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1. Introduction

1.1 This Planning Statement has been prepared by Nexus Planning on behalf of Golds Leisure Ltd. (the “Applicant”) in
support of a full planning application submitted for residential development at the rear and upper floors of 122 —
124 High Street, Ruislip (the “Site”). The existing ground floor use of the site as Tesco Express is to be retained. The
application is submitted to the London Borough of Hillingdon (“LB Hillingdon”) as the Local Planning Authority
(“LPA”) for the following development:

“Change of use of part of the rear of the building and upper floors from Class E to C3, and new upwards extension to
create nine residential dwellings alongside associated works.”

1.2 As demonstrated through this report, the development proposal has the following key benefits:

e Provision of high-quality one and two-bed residential units in a sustainable, in a town centre location to
meet the housing need within the Borough;

e  Providing a high-quality sustainable design and improving the sustainability of the existing building fabric;

e  Optimising the capacity of the Site by using the airspace above an existing commercial premises;

e  Provision of cycle parking to encourage sustainable transportation;

e  Preserving and enhancing the Conservation Area;

e Providing an excellent amenity outcome for future occupants, with regard to access to sunlight/daylight,
protection from external air pollution sources, and an adequate provision of internal space;

e  Providing useable external amenity space where practical; and

e  Providing convenient and practical storage areas for refuse and recycling.

1.3 The following documents are submitted in support of this application:

e Application forms;

e Ownership Certificate;

e Community Infrastructure Levy forms;

e  Application drawings by GIAD UK Architects;

e Outline Demolition & Construction Management Statement by Pulsar Transport Planning;
e  Qutline Delivery & Servicing Plan by Pulsar Transport Planning;

e Air Quality Analysis by Aether;

e Daylight and Sunlight Report by Point 2 Surveyors;

e  Proposed Views by Marcus Beale Architects and

e Design and Heritage Statement by Marcus Beale Architects.

Structure of this Planning Statemen

1.4 The purpose of this Planning Statement is to appraise the scheme within the context of the allocations that apply to
the Site and the policies set out in the National Planning Policy Framework (NPPF) (2023) and the Development
Plan.

1.5 The remainder of this Statement is set out as follows:
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e  Section 2 describes the Site, surroundings and planning history;

e  Section 3 summarises the proposed development;

e Section 4 sets out the engagement undertaken prior to the submission of an application;

e Section 5 summarises the key national and Development Plan policies relevant to the proposals; and
e Section 6 sets out the key considerations and explains why planning permission should be granted.
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2.1

2.2

2.3

2.4

2.5

Site Context

The Site and Surrounding Area

The Site comprises a single building known as 122-124 High Street (Use Class E) and is approximately 0.05 ha in size.

The whole building is currently leased by Tesco Express, with the ground floor operating as the shop floor which
fronts onto the High Street. The upper floors were used as ancillary storage areas for the previous tenant,
Woolworths. However, since the current tenant has leased the site, these ancillary storage areas have been vacant
and are surplus to the requirements of the existing tenant. Therefore, this application seeks the redevelopment of
the rear and upper floors of the building which are vacant, with the Tesco Express store remaining as is, and lies

outside of the red line boundary.

Figure 2.2.1 Location of the Site__

The rear and upper floors of 122-124 High Street are in a significant state of disrepair and the building is not
currently watertight, rendering it unsuitable for storage or indeed any other purpose. The state of the building has
also resulted in it attracting antisocial behaviour, creating a nuisance to the occupiers and increasing vandalism and
the security risk to the Site. The facade of the building at first floor level is “false” with a flat roof behind it and no
accommodation serves the first-floor windows which can be seen from street level. The building appears tired in
comparison to many of the surrounding buildings.

The Site is situated within Ruislip Town Centre, which comprises predominantly retail and commercial units at
ground floor level. To the north, west and south of the Site are residential properties, with further residential
dwellings surrounding Ruislip Town Centre.

The Site is located within Ruislip Village Conservation Area, however the Site itself is not statutorily or locally listed,
and there are no listed buildings within close proximity to the Site.
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2.6

2.7

2.8

2.9

2.10

2.11

2.12

2.13

2.14

The western side of the High Street comprises predominantly two storey buildings with retail and office uses at
ground floor and ancillary uses and residential at first floor. From the High Street, No. 122-124 adjoins No. 126-128
which is more modern in materiality and is architecturally distinct from the Art Deco style facade of No. 122-124.

An alleyway separates the building from No. 120 High Street to the north, which is again of a different architectural
style. The alleyway which runs along the northern boundary and joins with Poplars Close to the west, suffers from
poor lighting and natural surveillance and is the primary pedestrian access to the Site. The Site can also be accessed
from the rear via Princess Lane, which runs along the back of the southernmost section of the High Street.

To the eastern side of the High Street, the architectural style is more consistent, with three storey Art Deco terraces
and retail uses at ground floor.

Immediately to the rear of the Site are two single storey dwellings, known as Nos. 12 and 14 Poplars Close. To the
north of these (northwest of the Site), are two further residential dwellings known as Nos. 8 and 10 Poplars Close.

No planted vegetation currently exists on the Site.

The Site is well served by public transport and has a PTAL rating of 4. Ruislip Underground Station is located 200
metres south of the Site, which is approximately a five-minute walk. There are also multiple bus stops located along
High Street.

The Site is also well-located for local services including employment, shopping areas, schools, health care, and
outdoor and indoor leisure facilities, and is considered to be an excellent location for residential development.

The Site lies within Flood Zone 1, indicating the lowest risk of flooding from fluvial sources.

Planning History

There is no planning history directly relating to the site, however the following applications outlined in Figure 2.8.1
below, are in respect of relevant applications within Ruislip Village Conservation Area:

Figure 2.14.1 Relevant Planning History

Site LPA ref. Description Decision
77-79 High 52931/APP/2023/3536 | Construction of 4 dwellings with associated stair | Refused
Street, Ruislip and lift enclosure and landscaping. February 2024

88 High Street, 5672/APP/2023/2774 | Part first floor extension and roof replacement. Undecided
Ruislip

12 and 14 51198/APP/2023/111 | Redevelopment of nos. 12 and 14 Poplars Close Refused 23 May
Poplars Close to provide 4 residential units. 2023.

