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INTRODUCTION
1.01 PROJECT DESCRIPTION & AIM OF THE DOCUMENT

146 Northwood Road is a two storey property featuring a large front 
garden and even larger rear plot. The building is used solely for 
residential purposes. The property appears to be constructed in the 
late 60s / early 70s and requires to be renovated to be brought up to 
contemporary living standards. 

The dwelling is set within an established residential area that has been 
continously developed all throughout. The client has been keen to seek 
the advice of the Local Planning Authority at an early stage via a formal 
feedback as per ref. 223/PRC/2026/39). 
 
The Design and Access Statement discusses a proposal for a single 
storey rear extension, reconfiguration of existing garage and roof 
enlargement in order to extent the lease of life of the existing property. 
Every category covered is in direct response to the relevant written 
feedback and the appropriate section are highlighted in red.  
 

Proposed Rear Massing Aerial View of Site
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2.0 REVIEW OF PRE-APPLICATION FEEDBACK  

2.01 BREAK DOWN OF WRITTEN FEEDBACK 

The Pre-Application response (ref:23/PRC/2026/39) raised the 
following points as the main considerations for the full application. 
 
 
 

REAR EXTENSION: 

‘ This rear element would also impact the 45 degree line of the 
property to the West which OREPPRC (ODB 2022) 4 of 9
is a cause for concern and does not accord with Local Policies. 
In order for this to be supported the scheme would need to be 
reduced so it does impact the 45 degree line of any neighbours.’ 
p.4

‘ The two storey rear extension would join the dormer and would 
measure: 5.2m in depth and 5.8m in width and would sit under a 
flat roof just below the height of the original dwelling. This element
would not protrude the 45 degree line of the neighbouring 
properties. The principle of this element is not supported as it 
would appear discordant design.’ p.5 

Aspect discussed further in the Design and Access Statement. 

ROOF EXTENSION: 

‘Replacement of the existing dormer with a larger roof addition is 
proposed. The dormer proposed would measure approx.: 10.5m in 
width and 1.4m in depth. While the depth of this dormer element 
is modest, the width is excessive and would not be supported and 
should be maintained as existing.’ p. 5 

‘ The dormer is of poor design and must be set in from the 
margins to allow for the extension to be perceived as a 
subordinate addition. It is a paramount that all alterations and 
extensions appear subordinate to the host dwelling. The dormer
should be maintained as existing’ p.5 

‘The dwelling is a single storey bungalow style property and should 
continue to read as a bungalow. The roof conversion within the 
main roof slope already appears to have maximise the extent of 
the extensions without leading to a subordinate design.’ p.5 

‘Projection out over the original roof from lead to poor overall 
design which detract from the original dwelling and the local 
character in general.’ p.5

Aspect discussed further in the Design and Access Statement. 

GARAGE REFURBISHMENT: 

‘The proposal seeks to covert part of this element to
habitable space at the rear to accommodate for a bedroom and an 
extra bathroom. The principle of the conversion of garage space to 
habitable space is allowed.’ p.5 

‘The roof of this element will also be raised to accommodate for 
this habitable space which is allowed. The height will need to align 
with the eaves as this is paramount that this level of symmetry is 
maintained.’ p.5 

‘Overall this conversion and proposed alteration is supported.’ p.5 

The proposed scheme put forward for approval the garage 
element at like for like with the scale, size and proportion of the 
pre-application scheme. 

OUTBUILDINGS:

‘ While it is recognised that there are larger outbuildings in the 
borough they are designed in a subordinate and sympathetic way 
which respect the host dwelling. The outbuildings would be large 
when compared OREPPRC (ODB 2022) 5 of 9 to the host dwelling 
and while located at the rear of the property, would by footprint 
appear at odds when viewed from an ariel perspective.’ p.5

‘ This would also set a unfair and unsupported precedent
within the area and immediate street scheme that the officers 
would not support.’ p.6 

- The proposed outbuildings at pre-application stage, were not 
visible from the street scene. 

