

iv. Protecting features of positive value within and adjacent to the site, including the 

safeguarding of heritage assets, designated and un-designated and their settings; and 

v. Landscaping and tree planting to protect and enhance amenity, biodiversity and green 

infrastructure. 

6.43 Development proposals should not adversely impact upon the amenity, daylight and sunlight of 

adjacent properties and open space. 

6.44 Development will be required to ensure that the design safeguards the re-development of any 

adjoining sites which have development potential. 

6.45 Development proposals should make sufficient provision for well designed internal and external 

storage space for general, recycling and organic waste, with suitable access for collection. External 

bins should be located and screened to avoid nuisance and adverse visual impacts to occupiers and 

neighbours. 

6.46 Policy DMHB 13 (Shopfronts) advocates that new shopfronts and alterations to existing shopfronts 

should complement the original design, proportions, materials and detailing of the building of which 

it forms a part and the surrounding street scene. 

6.47 New shopfronts must be designed to allow equal access for all users. In order to improve and maintain 

the quality of the public realm, the design of shopfronts should be of a high quality, taking into 

consideration: 

i. Retention and maintenance of active shopfronts at all times; 

ii. The relationship between the shopfront and upper floors; 

iii. The relationship with surrounding shopfronts and buildings; 

iv. The use of materials which are appropriate to and enhance the character of the local area; 

and 

v. The value of existing architectural and historic features. 

6.48 Policy DMHB 13A (Advertisements and Shop Signage) outlines that in order to improve and maintain 

the quality of the public realm, advertisements, signs and hoardings will be required to demonstrate 

that: 

i. They complement the scale, form, materials and architectural composition of the individual 

buildings of which they form a part; 

ii. They complement the visual amenity and character of the site and surrounding area; 

iii. They enhance historic assets and their setting; 

iv. They do not have an adverse impact on public or highway safety; 

v. They do not lead to visual clutter; and 

vi. They provide an appropriate type and level of illumination, suitable to the site and its 

surroundings; 
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6.49 Shop signage will generally be limited to the strip above the shop window and below the upper floor, 

plus where appropriate one projecting sign. Proposals for further advertising additional to the shop 

name will be resisted. 

6.50 Illumination to shopfronts must be sited and designed to avoid any visual intrusion from light pollution 

to adjoining or nearby residents. Flashing internal or external lighting and/or internally illuminated 

box lights will not be permitted. 

6.51 Policy DMHB 16 (Housing Standards) Advocates that all housing development should have an 

adequate provision of internal space in order to provide an appropriate living environment. To 

achieve this all residential development should meet or exceed the most up to date internal space 

standards. 

6.53 Policy DMEI 4 (Development in the Green Belt or on Metropolitan Open Land) States that 

inappropriate development in the Green Belt and Metropolitan Open Land will not be permitted 

unless there are very special circumstances. 

6.54 Extensions and redevelopment on sites in the Green Belt and Metropolitan Open Land will be 

permitted only where the proposals would not have a greater impact on the openness of the Green 

Belt and Metropolitan Open Land and the purposes of including land within it, than the existing 

development, having regard to: 

i. The height and bulk of the existing building on the site; 

ii. The proportion of the site that is already developed; 

iii. The footprint, distribution and character of the existing buildings on the site; 

iv. The relationship of the proposal with any development on the site that is to be retained; and 

v. The visual amenity and character of the Green Belt and Metropolitan Open Land. 

6.52 Policy DMCI 7 (Planning Obligations and Community Infrastructure Levy) Advises that to ensure 

development is sustainable, planning permission will only be granted for development that clearly 

demonstrates there will be sufficient infrastructure to support it. Infrastructure requirements will be 

predominantly addressed through the Council’s Community Infrastructure Levy (CIL). 

6.53 Planning obligations will be sought on a scheme by scheme basis: 

i. To secure the provision of affordable housing in relation to residential development 

schemes; 

ii. Where a development has infrastructure needs that are not addressed through CIL; and 

iii. To ensure that development proposals provide or fund improvements to mitigate site 

specific impacts made necessary by the proposal. 

6.54 Applications that fail to secure an appropriate planning obligation will be refused. 
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6.55 Policy DMT 6 (Vehicle Parking) States that development proposals must comply with the parking 

standards outlined in Appendix C in order to facilitate sustainable development and address issues 

relating to congestion and amenity. The Council may agree to vary these requirements when: 

i. The variance would not lead to a deleterious impact on street parking provision, congestion 

or local amenity; and/or 

ii. A transport appraisal and travel plan has been approved and parking provision is in 

accordance with its recommendations. 

6.56 All car parks provided for new development will be required to contain conveniently located reserved 

spaces for wheelchair users and those with restricted mobility. 

 General Permitted Development Order 

6.57 The government has introduced a suite of new permitted development rights which apply in England. 

6.58 A right to construct dwellings on top of purpose built blocks of flats was introduced on 1st August 2020 

under Class A of Part 20. 

6.59 Furthermore, additional permitted development rights will allow flats to be constructed on the 

topmost storey of commercial, mixed use or residential terraces and detached buildings under Classes 

AA, AB, AC and AD of Part 20 has applied from 1st September 2020. 

6.60 Whilst not directly applicable to this application, the above legislation demonstrates the current 

national policy position that encourages developers and Council’s to utilise redundant airspace above 

existing buildings in order to deliver the homes required to meet the national housing crisis. 

 SUMMARY 

6.61 The creation of new high quality HMOs to help deliver much needed housing is supported by policy 

at a national, regional and local level. 

6.62 However, the Council will seek to ensure that acceptable living conditions for residents are achieved, 

there is good accessibility to local amenities and public transport and there will be no adverse impact 

on the amenity of neighbouring properties or the character of the area. 

6.63 In this regard, the NPPF recognises the need for the planning system to promote an effective use of 

land in meeting the need for homes and other uses. The document introduces new guidance to 

confirm that local authorities should support opportunities to use the airspace above existing 

residential and commercial premises for new homes. 

6.64 In particular, Councils are encouraged to allow upward extensions where the development would be 

consistent with the prevailing height and form of neighbouring properties and the overall street 

scene, is well designed (including complying with any local design policies and standards) and can 

maintain safe access and egress for occupiers. 

6.65 This is reflected by the recent introduction of permitted development rights as summarised above 

which will allow flats to be built above existing buildings subject to a prior approval process. 

  



Appeal Statement 

 

Mialex  22 
 

7 PLANNING CONSIDERATIONS 

7.1 The planning issues relevant to the determination of the development proposal are assessed in detail 

below. 

 Principle of Development 

7.2 As examined within the previous section, the National Planning Policy Framework (NPPF) requires the 

Council to make the most efficient use of land by maximising the use of previously developed sites 

and converting existing buildings. 

7.3 Of relevance to the proposal is Sub Section (e) of paragraph 120, which outlines that Councils should 

support opportunities to use the airspace above existing residential and commercial premises for new 

residential floorspace. In addition Local Plan Policy DMH5 and London Plan policy H9 support the 

provision of large Houses in Multiple Occupation, subject to the relevant criteria. 

7.4 Accordingly, the principle of development is considered acceptable provided that there is good 

accessibility to local amenities and public transport, satisfactory living conditions provided for 

intended occupiers, no adverse impact on the amenity of neighbouring properties or the character of 

the area and the external design will have no unacceptable impact upon the visual character of the 

host property or the wider street scene. 

7.5 Against this background, the principle of development is considered acceptable (particularly given the 

existing HMO which occupies the first floor of the host property) and the scheme complies with 

Policies DMH5, DMHB11 of the Local Plan Part 2 and Policy H9 of the London Plan. 

 Whether the scale and design of the proposed extension would result in unacceptable harm to the 

visual character and appearance of the host building, wider area (including the terrace of which the 

building forms part) and Yiewsley Recreation Ground. 

7.6 In assessing this reason for refusal the Council contend at section 7.2 of the Delegated Report 

(enclosed at Appendix 2) that: 

 “The application site sits on a parade that remains unbroken past first floor level. Whilst there are 

examples of three storey buildings significantly further down the High Street, this particular parade 

has a degree of uniformity with adjacent properties and the immediate site context gives rise to 

concerns with the new storey proposed and its visual impact. 

 The addition of a third storey to the building would break this form and be an incongruent addition 

with the surrounding area. The proposal does have the proposed extension set back from the front 

elevation, however this would not offset the bulk and massing accrued at this level, with it appearing 

at odds with not only the host building, but the adjacent buildings. The awkward juxtaposition of this 

addition would highlight visual prominence of the proposal, when assessing that this parade coincides 

with the highway narrowing from the North. The resultant impact would be the large boxy addition 

appearing as an overbearing addition, at odds with the character and appearance of the host building 

and wider area. This is further compounded by the choice of materials, with the black zinc seam finish 

appearing considerably more modern and heavy in appearance that the lower levels.” 

 The design in relation to the host building 
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7.7 As demonstrated on the photographs in Section 3, the existing building presents a visually dated 

appearance, with render/painted brickwork, an unsymmetrical fenestration at first floor level and 

variation in shopfront design and fascia sizes at ground floor. Accordingly, it does not make a positive 

contribution to the visual character of the street scene.  

7.8 The proposed extension will raise the height of the existing building by 2.6 metres to provide an 

overall maximum building height of 9.9 metres. This remains 1.2 metres lower than the height of the 

Aldi store positioned directly opposite the site as examined in the section below. 

7.9 As demonstrated on the enclosed drawings package, the proposed extension will be set back from 

the principal southern elevation by approximately 0.9 metres. Furthermore, the extension will rise 

just 2.2 metres above the existing parapet wall along the principal western elevation. This approach 

ensures that the massing of the proposed scheme and its impact upon the street scene will be 

minimised and that the extension will also appear visually subservient to the host property. 

7.10 The proposed extension will utilise high quality external materials (including standing seam zinc and 

black framed windows). This will help to create a contemporary external apperanace that will 

contribute in a positive manner to the visual appearance of the host building and clearly highlight the 

extension as a latter addition. The new fenestration positioned within the extension will provide 

appropriate symmetry with existing windows at first floor to ensure a harmonious, cohesive front 

elevation.  

7.11 Furthermore, the appeal scheme proposes a range of external alterations including re-painting and 

refurbishment of the main elevations and the introduction of regularised shop signage designed in 

accordance with Appendix B of the Local Plan. This will help to revitalise the existing poor quality 

building and ensure that its visual appearance as a whole will be enhanced. 

7.12 Therefore, in contrast to the Council’s assessment, it is our view that in line with Policy DMHB 11 of 

the Local Plan Part 2 the proposed development ensures the use of high quality materials and finishes 

and harmonises with the local context taking into account the existing buildings architectural 

composition and detailing. 

