
 

 
TOWN AND COUNTRY PLANNINGACT 1990 (AS AMENDED)

 
GRANT OF PLANNING PERMISSION

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

 
Description of development: 
Conversion of existing dwelling into 2 self-contained flats; replacement ground floor rear doors/windows; hard
and soft landscaping; sub-division of the rear of the site for private amenity spaces and refuse/recycle and
cycle storages.
 

 

 

Mr Jatinder Chaggar
Aa+ Architects
Moor House Farm
Lower Road
Denhan
Uxbridge
UB9 5EN

Application Ref: 27276/APP/2022/3551

Location of development: 35 Station Road Cowley

Date of application: 21st November 2022

Plan Numbers: See attached Schedule of plans

Permission is subject to the condition(s) listed on the attached schedule:-

Interim Director of Planning, Regeneration & Public Realm
Date: 19 January 2023

NOTES: (i) Please also see the informatives included in the Schedule of Conditions.

(ii) Should you wish to appeal against any of the conditions please read the attached sheet
which explains the procedure.

(iii) This decision does not convey any approval or consent which may be required under any
by-laws, building regulations or under any Act other than the Town and Country Planning Act
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1990 (as amended).
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TOWN AND COUNTRY PLANNINGACT 1990 (AS AMENDED)
 

GRANT OF PLANNING PERMISSION 
 

Application Ref: 27276/APP/2022/3551
 

SCHEDULE OF CONDITIONS
 
1 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 Except as required by condition 5, the development hereby permitted shall not be carried out except in
complete accordance with the details shown on the submitted plans numbered C01 - C, dated
21/09/2022 and shall thereafter be retained/maintained for as long as the development remains in
existence.

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

3 No development shall commence until a Construction Management/Logistics Plan has been submitted
to, and approved in writing by, the Local Planning Authority. The plan shall detail:

(1) The phasing of development works
(2) The hours during which development works will occur (please refer to informative I15 for maximum
permitted working hours).
(3) A programme to demonstrate that the most valuable or potentially contaminating materials and
fittings can be removed safely and intact for later re-use or processing.
(4) Measures to prevent mud and dirt tracking onto footways and adjoining roads (including wheel
washing facilities).
(5) Traffic management and access arrangements (vehicular and pedestrian) and parking provisions for
contractors during the development process (including measures to reduce the numbers of construction
vehicles accessing the site during peak hours).
(6) Measures to reduce the impact of the development on local air quality and dust through minimising
emissions throughout the demolition and construction process.
(7) The storage of demolition/construction materials on site.

This must demonstrate compliance with the Mayor of London's 'The Control of Dust and Emissions
from Construction and Demolition' Supplementary Planning Guidance (or any successor document).

The approved details shall be implemented and maintained throughout the duration of the construction
process.

REASON: To protect the amenities of local residents, in compliance with Policies DMHB 11, DMT 1 and
DMT 2 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020).

4 Notwithstanding the approved plans in Condition 2, prior to above ground works, a landscape scheme
shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall
include:

1. Details of Soft Landscaping
1.a Planting plans (at not less than a scale of 1:100),
1.b Written specification of planting and cultivation works to be undertaken,
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1.c Schedule of plants giving species, plant sizes, and proposed numbers/densities where appropriate

2. Details of Hard Landscaping
2.a Refuse Storage, including elevations
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Hard Surfacing Materials
2.e External Lighting (if any)
2.f Visibility Splays within the site at the egress point demonstrating visibility splays less than 0.6m in
height

3. Schedule for Implementation
3.a Landscape Maintenance Schedule for a minimum period of 5 years
3.b Proposals for the replacement of any tree, shrub, or area of surfing/seeding within the landscaping
scheme which dies or in the opinion of the Local Planning Authority becomes seriously damaged or
diseased
Thereafter the development shall be carried out and maintained in full accordance with the approved
details.

REASON: To ensure the proposed development will preserve and enhance the visual amenities of the
locality and provide adequate facilities in compliance with Policies DMHB 11, DMHB 12, DMHB 14,
DMEI 1 and DMT 2 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020).

5 The residential units hereby approved shall not be occupied until a parking allocation scheme has been
submitted to, and approved in writing by, the Local Planning Authority. The parking allocation scheme
shall, as a minimum, include a requirement that all on-site car parking shall be allocated and dedicated
for the use of each of the residential units hereby approved and shall remain allocated and  Electrical
Vehicle Charging Points (1 passive and 2 active) including location and specification and dedicated in
such a manner for the life-time of the development.

