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1	 Introduction

This document is an essential part of the planning application which details 
the proposal for demolition and replacement of the existing detached 
bungalow with a new two-storey detached dwelling, including use of loft 
space as habitable and rear dormer, together with alterations to the front 
driveway, new decking to rear and all associated ancillary works at no. 39 
Oak Avenue, Ickenham, UB10 8LR. The property sits within the London 
Borough of Hillingdon. It is not a Grade Listed property nor does it sit within a 
Conservation Area. The proposed development responds directly to relevant 
planning policy and is sensitive to the existing house, its neighbours and the 
wider context.
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2	 Location and Context

2.1	 Location

The property is situated within the larger Borough of Hillingdon on Oak 
Avenue, a quiet residential road in Ickenham. The overall neighbourhood 
consists in a mix used area on the North of A40, South Ruislip Woods and 
East of Denham Country Park. Ickenham Cricket Club is located on the 
North-West and the High Road to the South-East of Oak Avenue. The site is 
conveniently located between West Ruislip and Ickenham underground and 
rail stations as well as just a few minutes’ walk from bus routes to Heathrow 
Central and connectivity to other parts of London. 

The site is not in a designated Conservation Area or Archaeological Priority 
Zone, and the existing buildings are not listed locally or nationally.

Application Site
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2.2	 Context

The area features a variety of architectural styles including detached bungalows 
and detached two-storey residences with gable, hipped and crown roofs as 
well as rear dormers. Some of these two-storey detached residences have 
been created by extending or demolishing the original bungalows. These 
variety of styles results in no particular dominating design, material or style, 
but more of a built urban typology determining a continuous variation in 
shapes and scales. 

40 Oak Avenue
Gable roof entrance porch, 

hipped roof and brown window/
door frames

37a Oak Avenue
Gable roof single storey with 

habitable roof space and front 
dormer feature

45 Oak Avenue
Single-storey bay windows, front 
extension of porch with hipped 
roof and main hipped roof with 
two gable roof window feature

18 Oak Avenue
Two-storey gable roof property 

with a two-storey front 
projection and a single-storey 
bay window with hipped roof 

feature. 

35 Oak Avenue
Hipped roof bungalow

27 Oak Avenue
Gable roof bungalow with black 
timber front elevational feature

4/4a Oak Avenue
Two-storey, gable roof and 2 
bay windows with gable roof 

feature

38 Oak Avenue
Two-storey, crown roof and 2 

bay windows with hipped roof, 
a central gable roof feature and 
black window/door frames with 

rear dormer

2	 Location and Context
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2.2	 Context

The diagram on the right shows a study of single and double storey properties 
on Oak Avenue and Parkfield Road.

Application Site

Single Storey

Double Storey

2	 Location and Context
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3.1	 Existing Property

The existing property at 39 Oak Avenue is a detached bungalow with a hipped 
roof. The front elevation has a rough white render finish with bricks. Looking 
from Oak Avenue, the current main entrance to the property is from a centre 
porch infill between two bay windows, giving it a symmetrical appearance. 
Large brick planters are present on the paved driveway. A garage on the 
left projecting beyond the front elevation and a rear access door is located 
on the right when viewed from the street. The property has windows from 
non-habitable rooms on the right side of the elevations leading to the rear 
garden. On the rear of the property, a gable end is present adjacent to no. 
41, along with a historical extension with flat roofs along the rear and side 
having approx. 2.5m depth beyond the original rear wall and width extending 
in-line with the garage. Another flat roof extension approx. 3m beyond the 
original rear wall is present. A large rear garden with paved patio and mostly 
green space through the rest of the garden. An oak tree protected by TPO is 
also present in the rear garden.

3	 Existing Property and Use

Front View

Rear View



8

3.2	 Use

The property is currently zoned as a single residential dwelling house under 
the C3 Use Class and will remain so after the new construction.

Bedroom 1Entrance hallway

BathroomLiving AreaUtility

Bedroom 2 Kitchen

Study

3	 Existing Property and Use
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3.3	 Existing Plans

The current property is a detached bungalow along a street with a mix 
of detached bungalows, and two-storey dwelling properties and its rear 
gardens facing Parkfield Road rear gardens. The existing property, centrally 
position on the plot has two bedrooms to the front and a living, study and 
utility room to the rear. Kitchen, dinning and bathroom is allocated on the 
left side of the property (from the road) with no outlook and insufficient 
natural lighting. The property also includes an historical exiting extension to 
the rear which is currently occupied as study as well as an extended living 
and utility area. 