 The design in relation to the terrace/parade and wider street scene 

7.13 As explored at paragraph 3.5 of this statement and demonstrated clearly at Image 1, whilst the 

immediate parade is predominantly two storey there is clear variation in the height, roof form, design 

and general scale of properties between No. 136 and 170 High Street. Consequently, whilst buildings 

may be predominantly two storeys there is no overriding consistency in terms of design and scale 

within the parade. As a result, the proposal site represents an architecturally isolated building within 

a varied terrace of two storey properties with no prevalent character. 

7.14 In a similar manner, there is no overriding visual character or design within the wider local area. The 

buildings vary widely in terms of their external appearance and detailing as demonstrated on the 

images included at Section 3. 

7.15 Of particular note is the Aldi food store lying directly across the High Street which rises to 12.4 metres 

(11.1 metres above land level). Further examples include the three storey Kirk House, four storey 
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apartment development at Nos. 111-117 High street, three storey terrace at Nos. 112-134 High Street 

and three storey Continental House at No. 191 High Street that bookends the District Centre. 

7.16 In contrast to the Council’s view that these buildings are “significantly further down the High Street” 

(page 7, Delegated Report). As demonstrated within the street scene photographs and map of the 

surrounding area at Appendix 3 these three storey properties and food store clearly form part of the 

immediate street scene of the site. 

7.17 Given that the Aldi food store is positioned directly opposite the site, this also clearly forms part of 

the visual character of the immediate surrounding area. 

7.18 We are therefore unclear as to why the proposed external material of the extension (grey seam zinc 

cladding) is deemed to be unacceptable by Officers when the grey cladding on the front elevation of 

the Aldi store was approved by the Council in 2015 under application Ref: 50096/APP/2015/2177 

(please refer to delegated report enclosed at Appendix 4. 

7.19 As explained above, the proposed extension will be set back from the principal southern elevation by 

approximately 0.9 metres. Furthermore, the extension will rise just 2.2 metres above the existing 

parapet wall along the principal western elevation. This approach ensures that the massing of the 

proposed scheme and its impact upon the street scene will be minimal. 

7.20 In addition to the setback of the proposed extension from the front elevation, the host building itself 

is set back from the established building line fronting the High Street by a further 1.35 metres 

compared to adjoining neighbouring properties to the immediate south. 

7.21 This creates a separation distance of over 5 metres from the main elevation of the host property to 

the High Street, which will help to ensure that the massing of the proposed extension and its impact 

upon the street scene will be acceptable. 

7.22 As such, it is considered the scheme complies with Policy DMHB 12, DMHB 13 and in particular DMHB 

11 by maintaining the streetscape rhythm and scale of development seen in the immediate 

surrounding area. This is further demonstrated in the indicative CGI seen overleaf (and included in 

high resolution at Appendix 5. 
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 The impact upon views from the Recreation Ground to the rear 

7.23 In assessing this issue the Council contend at page 8 of the Delegated Report that: 

“The proposal would be visible from the recreation ground, with the additional storey breaking the 

existing form and being in a prominent visual position. Due to the scale and modernised finish of the 

proposal, it would appear as an incongruous and visually imposing feature, harmful to the character 

and appearance of the wider area.” 

And consequently that: 

“The proposal, by virtue of siting in a visual prominent location, scale and design would be harmful to 

the visual amenity and character of the Metropolitan Open Land, contrary to Policy DMEI 4 of the 

Local Plan.” 

7.24 Firstly, it is questioned whether policy DMEI 4 is applicable to this application given its specific wording 

related to sites within designated areas of Metropolitan Open Land (MOL), not those adjacent to it. 

7.25 Secondly, it is important to consider why the Falling Lane Recreation Ground was designated as a site 

worthy of Metropolitan Open Land protection in the first instance. As stated at page 169 of the Local 

Plan Part 2 Site Allocations and Designations Document the site is considered to contribute to the 

physical structure of London by being clearly distinguishable from the built up area and a Green Chain. 

7.26 As the proposal is for a sensitive intensification at the site of one additional storey, with a total height 

increase of 2.6 metres, setback from the MOL by approximately 6 metres it is not considered 

Image 10: Indicative CGI of the proposed development with existing frontage improvements 
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development will unduly impact on the openness of the recreation ground or the ability to distinguish 

the MOL from the built up area. 

7.27 Nevertheless, it is also considered that there will be no discernible impact upon the MOL given that 

the site is already enclosed on all sides by existing built form in some instance to a height of three 

storeys with no separation distance as demonstrated in the images below. 

7.28 As a result it is considered that the proposal complies with Policy DMEI 4 and will have no impact 

upon the value of designating the Recreation Ground as Metropolitan Open Land. 

 Whether the development would result in insufficient cycle storage for future occupiers 

7.29 It was considered throughout the assessment stage that details of cycle and refuse provision may be 

secured by way of condition upon the granting of a positive decision. Nevertheless in the interests of 

adopting a fully collaborative approach, an additional site layout plan confirming ample space for 

secure and accessible cycle and refuse storage to the rear of the building are enclosed as part of this 

appeal (Drawing Ref: 2114 03.01 Rev A).  

7.30 Accordingly, the proposed development will not result in insufficient cycle storage for future 

occupiers as set out within Policy DMT6 of the Local Plan Part 2. Our view is that further details of 

refuse and cycle storage can be provided for the agreement of the Council prior to works commencing 

on site should the Inspector be minded to allow the appeal. 

 Whether the intensification of the site (by way of increased noise, parking and refuse storage) 

would result in an unacceptable impact upon the amenity of existing and future occupiers. 

7.31 In assessing this issue the Council have stated at section 7.1 of the Delegated Report: 

Image 11: Overhead View demonstrating existing three storey properties in blue and yellow that already 
back directly onto the Recreation Ground with the site outlined in red 
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 “Whilst it is accepted the current first floor level is being used as an HMO, the impact of this further 

intensification has not been robustly assessed, with particular regard to refuse, noise, cycle and car 

parking and intensification of the single provided amenity space. Whilst it is clear that a large increase 

of habitants would result in an increase impact for the factors mentioned previously, the applicant has 

not provided a robust assessment as to measures that would be taken to mitigate in this. 

 The siting of residential units above the existing would further exacerbate the levels of noise the 

existing occupiers and neighbouring occupiers would experience Whilst the parade is set back from 

the main road and there is a large Class E (a) unit opposite, where it is expected there would be a 

certain level of noise throughout the day including from the commercial units below, these units do 

have certain operating times. In effect this results in noisy hours being limited. The noisy hours 

associated with residential uses would not be able to be conditioned in a similar way and there has 

been no assessment carried out to investigate how this would be impacted with such a large increase 

of occupants.” 

7.32 The issue of refuse and cycle storage has been addressed within paragraph 7.17 of this statement. 

However in summary, it has been demonstrated that the refuse and cycle storage can be easily 

accommodated within the site as per Drawing Ref 2114 03.01 Rev A and will not result in any 

unacceptable impacts upon the amenity of occupiers. 

7.33 It is also noted that as per Policy T6.1 of the London Plan large scale purpose built shared living, 

student accommodation and other sui generis residential uses (e.g. a large HMO) should be car free. 

As such when considered in light of this policy, a moderate PTAL level of 3 and adequate cycle 

provision within the site it is considered that a car free development is acceptable in this instance and 

will have no impact upon the amenity of occupiers.  

7.34 It is not considered that the modest increase of 6 occupants will lead to any measurable disturbance 

in noise to existing and neighbouring occupiers in comparison to the existing levels that may be 

expected of a town centre property above an existing commercial unit.  

7.35 To our knowledge, there is no history of noise related complaints at the site and the Council have not 

provided any evidence to support the claim that there could be unacceptable noise impacts arising a 

as result of the proposed development. Nevertheless, if this is a concern shared by the Planning 

Inspectorate then it is appropriate for reasonable acoustic insulation to be secured by way of a pre-

occupation condition attached to any decision notice. 

7.36 On the basis of this assessment, our view is that the proposal complies with Policies DMHB11 and 

DMH5 of the Hillingdon Local Plan Part 2. 

 Whether the proposed development would provide an unacceptable living environment for 

occupiers. 

7.37 All proposed units have been designed in accordance with Hillingdon’s minimum standard for Houses 

in Multiple Occupation and as such will meet or exceed all required floorspace levels. Furthermore, 

all habitable rooms will be served by generous glazing providing high quality outlook and 

sunlight/daylight for occupiers. Attractive views from the rear elevation of the site over Yiewlsey 

Recreational Ground will be provided of occupiers of Bedrooms 8, 9 and 10. 
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7.38 The existing HMO on site currently offers very limited facilities with only a small kitchen and laundry 

area and no reasonable scope for occupiers to interact or socialise outside of their own rooms. 

Conversely, the proposed scheme will provide a large communal living/dining/kitchen space at first 

floor for the benefit of all occupiers thus resulting in a significantly improved living environment. 

7.39  Unfortunately there is no reasonable scope to provide external amenity space due to the unique 

constraints of the site as a rooftop extension within the defined District Centre. However the 

substantial Recreational Ground is located directly to the rear with pedestrian access just 70 metres 

from the site. 

7.40 Accordingly, our view is that occupants will be able to access outdoor landscaped amenity space in 

close proximity to the site. In any case given the highly accessible nature of the location within the 

defined District Centre and its proximity to a wide range of shops and services occupiers are likely to 

have less need for amenity space. 

7.41 Notwithstanding this assessment, the Council contend at section 7.5 of the Delegated Report that: 

 “The internal height has been shown at 2.3 metres, which when assessed against the national space 

standards, would fail to meet the suggested recommendations of 2.5 metres for 75% of the gross 

internal area, to address the unique heat island effect of London and the distinct density and flatted 

nature of most of its residential development, so that new housing is of adequate quality, especially 

in terms of light ventilation and sense of space.” 

7.42 Firstly, it is noted that this guidance provides “suggested recommendations” and not statutory 

guidance. As such, considering the unique context of the site and considered approach to design 

which aims to keep the massing of development as minimal as possible, it is considered that a floor 

to ceiling height of 2.3 metres should be considered acceptable in principle in line with the Technical 

Housing Standards set out within the Nationally Described Space Standards. 

7.43 Additionally, it is noted that both the nationally described space standards and London Plan standards 

referred to by the Council are directly applicable to traditional (Use Class C3) residential dwellings 

only. As a purpose-built sui generis HMO these standards are not applicable to the development and 

do not reflect the unique and valued accommodation offered by the proposal. 