REASON: To ensure that an appropriate level of car parking provision is provided on site in accordance
with Policy DMT 6 of the Hillingdon Local Plan Part Two 2 (2020) and Policy T6 of the London Plan
(2021).

6 The dwellings hereby approved shall not be occupied until they have achieved as a minimum, a water
efficiency standard of not more than 110 litres per person per day maximum water consumption (to
include a fixed factor of water for outdoor use of 5 litres per person per day for in accordance with the
optional requirement defined within Approved Document G of the Building Regulations).

REASON: In the interests of water efficiency and to comply with Policy SI 2 of the London Plan (2021).
7 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)

8 The dwelling hereby approved must be constructed to meet the standards for a Category 2 M4(2)
dwelling, as set out in Approved Document M to the Building Regulations (2010) 2015, and all such
provisions shall remain in place for the life of the building.

REASON
To ensure high quality and accessible housing in accordance with Policy DMHB 16 of the Hillingdon
Local Plan Part 2 (2020).

9 The development hereby permitted shall be undertaken in full accordance with the Arboricultural
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Assessment prepared by Tim Pursey and dated October 2022, including Tree Protection Fencing.

REASON

To ensure that trees and other vegetation can and will be retained on site and not damaged during
construction work and to ensure that the development conforms with policy DMHB 14 of the Hillingdon
Local Plan Part  2 (2020)

10 Trees, hedges and shrubs shown to be retained on the approved plan shall not be damaged, uprooted,
felled, lopped or topped without the prior written consent of the Local Planning Authority. If any retained
tree, hedge or shrub is removed or severely damaged during construction, or is found to be seriously
diseased or dying another tree, hedge or shrub shall be planted at the same place or, if planting in the
same place would leave the new tree, hedge or shrub susceptible to disease, then the planting should
be in a position to be first agreed in writing with the Local Planning Authority and shall be of a size and
species to be agreed in writing by the Local Planning Authority and shall be planted in the first planting
season following the completion of the development or the occupation of the buildings, whichever is the
earlier. Where damage is less severe, a schedule of remedial works necessary to ameliorate the effect
of damage by tree surgery, feeding or groundwork shall be agreed in writing with the Local Planning
Authority. New planting should comply with BS 3936 (1992) 'Nursery Stock, Part 1, Specification for
Trees and Shrubs'
Remedial work should be carried out to BS BS 3998:2010 'Tree work - Recommendations' and BS
4428 (1989) 'Code of Practice for General Landscape Operations (Excluding Hard Surfaces)'. The
agreed work shall be completed in the first planting season following the completion of the development
or the occupation of the buildings, whichever is the earlier.

REASON
To ensure that the trees and other vegetation continue to make a valuable contribution to the amenity of
the area in accordance with policy DMHB 14 of the Hillingdon Local Plan Part  2 (2020) and to comply
with Section 197 of the Town and Country Planning Act 1990.

11 Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England)Order 2015 (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 or roof
slopes 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).

12 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 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).

2 On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies appear first,
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then relevant Local Plan Part 2 (2020), then London Plan Policies (2021). Hillingdon's Full Council
adopted the Hillingdon Local Plan: Part 1 - Strategic Policies on 8 November 2012 and the Hillingdon
Local Plan Part 2 on 16th January 2020.

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 Your attention is drawn to the fact that the planning permission does not override property rights and
any ancient rights of light that may exist. This permission does not empower you to enter onto land not
in your ownership without the specific consent of the owner. If you require further information or advice,
you should consult a solicitor.

5 Nuisance from demolition and construction works is subject to control under The Control of Pollution
Act 1974, the Clean Air Acts and other related legislation. In particular, you should ensure that the
following are complied with:-

A. Demolition and construction works which are audible at the site boundary shall only be carried out
between the hours of 08.00 and 18.00 hours Monday to Friday and between the hours of 08.00 hours
and 13.00 hours on Saturday. No works shall be carried out on Sundays, Bank or Public Holidays.

B. All noise generated during such works shall be controlled in compliance with British Standard Code
of Practice BS 5228:2009.

C. Dust emissions shall be controlled in compliance with the Mayor of London's Best Practice
Guidance' The Control of dust and emissions from construction and demolition.