NB: drawing not  to scale, please refer to drawing submitted along side this 
document.

Existing Ground Floor Plan Existing Roof Plan

0m 1 2 5 10

BEDROOM BEDROOM

BATHROOM

DINING ROOM

LIVING ROOM

STUDY ROOM
KITCHEN

UTILITY

GARAGE

NO 37ANO 37ANO 37ANO 41NO 41

45
80

EXISTING CROSSOVEREXISTING CROSSOVER

DRIVEWAY

Front Drive
Permeable Paving

NO 41

Existing Tree
Retained

Existing Tree
Retained

Tree to be
Removed

Existing Hedge
Retained

Proposed exposed brick
Planter

Proposed
exposed brick
Planter

Site boundary

Existing Tree
Retained

Proposed new double
glaze bay window

E
X

IS
TI

N
G

 H
O

U
S

E
 N

O
 3

9
11

95

Proposed New
Panting Bed

2400

48
00

2400

48
00

Bin Store

Cycle Store

NO 41

45
°

45°

NO 41NO 41 NO 37ANO 37ANO 37A

Side Access

Obscure glazed and
non openable up to

1.8m from FFL

Existing CrossoverExisting Crossover

Proposed  EVCP
provision below
window sill level

Proposed EVCP
provision below
window sill level

Paving to be constructed using no
dig construction methods on
CellWeb or similar.

Paving to be constructed using no
dig construction methods on

CellWeb or similar.

Obscure glazed and
non openable up to
1.8m from FFL

Existing wooden
fencing to be 2m in

height. Proposed wooden
fencing to be 2m in
height.

Study
12.97 m2

Kitchen
23.92 m2

Utility
5.67 m2

Dining
12.01 m2

Lantern roof light above

Lantern roof light above

Living Room
32.54m2

Reception
14.40 m2

Bathroom
5.4m2

Up

Entry

Side Access

Side Access

37
80

3555

2500

3555

33
7538

85

42
90

20
50

2500

5475

59
40

21
00

2555

4180

85
10

300 1940 300 1940 300

11
50

15
00

22
85

50
25

10
00

41
80

15
14

0

4780

28
75

41
80

10
00

70
85

3705 3000 3705

60
0

28
75

60
0

16
75

600600 2065 300 2065

5625

CHK   DESCRIPTION
STATUS

REV BY DATE

PLANNING
PROJECT

39 OAK AVENUE, ICKENHAM,
UXBRIDGE, LONDON, UB10 8LR

DRAWING TITLE

GROUND FLOOR PLAN

DATE CREATED

DRAWN BY

AM
DRAWING NO & REVISION

AA-FP-AV-A002-0003 P01

11.07.22
DATE AMENDED

AMENDED BY

1 : 100 @A1
CHECKED

SCALE

AB

EXISTING GROUND FLOOR PLAN (GIA = 134.27 SQM)
Scale 1:10001 PROPOSED GROUND FLOOR PLAN  (GIA=129.63 SQM)

Scale 1:10002

SITE BOUNDARY

KEY:

DEMOLITION

PROPOSED

EXISTING

TREE TO BE RETAINED

FOR PLANNING USE ONLY

- INTERNAL ALTERATION
- DOUBLE HEIGHT ENTRANCE SPACE REMOVED
- SLIDING DOOR PROPOSED INSTEAD FRENCH

DOOR-WINDOW ON GROUND FLOOR SIDE/REAR
- APPROVED PLANNING REF : 321/APP/2021/4094
- APPROVED PLANNING REF : 321/APP/2022/46

P01 AM  11.07.22 AB FIRST ISSUE

GENERAL NOTES:
DO NOT SCALE DIMENSIONS OFF THIS DRAWING.

THE SPECIFICATION IS TO BE READ IN CONJUNCTION WITH THE
PLANS/SECTION DETAILS, AND OTHER ASSOCIATED DETAILS AS MAY BE
PROVIDED.

ALL WORK IS TO BE CARRIED OUT TO THE LOCAL AUTHORITY PLANNING
AND BUILDING REGULATIONS APPROVAL, AND THE CODES OF PRACTICE
AND BRITISH STANDARDS AS NECESSARY.