7.44 It is also considered that whilst a larger floor to ceiling height may be desirable the development this 

must be considered in the wider planning balance, most notably the valued accommodation that will 

be delivered to the local community as a result of the development and importantly the wider 

improvements to existing living standards for occupiers at first floor level most notably by the 

provision of a large new communal/kitchen area  

7.45 The proposal is therefore considered to comply with the relevant London Plan and Local Plan policies 

and importantly the Nationally Described Space Standards. 
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8 CONCLUSIONS 

8.1 It is concluded that the scheme is in accordance with the NPPF and the Council’s adopted Core 

Strategy. It therefore constitutes appropriate development and should be supported for the following 

reasons: 

• The principle of extending an existing HMO on a previously developed site in a predominately 

residential location, within the urban area, is supported by national and local policy; 

• The NPPF recognises the need for the planning system to promote an effective use of land in 

meeting the need for homes and other uses. The document introduces guidance to confirm 

that local authorities should support opportunities to use the airspace above existing 

residential and commercial premises for new residential floorspace. The scheme has been 

designed in accordance with this guidance and will represent an efficient and effective use 

of an existing building; 

• The application submission proposes a high quality design solution that has been informed 

by the site’s constraints. The proposed roof extension has been designed to be subordinate 

to the host building and consistent with the design and form of the existing roofscape present 

within the local area. The extension has been carefully considered to be set back from all 

road facing elevations to minimise visual impact upon the street scene and will incorporate 

high quality external materials and a contemporary design form to ensure it will positively 

impact upon the appearance of the existing building and local area; 

• The proposed scheme will provide significant improvements to the existing building with new 

painted render and regularised shop signage replacing the existing dilapidated render and 

out of character signage. In addition, the introduction of a symmetrical fenestration 

arrangement at second floor level will regularise the existing discordant fenestration at first 

floor level. Thereby, revitalising the building to bring a more positive contribution to the 

wider street scene. 

• The overall standard of accommodation proposed is fully acceptable and of a high standard. 

The proposed development will provide a suitably high quality living environment for new 

residents by ensuring appropriate levels of privacy, outlook and internal floorspace areas 

which meet or exceed relevant target standards. In addition, the living environment for 

existing occupiers (at first floor level) will be significantly enhanced as the proposal provides 

enhanced communal areas at second floor level for existing occupiers use; 

• The siting and scale of the proposed scheme and positioning of windows ensures that there 

will be no unacceptable adverse impacts upon the amenity of any neighbouring properties, 

and 

• The site is within a sustainable location with a PTAL level of 3 and close proximity to local 

amenities and services, such the scheme accords with all relevant Transport, Highways and 

parking standards within the NPPF and London Plan. 

8.2 Overall, the considered design approach enables the creation of a visually interesting scheme 

which maximises the efficiency of the site, delivers high quality residential accommodation for 
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occupiers in a sustainable location and ensures that the visual appearance of the host building 

will be enhanced (thus improving its relationship with the wider street scene). 

8.3 The scheme adopts the principles of sustainable development in relation to social, economic and 

environmental factors as it delivers new residential floorspace which is accessible by a choice of 

travel modes including foot, cycle and public transport. 

8.4 The scheme has been demonstrated to comply with all relevant national and local planning 

policies (most notably the NPPF, Policies DMTC1, DMH5, DMHB11, DMHB13, DMHB13A, 

DMHB16, DMCI7, DMT6 of the Local Plan Part 2 and Policies D3 and H9 of the London Plan). 

8.5 On this basis it is respectfully requested that the appeal is allowed. 



 

 
Manchester       London 
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The Council of the London Borough of Hillingdon as the Local Planning Authority
within the meaning of the above Act and associated Orders REFUSES permission for
the following:-

Permission is refused for the reason(s) listed on the attached schedule:-

Application Ref:
19966/APP/2021/3425

Mr Harry Johnson
Workplace
4th Floor Churchgate House 
56 Oxford Street
Manchester   M1 6EU

Description of development:

Location of development:

Single storey upwards extension at second floor level to integrate with the existing house in
multiple occupation (HMO) at first floor level to provide an additional 6 bedrooms and
communal living/kitchen/dining space with associated external alterations to the building
frontage

166 High Street  Yiewsley 

Head of Planning, Transportation and Regeneration

Date:  18 January 2022 
 

REFUSAL OF PLANNING PERMISSION

NOTES:
           

(i)  Please also see the informatives included in the Schedule of Reasons.

(ii) Should you wish to appeal against this decision please read the attached sheet 
     which explains the procedure. 

09 September 2021Date of application:

Plan Numbers:

TOWN AND COUNTRY PLANNINGACT 1990 (AS AMENDED)

See attached Schedule of plans 
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SCHEDULE OF REASONS

REFUSAL OF PLANNING PERMISSION
Application Ref: 19966/APP/2021/3425

The proposed extension by virtue of its size, siting, scale, bulk and design would
appear as a boxy addition which fails to respect the architectural composition of the
host terrace, harming both the character and appearance of both the host building
and wider area, including the sensitive views from Yiewsley Recreation Ground,
designated Metropolitan Land. The proposal would therefore be contrary to Policies
DMHB 11, DMHB 12, DMHB 13, DMEI 4 of the Hillingdon Local Plan Part Two
Development Management Policies (2020) and Policy G3 of the London Plan
(2021).

The proposal has failed to demonstrate sufficient cycle storage for the future
occupiers in order to encourage sustainable modes of transport, contrary with the
London Plan and Policy DMT6 of the Hillingdon Local Plan Part Two Development
Management Policies (2020).

In the absence of a robust assessment and detailed information relating to the
storage of refuse, parking and further noise being created between the floors,
including mitigation and organisational strategies, it is considered that the amenity of
both existing and future occuipers could be adversely impacted through the
intensification of the use, not complying with Policies DMHB 11 and DMH 5 of the
Hillingdon Local Plan Part Two Development Management Policies (2020).

The proposed development would provide low quality living conditions for future
occupiers, in terms of the provision of internal amenity space and overall ceiling
height.  The proposal would therefore conflict with Policy DMHB 16 of the Hillingdon
Local Plan: Part 2 - Development Management Policies (2020), Policy D6 and Table
3.1 of the London Plan (2021), the Housing Standards Minor Alterations to The
London Plan.

1

2

3

4

.

.

.

.

END OF SCHEDULE 

TOWN AND COUNTRY PLANNINGACT 1990 (AS AMENDED)

Address:
Residents Services

London Borough of Hillingdon
3 North Civic Centre, High Street, Uxbridge UB8 1UW

Tel: 01895 250230
www.hillingdon.gov.uk
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REFUSAL OF PLANNING PERMISSION

Application Ref.No.: 19966/APP/2021/3425

SCHEDULE OF PLANS

2114 03.05   - received 09 Sep 2021  

2114 03.01   - received 09 Sep 2021  

2114 03.04   - received 09 Sep 2021  

2114 03.02   - received 09 Sep 2021  

2114 03.03   - received 09 Sep 2021  

Mialex Planning Statement   - received 09 Sep 2021  

2114 02.03   - received 09 Sep 2021  

2114 02.02   - received 09 Sep 2021  

2114 02.01   - received 09 Sep 2021  

2114 01.01   - received 09 Sep 2021  



Page 4 of  4

RIGHTS OF APPLICANTS AGGRIEVED BY DECISION OF LOCAL PLANNING AUTHORITY

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the office of the First Secretary of State
under Section 78 of hte Town and Country Planning Act 1990.   

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally be
prepared to use this power inless there are special circumstances, which excuse the deploy in giving notice of an
appeal.

The Secretary of State need not consider an appeal if it seems to him that the local planning authority could not
have granted planning permission for the proposed development or could not have granted it without the
conditions imposed, having regard to the statutory requirements, to the provisions of any development order and
to any directions given under a development order.

In practice, the Secretary of State does not refuse to consider appeals solely because the local planning
authority based their decision on a direction given by him.

Purchase Notices.

If either the local planning authority or the officer of the First Secretary of State refuses permission to develop
land or grants it subject to conditions, the owner may claim that he can neither put the land to a reasonably
beneficial use by carrying out of any development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council (District Council, London
Borough Council or Common Council of the City of London) in whose area the land is situated.  This notice will
require the Council to purchase his interest in the land in accordance with the provisions of Part VI of the Town
and Country Planning Act 1990.

If you want to appeal, then you must do so within six months of the date of this notice, using a form which you
can get from the Planning Inspecorate at Customer Support Unit, Room 3/15 Eagle Wing, Temple Quay House,
2 The Square, Temple Quay, Bristol, BS1 6PN (Tel 0117 372 8424)  Appeal forms can be downloaded from the
Planning Inspectorate's website at www.Planning-inspectorate.gov.uk

If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local
Planning Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 days
before submitting the appeal.  
Further details are available at www.gov.uk/government/collections/casework-dealt-with-by-inquiries
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19966/APP/2021/3425Residents Services APP. REF. NO:

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.

Select OptionAPPROVAL RECOMMENDED: GENERAL
1.  No valid planning application objection in the form of a petition 
     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

4.  There is no effect on listed buildings or their settings

5.  The site is not in the Green Belt (but see 11 below) 

REFUSAL RECOMMENDED: GENERAL

6.  Application is contrary to relevant planning policies/standards

7.  No petition of 20 or more signatures has been received

8.  Application has not been supported independently by a person/s 

9.  The site is not in Green Belt (but see 11 below) 

RESIDENTIAL DEVELOPMENT
10.  Single dwelling or less then 10 dewlling units and/or a site of 
       less than 0.5 ha

11.  Householder application in the Green Belt 

COMMERCIAL, INDUSTRIAL AND RETAIL DEVELOPMENT
12.  Change of use of retail units on site less than 1 ha or with less
     than 1000 sq m other than a change involving a loss of A1 uses

13.  Refusal of change of use from retail class A1 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.

CERTIFICATE OF LAWFULNESS

15.  Certificate of Lawfulness (for proposed use or Development) 

16.  Certificate of Lawfulness (for existing use or Development) 

17.  Certificate of Appropriate Alternative Development

CERTIFICATE OF LAWFULNESS

18.  ADVERTISMENT CONSENT (excluding Hoardings)

19.  PRIOR APPROVAL APPLICATION 

20.  OUT-OF-BOROUGH OBSERVATIONS

21.  CIRCULAR 18/84 APPLICATION 

22.  CORPSEWOOD COVENANT APPLICATION 

23.  APPROVAL OF DETAILS

24.  ANCILLARY PLANNING AGREEMENT (S.106 or S.278) where 
       Heads of Terms have already received Committee approval 

25.  WORKS TO TREES

26.  OTHER (please specify)

The delegation powers schedule has been
checked. Director of Residents Services
can determine this application.

Case Officer

Signature:

Date:

A delegated decision is appropriate
and the recommendation,
conditions/reasons for refusal and
informatives are satisfactory. 

Team Manager:

Signature:

Date:

The decision notice for this
application can be issued.

Director / Member of Senior
Management Team:

Signature:

Date:

NONE OF THE ABOVE DATES SHOULD
BE USED IN THE PS2 RETURNS TO THE
ODPM
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166 HIGH STREET YIEWSLEY  

Single storey upwards extension at second floor level to integrate with the
existing house in multiple occupation (HMO) at first floor level to provide an
additional 6 bedrooms and communal living/kitchen/dining space with
associated external alterations to the building frontage

09/09/2021

A

Report of the Head of Planning, Transportation and Regeneration 

Address

Development:

LBH Ref Nos: 19966/APP/2021/3425

Item No.