Appeal Lodged
19 October
2023 and is
undetermined.
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47-49 High 46454/APP/2015/1709 | Change of use from offices (Use Class B1) to Prior approval
Street provide 2 x 1 bed self-contained flats (Use Class granted July
C3) (Prior Approval). 2015.
46454/APP/2016/427 First and second floor rear extension to create 4 Refused
X 2-bed and 1 x 1-bed self contained flats with February 2017.
associated cycle spaces.
Appeal allowed
December 2017.
69 High Street 1983/APP/2020/2657 | Extension at the front of the property. above the | Refused
shopfront to provide 1 self contained flat above November
(use class C3) at second floor level, and erection 2020.
of a new three storey building at the rear of the
property to provide 2 x self contained flats (use
class C3) above an open loading bay and
associated bin and cycle store.
1983/APP/2021/550 Extension at the front of the property above the | Refused April
shopfront to provide 1 x self-contained flat (Use 2021.
Class C3) at second floor level and erection of a
new three storey building at the rear of the Appeal
property to provide 2 x self-contained flats (Use | dismissed 28
Class C3) above an open loading bay with January 2022.
associated bin and cycle store.
1983/APP/2022/1008 | Extension at the front of the property above the | Granted July
shopfront to provide 1 x self-contained flat (Use 2022.
Class C3) at second floor level and erection of a
new two storey building at the rear of the
property to provide 1 x self-contained flat (Use
Class C3) above an open loading bay with
associated bin and cycle store.
1983/APP/2022/2930 | Extension at the front of the property above the | Refused
shopfront to provide 1 x self-contained flat (Use November
Class C3) at second floor level and erection of a 2022.
new two storey building at the rear of the
property to provide 1 x self-contained flat (Use Appeal allowed
Class C3) above an open loading bay with 1 August 2023.
associated bin and cycle store.
178-182 High 28388/APP/2015/3834 | Change of use of first and second floors from Use | Approved April
Street Class Al (Retail) To Use Class C3 (Residential) to 2016.

form 3 x 2-bedroom and 3 x 1-bedrom self
contained flats involving first floor rear
extension, glazed balustrades to form
private/communal terraces to rear, external
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alterations and internal refuse bin and cycle

storage

28388/APP/2016/3332 | First and second floor rear extension, conversion | Refused January
of roofspace to habitable use to include 3 x front | 2017.
dormers, 4 x side dormers and change of use
from Use Class A1 (Retail) to Use Class C3 Appeal allowed
(Residential) to create 6 x 2-bed and 3 x 1-bed July 2017.
self-contained flats, balustrade to rear to from
communal terrace and alteration to bin/cycle
storage.

28388/APP/2017/1447 | First and second floor rear extension, extension Approved
and conversion of roofspace to habitable use to October 2017.

include 3 front dormers, 4 side dormers and
change of use from retail (Use Class Al) to create
6 x 2-bed and 3 x 1-bed self-contained flats,
balustrade to rear to form communal terrace
and alteration to bin/cycle storage (Use Class
C3).
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3.1

3.2

33

3.4

3.5

3.6

3.7

3.8

3.9

3.10

3.11

Development Proposals

This section provides an overview of the proposals. Full details of the proposals are contained within the drawings
and technical supporting information which accompany this planning application (set out in Paragraph 1.3 above).

The proposed scheme consists of the conversion and extension to the rear floors to provide nine new residential
dwellings, alongside associated works. The existing convenience supermarket (Tesco Express) on the ground floor
will be retained and does not form part of this application.

The proposed scheme has been designed to optimise the use of the Site, while delivering a high-quality
architecturally-led scheme that respects the heritage of the wider Ruislip Village Conservation Area.

Residential Proposals

The residential element of the proposal relates to the provision of seven self-contained two-bedroom flats, and two
self-contained one-bedroom flats. These will be positioned over the first, second and third floor levels.

Two of the six units will enjoy private outdoor amenity space in the form of private patios on the first floor, which
back onto the communal amenity space. These two private outdoor amenity space standards each meet or exceed
the London Plan minimum space requirements.

All the flats will either be double or triple aspect, and access to natural daylight is maximised through the
positioning of windows and incorporation of skylights where practical. Windows for the residential units have been
positioned to ensure a high level of privacy is achieved for both adjoining dwellings and future occupants of the new
units. Where required, some windows are obscured to restrict any perception of overlooking.

Access to the residential units will be provided via a staircase which can be accessed via a secure lobby located to
the rear of the site. The existing fire escape will be retained to the side of the Site and will connect to the communal
amenity space.

Building Extensions and Alterations Proposals

In order to accommodate the nine additional residential units, some building alterations will be required. These are
outlined below.

Upper Extension

To the rear of the site, the existing three-storey building will be converted, alongside a single storey upwards
extension at the rear to provide 9 no two-bedroom flats across three storeys and communal amenity space.

Parking proposals

The scheme incorporates 18 bicycle parking spaces within a secure ground floor storage area, in line with the
requirements of the London Plan. These spaces will be exclusively for the use of the occupiers of the residential
units and will be accessed from the service road to the east of the Site.

Given the highly sustainable location, the development is proposed to be car-free.
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Landscaping

3.12 Currently the Site has no existing landscaping. Soft landscaping is proposed at ground floor level, around the
entrance to the secure cycle store, and landscaping will also be provided at the first-floor communal area and within

the private outdoor amenity space proposed for flats 2 and 3.
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4, Pre-application Engagement
4.1 Pre-application advice was sought from the London Borough of Hillingdon in August 2023 and a subsequent meeting

was held in October 2023.

4.2 Written advice was issued in February 2024 (LPA ref. 11894/PRC/2023/145). A summary of the key feedback
received from the LPA is provided at Figure 4.2.1, alongside how each point has been addressed within the

proposed development.

Figure 4.2.1

Principle of
Development

Design,
Appearance and
Heritage

Quality of
Proposed

The ground floor must remain in Use Class E
to comply with strategic policies that seek to
protect the function of main town centres.

As the Site is within the Ruislip Village
Conservation Area, the development should
preserve or enhance the character and
appearance of the area and make a positive
contribution.

It was also required for the planning
application to demonstrate that the proposed
upper floor extension would not be visible
from Ruislip High Street. In regards to the
upper floor extension, it was also advised for
the additional floor to appear more like a roof
than an additional storey.

It was recommended that all new window
openings should align and respect the existing
hierarchy.

The legibility and lack of a main entrance was
raised, noting that the main entrance should
be clearly discernible for wayfinding and
safety. Further consideration should be given
to moving the entrance around the corner
adjacent to the cycle parking and leaving the
stairwell and lift shaft in the current location.

The principal concerns with the quality of the
proposed homes are comprised outlook and

The current ground floor use is as Tesco
Express and is not included within the red line
boundary for the proposals. The
development proposals will not impact its
continual trading through either the
construction or operational stages.

The proposed scheme has sought to retain
the existing “false” second storey fagade.