- The statement of ‘unsupported precedent’ is at odds with the 
existing outbuildings in the immediate area.  

- The ‘unfair’ precedent comes across somewhat subjective and 
not supported by policies but a personal view. 

The proposal put forward excludes any outbuildings and 
concentrates on the main dwelling works. 

FRONT REFURBISHMENT:

‘A front canopy is proposed which would measure 1.3m in depth 
and 2.3m in width. This element would be open and appear 
subordinate and an acceptable addition when compared to the 
host dwelling. It would aligns with policy DMHD 1 and this element 
is therefore supported.’ p.6  

 

The proposed scheme put forward for approval the front 
element at like for like with the scale, size and proportion of the 
pre-application scheme.

MISC: 

‘148 Northwood Road is a two storey property which was 
previously extended under 23062/APP/2015/4163 which 
proposed: Single storey rear extension, conservatory to rear and
installation of dormer to front at first floor level. It is noted that this 
application was granted planning prior to the current adopted plan 
and therefore while the principle of alterations is established in the
area, it is not comparable.’ p.6 

‘ HMO Concerns - A number of new living spaces, bedroom and 
bathrooms are proposed in the amended scheme. In an event of 
an approval of the application an informative to ensure that a HMO 
is not proposed will be added.’ p.8

‘ The applicant references properties in the area in the supporting 
statement and while the principles of extensions and alterations 
are outlined and supported, the referenced schemes are not 
directly comparable as the property is a bungalow and not a two 
storey element. Given this, these elements would not hold weight 
in planning discussions.’ p. 8

No feedback was provided on materiality 

Aspect discussed further in the Design and Access Statement. 



98

3.0 CONTEXT

3.01 SITE 

The property is set on Northwood Road, previously known as Tosses 
Lane. The area is not within a conservation area and significantly away 
from the nearest CA Harefield Village. The application site lies within the 
Developed Area as designated in the Hillingdon Local Plan: Part Two -
Development Management Policies. 

 
 
 
 
 
 

Aerial View of 122 Northwood Road Aerial View of 106 Northwood Road Aerial View of 128 Northwood Road 

Aerial View of 106 Northwood Road Aerial View of 98 Northwood Road Aerial View of 140 Northwood Road 

-    The pre-application feedback highlighted that ‘ The site 
occupies a somewhat unique position within the street and 
therefore it is important that the alterations are designed in a 
sympathetic way.’  

In line with the above it is important to note the developments 
(as per images attached) in the very immediate context of the 
site ( 1.5 km radius). Alongside the immediate neighbour at 148 
Northwood Road. The pre-application highlights the approval of 
the scheme as a singularity that is to be dismissed as a precedent 
(although immediate neighbour) but the research shows that this 
is one of the many examples along the very same street.  
 
While it is noted that some of the developments have been 
approved prior to the acceptance of the Local Development Plan, 
some are the result of the use of Permitted Development and 
Prior Approval Applications. 

We hope that the client has chosen to engage the LPA directly  to 
assess the scheme holistically and work with the council to create 
best outcome, rather than opt for a peace meal approach which 
clearly can create very unsympathetic developments.   
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3.0 CONTEXT
3.02 HISTORIC CONTEXT 

A study of the area and Historic Maps suggests that this portion of 
Harefield was a much later development in the area. The Northwood 
Road previously known as Tosses Lane saw a gradual population 
over the last 180 years. The desktop survey suggests that the fur-
thest edges of the road, were only developed in the 1960s. This is 
further supported by the local Conservation Area outline which has 
been captured in the respective Harefield Village Conservation Area 
(please ref: image in previous section) 
 

OS Maps - 1842-1900

OS Maps - 1842-1912

site

site

11

OS Maps - 1952

OS Maps - 1958

site

site

          OS Maps - 2026

site

OS Maps - 1962-72

-    The pre-application feedback highlighted that ‘ The site 
occupies a somewhat unique position within the street and 
therefore it is important that the alterations are designed in a 
sympathetic way.’  

