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1. BUILDING CONTEXT AND PLANNING HISTORY 

 
 
 
1.1 32 The Avenue, Ickenham, is a detached property located 

within the Ickenham Village Conservation Area and within 
the Developed Area as defined within the Hillingdon Local 
Plan Part 1 – strategic Policies (November 2012). 

 
1.2 The property is also within Flood Zone 2 of the River Pinn 

and section 4 of this report provides a justification for the 
proposal, when compared to the requirements of the 
‘standing advice for minor extensions within the Flood Risk 
Standing Advice (FRSA).’ 

 
1.3 The majority of properties within The Avenue have been 

extended since they were originally constructed. 
 
1.4 The neighbouring property at 30 The Avenue has recently 

received  consent for a large extension to their home. 
 (ref: 17274/APP/2017/2712). 

 
1.5 32 The Avenue is a two storey dwelling with the upper 

storey incorporated within the roof profile. 
 
1.6 The property was extended to the side and rear ref: 

30553/APP/2000/808 which resulted in a dual pitched roof 
to the side of the house and front dormer, with an 
inappropriate flat roofed rear  extension.  

 
1.7 The property was the subject of a planning refusal 

reference 30553/APP/2017/4218 dated 26.1.2018 and 
Appeal reference APP/R5510/D/18/3200284 which resulted 
in a revised application which was also refused. 

 
1.8 Following the publication of the refusal notice of the most 

recent application 30553/APP/2018/2951 a meeting was 
held on 30.10.2018 between the applicant, his agent and a 
planning team member of the LPA. which concluded in a 
recommendation from the LPA that a revised application 
be submitted, incorporating all the changes suggested 
within the planners report, issued on the previous 
application.  
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2. PROPOSAL DESCRIPTION     

 
2.1 The existing building is to be modified to provide a dual 

pitched roof over the existing flat roofed extension, to mirror 
the existing side gable approved in 2000 under reference 
30553/app/2000/808, which was considered generally 
acceptable by Inspector Greenwood in his decision letter 
reference APP/R15510/D/18/3200284 shown at Appendix 5. 
 
2.1.1 Inspector Greenwood was in agreement with the 
following proposals shown within application 
30553/APP/2017/4218: 

 
1. Distance between the adjacent buildings is adequate. 
2. The side gable incorporating a window is acceptable. 
3. Rear gable with window is acceptable. 
4. The principle of a side window between the flank gables is 

acceptable as it does not impact upon the neighbour. 
 

2.1.2 Inspector Greenwood found against the high level 
flat roof, which is now replaced by a smaller pitched roof. 

 
2.2 The last refusal notice reference 30553/APP/2018/2951 dated 

12.10.2018 is shown at Appendix 4 and shows that the 
planning officer, Hoda Sadri, referred to the planning 
inspector’s comments upon the previous application, within 
her report at page 7 paragraph 18  Appendix 4. 
 

2.3 The comments received by Hoda from the conservation officer 
at page 6 paragraph 14 Appendix 4 states an opposite view 
from the inspector, stating:  

 
‘the extension would not relate to the character of the existing 
house or its plan, and would detract from the building’s 
setting, the views to the rear and the street scene’  
 
All the above points had been considered by Inspector 
Greenwood and found to be acceptable. 
 
The street view of the house is shown at Appendix 3 which 
shows there is only an oblique view possible of the side of the 
subject building from the street with public views only possible 
from the flank woodland, as observed by Inspector 
Woodward, who found the main parts of the extension 
acceptable. 
  



Page 5 of 17 

ARCHITECTS    PROJECT MANAGERS   CHARTERED SURVEYORS 
 

ARCHITECTS CORPORATION LIMITED. REGISTERED IN ENGLAND NO. 03055498 

 
 

2.4 The conservation officer agrees with inspector Greenwood 
when considering the gable on the West (rear) elevation 
considering it ‘a less distracting option than the previous hip 
with dormer, and more in keeping with the original styling.’ 
 

2.5 The conservation officer advises that ‘the barge boards and 
eves should match the original’. This advice has been 
replicated within the current proposal. 