The upper floor extension will not be visible
from Ruislip High Street, and this is
demonstrated in the Proposed Elevations,
prepared by GIAD and the Verified Views,
prepared by Marcus Beale Architects, both
submitted in support of this application.
Furthermore, the upper floor extension has
been modified to appear more like a mansard
roof extension, responding positively to
comments received.

In respect of the comments raised about the
main entrance being moved, all feasible
options have been considered, however it is
not possible to relocate the entrance due to
part of the building falling under separate
ownership. To improve the legibility of the
main entrance, soft landscaping is proposed
at ground floor level to distinguish its
prominence as an entrance, and also to act as
wayfinding for residents and visitors.

In response to these comments, the
previously proposed location for flat 9 is now
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Accommodation
and Amenity Space

Neighbouring
Amenity

privacy, as well as sunlight and daylight
considerations. The proposed private amenity
space is also substandard in quantity but also
quality, and does not appear genuinely
usable.

Concerns were raised over the amenity space
of Flat 9, and also the access arrangements to
the flat. It was suggested that the size of Flat
9 was reduced, whilst amenity space was
increased, and also it was suggested that a
corridor between Flats 2 and 3 be explored so
that Flat 9 can be accessed through the main
entrance.

It was pointed out that consideration should
be given to exploring whether all the first-
floor roof top could be developed for
comprehensive landscaping and
private/defensible amenity space for the
proposed flats. However, this would need to
be sensitive to neighbouring amenity and that
of the proposed first floor flats.

Finally, Officers commented on the potential
to increase the internal floor areas of the
dwellings to offset the lack of private amenity
space for each dwelling, however it was noted
that this may result in a reduction of
dwellings overall.

Concerns were raised in relation to real and
perceived overlooking and loss of privacy to
the neighbouring residential properties of
Nos. 8 and 10 Poplars Close. There was also
concern that there would be a notable loss of
privacy to the properties’ private gardens.

Concern was also raised in respect of harmful
overlooking of the private gardens of Nos. 12
and 14 Poplars Close, which would result in an
overbearing loss of privacy, both real and
perceived.

not going to accommodate a flat, an instead
provide 176sgm of communal amenity space
in place of the unused first floor area.

Access to the communal amenity space is
possible with access by a corridor between
Flats 2 and 3.

Soft landscaping has been proposed around
the patios of Flats 2 and 3 to ensure privacy is
maintained.

Increasing the internal floorspaces of the
dwellings would result in fewer units, which
would make the delivery of the scheme
challenging. However, the communal amenity
provision has been increased and as set out in
further detail within the Planning
Considerations section of this report, there
are a significant number of parks close to the
Site which provide additional high quality
outdoor amenity space.

In response to these comments, the windows
to the rear of the development are proposed
to be totally or partially obscured to ensure
privacy to Nos. 12 and 14 Poplars Close is not
compromised.

In respect of the overlooking and loss of
privacy to Nos. 8 and 10 Poplars Close, it has
been demonstrated in the Proposed First
Floor Block Plan, submitted in support of this
application, that the angle of light shows that
the proposed design has no additional effect
on No. 14 Poplars Close. It is also proposed
for the window in Bedroom 1 of Flat 1 to be
obscured up to 1.7m in height to provide
privacy to No. 8 Poplars Close.
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Transport Matters
and Servicing

Density

Environmental
Considerations

At least 14 long-stay and two short-stay cycle
spaces would be required for the scale of the
proposed development.

It was also raised that there is a significant
concern over there not being any access to
the rear of the Site from the public highway.
The lack of access here will have implications
on demonstrating an acceptable waste and
recycling strategy as the maximum pull
distance would be difficult to meet.

It was commented that due to the Site having
good access to public transport (PTAL 4), a car
free development would be supported. This
would be secured in any planning permission
through a s106 agreement prohibiting future
residents from obtaining parking permits for
the parking management scheme.

It was commented that the proposal would
have a density of 158 dwellings and 491
habitable rooms per hectare, which falls
within the density matrix range set by Policy
DMHB 17 of Hillingdon's Local Plan, albeit at
the higher end. Nevertheless, in making the
best use of land and optimising site capacity,
a design-led approach should be followed, in
accordance with Policy D3 of the London Plan.

Comments were made regarding the Site’s
location within an area identified as
potentially contaminated. As such any
landscaping required at the entrance to
create a more welcoming approach to the
development may necessitate ground works.
In this regard, consideration needs to be given
to potentially contaminated land in any future
scheme.

It was noted that the intensification of
residential development in this location does
not raise any specific noise concerns in land
use terms, given the Site’s town centre
location where commercial activities are
expected.

A total of 18 cycle spaces are to be provided
in a secure cycle store to the rear of the Site.

As detailed in the Outline Delivery and
Servicing Plan prepared by Pulsar Transport
Planning, servicing for the Site is proposed to
utilise the existing loading bay on High Street
or existing delivery and servicing strategies
utilised on Poplars Close. Given the low
number of units proposed on the Site, this is
deemed acceptable and will not have adverse
implications on the use of the existing loading

The Council’'s comments on density were
welcomed, confirming that the Site made the
most efficient use of land in line with policy.

Soft landscaping is proposed at ground floor
level, around the entrance to the secure cycle
store. It is considered that given that the scale
of these works is small, the provision of a
Contamination Assessment can be secured via
an appropriately worded condition.

In respect of noise concerns, no responses are
required on this comment.

The scheme benefits from the de minimums
exemption on Biodiversity Net Gain (“BNG”),
meaning BNG is not required to be
demonstrated on site.

The Air Quality Assessment, prepared by
Aether and submitted in support of the
application confirms that the development
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In terms of Air Quality, in line with Policy
DMEI 14 of Hillingdon’s Local Plan, the
development must be ‘air quality neutral’.

New legislation now requires minor
development to demonstrate Biodiversity Net
Gain.

will be air quality neutral in terms of transport
and building emissions.
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5.2

5.3

5.4

5.5

5.6

5.7

5.8

5.9

5.10

511

5.12

5.13

Planning Policy

This section of the Planning Statement provides an overview of the key planning policies and other material
considerations relevant to the Proposed Development.

National Planning Policy Framework

The National Planning Policy Framework (NPPF) (2023) represents a material planning consideration in the
assessment of planning applications. The NPPF sets out the Government’s planning policies and how these are
expected to be applied.

At paragraph 11, the NPPF outlines a presumption in favour of sustainable development. For decision-taking this
means ‘approving development proposals that accord with an up-to-date development plan without delay’.

Paragraph 60 sets out the Government’s objective to significantly boost the supply of housing.

