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Item No. Report of the Head of Development Management and Building Control

Address: 15 BLACKPOOL GARDENS HAYES

Development: Erection of a single storey rear extension and a double storey side/rear
extension and retention of existing roof extension with a rear dormer and 2
front roof lights.

LBH Ref Nos: 24769/APP/2023/2603

Drawing Nos: AD-OS
AD-00
AD-01
AD-13
AD-14

Date Plans received:

Date Application valid

Date(s) of Amendments(s):

1. CONSIDERATIONS

1.1 Site and Locality

The application site relates to a semi-detached dwelling located on the South West side of
Blackpool Gardens, Hayes. The application dwelling is finished in render and benefits from an area
of hardstanding at front elevation which is utilised for in-curtilage carparking. To the rear there is
enclosed private amenity space.

The surrounding area is residential in nature and is predominantly defined by detached and semi-
detached properties set back from the highway.

The application site is not designated within a Conservation Area, nor an Area of Special Local
Character. The site does not contain any Listed Buildings. There are no trees that are subject to a
Tree Preservation Order within the site or on adjoining land.

The site is located in a Surface Water Flooding Area.

1.2 Proposed Scheme

The proposal is seeking planning permission for the erection of single storey rear extension, part
double storey rear extension and retention of an existing roof extension with a rear dormer and 2
front roof lights.
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1.3 Relevant Planning History
24769/APP/2022/3902 15 BLACKPOOL GARDENS HAYES

Erection of a single storey rear extension, double storey side/rear extension and conversion of
roof space to habitable use to include a rear dormer and three front roof lights.

Decision: 22-02-2023 Refused

24769/APP/2018/2511 15 BLACKPOOL GARDENS HAYES
Porch to front (Retrospective)

Decision: 30-08-2018 Approved

Comment on Planning History
All relevant planning history is listed above.

2. Advertisement and Site Notice
2.1 Advertisement Expiry Date: Not applicable
2.2 Site Notice Expiry Date: Not applicable

3. Comments on Public Consultations
Four neighbouring properties were consulted by letters dated 11th September 2023. The
consultation period expired on 2nd October 2023. No representations were received.

4. Local Plan Designation and London Plan

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

Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Polices:

DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
LPP 3.5 (2016) Quality and design of housing developments

5. MAIN PLANNING ISSUES
The main considerations are the design and impact on the character of the existing property, the
impact upon the street scene and locality, the impact upon the amenities of neighbouring occupiers,
the reduction in size of the rear garden and car parking provision.
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Character and Appearance:

The extension would be 3M deep from the existing rear elevation but more than 3m from the
original rear elevation and as such would not comply with Council's policy guidelines. Nonetheless,
the proposed single storey element would be 6m from the original rear elevation which is not
excessive. It would be subordinate in height, scale and mass to the main dwellinghouse and given
its rear location, there would be no significant impacts on the wider area as it would not be visible
from the street scene and extensions are common within the locality. With regards to the first floor
rear extension, the proposed depth of 4M marginally exceeds the Council's prescribed guidelines
on depth for rear extensions. However, the rear extension would remain subservient to the main
dwelling and would have minimal impacts in terms of character and appearance given its rear
location. The first floor rear extension would be set well beneath the main roof and would integrate
well with the existing dwellinghouse.

The application proposes the retention of the existing rear dormer and no. 2 front roof lights. The
dormer measures a length of 5.34M, 2.34M high, has a projection of 3M and is set beneath the roof
ridge by 0.3M. The dormer is visibly set in from the roof slope and set adequately above the eaves
line. Consideration is given to the fallback position of permitted development. The subject property
could extend the roof up to 40 cubic metres in volume under Class B of Part 1 of GDPO. The
submitted plans confirm compliance with the conditions set out in Class B
of the GPDO and this is material in the consideration of the application. In this regard, the proposed
dormer would appear relatively subservient to the proposed roof slope. It is not considered that the
proposed rear dormer would appear out of character in the context of the residential street scene.

Residential Amenity:

To No. 13 Blackpool Gardens, the proposed rear extension extends 3m beyond the neighbour. At
this depth, it is considered that the single storey element would not result in undue loss of light,
overshadowing or overbearing effects. The proposed first floor element would be set off the shared
boundary by 2.3M and the proposed plans illustrate that the 45 degree angle would not be
exceeded when measured to the centreline of the nearest habitable room which is a bedroom. As
such, whilst there would be some impact, it is not a significant loss of outlook, overbearing or loss of
light for the nearest habitable room and no objection is raised.

Given the siting of the adjacent neighbour (No. 17 Blackpool Gardens) coupled with the fact that the
neighbouring property is set back from the application site and the set off distance between the
proposed development and neighbouring dwelling, there would be no undue amenity impacts on
No. 17.

Whilst the windows in the rear dormers will be opening fixtures, they are considered located at a
sufficient distance from the neighbouring properties to the rear of the dwellings and as such, the
impacts are considered minimal.