Drawing Nos: 2114 03.05
2114 03.01
2114 03.04
2114 03.02
2114 03.03
Mialex Planning Statement
2114 02.03
2114 02.02
2114 02.01
2114 01.01

Date Plans received : Date(s) of Amendment(s):

The proposed extension would be out of keeping with the character and appearance of
the host building, wider area and appear as a bulky, boxy addition. It would break an
existing unbroken parade, with the modern design being harmful to visual amenity of
Yiewsley Recreation Ground, designated Metropolitan Land, due to the unsympathetic
design and scale. The proposal would therefore be contrary to Policies DMHB 11, DMHB
12, DMHB 13 and DMEI 4 of the Hillingdon Local Plan Part Two Development
Management Policies (2020) and Policy G3 of the London Plan (2021). 

The applicant has failed to demonstrate sufficient cycle storage for the occupants of the
building, contrary with the London Plan and Policy DMT6 of the Hillingdon Local Plan
Part Two Development Management Policies (2020). 

In the absence of a robust assessment and detailed information of storage of refuse,
parking and further noise being created between the floors including mitigation and
organisational strategies, it is considered that the amenity of the neighbouring properties
would be adversely impacted through the intensification of the use, not complying with
Policies DMHB 11 and DMH 5 of the Hillingdon Local Plan Part Two Development
Management Policies (2020). 

The proposed development would provide low quality living conditions for future
occupiers, in terms of the provision of internal amenity space and ceiling height.  The
proposal would therefore conflict with Policy DMHB 16 of the Hillingdon Local Plan: Part
2 - Development Management Policies (2020), Policy D6 and Table 3.1 of the London
Plan (2021), the Housing Standards Minor Alterations to The London Plan (2016).

SUMMARY1.

Date Application Valid: 09/09/2021
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REFUSAL   for the following reasons:

NON2

NON2

NON2

NON2

Non Standard reason for refusal

Non Standard reason for refusal

Non Standard reason for refusal

Non Standard reason for refusal

The proposed extension by virtue of its size, siting, scale, bulk and design would appear
as a boxy addition which fails to respect the architectural composition of the host terrace,
harming both the character and appearance of both the host building and wider area,
including the sensitive views from Yiewsley Recreation Ground, designated Metropolitan
Land. The proposal would therefore be contrary to Policies DMHB 11, DMHB 12, DMHB
13, DMEI 4 of the Hillingdon Local Plan Part Two Development Management Policies
(2020) and Policy G3 of the London Plan (2021).

The proposal has failed to demonstrate sufficient cycle storage for the future occupiers in
order to encourage sustainable modes of transport, contrary with the London Plan and
Policy DMT6 of the Hillingdon Local Plan Part Two Development Management Policies
(2020).

In the absence of a robust assessment and detailed information relating to the storage of
refuse, parking and further noise being created between the floors, including mitigation
and organisational strategies, it is considered that the amenity of both existing and future
occuipers could be adversely impacted through the intensification of the use, not
complying with Policies DMHB 11 and DMH 5 of the Hillingdon Local Plan Part Two
Development Management Policies (2020).

The proposed development would provide low quality living conditions for future
occupiers, in terms of the provision of internal amenity space and overall ceiling height.
The proposal would therefore conflict with Policy DMHB 16 of the Hillingdon Local Plan:
Part 2 - Development Management Policies (2020), Policy D6 and Table 3.1 of the
London Plan (2021), the Housing Standards Minor Alterations to The London Plan.

1

2

3

4

INFORMATIVES

3.1 Site and Locality
The application site lies centrally on the High Street Yiewsley, between the junctions with
Falling Lane and Fairfield Road. The surrounding area is a mix of commercial and
residential, with the immediate parade offering commercial units at ground floor level and
residential at first floor. The parade remains unbroken, with the forms not exceeding first
floor level. 

The ground floor is a mix of residential units and first floor is being used as a 7 person
HMO. The site is not located within a Conservation Area, is not Listed and does not have
any TPOs on site. It has been identified as part of Yiewsley/West Drayton Secondary
Shopping Area and Yiewsley/West Drayton Town Centre.

Metropolitan land exists to the rear and there are views from this space to the application
site.

3.2 Proposed Scheme

RECOMMENDATION 2.

3. CONSIDERATIONS  
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No relevant history. 

It is unclear whether the first floor has been granted planning permission for use as a 7
person HMO.

Planning permission is sought for the erection of a third storey extension, facilitating a 6
bedroom HMO and external works, including: regularisation of signage of shopfronts at
ground floor level as well as re-rendering and painting the front elevation. The proposal
would join the existing 7 bedroom HMO at first floor level, facilitating a 13 bedroom HMO
in total.

It is noted that no details on the proposed regularisation of the signage or advertisement
consent has been submitted with or alongside this application, as such no assessment
can be undertaken on this element.

Not applicable 

Advertisement and Site Notice4.

4.1 Advertisement Expiry Date:-

Not applicable 4.2 Site Notice Expiry Date:-

Comments on Public Consult
8 neighbouring properties were consulted by letter on 4-10-21.

One objection was received and can be summarised as: 
-Not notified about the application and was only informed through the site notice. 
-Rent will be reduced during works and worried about livelihood 

Officer response: With regards to point 1, the site notice was erected to ensure the wider
area was notified and served its purpose. Point 2 is not a planning consideration and a
private matter. 

Trees/Landscaping Officer: 
This site is occupied by a two-storey building located on the east side / north end of
Yiewsley High Street. The ground-floor is sub-divided into three retail units with side
covered access to a yard at the rear. The first floor provides 7 bedroom units with shared
facilities. There is no external amenity space or planting within the site, although Yiewsley
Recreation Ground is located to the rear of the property. There are no TPO's or
Conservation Area designations affecting the site. 

No trees or other landscape features will be affected by the proposal to extend the
building upwards, t provide an additional 6 bedrooms with en suite bathrooms. The
planning statement confirms that no external amenity space will be provided for the
residents - who can 'access Yiewsley Recreation Ground'. This being the case, the
developer should make a financial contribution towards the maintenance and
enhancement of this public open space.

No objection subject to securing financial contribution from the developer, via a S.106
agreement, to Green Spaces who manage and maintain Yiewsley Recreation Ground.

Access Officer: 
This proposal has been reviewed against the requirements of the 2021 London Plan

3.3 Relevant Planning History  
Comment on Planning History  

5.
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PT1.BE1

PT1.HE1

(2012) Built Environment

(2012) Heritage

Local Plan Designation and London Plan

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

Part 1 Policies:

DMH 5
DMHB 11
DMHB 12
DMHB 14
DMHB 16

Houses in Multiple Occupation
Design of New Development
Streets and Public Realm
Trees and Landscaping
Housing Standards

Part 2 Policies:

policy D7 which should not be applied to the conversion of this existing dwelling. No
objections raised from an accessibility perspective.

Highways Officer: 
The development proposal involves the construction of an additional storey for the
creation of 6 bedrooms (HMO) (Use Class Sui Generis), in addition to the existing 7-
bedroom HMO at first floor, resulting in an 13 bedroom HMO.

The consideration of the car parking requirements for the current scheme can only relate
to the creation of the 6 additional rooms.

According to the TfL PTAL website the site has a PTAL rating of 3 (good).

London Plan Policy T6.1 (Residential Parking) confirms at paragraph E that large-scale
purpose built shared living, student accommodation and other sui generis residential uses
should be car-free.

On-street parking in the vicinity of the site is regulated through extensive double and
single yellow lines in the immediate vicinity of the site and a Residents' Parking Permit
schemes surrounding the site.

Car free developments are suitable in such controlled locations particularly since the
London Plan parking standards now prohibit/discourage any residential development car
parking. Therefore, the HA would support a car free development in this location.

However, both the London Plan and Policy DMT6 (1 per occupant) require the provision of
cycle parking for the additional rooms. It is not clear if cycle parking/store can be provided
given the layout therefore, in view of the deficient information provided/none provision of
cycle parking on site, contrary to the London Plan and DMT6, the default position of the
HA is for refusal.

RECOMMENDATION:
Refuse 

Reasons for Refusal:
For the reasons stated above the application has failed to demonstrate a satisfactory
policy and design-led approach to the provision and layout of the cycle parking contrary
with the London Plan and Policy DNT6.

6.
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Development Plan
 
1.1 Planning law requires that applications for planning permission be
determined in accordance with the development plan, unless material
considerations indicate otherwise.

1.2 The Development Plan for the London Borough of Hillingdon currently
consists of the following documents:

The Local Plan: Part 1 - Strategic Policies (2012)
The Local Plan: Part 2 - Development Management Policies (2020)
The Local Plan: Part 2 - Site Allocations and Designations (2020)
The West London Waste Plan (2015)
The London Plan - Consolidated With Alterations (2021)

Material Considerations

The National Planning Policy Framework (NPPF) (2021) is also a material
consideration in planning decisions, as well as relevant supplementary
planning documents and guidance.

DMHB 18
DMT 2
DMT 6
LPP D6
LPP SD6
LPP SD7

Private Outdoor Amenity Space
Highways Impacts
Vehicle Parking
(2021) Housing quality and standards
(2021) Town centres and high streets
(2021) Town centres: development principles and Development Plan
Documents

7. MAIN PLANNING ISSUES 

7.1
Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management
Policies (2020) seeks to ensure that development proposals do not adversely impact on
the amenity, daylight and sunlight of adjacent properties and open space.

Policy DMH 5: Houses in Multiple Occupation (HMOs) and Student Accommodation A) In
all parts of the Borough Proposals for the provision of large HMOs, residential hostels,
student accommodation and secure accommodation will be required to demonstrate that: 
i) there is good accessibility to local amenities and public transport; 
ii) they accord with the Accessible Homes standards and provide satisfactory living
conditions for the intended occupiers; and 
iii) there will be no adverse impact on the amenity of neighbouring properties or the
character of the area.

The proposed third floor addition would be marginally set back from the existing front
building line, with an increase of height of 2.6 metres. Given the siting within the existing
building lines and no residential properties being either to the front or rear of the site,
there would be no unduly impact caused by the development on neighbouring amenity
through the erection of the structure itself. 

However, there would be a substantial intensification of the use of the site, with the
number of residential occupants with the extra 6 bedrooms being almost double and an

Impact on the amenities of the occupiers of neighbouring residential properties  

In addition:
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increase of 85% to what is existing. Policy DMH5, notes that proposals for HMOs should
have no adverse impact on the amenity on neighbouring properties. 

Whilst it is accepted the current first floor level is being used as an HMO, the impact of
this further intensification has not been robustly assessed, with particular regard to refuse,
noise, cycle and car parking and intensification of the single provided amenity space.
Whilst it is clear that a large increase of habitants would result in an increase impact for
the factors mentioned previously, the applicant has not provided a robust assessment as
to measures that would be undertaken to mitigate in this. 