The research highlights that the site was developed much later 
than its neighbours and would put the development around 60-
70s. This is important with respect to: 

- The historic asset of the existing property and the features are 
somewhat decreased and neutral in value; due to the period of 
post war population boom and reduced economical means which 
were reflected in some of the quality of the properties created at 
that era. 

- The typology of the building would not be in line with some of the 
more established neighbours due to the later date of construction.  
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3.0 CONTEXT
3.03 PROPERTY HISTORY 

Historic England Aerial Photos - 1965 Building Control Record - No Entry for 146 Northwood Road Historic Photos from 1969 showing the dormer in situe 

In line with the map research, photographic record of the property 
from Historic England and the archive of the neighbouring property 
clearly shows the roof as existing. There is no Building Control 
Record of the first floor being a later addition. The above are strong 
arguments to show that the property is not a bungalow later 
extended via an addition of a dormer, but envisioned as a two storey 
property. This is supported by the existing plan of the property, with 
the staircase being placed in a large central hallway, no clash with 
entrances to any doorways or any later bricked up windows. 

-    The pre-application states that the property is ‘ The dwelling 
is a single storey style property and should continue to read as a 
bungalow’ 

However sufficient information has been provided to show that 
the first floor is as per the original design and as such we kindly 
ask the LPA to take into account when considering the roof 
extension of the scheme.  
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3.0 CONTEXT
3.04 PLANNING CONTEXT 

122 NORTHWOOD ROAD, HAREFIELD  
34529/APP/2002/2829 - Errection of a First Floor Extension over Kitchen - 
Approved 

106 NORTHWOOD ROAD, HAREFIELD 
10415/APP/2024/316 - Conversion of roof space to habitable use to include a rear 
dormer with juliette balcony and 3 front roof lights. - Approved 

10415/APP/2023/3450 - Conversion of roof space to habitable use to include 3 
front roof lights and conversion of roof from hip to gable end (Application for a 
Certificate of Lawful Development for a Proposed Development)- Approved

10415/APP/2016/1371	 - Two storey rear extension and alterations to side 
elevation - Approved

10415/E/87/0861- Two-storey front & side extension - Approved

10415/C/83/0503- Single storey extension. - Approved

10415/B/79/1867- Replacement garage - Approved

106 Northwood Road  Aerial View of 106 Northwood Road 

98 NORTHWOOD ROAD, HAREFIELD  
55424/APP/2001/876 - Errection of a single storey side extension and rear 
extentions and a rear conservatory - Approved 24’ 

No drawings available but approval was granted in 2023 and it proposes 
a conservatory and an extension. Combined length pass the 4m as per 
Policy DMHD 1. In addition as per the policies of the Local Development 
Plan additions of conservatories would not be viewed favourably.  
 
As clearly seen the original profile of the roof and dwelling is completely 
engulfed by the addition. 

Aerial View of 98 Northwood Road 

128 NORTHWOOD ROAD, HAREFIELD  
34574/APP/2015/3745- Demolition of existing extensions and erection of 
a single storey rear extension, which would extend beyond the rear wall of 
the original house by 4 metres, for which the maximum height would be 4 
metres, and for which the height of the eaves would be 3 metres- Approved 

34574/84/0658- Single storey rear extension - Approved

Aerial View of 128 Northwood Road 234 Northwood Road 148 Northwood Road 70 Northwood Road 

Recent approvals in the immediate locality confirm that single 
storey and roof extensions are acceptable in principle where 
scale, design and neighbour amenity are carefully considered. 
In several instances, these additions are clearly visible from 
the public realm and have altered the original form of the 
dwellings.