D. No bonfires that create dark smoke or nuisance to local residents.

You are advised to consult the Council's Environmental Protection Unit (www.hillingdon.gov.uk/noise
Tel. 01895 250155) or to seek prior approval under Section 61 of the Control of Pollution Act if you
anticipate any difficulty in carrying out construction other than within the normal working hours set out in
(A) above, and by means that would minimise disturbance to adjoining premises.

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

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

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

For Private Roads: Care should be taken during the building works hereby approved to ensure no
damage occurs to the verge of footpaths on private roads during construction. Vehicles delivering
materials to this development shall not override or cause damage to a private road and where possible
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END OF SCHEDULE

 
Address: 

Development Management
Directorate of Place
Hillingdon Council

3 North, Civic Centre, High Street, Uxbridge UB8 1UW
www.hillingdon.gov.uk

alternative routes should be taken to avoid private roads. The applicant may be required to make good
any damage caused.

7 The Equality Act 2010 seeks to protect people accessing goods, facilities and services from
discrimination on the basis of a 'protected characteristic', which includes those with a disability. As part
of the Act, service providers are obliged to improve access to and within the structure of their building,
particularly in situations where reasonable adjustment can be incorporated with relative ease. The Act
states that service providers should think ahead to take steps to address barriers that impede disabled
people.

8 Under the terms of the Planning Act 2008 (as amended) and Community Infrastructure Levy
Regulations 2010 (as amended), this development is liable to pay the London Borough of Hillingdon
Community Infrastructure Levy (CIL) and the Mayor of London's Community Infrastructure Levy (CIL).
This will be calculated in accordance with the London Borough of Hillingdon CIL Charging Schedule
2014 and the Mayor of London's CIL Charging Schedule 2012. Before commencement of works the
development parties must notify the London Borough of Hillingdon of the commencement date for the
construction works (by submitting a Commencement Notice) and assume liability to pay CIL (by
submitting an Assumption of Liability Notice) to the Council at planning@hillingdon.gov.uk. The Council
will then issue a Demand Notice setting out the date and the amount of CIL that is payable. Failure to
submit a valid Assumption of Liability Notice and Commencement Notice prior to commencement of the
development may result in surcharges being imposed.

The above forms can be found on the planning portal at:
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil

Pre-Commencement Conditions: These conditions are important from a CIL liability perspective as a
scheme will not become CIL liable until all of the pre-commencement conditions have been
discharged/complied with.
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GRANT OF PLANNING PERMISSION 
 

Application Ref: 27276/APP/2022/3551
 

SCHEDULE OF PLANS

C01 - C   - received 21 Nov 2022

S01 - D   - received 21 Nov 2022

S02   - received 21 Nov 2022

Design and Access Statement   - received 21 Nov 2022

Arboricultural Assessment   - received 21 Nov 2022
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RIGHTS OF APPLICANTS AGGRIEVED BY DECISION OF LOCAL PLANNING AUTHORITY
 

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)
 
If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the office of the First Secretary of
State under Section 78 of the Town and Country Planning Act 1990.  
 
If you want to appeal, then you must do so within six months of the date of this notice, using a form which you
can get from the Planning Inspecorate at Customer Support Unit, Room 3/15 Eagle Wing, Temple Quay
House, 2 The Square, Temple Quay, Bristol, BS1 6PN (Tel 0117 372 8424)  Appeal forms can be
downloaded from the Planning Inspectorate website at www.Planning-inspectorate.gov.uk
 
If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local
Planning Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 days
before submitting the appeal. 
Further details are available at www.gov.uk/government/collections/casework-dealt-with-by-inquiries
 
 
 
The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally be
prepared to use this power inless there are special circumstances, which excuse the deploy in giving notice of
an appeal.
 
The Secretary of State need not consider an appeal if it seems to him that the local planning authority could
not have granted planning permission for the proposed development or could not have granted it without the
conditions imposed, having regard to the statutory requirements, to the provisions of any development order
and to any directions given under a development order.
 
In practice, the Secretary of State does not refuse to consider appeals solely because the local planning
authority based their decision on a direction given by him.
 
Purchase Notices. 
 
If either the local planning authority or the officer of the First Secretary of State refuses permission to develop
land or grants it subject to conditions, the owner may claim that he can neither put the land to a reasonably
beneficial use by carrying out of any development which has been or would be permitted.
 
In these circumstances, the owner may serve a purchase notice on the Council (District Council, London
Borough Council or Common Council of the City of London) in whose area the land is situated.  This notice
will require the Council to purchase his interest in the land in accordance with the provisions of Part VI of the
Town and Country Planning Act 1990.
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