ALL DIMENSIONS, LEVELS, SIZES, POSITIONS AND LOCATIONS OF
PARTICULARS AS INDICATED ON DRAWINGS ARE TO BE VERIFIED BY THE
APPOINTED CONTRACTOR ON SITE PRIOR TO ENGAGING IN WORKS. ANY
DISCREPANCIES MUST BE REPORTED TO THE
ARCHITECT/SURVEYOR/ENGINEER OR RESPONSIBLE PERSON/S
IMMEDIATELY.

THE CONTRACTOR IS RESPONSIBLE FOR ENSURING COMPLIANCE WITH
THE CDM REGULATIONS, AND APPROPRIATE HEALTH & SAFETY ON SITE
PRECAUTIONS.

THE CLIENT/BUILDING OWNER MUST OBTAIN ANY NECESSARY PARTY
WALL AGREEMENTS, PRIOR TO ENGAGING IN THE WORKS ON SITE.

FOR ANY STRUCTURAL STEELWORKS DETAILS PLEASE REFER TO
STRUCTURAL ENGINEER'S DRAWINGS & CALCULATIONS.

DRAINAGE IS ONLY INDICATIVE & CONTRACTOR MUST FULLY
INVESTIGATE THE EXISTING DRAINAGE RUNS ON SITE AT BEGINNING OF
WORK , VERIFY AND REPORT IN CASE OF ANY ERROR.

TREE TO BE REMOVED

APPROVED  PLAN OUTLINE
APPLICATION REF:
321/APP/2021/4094

APPROVED  PLAN OUTLINE
APPLICATION REF:
321/APP/2022/46

0m 1 2 5 10

BEDROOM BEDROOM

BATHROOM

DINING ROOM

LIVING ROOM

STUDY ROOM
KITCHEN

UTILITY

GARAGE

NO 37ANO 37ANO 37ANO 41NO 41

45
80

EXISTING CROSSOVEREXISTING CROSSOVER

DRIVEWAY

Front Drive
Permeable Paving

NO 41

Existing Tree
Retained

Existing Tree
Retained

Tree to be
Removed

Existing Hedge
Retained

Proposed exposed brick
Planter

Proposed
exposed brick
Planter

Site boundary

Existing Tree
Retained

Proposed new double
glaze bay window

E
X

IS
TI

N
G

 H
O

U
S

E
 N

O
 3

9
11

95

Proposed New
Panting Bed

2400

48
00

2400

48
00

Bin Store

Cycle Store

NO 41

45
°

45°

NO 41NO 41 NO 37ANO 37ANO 37A

Side Access

Obscure glazed and
non openable up to

1.8m from FFL

Existing CrossoverExisting Crossover

Proposed  EVCP
provision below
window sill level

Proposed EVCP
provision below
window sill level

Paving to be constructed using no
dig construction methods on
CellWeb or similar.

Paving to be constructed using no
dig construction methods on

CellWeb or similar.

Obscure glazed and
non openable up to
1.8m from FFL

Existing wooden
fencing to be 2m in

height. Proposed wooden
fencing to be 2m in
height.

Study
12.97 m2

Kitchen
23.92 m2

Utility
5.67 m2

Dining
12.01 m2

Lantern roof light above

Lantern roof light above

Living Room
32.54m2

Reception
14.40 m2

Bathroom
5.4m2

Up

Entry

Side Access

Side Access

37
80

3555

2500

3555

33
7538

85

42
90

20
50

2500

5475

59
40

21
00

2555

4180

85
10

300 1940 300 1940 300

11
50

15
00

22
85

50
25

10
00

41
80

15
14

0

4780

28
75

41
80

10
00

70
85

3705 3000 3705

60
0

28
75

60
0

16
75

600600 2065 300 2065

5625

CHK   DESCRIPTION
STATUS

REV BY DATE

PLANNING
PROJECT

39 OAK AVENUE, ICKENHAM,
UXBRIDGE, LONDON, UB10 8LR

DRAWING TITLE

GROUND FLOOR PLAN

DATE CREATED

DRAWN BY

AM
DRAWING NO & REVISION

AA-FP-AV-A002-0003 P01

11.07.22
DATE AMENDED

AMENDED BY

1 : 100 @A1
CHECKED

SCALE

AB

EXISTING GROUND FLOOR PLAN (GIA = 134.27 SQM)
Scale 1:10001 PROPOSED GROUND FLOOR PLAN  (GIA=129.63 SQM)