The siting of residential units above the existing would further exacerbate the levels of
noise the existing occupiers and neighbouring occupiers would experience. Whilst the
parade is set back from the main road and there is a large Class E (a) unit opposite,
where it is expected there would be a certain level of noise throughout the day including
from the commercial units below, these units do have certain operating times. In effect,
this results in noisy hours being limited. The noisy hours associated with residential uses
would not be able to be conditioned in a similar way and there has been no assessment
carried out to investigate how this would be impacted with such a large increase of
occupants. 

In the absence of a robust assessment and detailed information of storage of refuse,
parking and further noise being created between the floors including mitigation and
organisational strategies, it is considered that the amenity of the neighbouring properties
would be adversely impacted through the intensification of the use, not complying with
Policies DMHB 11 and DMH 5 of the Hillingdon Local Plan Part Two Development
Management Policies (2020). 

Consideration has been given to the London Plan (2021) Policies SD6 and SD7 when
assessing the impact of this proposal, however given the absence of robust information, it
is not considered that promoting an intensification of such a level would be a reasonable
approach to meet the overarching Policy aims.

7.2 Impact on Street Scene
The application site sits on a parade that remains unbroken past first floor level. Whilst
there are examples of three  buildings significantly further down the high street, this
particular parade has a degree of uniformity with adjacent properties and the immediate
site context gives rise to concerns with the new storey proposed and its visual impact. 

The addition of a third storey to the building would break this form and be an incongruent
addition with the surrounding area. The proposal does have the proposed extension set
back from the front elevation, however this would not offset the bulk and massing accrued
at this level, with it appearing at odds with not only the host building, but the adjacent
buildings. The awkward juxtaposition of this addition would highlight visual prominence of
the proposal, when assessing that this parade coincides with the highway narrowing from
the North. The resultant impact would be the large boxy addition appearing as an
overbearing addition, at odds with the character and appearance of the host building and
wider area. This is further compounded by the choice of materials, with the black zinc
seam finish appearing considerably more modern and heavy in appearance than the lower
levels. 

The application seeks to alter the fenestration at upper floors with black, aluminium
framed windows being installed. The alteration would modernise the character and
appearance of the building, however given the existing design, particularly with the
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fenestration layout and  it would appear to have an inconsistent character, further
highlighted by the modern finish of the proposed upper floor extension. The resultant form
would be a mix match, with the middle floor a traditional finish and design with brickwork
and rendering, sandwiched between two modern elements. The placement of the windows
has been designed for consideration of the occupants and their needs, however would be
at odds with the current first floor level, disruptive to the rhythm and architectural
composition of the building, exacerbating the disparity between the two levels. 

The proposed elevations show 'regularised' signage for the ground floor commercial units.
No further information has been provided detailing the specifics of this with no
advertisement application being submitted in conjunction with this application. The
proposed CGI image in the Planning Statement does show a modernised shopfront, with
the glass and framework finished similarly to the proposed first floor. This would be at
odds with the character and appearance of the existing parade of shops but does not form
part of the reasons for refusal, as the changes are not shown on the elevation drawings
and has not been included in the development description. 

Whilst it is accepted that the grocery store opposite is finished in modern grey, it sits alone
and is not part of an unbroken shopping parade, with a large percentage of it being
finished in brickwork, helping to offset a bulk of the visual impact. 

To the rear of the application site (North East) lies Yiewsley Recreation Ground, which is
designated Metropolitan Open Land. The proposal would be visible from the recreation
ground, with the additional storey breaking the existing form and being in a prominent
visual position. Due to the scale and modernised finish of the proposal, it would appear as
an incongruous and visually imposing feature, harmful to the character and appearance of
the wider area. 

The proposal, by virtue of its size, scale, massing, bulk and finish would be harmful to the
character and appearance of the host building and wider area, not in accordance with
Policies DMHB 11, DMHB 12 and DMHB 13 of the Hillingdon Local Plan Part Two-
Development Management Policies (2020). 

The proposal, by virtue of siting in a visual prominent location, scale and design would be
harmful to the visual amenity and character of the Metropolitan Open Land, contrary to
Policy DMEI 4 of the Hillingdon Local Plan Part Two Development Management Policies
(2020) and Policy G3 of the London Plan (2021).

7.3 Traffic Impact/Pedestrian Safety
Local Plan: Part 2 Policies DMT 1 and DMT 2 require the Council to consider 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.

As a consequence of the 'car-free' nature of the proposal, any vehicular trip generation
uplift is predicted to be negligible and therefore does not raise any specific highway
concerns.

7.4 Carparking & Layout
CAR PARKING PROVISION:

Policies DMT 2 and DMT 6 of the Hillingdon Local Plan: Part 2 - Development
Management Policies (2020) states that new development will only be permitted where it
accords with the Council's adopted parking standards unless it can be demonstrated that
a deviation from the standard would not result in a deleterious impact on the surrounding
road network.
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The development proposal involves the construction of an additional storey for the
creation of 6 bedrooms (HMO) (Use Class Sui Generis), in addition to the existing 7-
bedroom HMO at first floor, resulting in an 13 bedroom HMO.

The consideration of the car parking requirements for the current scheme can only relate
to the creation of the 6 additional rooms and not the 7 currently existing at first floor level. 

According to the TfL PTAL website the site has a PTAL rating of 3 (good).

London Plan Policy T6.1 (Residential Parking) confirms at paragraph E that large-scale
purpose built shared living, student accommodation and other sui generis residential uses
should be car-free.

On-street parking in the vicinity of the site is regulated through extensive double and
single yellow lines in the immediate vicinity of the site and a Residents' Parking Permit
schemes surrounding the site.

Car free developments are suitable in such controlled locations particularly since the
London Plan parking standards now prohibit/discourage any residential development car
parking. Therefore, the HA would support a car free development in this location.

However, both the London Plan and Policy DMT6 (1 per occupant) require the provision of
cycle parking for the additional rooms. It is not clear if cycle parking/store can be provided
given the layout therefore, in view of the deficient information provided/none provision of
cycle parking on site, the development is contrary to the London Plan and DMT6 as the
applicant has failed to demonstrate a satisfactory policy and design-led approach to the
provision and layout of the cycle parking contrary with the London Plan and Policy DMT6.

7.5
INTERNAL AMENITY SPACE PROVISION:

Policy DMHB 16 of the Hillingdon Local Plan: Part 2 - Development Management Policies
(2020) states that all housing development should have an adequate provision of internal
space in order to provide an appropriate living environment. To achieve this all residential
development or conversions should: i) meet or exceed the most up to date internal space
standards, as set out in Table 5.1; and ii) in the case of major developments, provide at
least 10% of new housing to be accessible or easily adaptable for wheelchair users. 

Policy D6 of the London Plan (2021) sets out the minimum internal floor space standards
required for residential developments in order to ensure that there is an adequate level of
amenity for future occupants. Table 3.1 contained within Policy 3.5 of the London Plan
(2016) requires:

The DCLG's Technical housing standards - nationally described space standard (2015)
states the same internal space standards, as set out in the current London Plan (2021). 

The submitted plans show that Bedrooms labelled as 'Bedroom 10 and Bedroom 11' are
capable of two person occupancy. This would result in the occupancy of the proposed
second floor at 8 persons in 6 bedrooms.

There would be a single communal space, forming the kitchen and lounge, with an area of
approximately 23 metres. This would result in a cramped form of development, with
limited internal amenity space to facilitate a kitchen and lounge area for 8 persons, to the
detriment of the enjoyment of future occupants. 

Urban Design, Access and Security Considerations 
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The internal height has been shown at 2.3 metres, which when assessed against the
national space standards, would fail to meet the suggested recommendations of 2.5
metres for 75% of the gross internal area, to address the unique heat island effect of
London and the distinct density and flatted nature of most of its residential development,
so that new housing is of adequate quality, especially in terms of light, ventilation and
sense of space.

The proposed development would provide low quality living conditions for future
occupiers, in terms of the provision of internal amenity space and ceiling height.  The
proposal would therefore conflict with Policy DMHB 16 of the Hillingdon Local Plan: Part 2
- Development Management Policies (2020), Policy D6 and Table 3.1 of the London Plan
(2021), the Housing Standards Minor Alterations to The London Plan (2016). 

EXTERNAL AMENITY SPACE:

Policy DMHB 18 of the Hillingdon Local Plan: Part 2 - Development Management Policies
(2020) states that all new residential development and conversions will be required to
provide good quality and usable private outdoor amenity space. Amenity space should be
provided in accordance with the standards set out in Table 5.3. 

The scheme does not include any external space provision. However, given this is HMO
accomodation and the Yiewsley Recreation Ground to the rear, it is considered on
balance that it would be unreasonable to refuse the application on this basis alone.
However, there would be a requirement for securing financial contribution from the
developer, via a S.106 agreement, to Green Spaces who manage and maintain Yiewsley
Recreation Ground. This would need to be resolved in any future application.

7.6 Other Issues
PRINCIPLE OF DEVELOPMENT:

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management
Policies (2020) seeks to ensure that development proposals do not adversely impact on
the amenity, daylight and sunlight of adjacent properties and open space.

Policy DMH 5: Houses in Multiple Occupation (HMOs) and Student Accommodation A) In
all parts of the Borough Proposals for the provision of large HMOs, residential hostels,
student accommodation and secure accommodation will be required to demonstrate that: 
i) there is good accessibility to local amenities and public transport; 
ii) they accord with the Accessible Homes standards and provide satisfactory living
conditions for the intended occupiers; and 
iii) there will be no adverse impact on the amenity of neighbouring properties or the
character of the area.

Paragraph 4.6 of the Hillingdon Local Plan: Part Two - Development Management Policies
(2020) states that "The Council's current information on housing need indicates a
substantial borough-wide requirement for larger affordable and private market units,
particularly three bedroom properties. Applicants proposing residential schemes will be
required to demonstrate that this need has been taken into account."

DENSITY:

Numerical density levels are considered to be more appropriate to larger sites and are not
typically used in the assessment of schemes of less than 10 units. For small scale



Page 11 of 11

8. Reference Documents
Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
Hillingdon Local Plan: Part Two - Development Management Policies (January 2020)
Hillingdon's Local Plan Part 2 Site Allocations and Designations (2020)
The London Plan (2021)
The Housing Standards Minor Alterations to The London Plan (March 2016)
Mayor of London's adopted Supplementary Planning Guidance - Housing (March 2016)
Technical Housing Standards - Nationally Described Space Standard (2015)
Hillingdon Design and Accessibility Statement: Accessible Hillingdon (2017)
National Planning Policy Framework (2021)

Hardev Gill 01895 250230Contact Officer: Telephone No:

development, such as that proposed with this application, it is considered more
appropriate to consider how the development with its surroundings and its impact on
adjoining occupiers. Please refer to the sections of the report titled 'Impact on Street
Scene' and 'Impact on Neighbours'. 