-    The pre-application feedback highlighted that ‘ (N148) It 
is noted that this application was granted planning prior to 
the current adopted plan and therefore while the principle of 
alterations is established in the
area, it is not comparable.’  
 
However 148 is not a single instance of extension of similar 
scale and proportion being approved in the immediate area, 
some of which have been approved as recently as 2024. In 
addition a direct neighbour is a relevant precedent that needs 
to be considered.  
 
- In addition the pre-application feedback stated ‘ The 
applicant references properties in the area in the supporting 
statement and while the principles of extensions and 
alterations are outlined and supported, the referenced 
schemes are not directly comparable as the property is a 
bungalow and not a two storey element. Given this, these 
elements would not hold weight in planning discussions.’  
 
However in line with the historic research and the pre-
existence of the first floor by design, the precedents 
presented are relevant and should be considered as part of 
the assessment of the application. 
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4.0 DESIGN 
4.01 USE 

The existing use at 146 Northwood Road is Use Class C3 and 
there are no proposed changes of use. The only change of use 
involved would be the partial conversion of a section of the 
garage from a storage space to a habitable space.
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4.0 DESIGN 
4.02 AMOUNT

The existing Gross Internal Area of the property is:
140 m2  

The proposed Gross Internal Area of the property will be:
218 m2 

The additional area to the property allows to maximise the 
potential of the house and allows for better amenity ( 4.5 Baths 
from previously 1 ) and a better occupancy potential from 
(3 beds to 4 beds + 2 additional rooms that can be used for 
double occupancy) This allows modern living and enables the 
dwelling to be up to standard with the new modes of working 
from home.

-    The pre-application feedback raised concerns with regards 
to the added amount which has now been reduced.  
 
At Pre-application the scheme proposed 325 m2. The 
scheme put forward for planning consists of 218 m2 which is 
a reduction of 107 m2. 
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While not a statutory regulation it is worth noting that 
the scheme seeks improved occupancy as the client’s 
child requires a full time carer and a separate living 
accommodation for their special needs child. This was a 
large driver in the design.

There is nearly 500 m2 of amenity space.

-    The proposal does not compromise amenity space 
available to residents. 
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4.0 DESIGN 
4.03 LAYOUT

The proposed development retains the current organisation 
of the dwelling by containing the kitchen & lounge areas at 
the ground floor and the sleeping arrangement is set at the 
first floor. The footprint has been extended to allow for greater 
occupancy to suit a modern family and account for 
contemporary requirements of living, which allow working 
from home. In addition the house now has sufficient utility 
space and an additional side access to the retained side pas-
sage.

The proposed extensions allow for a more sympathetic re-
lationship between the interior of the house with the garden. 
In addition it gives another lease of life to the property as the 
bedrooms ( non compliant currently with the National Space 
Standards) are brought back to contemporary norm. 

-    The pre-application feedback highlighted concerns over 
the proposed annex structure appearing disjointed when 
viewed aerially.  
 
      This has now been completely removed from the scope of 
work. 

-    Another element with regards to the layout which was a 
concern to the council was ‘ A number of new living spaces, 
bedroom and bathrooms are proposed in the amended 
scheme. In an event of an approval of the application an 
informative to ensure that a HMO is not proposed will be 
added.’  
 
       As stated in the submitted Pre-Application Supporting 
statement, the requirement of the living spaces is driven 
by the client’s family requirements for a long term living 
provision, for their daughter with special needs. While this is 
not a strictly a planning consideration, this presents a major 
factor for the development of the scheme all together and 
future proofing the living arrangement is of priority to the 
client.  
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4.0 DESIGN 
4.04 SCALE  & VISUAL PROMINENCE

45 Degree Line  

The scheme put forward does not impede on any 45 degree 
lines from any of the neighbouring properties neither at ground 
floor nor at first floor. It is of moderate proportions and does 
not extend further than the established rear building line of the 
street. 