Scale 1:10002

SITE BOUNDARY

KEY:

DEMOLITION

PROPOSED

EXISTING

TREE TO BE RETAINED

FOR PLANNING USE ONLY

- INTERNAL ALTERATION
- DOUBLE HEIGHT ENTRANCE SPACE REMOVED
- SLIDING DOOR PROPOSED INSTEAD FRENCH

DOOR-WINDOW ON GROUND FLOOR SIDE/REAR
- APPROVED PLANNING REF : 321/APP/2021/4094
- APPROVED PLANNING REF : 321/APP/2022/46

P01 AM  11.07.22 AB FIRST ISSUE

GENERAL NOTES:
DO NOT SCALE DIMENSIONS OFF THIS DRAWING.

THE SPECIFICATION IS TO BE READ IN CONJUNCTION WITH THE
PLANS/SECTION DETAILS, AND OTHER ASSOCIATED DETAILS AS MAY BE
PROVIDED.

ALL WORK IS TO BE CARRIED OUT TO THE LOCAL AUTHORITY PLANNING
AND BUILDING REGULATIONS APPROVAL, AND THE CODES OF PRACTICE
AND BRITISH STANDARDS AS NECESSARY.

ALL DIMENSIONS, LEVELS, SIZES, POSITIONS AND LOCATIONS OF
PARTICULARS AS INDICATED ON DRAWINGS ARE TO BE VERIFIED BY THE
APPOINTED CONTRACTOR ON SITE PRIOR TO ENGAGING IN WORKS. ANY
DISCREPANCIES MUST BE REPORTED TO THE
ARCHITECT/SURVEYOR/ENGINEER OR RESPONSIBLE PERSON/S
IMMEDIATELY.

THE CONTRACTOR IS RESPONSIBLE FOR ENSURING COMPLIANCE WITH
THE CDM REGULATIONS, AND APPROPRIATE HEALTH & SAFETY ON SITE
PRECAUTIONS.

THE CLIENT/BUILDING OWNER MUST OBTAIN ANY NECESSARY PARTY
WALL AGREEMENTS, PRIOR TO ENGAGING IN THE WORKS ON SITE.

FOR ANY STRUCTURAL STEELWORKS DETAILS PLEASE REFER TO
STRUCTURAL ENGINEER'S DRAWINGS & CALCULATIONS.

DRAINAGE IS ONLY INDICATIVE & CONTRACTOR MUST FULLY
INVESTIGATE THE EXISTING DRAINAGE RUNS ON SITE AT BEGINNING OF
WORK , VERIFY AND REPORT IN CASE OF ANY ERROR.

TREE TO BE REMOVED

APPROVED  PLAN OUTLINE
APPLICATION REF:
321/APP/2021/4094

APPROVED  PLAN OUTLINE
APPLICATION REF:
321/APP/2022/46

0m 1 2 5 10

Flat Roof Over
Ground Floor

Flat Roof Over
Ground Floor

Flat Roof Over
Ground Floor

Flat Roof Over
Ground Floor

Skylight

NO 41 NO 37A NO 41

Lantern
Roof light

New Juliet balcony with
glass railing

P
R

O
P

O
S

E
D

 F
IR

S
T 

FL
O

O
R

 E
X

TE
N

S
IO

N

P
R

O
P

O
S

E
D

 F
IR

S
T 

FL
O

O
R

 E
X

TE
N

S
IO

N

81
5

Obscure glazed and
non openable up to

1.8m from FFL
Obscure glazed and
non openable up to
1.8m from FFL

45°

45
°

NO 37A

Front Drive

Existing CrossoverExisting Crossover

Permeable Paving

Flat Roof Over
Ground Floor

Flat Roof Over
Ground Floor

Deck

Bedroom 01
13.92 m2

Bedroom 02
13.23 m2

En-suite
5.30m2

Bedroom 03
21.50m2

Dressing
8.60m2

Bathroom
8.37m2

Up

Dn

680219515601530117021951080

1025 2100 1820 3300 2160

41
80

10
00

45
85

40
45

10
00

47
20

36
40

3555

2315

41
55 39

05

3555

33
95

29
00

2555

3555

24
20

3555 6155

34
95

20
80

2555

ROOF PLAN
Scale 1:10001 PROPOSED FIRST FLOOR PLAN (84.40 SQM)