COMMUNITY INFRASTRUCTURE LEVY:

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 £60 per square
metre. CIL rates are index linked.
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Map and Associated Images Demonstrating the Presence of Three Storey Properties within the  

Immediate Street Scene 

 

Image 1: Indicative map demonstrating the presence of three storey properties in the immediate street scene to 
accompany the photographs overleaf 



 

Image 2: Longer views looking in a southerly direction down the High Street with the site outlined in red to the 
foreground and Nos. 112-134, 111-117 High Street and Kirk House in the background 

Image 3: Longer views looking northerly up the High Street with the site outlined in red to the right of the foreground, 
the Aldi food store in purple to the foreground and Continental House in green to the background 
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50096/APP/2015/2177Residents Services APP. REF. NO:

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.

Select OptionAPPROVAL RECOMMENDED: GENERAL
1.  No valid planning application objection in the form of a petition 
     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

4.  There is no effect on listed buildings or their settings

5.  The site is not in the Green Belt (but see 11 below) 

REFUSAL RECOMMENDED: GENERAL

6.  Application is contrary to relevant planning policies/standards

7.  No petition of 20 or more signatures has been received

8.  Application has not been supported independently by a person/s 

9.  The site is not in Green Belt (but see 11 below) 

RESIDENTIAL DEVELOPMENT
10.  Single dwelling or less then 10 dewlling units and/or a site of 
       less than 0.5 ha

11.  Householder application in the Green Belt 

COMMERCIAL, INDUSTRIAL AND RETAIL DEVELOPMENT
12.  Change of use of retail units on site less than 1 ha or with less
     than 1000 sq m other than a change involving a loss of A1 uses

13.  Refusal of change of use from retail class A1 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.

CERTIFICATE OF LAWFULNESS

15.  Certificate of Lawfulness (for proposed use or Development) 

16.  Certificate of Lawfulness (for existing use or Development) 

17.  Certificate of Appropriate Alternative Development

CERTIFICATE OF LAWFULNESS

18.  ADVERTISMENT CONSENT (excluding Hoardings)

19.  PRIOR APPROVAL APPLICATION 

20.  OUT-OF-BOROUGH OBSERVATIONS

21.  CIRCULAR 18/84 APPLICATION 

22.  CORPSEWOOD COVENANT APPLICATION 

23.  APPROVAL OF DETAILS

24.  ANCILLARY PLANNING AGREEMENT (S.106 or S.278) where 
       Heads of Terms have already received Committee approval 

25.  WORKS TO TREES

26.  OTHER (please specify)

The delegation powers schedule has been
checked. Director of Residents Services
can determine this application.

Case Officer

Signature:

Date:

A delegated decision is appropriate
and the recommendation,
conditions/reasons for refusal and
informatives are satisfactory. 

Team Manager:

Signature:

Date:

The decision notice for this
application can be issued.

Director / Member of Senior
Management Team:

Signature:

Date:

NONE OF THE ABOVE DATES SHOULD
BE USED IN THE PS2 RETURNS TO THE
ODPM
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ALDI, 141 HIGH STREET YIEWSLEY 

Installation of new shopfront and alterations to elevations

18/06/2015

A

Report of the Head of Planning, Building Control, Sport & Green Spaces 

Address

Development:

LBH Ref Nos: 50096/APP/2015/2177

Item No.

Drawing Nos: 15/2495/PP1
110849/P(2)10
110849/P(2)01
110849/P(2)02
110849/P(2)13
110849/P(2)15
110849/P(2)16

Date Plans received : Date(s) of Amendment(s):

Planning permission is sought for external alterations to the existing retail premises. The
store is to revert back to one unit as Iceland have relocated to a new store at no 96-104
High Street. 

The amount of retail floorspace on the site remains unchanged. The warehouse/storage
area will be retained in its current position as will the office/staff welfare areas. 

The external alterations include the external cladding of the front central section with
minor alterations to the entrance doors and shopfront. The arched glazed canopy to the
front is to be removed. There would be no changes to the positioning of the main
access/egress and layout of the customer car park or to the delivery and services
access.

APPROVAL  subject to the following: 

COM3

COM4

Time Limit

Accordance with Approved Plans

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.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbered 110849/P(2)15 and
110849/P(2)16 and shall thereafter be retained/maintained for as long as the
development remains in existence.
 
REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part Two
- Saved UDP Policies (November 2012) and the London Plan (July 2011).

1

2

SUMMARY

RECOMMENDATION 

1.

2.

Date Application Valid: 18/06/2015
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I52

I53

I59

I47

Compulsory Informative (1)

Compulsory Informative (2)

Councils Local Plan : Part 1 - Strategic Policies

Damage to Verge - For Council Roads:

1

2

3

4

INFORMATIVES

3.1 Site and Locality
The application relates to the vacant Iceland Store in the Yiewsley & West Drayton. The
High Street bounds the site to the south, to the west is the main retail centre of the town
centre, to the north is the Kirby Estate trading area and to the east are the rear of
buildings fronting Trout Road. 

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).

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 (July 2011) and national guidance.

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.
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.

The Council will recover from the applicant the cost of highway and footway repairs,
including damage to grass verges.

Care should be taken during the building works hereby approved to ensure no damage
occurs to the verge or footpaths during construction. Vehicles delivering materials to this
development shall not override or cause damage to the public footway. Any damage will
require to be made good to the satisfaction of the Council and at the applicant's expense.

For further information and advice contact - Highways Maintenance Operations, Central
Depot - Block K, Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex,
UB3 3EU (Tel: 01895 277524).

3. CONSIDERATIONS  

BE13

BE15

BE28

DAS-SF

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Shop fronts - design and materials

Shopfronts, Hillingdon Design & Access Statement, Supplementary
Planning Document, adopted July 2006
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The store is a single storey brick warehouse-like building with a forward facing gable,
comprising both an Aldi store and the (now vacant) Iceland store fronting the High Street.
The Aldi store occupies a 24m frontage to the western side of the building whilst the
Iceland store occupied the 18m frontage to the east. Iceland have since moved to new
premises further along High street and aldi wish to amalgamate the vacant store back to
Aldi. The unit was originally one unit and was sub-divided in 2013 under application
ref:50096/APP/2013/3820.

The site lies within the primary shopping area of Yiewsley/West Drayton town centres and
within a Developed Area as identified in the policies of the Adopted Hillingdon Unitary
Development Plan (Saved Policies September 2007).

50096/ADV/2015/42 -External alterations to existing retail premises and amalgamation of
the two existing Class A1 retail units - Approved

3.2 Proposed Scheme
The application seeks permission for minor external alterations include the external
cladding of the front central section with minor alterations to the entrance doors and
shopfront.

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

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

Part 1 Policies:

BE13
BE15

New development must harmonise with the existing street scene.
Alterations and extensions to existing buildings

Part 2 Policies:

Not applicable 

Advertisement and Site Notice4.

4.1 Advertisement Expiry Date:-

Not applicable 4.2 Site Notice Expiry Date:-

Comments on Public Consult
There have been no third party representations regarding the proposal.
Conservation & Design have no comments to make.

6.

50096/ADV/2015/42

50096/APP/2013/3820

Aldi, 141 High Street Yiewsley 

Aldi, 141 High Street Yiewsley 

Installation of various illuminated and non-illuminated signage

External alterations to existing retail premises and amalgamation of the two existing Class A1
retail units.

3.3 Relevant Planning History  

Comment on Planning History  

5.

05-08-2015

25-03-2014

Decision: 

Decision: 

Approved

Approved
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BE28
DAS-SF

Shop fronts - design and materials
Shopfronts, Hillingdon Design & Access Statement, Supplementary
Planning Document, adopted July 2006

8. Reference Documents
Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
National Planning Policy Framework (March 2012)
National Planning Practice Guidance (March 2014)
London Plan (April 2015)

7. MAIN PLANNING ISSUES 

7.1
The proposed scheme would have no impact on neighbouring properties.
Impact on the amenities of the occupiers of neighbouring residential properties  

7.2 Impact on Street Scene
Policies BE13 and BE15 of the Hillingdon Local Plan: Part 2 -Saved UDP Policies
(November 2012) seek to protect the character and appearance of the street scene from
inappropriate development. Policy BE28 of the Hillingdon Local Plan: Part 2 -Saved UDP
Policies (November 2012) will not allow shopfronts where the design and materials would
result in detrimental harm to the building and the character of the area.

The application site is located at the end of Yiewsley High Street and comprises of two
retail units with separate entrances. The entrances are to remain as exisintg and be used
as a separate  in and out doors. 

The external alterations would include the removal of the arched glazed canopy and the
installation of over cladding on the front gable of the building which would be finished with
a similar profile and colour as the existing building.

The proposed alterations are minor and are considered to provide an acceptable external
appearance and as such, no objection has raised in terms of design from the
Conservation & Design team. The proposal is therefore considered to comply with Policies
BE13, BE15 and BE28 of the Hillingdon Local Plan: Part 2 - Saved UDP Policies
(November 2012).

7.3 Traffic Impact/Pedestrian Safety
See below.

7.4 Carparking & Layout
The proposal would not result in an increase in traffic to and from the site. There would be
no change to the existing vehicular access to the site. The proposal would not result in
any changes to the existing parking provision or layout of the car park.

7.5
There are no issues relating to urban design, access or security.
Urban Design, Access and Security Considerations 

In addition:

7.6 Other Issues
There have been no other issues identified.

The proposed advertisements are considered under the application for Advertisement
Consent:50096/ADV/2015/42.



Page 6 of 6

Carol Grant 01895 250230Contact Officer: Telephone No:
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Housing Act 2004  
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INTRODUCTION  

 
These minimum standards apply to Houses in Multiple Occupation (HMO’s) within the London Borough of Hillingdon 
and provide guidance in determining whether a property is: -  
 
(i) Suitable for the number of occupants, or  

(ii) Overcrowded, through excessive numbers of persons being accommodated or likely to be accommodated having 

regard to the sizes and number of rooms and amenities available.  

(iii) Meets the requirements set out within ‘The Management of Houses in Multiple Occupation (England) Regulations 

2006’ (See appendix)  

 

HOUSING ACT 2004 s.65  
 

The local housing authority cannot be satisfied that the house is reasonably suitable for occupation by a particular 
maximum number of households or persons if they consider that it fails to meet prescribed standards for occupation 
by that number of households or persons. 

 
The nationally prescribed standards are stated in Schedule 3 of the Licensing and Management of Houses in 
Multiple Occupation Regulations 2006 ¹ (¹ Statutory instrument 2006 No. 373). This document is the ​locally adopted 
standards​ derived from the ​nationally prescribed standards​ and give additional detail to assist owners and 
officers to determine whether the nationally prescribed standards are met. The council decided on 20 April 2006 
through a decision of the council's Cabinet to adopt the national standards for Houses in Multiple Occupation with 
regard to the provision of basic amenities and that other issues regarding room sizes, overcrowding, fire safety and 
health and safety hazards would be dealt with by the national Housing Health and Safety Rating System and/or 
locally adopted standards.  