Paragraph 76 of the NPPF requires local planning authorities to annually identify and update, as a minimum, a five
year supply of housing at specific deliverable sites unless the adopted plan is less than 5 years old and it has
identified at least a five year supply of specific, deliverable sites at the conclusion of the examination.

Paragraph 90 of the NPPF provides that planning policies and decisions should support the role that town centres
play at the heart of local communities. Further, paragraph 86(f) seeks to ensure that planning policies recognise that
residential development plays an important role in ensuring the vitality of centres.

Paragraph 123 of the NPPF seeks to ensure that planning policies and decisions promote an effective use of land in
meeting the need for homes and other uses, using brownfield land where possible. Further, at Paragraph 124(c) it

states that planning policies and decisions should give substantial weight to the value of using suitable brownfield

land within settlements for homes and other identified needs.

Paragraph 124(e) of the NPPF supports opportunities to use the airspace above existing residential and commercial
premises for new homes.

Paragraph 128 of the NPPF encourages development that takes into account the identified need for different types
of housing, viability, availability of infrastructure services, maintaining the prevailing character, and the design of
attractive places.

Paragraph 131 of the NPPF encourages the creation of high quality, beautiful and sustainable buildings.

Paragraph 131 of the NPPF seeks to ensure developments will function well and add to the quality of the area, are
visually attractive, are sympathetic to local character, establish a strong sense of place- and optimise the potential
of the Site to accommodate a mix of development.

Paragraph 139 of the NPPF considers that significant weight should be given to development that demonstrates
outstanding or innovative designs which promote high levels of sustainability while fitting in with the overall form
and layout of their surroundings.

Paragraph 212 of the NPPF encourages opportunities for new development within Conservation Areas, to enhance
or better reveal their significance.
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5.14 The NPPF is supported by the Government’s Planning Practice Guidance (PPG), which provides further detail and
context to the Framework.

The Development Plan

5.15 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that planning applications are
determined in accordance with the Development Plan unless material considerations indicate otherwise.

5.16 The adopted Development Plan for the London Borough of Hillingdon comprises:

e Hillingdon Local Plan Part 1: Strategic Policies (November 2012);

e Hillingdon Local Plan Part 2: Development Management Policies (January 2020);
e Hillingdon Local Plan Part 2: Site Allocations and Designations (January 2020); and
e The London Plan (March 2021).

Hillingdon Local Plan Part 1: Strategic Policies

5.17 The Hillingdon Local Plan Part 1 is the key strategic planning document for Hillington and will support the delivery of
the spatial elements of the Sustainable Community Strategy. The key policies from the Local Plan Part 1 which are
considered to be relevant to the proposal include:

e  Policy E5: Town and Local Centres

e  Policy H1: Housing Growth

e  Policy H2: Affordable Housing

e  Policy HE1: Heritage

e  Policy BE1: Built Environment

e  Policy EM1: Climate Change Adaptation and Mitigation
e  Policy EM6: Flood Risk Management

e  Policy EM8: Land, Water, Air and Noise

e  Policy EM11: Sustainable Waste Management

e  Policy T1: Accessible Local Destinations

Hillingdon Local Plan Part 2: Development Management Policies

5.18 The Local Plan Part 2: Development Management Policies) seeks to provide detailed policies that will form the basis
of the Council’s decisions on individual planning applications. The key policies from the Local Plan Part 2:
Development Management Policies which are considered to be relevant to the proposal include:

e Policy DMTC 1: Town Centre Development

e  Policy DMTC 2: Primary and Secondary Shopping Areas

e  Policy DMTC 3: Maintaining the Viability of Local Centres and Local Parades
e  Policy DMTC 4: Amenity and Town Centre Uses

e  Policy DMH 2: Housing Mix

e  Policy DMH 7: Provision of Affordable Housing

e Policy DMHB 1: Heritage Assets

e Policy DMHB 2: Listed Buildings

o  Policy DMHB 3: Locally Listed Buildings

e Policy DMHB 4: Conservation Areas
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e  Policy DMHB 11: Design of New Development

o  Policy DMHB 14: Trees and Landscaping

e  Policy DMHB 15: Planning for Safer Places

e  Policy DMHB 16: Housing Standards

e  Policy DMHB 17: Residential Density

e  Policy DMHB 18: Private Outdoor Amenity Space

e  Policy DMEI 1: Living Walls and Roofs and Onsite Vegetation
e  Policy DMEI 2: Reducing Carbon Emissions

e  Policy DMEI 7: Biodiversity Protection and Enhancement

e  Policy DMEI 10: Water Management, Efficiency and Quality
e  Policy DMEI 14: Air Quality

e  Policy DMCI 7: Planning Obligations and Community Infrastructure Levy
e Policy DMT 1: Managing Transport Impacts

e Policy DMT 2: Highways Impacts

e  Policy DMT 5: Pedestrians and Cyclists

e  Policy DMT 6: Vehicle Parking

Hillingdon Local Plan Part 2: Site Allocations and Designations

5.19 The Hillingdon Local Plan Part 2: Site Allocations and Designations sets out sites for development to meet the
Borough’s needs to 2026, based on the level of growth and general locations set out in the Local Plan Part 1.

5.20 The Site is not identified as an allocated site.

The London Plan

5.21 The London Plan sets out an integrated economic, environmental, transport and social framework for the
development of London over the next 20-25 years. The key policies from the London Plan which are considered to
be relevant to the proposal include:

e  Policy GG2: Making the best use of land

o Policy GG4: Delivering the homes Londoners need

e  Policy GG6: Increasing efficiency and resilience

e  Policy SD6: Town centres and high streets

e  Policy D3: Optimising site capacity through the design-led approach
e  Policy D4: Delivering good design

e Policy D5: Inclusive design

e  Policy D6: Housing quality and standards

e  Policy D7: Accessible housing

e  Policy D11: Safety, security and resilience to emergency
e  Policy D12: Fire safety

e Policy D13: Agent of change

e Policy D14: Noise

e  Policy H1: Increasing housing supply

e  Policy H2: Small sites

e  Policy H10: Housing size mix

e  Policy HC1: Heritage conservation and growth
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e  Policy G5: Urban greening

e  Policy SI1: Improving air quality

e Policy Sl4: Managing heat risk

e  Policy SI12: Flood risk management

e  Policy SI13: Sustainable drainage

e  Policy T1: Strategic approach to transport

e  Policy T4: Assessing and mitigating transport impacts
e  Policy T5: Cycling

e Policy T6: Car parking

e  Policy T6.1: Residential parking

e  Policy T7: Deliveries, servicing and construction

e  Policy DF1: Delivery of the Plan and Planning Obligations

Supplementary Planning Documents

5.22 Supplementary Planning Documents (SPDs) provide detailed advice to support the delivery of the local development
plan. SPDs relevant to the proposed development include the following:

e  Planning Obligations SPD (July 2014); and
e Hillingdon’s Sustainable Community Strategy.
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6.