Scale 1:10002

- INTERNAL ALTERATION
- NEW STAIRCASE TO ACCESS  LOFT SPACE
- BEDROOM 4 CONVERTED INTO DRESSING AREA
- COMMON BATHROOM REDESIGN
- APPROVED PLANNING REF : 321/APP/2021/4094
- APPROVED PLANNING REF : 321/APP/2022/46

CHK   DESCRIPTION
STATUS

REV BY DATE

PLANNING
PROJECT

39 OAK AVENUE, ICKENHAM,
UXBRIDGE, LONDON, UB10 8LR

DRAWING TITLE

FIRST FLOOR PLAN

DATE CREATED

DRAWN BY

AM
DRAWING NO & REVISION

AA-FP-AV-A002-0004 P01

11.07.22
DATE AMENDED

AMENDED BY

1 : 100 @A1
CHECKED

SCALE

AB

FOR PLANNING USE ONLY

P01 AM  11.07.22 AB FIRST ISSUE

GENERAL NOTES:
DO NOT SCALE DIMENSIONS OFF THIS DRAWING.

THE SPECIFICATION IS TO BE READ IN CONJUNCTION WITH THE
PLANS/SECTION DETAILS, AND OTHER ASSOCIATED DETAILS AS MAY BE
PROVIDED.

ALL WORK IS TO BE CARRIED OUT TO THE LOCAL AUTHORITY PLANNING
AND BUILDING REGULATIONS APPROVAL, AND THE CODES OF PRACTICE
AND BRITISH STANDARDS AS NECESSARY.

ALL DIMENSIONS, LEVELS, SIZES, POSITIONS AND LOCATIONS OF
PARTICULARS AS INDICATED ON DRAWINGS ARE TO BE VERIFIED BY THE
APPOINTED CONTRACTOR ON SITE PRIOR TO ENGAGING IN WORKS. ANY
DISCREPANCIES MUST BE REPORTED TO THE
ARCHITECT/SURVEYOR/ENGINEER OR RESPONSIBLE PERSON/S
IMMEDIATELY.

THE CONTRACTOR IS RESPONSIBLE FOR ENSURING COMPLIANCE WITH
THE CDM REGULATIONS, AND APPROPRIATE HEALTH & SAFETY ON SITE
PRECAUTIONS.

THE CLIENT/BUILDING OWNER MUST OBTAIN ANY NECESSARY PARTY
WALL AGREEMENTS, PRIOR TO ENGAGING IN THE WORKS ON SITE.

FOR ANY STRUCTURAL STEELWORKS DETAILS PLEASE REFER TO
STRUCTURAL ENGINEER'S DRAWINGS & CALCULATIONS.

DRAINAGE IS ONLY INDICATIVE & CONTRACTOR MUST FULLY
INVESTIGATE THE EXISTING DRAINAGE RUNS ON SITE AT BEGINNING OF
WORK , VERIFY AND REPORT IN CASE OF ANY ERROR.

SITE BOUNDARY

KEY:

DEMOLITION

PROPOSED

EXISTING

TREE TO BE RETAINED

APPROVED  PLAN OUTLINE
APPLICATION REF:
321/APP/2021/4094

APPROVED  PLAN OUTLINE
APPLICATION REF:
321/APP/2022/46

3	 Existing Property and Use



10

3.4	 Existing Elevations

NB: drawing not  to scale, please refer to drawing submitted along side this 
document.

Existing Front Elevation Existing Side Elevation
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4.1	 Planning Precedents

A study showing approved planning for additional floor to the existing bungalow in close 
proximity of the site at 39 Oak Avenue.

4	 Planning Considerations

5 Oak Avenue – Provision of an additional floor to the existing bungalow with a new 
gable ended roof with habitable accommodation within the roof space including 3 
front and 3 rear roof lights and single storey side/rear extension, planning granted, 
2019

49 Oak Avenue – Raising of roof to create first floor and part two storey, part single 
storey side/rear extension, planning granted, 2018

54 Parkfield Road – Raising of roof to create first floor level, conversion of new roof 
space to habitable use to include a rear dormer, conversion of garage to habitable 
use and alterations to elevations, planning granted, 2017

38 Oak Avenue – Single storey front, side and rear extensions, raising and enlarging 
of roof to create first floor and habitable roof space to include 2 x rear dormers, 4 x 
side roof lights, vehicular cross over to front involving demolition of existing front, 
side and rear elements, planning granted, 2016

