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Town and Country Planning Act 1990
Section 78 Planning Appeal

London Borough of Hillingdon Appeal Statement

Appeal By: Mr Kamran Sadiq
Proposal: Demolition of existing building and erection of 1 x 2-storey dwelling, incorporating basement.
Appeal Site: 20 Nicholls Avenue, Hillingdon, Uxbridge, UB8 3JL
1. 
Introduction

1.1 
This appeal statement is submitted by the London Borough of Hillingdon, as the Local Planning Authority (LPA), in respect of the appeal against its refusal to grant planning permission for the demolition of existing building and erection of 1 x 2-storey dwelling, incorporating basement.
1.2 
The LPA refused planning permission on 28.09.2022 for the following reasons (as stated on the decision notice):

1. The proposed development by reason of its size, scale, bulk, massing, materiality and design would result in an incongruous and visually intrusive form of development that would fail to harmonise with the established built environment and rythym of development between Nos.2 and 24 Nicholls Avenue resulting in a detrimental impact on the character and appearance of this part of Nicholls Avenue. The proposal would therefore be contrary to Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (2012), Policies DMHB 11, DMHB 12 and DMHD 1 of the Hillingdon Local Plan: Part Two- Development Management Policies (2020).
2. The proposed development, by virtue of its proximity, size, scale, height and design would be detrimental to the residential amenities of the neighbouring occupiers at No.22 Nicholls Avenue, in terms of loss of light, outlook, overshadowing, sense of enclosure and overbearing effect. The proposal would therefore be contrary to Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (2012) and Policy DMHB 11 of the Hillingdon Local Plan: Part Two- Development Management Policies (2020).
3. The proposed development has failed to demonstrate that it would provide an adequate level of outlook for the future occupiers of bedroom 5 due to its reliance solely on rooflights, which are set at a high level. The proposal would therefore give rise to a substandard form of living accommodation to the detriment of the amenities of future occupiers contrary to Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies and Policy D6 of the London Plan (2021).

1.3 
The LPA’s case is set out in the Planning Officer’s delegated report, which should be read in conjunction with this statement. A copy of the delegated report is provided at Appendix 1. Copies of relevant planning policies are included at Appendix 2.
1.4
This statement will not repeat the delegated report and will focus on addressing matters raised in the Appellant’s statement of case.
2.
LPA Comments on Appellant’s Statement of Case
2.1
The Council maintains that whilst it is acknowledged that the scale of the resultant dwelling has been reduced, over that which was previously refused, it is considered that the dwelling would fail to harmonise with the established built environment and rhythm of development between Nos.2 and 24 Nicholls Avenue resulting in a detrimental impact on the character and appearance of this part of Nicholls Avenue. The proposal would therefore be contrary to Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (2012), Policies DMHB 11, DMHB 12 and DMHD 1 of the Hillingdon Local Plan: Part Two- Development Management Policies (2020). The benefits do not outweigh the harm identified.
2.2
Furthermore, it is considered that the provision of an additional storey at the application site would be detrimental to the residential amenities of the neighbouring occupiers at No.22 Nicholls Avenue, having particular regard to the impact on the existing habitable ground floor bedroom, in terms of loss of light, outlook, overshadowing, sense of enclosure and overbearing effect.
2.3
The appeal proposal has failed to demonstrate that it would provide an adequate level of outlook for the future occupiers of BEDROOM 5 due to its reliance solely on rooflights, which are set at high level. The proposal would therefore give rise to a substandard form of living accommodation to the detriment of the amenities of future occupiers contrary to Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies and Policy D6 of the London Plan (2021).
3. 
Conclusion
3.1
For the reasons set out in the delegated report and this statement the Inspector is therefore respectfully requested to dismiss the appeal. 

3.2
In the event that the Inspector considers the appeal should be allowed, and without prejudice to the Council’s case, a list of recommended planning conditions is included at Appendix 2.
Appendices
Appendix 1 – Planning Officer’s Delegated Report

Appendix 2 – The LPA’s Recommended Conditions
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