Rear 
Building 
Line

Aerial View of Northwood Road 

-    The pre-application feedback highlighted that the previous  
design ‘ would impact the 45 degree line of the property on 
the West which OPEPPRC (ODB2022) 4 of 9 is a cuase of 
concern. In order for this to be supported the scheme would 
need to be reduced so it does (not) impact the 45 degree line 
of any neighbours’ 

The proposed scheme is in direct response to the provided 
feedback. 
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Design 

The reduced depth of extension combined with the proposed 
roof extension creates a sympathetic relationship with the 
existing property and appears subservient to the main dwelling. 

-    The pre-application feedback states ‘ The two storey rear 
extension would join the dormer .... The principle of this element is 
not supported as it would appear discordant design’ 

The proposed rear extension does not join the roof extension. 
The original dwelling can be clearly read in its scale, profile 
and proportions appearing subservient to the main house. 
The proposed design is of high quality and is a sympathetic 
addition to the house. 

Concept Massing 

Scale 

The proposed extension measures 5,000 mm in depth. This is larger 
than the highlighted 4,000 mm of Policy DMHD1. However as shown 
on the diagram the proposed massing is of less than 1/2 of the 
existing depth of the property and is compliant with the requirements 
of a Prior Approval Approach.  
 
Overall the proposed mass is of moderate proportions and 
significantly reduced from the scheme put forward at pre-application. 

-    Policy DMHD1 and the associated 4,000 mm is a design guideline 
in order to assess if harm arises to the main dwelling or the 
neighbouring ones.  
 
However the proposed addition presents no harm to the character or 
appearance of the original dwelling as it appears subordinate and of 
modest proportions.  
 
There is no harm to the street scene as the development can no be 
viewed from the street. Within the context of the highly developed (to 
various quality) wider area the property does not cause harm.   
 
Neighbouring amenity is protected with no loss of daylight or privacy. 
No loss of outlook is present and no overbearing impact established. 

Although the proposal exceeds the indicative depth guidance 
contained within Policy DMHD 1, this does not in itself demonstrate 
planning harm. The proposal must be assessed on its individual 
merits, including its impact upon character, appearance and 
neighbouring amenity. Thus the proposal complies with the principles 
of DMDH1 sets out to protect. 

- The proposed 5m projection should be considered in the context 
of the national permitted development regime, where larger rear 
extensions may be acceptable subject primarily to neighbour amenity 
considerations. 
 
However the applicant has opted to engage the LPA to ensure that 
the scheme is assessed holistically and avoid some of the precedents 
discussed of poor quality product of the piece meal approach.  
 

Line of Prior Approval

REAR SINGLE STOREY EXTENSION 
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4.0 DESIGN 
4.04 SCALE  & VISUAL PROMINENCE

Massing of Existing Property

Massing of Proposal 

- The pre-application comments ‘ the width (of the dormer) 
is excessive and would not be supported and should be 
maintained as existing’ in addition ‘While the depth of this 
dormer element is modest, the width is excessive and would 
not be supported and should be maintained as existing.’ It is 
worth noting that the width at pre-application was retained 
exactly as the existing one.  
 
The depth of the dormer has been reduced in line with the 
pre-application response. 

The dormer is set in from the edges of the roof further than 
the original dormer and presents a reduced width. 

- The pre-application feedback states ‘ The dormer is of poor 
design and must be set in from the margins to allow for the 
extension to be perceived as a subordinate addition.’  
 
The proposed design sets the dormer addition as 
subordinate to the main house. 

- ‘ The principle of this element is not supported as it would 
appear discordant design. The dwelling is a single storey 
bungalow style property and should continue to read as a 
bungalow.’ 

As shown in previous section the first floor of the original 
dwelling is as per design and the proposed extension 
retains the same design principle and profile to provide a 
sympathetic design.

4.0 DESIGN 
4.05 APPEARANCE AND MATERIALS 

The proposed development retains the same material palette 
as what was put forward at the pre-application scheme. In or-
der to alleviate some of the concerns of the council the design  
features render finish at the rear of the property both for the 
rear extension and roof development. 