6.1

6.2

6.3

6.4

6.5

Planning Considerations

In this section, we assess the proposal against relevant policies identified in the local development framework
above. The key planning considerations, as identified in pre-application discussions with the LPA and considered in
further detail within this chapter, comprise the following:

e  Principle of Development;

e Residential Unit Mix;

e Design and Heritage;

e Residential Amenity;

e Sustainability and Air Quality Management;
e Transport and Highways;

e Servicing, Refuse and Recycling;

e Contamination; and

e Biodiversity Net Gain (BNG).

Principle of Development
Residential

Planning policies at national and local levels seek to ensure that developments make the most effective use of land,
consistent with guidance in the National Planning Policy Framework (NPPF, 2023). Paragraph 60 of the NPPF aims to
significantly boost the supply of homes, and Paragraph 124 expands on this, requiring Local Planning Authorities
(LPAs) to give substantial weight to the value of using suitable brownfield land within settlements for homes,
including making the most of opportunities to use the airspace above existing residential and commercial premises.
Similarly, Policy H1 of the London Plan seeks to optimise the potential for housing delivery on all suitable and
available brownfield sites, and Policy H2 provides that Boroughs should pro-actively support well-designed new
homes on small sites. Further to this, Policy GG2 and Policy D3 seeks to ensure development makes the best use of
land by following a sustainable and design-led approach that optimises the capacity of sites. Policy GG4 of the
London Plan also seeks to ensure that more homes are delivered.

The Site is situated within the Ruislip ‘Town Centre’, with a PTAL rating of 4. Ruislip Underground Station les a four-
minute walk to the south and bus services along the High Street provide easy access to Uxbridge, Heathrow Airport
and West Drayton. The proposal for nine additional residential units aligns with the purpose of the Town Centre as
we are using floorspace which is surplus to the requirements of the ground floor use, and will contribute to meeting
the strategic dwelling requirement in line with Policy H1 of the Local Plan Part 1.

The proposed building extension above the existing commercial unit will also closely align with the above-
mentioned objectives of the NPPF and the London Plan, as it will contribute to meeting the demand of housing and
will utilise the airspace above an existing commercial premises. The proposal to provide nine additional residential
units on a small site will make a meaningful contribution towards the LB Hillingdon strategic housing targets in a
sustainable location and should therefore be favourably considered.

Being within Ruislip Town Centre, the Site presents an exceptional opportunity for residential growth as it has
excellent accessibility to local amenities and public infrastructure, which will cater for everyday shopping needs,
community services and recreation grounds. Residential uses on upper floors are encouraged within local centres as
this provides opportunities for sustainable living.
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6.6 The proposal implements a design-led approach which carefully considers the design and form of the existing
building as well as the character of the streetscape and Conservation Area. In line with Policy GG2 and D3 of the
London Plan, the proposal optimises the capacity of the Site and makes the best use of land in a sustainable and
sensitive manner.

6.7 As such, it is evident that there is a wealth of policy support for the principle of residential development in this
location, insofar as it would add to Hillingdon and Ruislip’s housing stock, actively contribute towards borough
housing targets, and support the vitality and viability of Ruislip Town Centre by retaining the existing commercial
unit at ground floor level.

Employment Site

6.8 Policy DME 2 of the Local Plan Part 2 protects employment sites outside designated employment areas. Specifically,
proposals which involve the loss of employment will be permitted if at least one of the following apply:

1.  The existing use negatively impacts on local amenity, through disturbance to neighbours, visual intrusion or
has an adverse impact on the character of the area; or

2. The site is unsuitable for employment reuse or development because of its size, shape, location, or
unsuitability of access; or

3.  Sufficient evidence has been provided to demonstrate there is no realistic prospect of land being reused for
employment purposes; or
The new use will not adversely affect the functioning of any adjoining employment land; or

5.  The proposed use relates to a specific land use allocation or designation identified elsewhere in the plan.

6.9 The adopted Development Plan was written with the previous Use Class Order in mind. Whilst the Use Class Order
has now been amended and the building’s lawful use is Use Class E, the building should still be considered as a retail
unit (formerly Use Class A1).

6.10 Despite the Site having a ground floor commercial use, the development proposals utilise floorspace, and additional
air space which is surplus to the requirements of the ground floor use. As such, the proposal is not in conflict with
any of the criteria of Policy DME 2.

Residential Unit Mix

6.11 Policy H10 of the London Plan outlines that schemes should generally consist of a range of unit sizes, and notes that
well-designed one- and two-bedroom units in suitable locations which are closer to town centres or public transport
have the ability to free up existing family homes. Further to this, Policy DMH2 of the Local Plan Part 2 requires the
provision of a mix of housing units of different sizes to reflect the Council’s latest information on housing needs. The
Council's current information on housing need indicates a borough-wide requirement for larger affordable and
private market units, particularly three-bedroom properties.

6.12 In line with the policy objectives outlined above, the scheme proposes a tenure and unit breakdown as outlined as
follows:

e 2x1-bed, 2 person unit (22.2%)
e 3 x2-bed, 3 person unit (33.3%)
o 4x2-bed, 4 person unit (44.4%)

WWW.NEXUSPLANNING.CO.UK




122 - 124 High Street, Ruislip Golds Leisure Ltd.
Planning Statement June 2024

6.13

6.14

6.15

6.16

6.17

6.18

6.19

6.20

6.21

6.22

The Site is located within a Town Centre and is within walking distance of services and infrastructure including
multiple modes of public transport, that will meet the everyday needs of residents. As previously mentioned, the
Site also has a PTAL rating of 4, which is classified as being of good accessibility and which the London Plan outlines
is appropriate for incremental intensification.

We note that the pre-application written advice provided by LB Hillingdon (ref. 11894/PRC/2023/145) supported
the formerly proposed three-bed unit of Flat 9 which was set to be positioned at first floor level behind the false
facade, stating:

“The proposed housing mix, which includes 1No. 3-bedroom homes in this town centre location, is on-balance
acceptable.”

However, at the pre-application meeting with the Council and in the written advice received, it was suggested that
the size of proposed Flat 9 should be reduced, to allow for the quantity of amenity space to be increased. The
revised plans have taken this on board, and Flat 9 will now not be located at first floor level, instead at third floor
level as a 1-bed 2 person flat. This has provided additional floor space for communal amenity area at first floor level.