 
PLANNING REQUIREMENTS  

 
Owners should also have regard to any planning permission that may be required prior to using a house as an HMO. 
Planning officers will look at additional areas such as off street parking, over intensity of conversions, sound 
insulation, type of property e.g. terraced/ detached etc. For more information a copy of Supplementary Planning 
Guidance 2004 “Houses in Multiple Occupation and other non self-contained housing” is available on the Council's 
website² (² Search "SPG HMO"). Owners and managers of HMOs also need to make sure they have planning 
permission if they subdivide a house into self-contained units or change the use of a house from a single dwelling to 
an HMO with 7 or more occupiers. Change of use to HMO for up to 6 occupiers does not require planning 
permission, except in Uxbridge South and Brunel wards where planning permission is required for change of use to 
HMO.  
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MINIMUM STANDARDS - INTRODUCTION  

 
Failure to meet these standards would lead to:  
 
a) A refusal or revocation of an HMO licence (if the property requires one)  

b) A possible breach of the Management of HMO (England) Regulations 2006 ³ (³ Statutory Instrument 2006 No. 

372)  

c) Enforcement under Housing Act 2004 and the Housing Health and Safety Rating System (HHSRS) if the failure to 

meet the standard creates a category one or two hazard in the property.  

 

As a minimum, properties should always: 

● meet the Decent Homes Standard;  

● be free from Category 1 and significant Category 2 hazards with regard to the Housing Health and Safety 

Rating System (HHSRS) introduced by the Housing Act 2004;  

● be expected to be free from such Category 1 and significant Category 2 hazards for a period of at least 5 

years from inspection;  

● comply with all other legislation relating to the health and safety of residential occupants;  

● be in such a condition so as not to cause nuisance to any neighbouring properties.  

● Any furniture supplied by anyone other than the occupier shall comply with The Furniture and Furnishings 

(Fire) (Safety) Regulations 1988 (as amended in 1989 and 1993).  

● All gas appliances and services shall comply with the Gas Safety (Installation and Use) Regulations 1998.  

● Any work carried out at the property, which requires either Building Regulation approval or Development 

Control consent should have such approval.  

● This guidance does not cover types and numbers of furniture, kitchen or electrical appliances or internal 

decorative repair 
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                                              EXTERNAL STANDARDS 

The exterior and structural elements of the building include load-bearing elements as well as all the elements which 

give the dwelling its appearance, shape and stability as well as weather-proofing capacity. These can include means 

of access, amenity space, foundations, walls, roof, chimneys and doors. Services, such as drainage and space for 

refuse storage should also be considered. 

 

BUILDING ELEMENTS 
● The roof coverings, flashings, chimney stacks, chimney flaunching, brickwork, pointing, render, windows, 

doors, rainwater goods, wastewater goods and drainage shall be in good condition and repair.  

● The dwelling should be free from any threat to the occupants relating to the collapse of an element of part of 

the fabric of the building being displaced because of inadequate fixing, disrepair or adverse weather 

conditions.  

● External decoration should be in good condition and should not require redecoration for a further five years.  

● Flues serving gas appliances (including fires and stoves) should terminate in accordance with either Building 

Regulation approval or Development Control consent.  

● Building elements should be watertight and free from significant cracking. 

● The property should show no visible signs of damp, wet or dry rot. The damp proof course should not be 

bridged by external render, paving or earth. Air bricks should be free from obstruction and should have grilles 

to prevent access by rodents 

. 
SURFACE AND FOUL WATER DRAINAGE 

● There should be adequate provision for surface and foul water drainage.  

● All rainwater pipes should discharge properly into the drainage system.  

● All access covers to drainage and other services should be fitted with suitable flush mounted covers 

adequately marked to indicate purpose. 

 

EXTERNAL STAIRCASES AND STEPS  
● Staircases and steps should be constructed and be in such a condition to prevent occupants tripping or 

falling. Staircases should have adequate handrails, guarding and lighting. There should be no projections 

into or obstruction on a staircase.  

● Staircases should be protected from adverse weather conditions and should be of a non-slip nature. There 

should be no open risers on staircases.  

● See additional information in – ​Staircases and Steps​.  
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YARDS AND AMENITY SPACE  

● Common parts (if any) should be in good repair and condition. This should include structure, access ways, 

security doors and lifts.  

● External yards, paths, steps and access ways and surrounds should be in good order, even and well 

drained.  

● Paths should have adequate friction, should not have excessive slopes and have adequate lighting.  

● There should be no tripping or falling hazards from paths, ramps or thresholds.  

● There should be no unguarded drops from paths, patios, steps, staircases, terraces, balconies, flat roofs or 

garden areas.  

● There should be no iron-spiked railings or other sharp residual projections.  

● All boundaries should be clearly defined and enclosed by well maintained and suitable walls or fences. 

 

 

INTERNAL STANDARDS 
● The design and construction of internal parts of the dwelling should not place an occupant at risk from 

physical injury from either collision or entrapment.  

● The design, layout and construction of the dwelling shall allow good standards of cleanliness and shall 

prevent the harbourage and access into the premises of pests.  

● The design of the dwelling and functional space within it shall not place occupants at risk of physical strain.  

● Occupants should not be exposed to the health risks from ingestion of lead from any of the dwelling 

elements and finishes. 

 

WALLS AND CEILINGS  

● Walls and ceilings should be sound, free from cracks and bowing and should not show any signs of 

movement.  

● Any timber or Formica cladding, polystyrene tiles and covings should be removed.  

● Any Artex or similar coatings should be tested for asbestos content. If necessary, following testing, coatings 

should be removed in accordance with relevant codes of practice.  

 

FLOORS  
● Floors should be sound, free from damp or rot, level and free from signs of deflection. There should be no 

loose or damaged floorboards.  

● Where carpet is fitted it should be properly laid and well secured, including threshold strips.  

● Old thermoplastic tiles should be tested for asbestos content. If necessary, following testing, coverings 

should be removed in accordance with relevant codes of practice.  
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DOORS AND WINDOWS  

● Doors and windows should be well-fitting and should open and shut properly. Windows should not be 

painted shut.  

● Doors should be of suitable size with sufficient headroom. Where possible doors should open in the direction 

of travel into the room.  

● Low level glazing (windows less than 800mm above finished floor level, doors and adjacent panels less than 

1500mm above finished floor level) should be impact resistant or have  

permanent screen protection. Non-compliant glass may be re-glazed with safety glass (complying with BS 

6206) or upgraded using safety film but must satisfy current regulations. 

●  All large areas of glazing e.g. patio doors, should comply with Part N of the Building Regulations.  

● Fixed stays or stops should be provided to all windows above ground floor level that restrict opening to 

100mm maximum, except those windows required to be escape windows under the Building Regulations.  

● Window sills should be a minimum of 1.2m above finished floor level. If lower than 1.2m, protection and 

restricted opening controls should be provided to the window.  

● All WC and bathroom windows should be provided with obscure glazing.  

● Fixed window panes with louvres above are not acceptable. 

 

KITCHEN, DINING and LIVING FACILITIES 

● The kitchen should be of satisfactory layout and have adequate provision for hygienic storage, preparation 

and cooking of food, so preventing the risk of infection to occupants.  

● The occupants should not be exposed by reason of layout, size, design or other feature to risk from hot 

surfaces or risk from burns or scalds caused by contact with flames or hot liquids.  

● Kitchen units and appliances should be free from defects and in good working order. In general, kitchen 

facilities should be less than 20 years old. 

 

The following shall be provided as a minimum for every 5 people sharing one set of facilities: 

 

● A fridge freezer with a gross capacity of at least 10.6 cubic feet / 300 litres. 

● An oven and grill with a 4 ring hob  

● Two x two-gang 13 amp electric power points in addition to any provided for an oven, washing machine, 

dishwasher or fridge-freezer. At least one of these two-gang power points should be at work top level. 

● Worktop made of a smooth and impervious material, measuring at least 1500 x 600 mm, and securely fixed 

in place  

● A sink with drainer made of smooth and impervious material with a supply of hot and cold water. The sink 

should be properly connected to pipes, which safely carry away wastewater to discharge into drainage 

system  
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● A lockable food storage cupboard of at least 0.93m² per unit of accommodation  

● Appropriate refuse disposal facilities  

● Appropriate extractor fan, which provides an extraction rate of 60 litres per second in compliance with 

Building Regulations Document F.  

 

In all shared kitchens we recommend that in addition to the above, one microwave is provided for every five 

people.  

We also recommend that wherever possible, each unit of accommodation is provided with a fridge with a 

gross capacity of at least 130 litres, with a frozen food compartment. 

 

● Joints around sinks and worktops should be sealed with silicone sealant and maintained effectively to ensure 

water tightness. 

● Waste pipes and taps should be defect free with no leaks or drips. Taps should be easy to operate.  

● A kitchen must not be the sole access to a room used for sleeping. 

● Kitchen facilities must not be installed in a hallway. 

● A humidistat-controlled mechanical extractor must be provided where there is inadequate ventilation by 

means of a window. Newly converted kitchens must have a mechanical extractor regardless of whether there 

is an openable window.  

● Where kitchen facilities are shared by more than one household then the facilities should be no more than 

one floor away from the letting. Where this is not practicable, a dining room area of a size suitable for the 

number of occupiers should be provided.  

● In Houses of Multiple Occupation kitchens must be of an adequate size and shape to enable safe use of 

food preparation by the number of occupiers 

 

BATHROOM AND TOILET FACILITIES 
● There should be adequate provision for personal hygiene. 

● Bathroom facilities should be in good working order and free from defects.  

● Bathrooms and WC’s should be within one floor of lettings, and where shared, must be accessible from a 

common area. They must be fitted with a suitable lock and the surface should be impervious and readily 

cleansable.  

● The bath and shower should be positioned to prevent falls and where necessary handles and grab rails 

should be provided. Sharp edges or projections should be removed and non-slip surfaces should be 

provided where necessary. Shower cubicles must be of sufficient size that the user can bathe and dress 

without injury. 

● Adequate tiled splash-back should be provided to the baths and wash hand basins (300mm high)  

● showers should have tiling of sufficient height to protect the decoration of the wall (minimum of 1.80m) which 

is properly sealed and a shower screen or curtain of a sufficient standard to prevent water damage to floor 
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● Joints around baths and wash hand basins should be sealed with silicone sealant and effectively maintained 

● Facilities should be provided with appropriate and adequate lighting 

● All baths, showers and wash hand basins in an HMO must be equipped with taps providing an adequate 

supply of cold and constant hot water.  

● All bathrooms in an HMO must be suitably and adequately heated and ventilated  

● All bathrooms and toilets in an HMO must be of an adequate size and layout.  
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Sanitary facilities throughout the dwelling ​MUST​ include: 

SCHEDULE OF AMENITY STANDARDS IN RELATION TO NUMBER OF PERSONS  

1 - 4 persons  ● No requirement for wash hand basins in 
bedrooms. 