-    The pre-application written response did not provide direct 
commentary on the proposed materials. The changes at the 
front inclusive of the timber cladding above the gables was 
overall accepted in principle.  
 
The applicant pursued further comments with regards to the 
materials but none were received.  
 
The proposal retains the same material language and 
simplifies the palette at the rear of the property.  
 

4.0 DESIGN 
4.05 ACCESS & PARKING PROVISION

No changes proposed to the existing access and parking 
provision. 

-    The pre-application written response had no concerns 
highlighted with regards to access and parking provision.  
 

Pre-Application Rear Development - Concept Massing

Application Rear Development - Concept Massing 

45 Degree Line  

The scheme put forward does not impede on any 45 degree 
lines from any of the neighbouring properties neither at ground 
floor nor at first floor. 

ROOF DEVELOPMENT 

Design 

The proposed design incorporates extension of the existing 
roof by retaining the same roof pitch and profile. This approach  
gives minimal amendments to the character of the original 
property and retains the original profile of the dwelling.  
 
The proposed dormer addition is of modest proportions. The 
dormer cheeks are set in from the line of the roof to allow for 
clear readability of the original profile. 

-    The pre-application feedback acknowledges that even the 
previously proposed scheme does not break the 45 degree 
line. 

The proposed scheme is in direct response to the provided 
feedback. 

Fenestration 

The proposed glazing part of the design has been severely 
reduced and set in line with the fenestration at the ground floor 
in order to provide a coherent elevation at the rear. 

-    The pre-application feedback stated ‘Whilst it is 
acknowledge that the first floor element would be set in from 
the sides, it does not create a cohesive sympathetic design to 
the property. This is further exasperated by its over all depth 
out from the existing roof form and the excessive amount of 
fenestration.’ 

The proposed scheme presents reduced fenestration. In 
addition as discussed in the following parts the proposed 
design is sympathetic to the original dwelling. 
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5.0 BIODIVERSITY
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6.0 SUSTAINABILITY

Sustainability has been a great consideration in the scheme 
as well in order to upgrade the existing property and bring it to 
contemporary standards.   

The principle of developing of an existing property rather than 
demolition and new build approach, ensures that the embod-
ied carbon and embedded energy within the building materials 
is retained.  
 
In addition the scheme incorporates a Fabric First approach, 
where all new additions to the property would be of high level 
of thermal performance dur to the improved airtightness, addi-
tional insulation and high performing materials. 

The roof extension of the main house and the new flat roof 
garage provides an opportunity to upgrade the roof build up 
and reduce thermal inefficiency. In addition all new fenestra-
tion proposed would be of high quality and provide a better 
thermal performance.  
 
In addition to the described passive strategies, the scheme 
incorporates an Air Source Heat Pump and HVAC system. 
This will ensure that the property has a more efficient thermal 
strategy and the rising issues of overheating will be countered 
sustainably. 
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7.0 CONCLUSION

The proposed development at 146 Northwood Road, has been  
carefully developed taking into consideration the specific 
client’s brief, the context of the property and the area and the 
relevant planning policies. 

The proposal has been informed by the feedback received 
through the pre-application process (ref. 223/PRC/2026/39), 
with the design carefully reviewed and amended to address 
the matters raised by the Council. The resulting scheme 
represents a considered architectural response that 
balances the aspirations of the applicant with the planning 
considerations identified by the Local Planning Authority. 
 
Rather than relying solely on potential alterations available 
through Permitted Development rights, the applicant has 
chosen to engage positively with the planning process in order 
to present a coherent and holistic proposal for the property. 
This approach demonstrates a commitment to achieving a 
high-quality design outcome that responds appropriately to its 
context.

The proposal is therefore respectfully submitted for the 
Council’s consideration and approval.
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