Notwithstanding this, it is therefore considered that the Site is appropriately located, and the proposed provision of
two-bedroom units is deemed acceptable given the town centre location of the Site.

Design and Heritage

Policy D3 of the London Plan states that development must make the best use of the land by following a design-led
approach that optimises the capacity of sites. Policy D4 supports this by stipulating that the design of development
proposals must be thoroughly scrutinised by the LPA throughout the planning process to ensure high quality design.

The NPPF addresses design of new developments at Paragraphs 131 and 139, and encourages the creation of high
quality, beautiful and sustainable buildings that demonstrates outstanding or innovative design while fitting in with
the overall form and layout of their surroundings.

Similarly, Policy BE1 of the Hillingdon Local Plan Part 1 requires that all new development improves and maintains
the quality of the built environment in order to create successful and sustainable neighbourhoods. In order to
achieve this, the Policy provides that new developments should enhance the area’s local distinctiveness and
contribute to community cohesion, as well as fit in with the context of Hillingdon’s buildings and townscapes.

Further to this, Policy DMHB11 of the Local Plan Part 2 requires that all development is designed to the highest
standards and incorporates principles of good design, while ensuring the amenity of adjoining properties and open
space is not adversely impacted.

The design of the proposal has been carefully considered with regard to the Site’s context, to ensure it contributes
to street beautification and is appropriate within its neighbourhood character context. The proposed building
extension and alterations are of high quality providing an additional nine dwellings to support housing growth while
ensuring visual impact from the street is limited and simultaneously improving the street scene. As such, the
proposal optimises the capacity of the Site in line with Policy D3 of the London Plan.

Policy D6 of the London Plan (2021) requires housing development to maximise the provision of dual aspect
dwellings and normally avoid the provision of single aspect dwellings. All proposed dwellings will be dual aspect
with Flats 7 and 9 will being triple aspect (albeit, for Flat 9, a window proposed on north west side of the
development in the kitchen/living/dining room will be obscured glass).
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6.23

6.24

6.25

6.26

6.27

6.28

6.29

6.30

6.31

Policy DMHB4 of the Local Plan Part 2 sets out that the Council expects new development within Conservation
Areas (including alterations and extensions to existing buildings) to preserve or enhance the character or
appearance of the area. At present, the buildings upper-floor uses are not utilised, and these proposals represent an
opportunity to utilise the space, whilst enhancing the Site’s appearance within the conservation area. The proposed
development is of high-quality design and will restore the tired “false” fagade, incorporating it into the
development. Materials have been chosen to reflect the predominant character of the Ruislip Village Conservation
Area.

The Ruislip Village Conservation Area Appraisal (July 2010) notes at paragraph 6.21 that the areas to the rear of the
shops are “of concern” with the rear elevations often being unattractive. As such, this proposal represents an
opportunity to improve the roof structure through a mansard third floor extension, which is sympathetic to the
Conservation Area, which will enhance the materiality of the building when viewed from the rear.

In addition, the Conservation Area Appraisal notes the importance of the fagades to the local streetscape and as
previously noted, this will be retained and restored which weighs in favour of the proposal.

It is recognised that the alleyway to the north suffers from poor lighting and there is minimal natural surveillance,
making it an undesirable route for pedestrians at present. The proposals will introduce residential properties in this
location, with windows overlooking the alleyway, which will increase natural surveillance.

In line with policy BE1 of Hillingdon Local Plan Part 1, and Policies BMHB4 and DMHB11 of Hillingdon Local Plan Part
2, as discussed above, the proposed design will provide an overall improvement to the built environment and
streetscape character along High Street, enhancing the street harmony and improving local distinctiveness thorough
improvements to the currently ‘false’ fagade. The materials, as detailed in the Design and Access Statement,
submitted in support of this application have sought to be sympathetic to locally used materials, and the additional
windows to the ‘false’ fagade replicate those already there. Furthermore, the design of the upwards extension has
ensured that it will not be visible from the High Street, meaning that there is no negative impact on the
Conservation Area.

Please refer to the submitted Design and Access Statement for further information on the design details and
proposed materials. In addition, the proposed design is respectful of the Site’s context within the Ruislip Village
Conservation Area.

Residential Amenity

London Plan Policy D6 states that housing development should provide adequately sized rooms in line with the
nationally described minimum internal space standards, with comfortable and functional layouts which are fit for
purpose. It states that development should maximise the provision of dual aspect dwellings and avoid single aspect
unless it can be demonstrated to have adequate ventilation, daylight and privacy.

The above is supported by Policy DMHB16 of the Local Plan Part 2, which seeks to ensure all housing development
has an adequate provision of internal space in order to provide an appropriate living environment. This includes
meeting the national space standards for minimum floorspace. Further to this, Policy DMHB18 requires that all new
residential development provides good quality and useable private outdoor amenity space which should be
provided in accordance with the standards.

Policy DMHB 11 of the Local Plan Part 2 requires that development proposals should not adversely impact the
amenity, daylight and sunlight of adjacent properties and open spaces. Development is also required to ensure that
the design safeguards the satisfactory re-development of any adjoining sites which have development potential.

WWW.NEXUSPLANNING.CO.UK




122 - 124 High Street, Ruislip Golds Leisure Ltd.
Planning Statement June 2024

6.32

6.33

6.34

6.35

6.36

6.37

The design of the proposals has carefully considered the potential impacts on neighbouring amenity, particularly in
relation to the existing properties at 8 and 10 Poplars Close, 12 and 14 Poplars Close and the residential properties
on the upper floors of the adjacent buildings. The design has carefully considered the positioning of windows to
avoid overlooking to the private neighbouring amenity space, and where windows could not be positioned
differently, privacy screening is proposed to ensure daylight can enter the dwellings, without comprising the privacy
of the neighbouring dwellings.

In respect of 8 and 10 Poplars Close, concerns had been raised as part of the Pre-application about the views into
the gardens of these properties. A large tree is present in the garden of 8 Poplars Close, which will provide
substantial screening from Flat 1, however further screening has been provided in Bedroom 1 up to 1.7m from floor
level. No screening has been proposed for the Living & Dining Room Window in Flat 1, as the views to 8 Poplars
Close from that window are very oblique and impact is considered to be minimal. The Living & Dining Room window
for Flat 4, on the second floor is positioned the same as below in Flat 1. As such, the view to 8 Poplars Close from it
is considered to be very oblique, with minimal impact. On the third floor, Flat 7 has dormer windows facing towards
14 Poplars Close, and rooflights on the elevation along 8 and 10 Poplars Close. Views to 10 Poplars Close are very
oblique from the dormer windows, and there are no negative impacts considered.