External Amenity Space Provision:

The proposed development would retain approximately 236 square metres of rear garden space.
As such, the proposal would not undermine the provision of external amenity space for the existing
occupiers at the site,  in accordance with Policies DMHD 1 and DMHB 1 of the Hillingdon Local
Plan: Part Two - Development Management Policies (2020).

Parking and Highway Safety:
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The resultant proposal would retain two off-street  car parking spaces  to the front of the application
site. The proposal would, therefore, not significantly exacerbate the demand for street parking or
prejudice highway safety, in accordance with DMT 6  of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020).

Conclusion:

This application is recommended for approval.

6. RECOMMENDATION
APPROVAL  subject to the following:

1. HO1 Time Limit

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

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

2. HO2 Accordance with approved plans

The development hereby permitted shall not be carried out except in complete accordance with the
details shown on the submitted plans, numbers AD-13 and  AD-14.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan Part 1 (2012)
and Part 2 (2020), and the London Plan (2021).

3. HO4 Materials

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

REASON
To safeguard the visual amenities of the area and to ensure that the proposed development does
not have an adverse effect upon the appearance of the existing building in accordance with Policy
DMHB 11 of the Hillingdon Local Plan Part 2 (2020)

4. HO5 No additional windows or doors

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (as amended) (or any order revoking and re-enacting that Order with or
without modification), no additional windows, doors or other openings shall be constructed in the
walls of the development hereby approved.

REASON
To prevent overlooking to adjoining properties in accordance with policy DMHB 11 of the Hillingdon
Local Plan Part 2 (2020).
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5. HO7 No roof gardens

Access to the flat roof over the extension hereby approved shall be for maintenance or emergency
purposes only and the flat roof shall not be used as a roof garden, terrace, balcony, patio or similar
amenity area.

REASON
To prevent overlooking to adjoining properties in accordance with policy policy DMHB 11 of the
Hillingdon Local Plan Part 2 (2020).

INFORMATIVES

1. You are advised that if any part of the development hereby permitted encroaches by either its
roof, walls, eaves, gutters, or foundations, then a new planning application may have to be
submitted. The validity of this planning permission may be challengeable by third parties if the
development results in any form of encroachment onto land outside the applicant's control for
which the appropriate Notice under Article 13 of the Town and Country Planning
(Development Management Procedure) (England) Order 2015 has not been served.

2. You have been granted planning permission to build a residential extension. When
undertaking demolition and/or building work, please be considerate to your neighbours and do
not undertake work in the early morning or late at night or at any time on Sundays or Bank
Holidays. Furthermore, please ensure that all vehicles associated with the construction of the
development hereby approved are properly washed and cleaned to prevent the passage of
mud and dirt onto the adjoining highway. You are advised that the Council does have formal
powers to control noise and nuisance under The Control of Pollution Act 1974, the Clean Air
Acts and other relevant legislation. For further information and advice, please contact -
Environmental Protection Unit, 4W/04, Civic Centre, High Street, Uxbridge, UB8 1UW (Tel.
01895 250190).

3. The Party Wall Act 1996 requires a building owner to notify, and obtain formal agreement
from, any adjoining owner, where the building owner proposes to:
carry out work to an existing party wall;
build on the boundary with a neighbouring property;
in some circumstances, carry out groundworks within 6 metres of an adjoining building.
Notification and agreements under this Act are the responsibility of the building owner and are
quite separate from Building Regulations, or Planning Controls. The Building Control Service
will assume that an applicant has obtained any necessary agreements with the adjoining
owner, and nothing said or implied by the Council should be taken as removing the necessity
for the building owner to comply fully with the Party Wall Act. Further information and advice
is to be found in "the Party Walls etc. Act 1996 - explanatory booklet" published by the
ODPM, available free of charge from the Residents Services Reception Desk, Level 3, Civic
Centre, Uxbridge, UB8 1UW.

4. The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).
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5. The site lies in a Critical Drainage Area (CDA) as identified in the Surface Water Management
Plan (SWMP) for Hillingdon. A CDA is the catchment area from which surface water drains
and contributes to drainage problems. All developments in this area must contribute to
managing the risk of flooding from surface water by reducing surface water runoff from the
site. Therefore the applicant should minimise the water from your site entering the sewers. No
drainage to support the extension should be connected to any existing surface water sewer,
other than as an overflow. Water run off from any roof or hard paving associated with the
development should be directed to a soakaway, or tank or made permeable. This includes
any work to front gardens not part of the planning application, which must be permeable or be
collected and directed to a permeable area, otherwise it would need an additional permission.
A water butt should be incorporated.

Part 1 Polices
PT1.BE1 (2012) Built Environment

Part 2 Polices:
DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
LPP 3.5 (2016) Quality and design of housing developments

Contact Officer: Rebekah McCullough Telephone No: 01895 250230
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