 
2.6 The dormer window size between the two flank gables was 

commented upon by the conservation officer who suggested 
reducing the size of the shower room and thereby reducing 
the size of the dormer. Page 6 para 11. This advice has 
been replaced within the new proposal. 
 

2.6 The reduced dormer, between the two side gables mirrors the 
existing dormer on the flank dormer on the opposing side 
elevation and is shown on the application drawing shown at 
appendix 2. 

 
3.  FLOOD RISK ASSESSMENT 

 
3.1 The Environment Agency has confirmed informally that the 

only constraint on the site is that it is located within Flood 
Zone 2/3 of the River Pinn. 

 
3.2 The proposal does not increase the foot-print of the 

building and as it is only proposed to modify the roof 
profile of the building, and provide accommodation within 
the new roof area, the provision of the Flood Risk Standing 
Advice (FRSA) is not relevant. 

 
3.3 The extension of the building at roof level will be more 

than 300mm above the surrounding ground level, with 
flood resistance and resilience measures having already 
been adopted by the applicant within their existing 
building.   

 
3.4 Hoda Sadri within her previous report stated at Appendix 4 

page 7 para. 21 ‘The application lies within Flood Zone 
2. However, given the proposal is for a first floor 
addition it is considered that a refusal on the grounds 
of a lack of a flood risk Assessment could not be 
justified in this instance’. The current proposal has the 
same characteristics. 
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4. CONCLUSION 

 
 
4.1 The proposal to provide a dual pitched roof over an 

existing flat roofed extension is a significant improvement 
to the appearance and performance of the subject 
property, which is within a Conservation Area. 

 
4.2 The detailing of the proposed roof extension has been 

discussed with the LPA officers, following their refusal 
reference 30553/APP/2018/2951, with the design modified 
to reflect their recommendations as follows: 

 
4.2.1 The rear gable is retained with the barge boards and 
gable eves detailed to match the original building. 
 
4.2.2 The window within the rear gable is reduced to 
match other first floor windows on this elevation as 
advised. 
 
4.2.3 The shower-room has been reduced and as a result 
the side dormer window has been reduced, with the 
resultant smaller dormer matching the dormer on the 
opposite elevation, which is shown on the application 
drawings at Appendix 2.    
 
4.2.4 The proposed extension is lower in ridge height than 
the original building’s ridge and care has been taken to 
ensure the new works respect the character and features 
of the original, and ensure that all the works proposed are 
subordinate in scale to the original building. 

 
4.3 The materials forming the proposed works will match those 

used in the original building.  
 
4.4 The position of the building at 32 The Avenue when related 

to the boundary to 30 The Avenue is found to be in 
accordance with the HDAS and found acceptable by 
Inspector Greenwood in his decision letter dated 9.7.2018 
which is shown at Appendix 5 of this statement. 
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APPENDIX 1 
Location plan 

 
 

APPENDIX 2 
Plans and elevations of the proposal. 
 
 
APPENDIX 3 
Photographs of the building from the street and side woodland. 
 
 
APPENDIX 4 
Planning refusal notice ref: 30553/APP/2018/2951 dated 12.10.2018 
and planners report. 
 
 
APPENDIX 5 
Planning Inspectors decision notice ref: APP/R5510/D/18/3200284 
dated 9/7/2018. 
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APPENDIX 1 
Location plan 1:1250 
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APPENDIX 2 
 
Plans & Elevations of the existing building compared with the 
proposed extension 
 
Drawing 3228.PL2 F 
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APPENDIX 3 
 
PHOTOGRAPHS OF THE ORIGIINAL BUILDING FROM THE STREET 
AND FLANK WOODLAND. 
 

  
No. 32 (application site)                      No. 30 
 
STREET VIEW SHOWING LIMTED OBLIQUE VIEW  
 
 
 
 

 
 
VIEW FROM THE FLANK PARKLAND OBSCURED BY TREES  
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APPENDIX 4 
 
PREVIOUS PLANNING REFUSAL REF: 30553/APP/2018/2951 AND 
OFFICERS REPORT DATED 12.10.18 
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APPENDIX 5 
 
PLANNING INSPECTOR’S DECISION NOTICE DATED 9.7.18 
REF: APP/R5510/D/18/3200284 
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