Considering the views to 12 and 14 Poplars Close, there will only be impact as a consequence of the development to
the front of the properties and none to the rear as the elevation that faces the rear has the staircore and lift shaft.
This also considers potential future impact of a planning application that is currently pending an appeal
determination at 12 and 14 Poplars Close (LPA ref. 51198/APP/2023/111) for the redevelopment of the site to
provide four dwellings.

The windows facing towards 12 and 14 Poplars Close from Flat 2 on the first floor will remain in the existing
locations. The window in Bedroom 2 will be obscured up to 1.7m above floor level, and the window in the Bathroom
will remain obscured, as existing. The positioning of the windows in respect of the massing of 12 Poplars Close will
mean there will be only very skewed views to the front of the dwelling. In Flat 4, on the second floor, the windows
in Bedroom 1 and Bedroom 2 will be obscured up to 1.7m above floor level, and the window in the Bathroom will be
obscured. From Flat 4, the views to the front amenity areas of 12 and 14 Poplars Close will be further obscured by
the massing of these dwellings, reducing negative impacts. The dormer windows proposed for Flat 7 at the third
floor will be set back from the building edge, and will therefore not cause any overlooking issues. To this effect, it
has been demonstrated above that there are no detrimental concerns with overlooking that would result as part of
the development, and to this effect the development is considered acceptable in terms of overlooking.

Due to the constrained nature of the Site and the layout of the existing building, private amenity space has been
provided in line with the Hillingdon Local Plan standards where feasible. As such, Flat 2 is provided with 18.5sqm of
amenity space, and Flat 3 with 11sgqm.

The Site is close to a number of parks and communal amenity spaces, as set out below:

Name Distance from Site
Church Field Gardens Playground 3-minute walk north
Church Field Gardens and Tennis 6-minute walk north
Courts

Ruislip Bowls Club 6-minute walk north
Celandine Rout along the River Pinn 11-minute walk north
Pinn Meadows / Kings College 15-minute walk north
Athletics Track and Playing Fields

Eastcote Hockey Club 15-minute walk north
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Park Wood and Ruislip Lido 25-30-minute walk north
Hill Lane Playground 15-minute walk west
Blenheim Crescent Children’s 15-minute walk southwest
Playground
Ruislip Rugby Football Club 8-minute walk south
Wealdstone Football Club 11-minute walk south
New Pond Playing Fields 21-minute walk south
Shenley Park 13-minute walk southeast
Pembroke Gardens 9-minute walk east
Park Way Park 14-minute walk east
Warrender Park and Highgrove 20-minute walk east
Woods
6.38 This approach has previously been considered acceptable by the Council at Chelmsine Court (LPA ref.

6.39

6.40

6.41

6.42

6.43

6.44

890/APP/2020/763). Here, the planning officers noted that the proposals provided less amenity space than required
under Policy DMHB 18, however there was an area of public open space 115m to the south and additional
communal amenity space in the local area. As such it was considered that it would be unreasonable to refuse the
proposals on this basis. As evidenced through the table above, there is a wealth of public open space within walking
distance of the Site. Therefore, the level of private amenity space provision is considered to be appropriate in this
location and to the scale of development.

Daylight and Sunlight

Policy D6 of the London Plan stipulates that development should provide sufficient daylight and sunlight to new and
surrounding housing that is appropriate for its context, whist avoiding overshadowing and maximising the use of
outside amenity space.

A Daylight and Sunlight Note, prepared by Point 2 is submitted in support of this application which assesses the
impact of the scheme of both existing and future residents. It demonstrates that all surrounding properties meet
the recommendation in respect of both daylight and sunlight reductions.

The Daylight and Sunlight Note also demonstrates that the scheme will achieve a good level of daylight and sunlight
and will provide adequate natural light for future residents. All, bar one of the 27 rooms meet the recommended
daylight levels, with one bedroom achieving 48.8%, falling very close to the 50% target, and as such, is considered
that when taken as a whole, the proposals offer good levels of daylight and sunlight.

Overshadowing to the gardens of 8, 10, 12 and 14 is also considered to be unaffected by the proposal due to the
developments massing and location in respect of the gardens.

Sustainability and Air Quality Management

Point 10 of Policy BE1 (Local Plan Part 1) sets out that all new developments should maximise the opportunities for
new homes to contribute to tackling and adapting to climate change and reducing emissions of local air quality
pollutants.

With specific regard to air quality, Paragraph 192 of the NPPF (2023) states that planning decisions should take into
account the presence of Air Quality Management Areas and Clean Air Zones, and the cumulative impacts from
individual sites in local areas. Building on this, London Plan Policy SI1 provides that development proposals should
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6.45

6.46

6.47

6.48

6.49

6.50

6.51

6.52

not lead to further deterioration of existing poor air quality, create any new areas that exceed air quality limits, or
create unacceptable risk of high levels of exposure to poor air quality.

Policy EMS of the Local Plan Part 1 outlines that ‘all development should not cause deterioration in the local air
quality levels and should ensure the protection of both existing and new sensitive receptors’. Further, Policy
DMEI14 (Local Plan Part 2) provides that development proposals should demonstrate appropriate reductions in
emissions to sustain compliance with and contribute towards meeting EU limit values and national air quality
objectives for pollutants.

The proposed development will contribute to sustainable housing growth and reducing emissions of local air quality
pollutants. The Site is in an excellent location being within a Town Centre and within close walking distance of local
shops and public infrastructure including multiple modes of public transport. The proposal, being for car-free
residential units, will promote the use of sustainable transport modes which will result in a reduction of car
dependence within the town centre and broader neighbourhood, and therefore contribute to improved air quality
conditions. This aligns with action no. 16 and no. 25 of the Air Quality Action Plan 2019-2024. Additionally, the
proposal makes efficient use of a currently underutilised site by repurposing part of an existing building and utilising
its available airspace to accommodate much needed housing growth.

The materiality of the proposed building extensions and alterations has been carefully selected to ensure a
sustainable development outcome. The materials will comprise of a lightweight timber frame or metal stud
construction and will provide high levels of thermal insulation and air tightness. The existing fabric will also be
thermally lined to improve the existing conditions. In addition to contributing to a sustainable outcome, these
measures will ensure there is a reduced risk of exposure to poor air quality from the external environment (ie. the
air quality along High Street).

As noted in the Outline Demolition and Construction Management Statement (DCMS) prepared by Pulsar, and
submitted in support of this application, emissions resulting from construction will be minimised through
encouraging staff to use sustainable transport to access the site where possible and mitigating unnecessary
deliveries to the site, with the lowering of emissions being a key objective. This aligns with action no. 2 of the Air
Quality Action Plan 2019-2024.