● At least 1 bathroom and 1 WC (the bathroom 
and WC may be combined)  

5 persons  ● Where reasonably practicable a wash hand 
basin is required in each bedroom with 
appropriate splash-back (except any unit in 
which a sink has been supplied) 

● At least 1 bathroom (which may contain a toilet) 
with a fixed bath or shower for every 5 sharing 
occupiers. 

● 1 seperate toilet with wash hand basin with 
appropriate splash-back for every five sharing 
occupiers  

 
● Where 2 or more separate bathroom facilities 

are provided we may waive the requirement for 
wash hand basins within bedrooms 

6 - 10 persons  ● Where reasonably practicable a wash hand 
basin is required in each bedroom with 
appropriate splash-back (except any unit in 
which a sink has been supplied) 

● 2 bathrooms (which may contain a toilet) with a 
fixed bath or shower and 

● 2 separate toilets with wash hand basins with 
appropriate splash-backs 

 
● Where 3 or more separate bathroom facilities 

are provided we may waive the requirement for 
wash hand basins within bedrooms  

11 - 15 persons ● Where reasonably practicable a wash hand 
basin is required in each bedroom with 
appropriate splash-back  

● 3 bathrooms (which may contain a toilet) with a 
fixed bath or shower and 

● 3 separate toilets with wash hand basins with 
appropriate splash-backs  
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STAIRCASES AND STEPS 

● Staircases should be of such construction and in such a condition to prevent occupants tripping or falling.  

● Stairs or steps shall not be overly steep nor staircases excessively long.  

● Steps should have level, even treads and should provide adequate friction.  

● The stairs should be sound and show no sign of deflection. 

● There should be no open risers on staircases. 

● Minimum headroom on a staircase should be 1900mm and minimum stair width should be 750mm.  

● There should be landings at the top and bottom of all flights. Landings should have a minimum width of 

750mm and length of 500mm. 

● Stair nosings should not be overly long. All nosings should be adequately secured to treads.  

● There should be no projections on the staircase (e.g. coat hooks), no accessible glass, sharp edges or hard 

surfaces. 

●  Stair coverings should be securely and safely fastened.  

● There should be handrails to all staircases (both internal and external) which are of sufficient size, suitably 

constructed and fully supported. 

●  If stairs are over 1000mm wide two handrails should be provided.  

● Handrails should be between 900 and 1000mm high.  

● Stairs and landings with a drop in excess of 600mm should be guarded. The guarding should be of adequate 

construction with maximum openings of 100mm, height between 900 and 1000mm and designed to prevent 

climbing.  

 

BALCONIES and FLAT ROOFS WITH ACCESS  
● Balconies and flat roofs with access should be properly constructed and guarded so as to prevent occupants 

falling between levels. 

● All guarding should be of adequate construction with maximum openings of 100mm, height of 1100mm and 

designed to prevent climbing.  

 

WATER SUPPLY  
● The water supply to the premises should be separately supplied, of potable quality and satisfactory for 

drinking and domestic purposes such as cooking and washing.  

● A mains supply of drinking water should be provided to the kitchen sink.  

● An easily accessible and properly functioning stop cock should be provided to the mains water supply within 

the dwelling.  

● Water storage tanks should be properly housed, secured, insulated and covered.  

● The hot water supply system should be such that heated water can be delivered at a temperature below 

46°C. 

9 



 

 
 

DAMPNESS INCLUDING CONDENSATION  
● The dwelling should be free from dampness prejudicial to the health of the occupants. This includes rising 

damp, penetrating damp and condensation.  

● When considering dampness due to condensation regard shall be had to the thermal performance of the 

structure, the heating installation and the ventilation arrangements. Particular attention should be paid to 

exposed elements and non-traditional construction.  

 

VENTILATION  
● The dwelling should be adequately ventilated, insulated and screened so that the occupants do not suffer 

from excessive heat.  

● Adequate permanent ventilation should be provided to all habitable rooms, kitchens, bathrooms and WCs. 

An openable window equivalent to one twentieth of the floor area will achieve this.  

● Where there is no window to a kitchen, bathroom or WC there should be mechanical extract ventilation 

installed. Humidistat controlled mechanical extractor fans should be provided to kitchens (min. output 60 l/s) 

and bathrooms (min. output 15 l/s). There should be a 15-minute over-run where there is no openable 

window. 

● The flues of all permanently closed fireplaces should be fitted with adequate ventilation to stop condensation.  

 

LIGHTING  
● There should be adequate natural and artificial lighting to all habitable rooms, kitchens, bathrooms, WCs, 

stairways, circulation spaces and common parts. (External obstructions to natural light must be taken into 

consideration).  

● Habitable rooms should have an area of glazing equivalent to at least one tenth of the floor area. 3.15.3 

Adequate external lighting should be provided to all means of access and egress.  

 

HEATING AND THERMAL COMFORT 
Heating should be matched to the thermal capacity and performance of the structure. The heating system should 

comprise of either full gas central heating or electric storage heaters at off peak or low cost rates.  

● The premises should be capable of being heated to a temperature of 21°C in living areas and 18°C in 

bedrooms when the outside temperature is - 1°C.  

● The heating should be controllable by the occupants i.e. have a timer and/or thermostat and should operate 

independently from the hot water system.  

● The heating should be properly installed and regularly maintained by a Gas Safe or NICEIC registered 

engineer. Copies of their certificates should be provided.  
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● There should be a fixed heating appliance or radiator in every room. Portable gas or electric heaters are not 

acceptable. If the heating appliance is an electric fire it can only be a wall-mounted convector heater and it 

must be connected to a fused spur. Where a new boiler is required the installation should meet the latest 

SEDBUK Band “A” rating (high efficiency boilers).  

● Effective insulation should consist of a minimum 250mm loft insulation or equivalent to achieve the 

performance above. All hot water cylinders should be properly insulated. 

 

ELECTRICAL INSTALLATION  

● The electrical systems should be free of all hazards which could cause an electrical shock, fire or burns to an 

occupant.  

● An electrical test certificate (18th edition) should be provided (NICEIC). The certificate must demonstrate that 

there are no electrical defects that affect the occupant’s safety.  

● There should be sufficient electrical sockets throughout the dwelling to prevent overloading. 

 

GAS INSTALLATION  

● All gas appliances should be properly fixed and ventilated, Gas Safe approved and should be certified as 

safe by a Gas Safe registered engineer on an annual basis. There should be no evidence of the production 

of Carbon Monoxide, Nitrogen Dioxide, Sulphur Dioxide or uncombusted fuel gas.  

● Occupants should not be exposed to the risk of explosion from gas appliances and installations or other 

heating systems  

● A gas safety test certificate (Gas Safe Register) and a copy of a service contract should be provided from a 

Gas Safe registered engineer. 

 

FIRE SAFETY REQUIREMENTS 
The HMO’s design, construction and condition must  

● limit the spread of fire and smoke  

● provide adequate fire protection to the means of escape and between each unit of accommodation.  

 

The HMO must be provided with appropriate detection and alarm systems and, as appropriate, emergency lighting 

and fire fighting equipment.  

Owners should seek further advice from the Council's Building Control Team to confirm a particular fire safety related 

design would comply with the current Building Regulations.  

The HMO must comply with the Standard Fire Safety Schedules of works in accordance with the Regulatory Reform 

(Fire Safety) Order 2005. 
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SMOKE DETECTION IN PROPERTIES 
As a minimum standard, hard wired mains operated smoke alarms with battery back up to BS 5446 should be 

provided to the ceiling in the dwelling hallway and in each landing area.  

● At least one smoke detector should be provided on each floor level. Larger properties with corridors in 

excess of 5m in length will require additional smoke detectors.  

● The smoke detectors must be interlinked so that they all sound continuously in the event of a fire.  

● Smoke detectors shall be inspected and tested periodically to ensure their proper operation. 

● There should be suitably fixed fire blankets (conforming to BS EN 1869:1997) in kitchens.  

 

All HMO’s should meet the requirements listed above as a minimum. Landlords should refer to ​Regulatory Reform 

(Fire Safety) Order 2005​ and ​LACORS​ for further information on fire detection and protection. 

 

SPACE STANDARDS 

Living Rooms 
Where a common living room is provided, such as in shared houses, this should be a minimum size of 10m2. 

 

Bedrooms 
● The minimum room sizes that should be provided are below are also subjected to each room being of a 

shape offering adequate useable living space. Areas where the ceiling height is less than 1.53m, such as an 

attic room shall not be counted as part of the floor area. 

● Separate kitchens, whether shared or used exclusively in connection with a particular single tenancy shall be 

of sufficient size for their purpose. Where kitchen facilities are provided within other rooms, as a guide, a 

minimum additional floor area of 3.7m²should be required. 

● The sharing of rooms by persons of the opposite sex over the age of 10 shall not be permitted unless and 

they are over 16 and live as husband and wife. 

● A child will be considered as an individual person in terms of these standards.  

● Communal space, hallways corridors, landings, kitchens, toilets or bathrooms cannot be used as sleeping 

accommodation.  
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The table below should be used to determine the permitted number of occupants for the dwelling: 

 

Maximum Number of Occupants Per Room Based on Usable Floor Space 

4.64m​²​ - 6.5m​²​ (Approx 50 - 69 sq ft) 1 Occupant under 10 years old 

6.51m² - 10.2m² (Approx 70 - 110 sq ft) 1 Occupant (1 Household) 

More than 10.2m² (Approx 111 sq ft or more) 2 Occupants (1 Household) 

 

Note: The total maximum occupancy of the property will also depend on the level of kitchen and bathroom facilities 

provided being sufficient to support the maximum number of occupants. 

 

GENERAL ITEMS 

 

SECURITY 
● The dwelling should provide an adequate level of security to prevent unauthorised entry by intruders and 

should allow the occupiers to maintain a satisfactory level of defensible space. 

● Access doors to premises should have adequate locks. The primary entrance door should be fitted with a 

minimum of a mortice deadlock to BS 3621 openable from the inside without a key. 

● All door and window frames and furniture should operate properly and should be in a good state of repair 

 

PEST CONTROL 
● The dwelling should be free from pests and pest infestations (including, but not limited to rats, mice, pigeons, 

cockroaches, fleas, bed bugs) so that the occupants are not subjected to threats to their physical or mental 

health.  

● Where pests or pest infestations are found during occupation, a suitably qualified pest control contractor 

should be engaged to carry out all necessary treatments and other works to ensure the eradication of the 

pests.  

● Where pest control works are carried out within occupied dwellings, the occupier must be made aware of the 

location of any baits or other chemical treatments. 

 

You may wish to refer to ​The Management of Houses in Multiple Occupation (England) Regulations 2006; 

Statutory Instruments No. 372​ for further details. 
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Contact Details for the Private Sector Housing Team 

 

London Borough of Hillingdon 

Resident Services 

Private Sector Housing  

Civic Centre 

High Street 

Uxbridge 

UB8 1UW 

 

hmolicensing@hillingdon.gov.uk 

www.hillingdon.gov.uk 
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