In line with the relevant planning policy outlined above, it is clear that the proposed development will provide an
excellent contribution to tackling and adapting to climate change and reducing emissions of local air quality
pollutants, as well as protecting future occupants from existing pollutants.

Transport and Highways

Policy T1 of the Local Plan Part 1 seeks to reduce the impact of development on the transport network by
encouraging access by sustainable modes. Similarly, Policy DMT1 of the Local Plan Part 2 requires that development
proposals meet the transport needs of the development and address its transport impacts in a sustainable manner.

Policy DMT2 requires development proposals to provide safe, secure and convenient access and facilities for cyclists
and pedestrians. Further to this, Policy DMT5 requires that safe, direct and inclusive access for pedestrians and
cyclists is provided on the Site.

With regard to vehicle parking, Policy DMT6 requires that development proposals comply with Council’s adopted
parking standards. The parking standards require a maximum provision of 1-1.5 car parking spaces and 1 bicycle

parking space for each one- or two-bedroom unit. They also require that bicycle parking must be located in a safe,
secure and accessible location.
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6.53

6.54

6.55

6.56

6.57

6.58

6.59

6.60

6.61

In comparison, the London Plan car parking standards outlined at Policy T6.1 require maximum provision of 0.5-0.75
spaces for units with 1 or 2 bedrooms which are in an outer London PTAL 4 rated area. Further, bicycle parking
standards outlined at Policy T5 require provision of 2 spaces per dwelling.

The proposal seeks approval for a car-free development, which is appropriate in its Town Centre (PTAL 4) context
with the Site having excellent access to public transport, walking and cycling facilities. To support sustainable
transport, the proposal provides 18 bicycle parking spaces within a secure ground floor storage area.

We note that previously issued pre-application advice issued by Council provides support for a car-free
development as is the case for the existing unit.

Servicing, Refuse and Recycling

Policy EM11 of the Local Plan Part 1 requires all new development to address waste management at all stages.
Further to this, Policy DMHB11 of the Local Plan Part 2 seeks to ensure development proposals make sufficient
provision for well-designed internal and external storage space for general, recycling and organic waste, with
suitable access for collection.

External storage space for general, recycling and organic waste is proposed to be provided to the rear of the Site,
and adequate internal space has been provided in each dwelling for waste bins. As demonstrated in the Outline
Delivery and Servicing Plan prepared by Pulsar Transport Planning and submitted in support of this application, it is
proposed that refuse collections will be combined with the existing collections from the eastern side of Poplars
Close. The refuse collections for Poplars Close are undertaken from the kerbside, so the proposed refuse collection
strategy will see the site management team move the bins from the proposed bin store location, via the public
footpath, to the north of the Site. This will limit any additional refuse collections as consequence of the new
development, by combining it with the existing situation.

Servicing for the Site is proposed to utilise the existing loading bay on High Street or existing delivery and servicing
strategies utilised on Poplars Close, as mentioned in the Outline Delivery and Servicing Plan prepared by Pulsar
Transport Planning and submitted in support of this application. Given the low number of units proposed on the
Site, this is deemed acceptable and will not have adverse implications on the use of the existing loading bay.

Contamination

As mentioned in the pre-application statement advice from the Council, the Site is located within an area that is
identified as being potentially contaminated. Given that the works are predominantly focused on the roof level and
conversion of the existing rear building, there is unlikely to be any significant concerns in respect of contamination.

However it is likely that any landscaping works to entrance, to make a more welcoming approach to the Site would
require groundworks, and consideration needs to be given to potentially contaminated land. No groundworks are
proposed for the construction of the additional floors. However, soft landscaping is proposed at ground floor level,
around the entrance to the secure cycle store. It is considered that given that the scale of these works is small, the
provision of a Contamination Assessment can be secured via an appropriately worded condition.

Biodiversity Net Gain (BNG)

From 12 February 2024, under the Environment Act 2021, all planning applications for major developments in
England were required to deliver at least 10% Biodiversity Net Gain (“BNG”). Following this, on 2 April 2024 10%
BNG became mandatory for small sites. The regulations include a number of exemptions.
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6.62 BNG is measured using Defra’s biodiversity metric and all off-site and significant on-site habitats will need to be
secured for at least 30 years from the completion of development.

6.63 The Site is sealed surface. Therefore, as there is less than 25sgm of non-priority habitat and less than 5m of non-
priority linear habitat, the scheme benefits from the “de minimis” exemption., As such, a 10% BNG is not required to
be demonstrated on the Site.

6.64 However, the development does propose soft landscaping at ground floor level, around the entrance to the secure
cycle store and landscaping will also be provided at the first floor communal area and within the private outdoor
amenity space proposed for flats 2, 3 and 9. This makes a positive contribution to biodiversity, on a site which
currently has no habitat value This weighs favourably when considering the proposal.
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7.1

7.2

7.3

7.4

7.5

7.6

Conclusion

This Planning Statement has been prepared by Nexus Planning on behalf of Golds Leisure Ltd. in support of a full
planning application submitted for residential development at 122-124 High Street, Ruislip. The proposal comprises
the following development:

“Change of use of part of the rear of the building and upper floors from Class E to C3, and new upwards extension to
create nine residential dwellings alongside associated works.”

As we have demonstrated over the course of this Planning Statement, the proposal is considered to be in overall
accordance with the Development Plan. The scheme would see the delivery, and net increase of nine homes on the
Site. The Site, which is well-located for most local services including employment, shopping areas, primary schools,
public transport, GP surgeries, and outdoor and indoor leisure facilities, is considered to be in an excellent location
for residential development, forming an appropriate, high-quality, and sustainable contribution to housing growth
within Ruislip.

Through the development proposal, the Site will also maximise the sites use by converting the existing un-used
areas of the building to the rear of the Site, as well as developing the void roof-space along the frontage to the High
Street.

The proposed development has been carefully designed by GIAD UK Architects to respond to the features of the Site
and existing building fabric. The resulting layout and design respects the Ruislip Village Conservation Area, and does
not impact views from High Street. Furthermore, the proposed development has carefully considered any potential
overlooking to 8, 10, 12 and 14 Poplars Close, and where necessary, appropriate mitigation has been provided to
ensure there is no impact to the privacy of existing residents.

The application is supported by various technical reports which demonstrate that local, regional and national policy,
standards and guidance can be met. This proposal demonstrates that the works are consistent with all relevant
planning policy and guidance.

Accordingly, we respectfully request that planning permission is granted for this application.
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