4 Oak Avenue – Erection of 2 four-bedroom, two story semi- detached dwellings 
with habitable roof space with associated parking and amenity space, involving 
demolition of existing bungalow and detached garage, planning granted, 2010

33 Parkfield Road – Erection of two-storey 3 bed detached dwelling with associated 
parking, installation of new vehicular crossover (involving demolition of existing 
dwelling), planning granted, 2009

58 Parkfield Road – Erection of a first floor to form a 4-bedroom dwelling house 
and the conversion of the existing garage to habitable use, planning granted, 2008

30 Oak Avenue – Erection of a detached two storey five-bedroom house with 
integral garage (involving the demolition of the existing bungalow), planning 
granted, 2005

45 Oak Avenue – Conversion of a two-bedroom bungalow to a five-bedroom house 
including additional storey, new roof and two storey side and part single, part two 
storey rear extension and front porch, planning granted, 2004

34a Oak Avenue – Conversion of an existing bungalow into a two storey four-
bedroom house involving the erection of a part single storey, part two storey side 
extension, and single storey front and rear extensions and a new roof, planning 
granted, 2004

31 Oak Avenue – Erection of two dwelling houses (involving demolition of existing 
bungalow), planning granted, 2000

Application Site Oak Avenue Parkfield Road
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4.2	 Site Planning History

The property has undergone a few recent planning applications which refer 
to demolition and replacement of the existing detached bungalow with a new 
two-storey detached dwelling for which pre-planning application advice was 
seeked. It is submitted that the proposed design of 39 Oak Avenue would 
sit more comfortably within the streetscape and its context. The proposed 
design creates an ensemble with No.38 Oak Avenue and presents a familiar 
image found in many two-storey properties in the area. 

321/APP/2022/715
Part demolition of existing outbuilding, and erection of single storey 
outbuilding. Replacement of door, window and installation of a new roof 
over the existing outbuilding. Removal of six trees and planting of new three 
trees at the rear, decision approval given by 10/05/22.

321/APP/2022/189
Details pursuant to the discharge of Conditions 4 (SUDS), 5 (Step free access) 
and 8 (landscaping) of planning permission ref. 321/APP/2021/4094, dated 
30/12/2021 (Demolition and replacement of the existing detached bungalow 
with a new two-storey detached dwelling, together with alterations to the 
front driveway, new decking to rear and all associated ancillary works), 
decision approval given by 30/03/22.

321/APP/2022/46
Variation of Condition 2 (Approved Plans) of planning permission ref. 321/
APP/2021/4094, dated 30/12/21 (Demolition and replacement of the existing 
detached bungalow with a new two-storey detached dwelling, together with 
alterations to the front driveway, new decking to rear and all associated 
ancillary works) to extend rear dining area by 840mm; realign doors and 
windows to rear elevation and enlargement of 2 lantern rooflights, decision 
approval given by 07/03/22.

321/TRE/2022/1
To carry out tree surgery, including a crown reduction by 2m to one Oak T13 
on TPO 514, decision approval given by 01/03/22.

4	 Planning Considerations

321/APP/2021/4094	
Demolition and replacement of the existing detached bungalow with a 
new two-storey detached dwelling, together with alterations to the front 
driveway, new decking to rear and all associated ancillary works, decision 
approval given by 30/12/21.

321/PRC/2021/186
An erection of two-storey front, side and rear extension, raising the roof line 
to form a first floor over the original ground floor, pre-application advice 
received by 18/10/21.

321/APP/2021/2025
Two storey front extension, part single, part two storey side/rear extension 
and raising of roof to create a first floor over the original and extended 
ground floor, decision refusal given by 15/07/21.

321/TRE/2021/105
To fell one Oak T13 on TPO 514, decision refusal given by 17/06/21.

321/TRE/2021/44
To fell one Oak T13 on TPO 514, decision refusal given by 08/04/21.

321/APP/2021/659
Single-storey front extension, single-storey side/rear extension and raising 
of roof from hip to gable to create a first floor over the original ground 
floor and proposed extensions, with alterations to fenestration. Single-storey 
extension to existing rear extensions with alterations to the roof over existing 
rear extensions, decision refusal given by 23/04/21.



13

4.3	 Pre-Planning Application Advice

A pre-planning application advice was received from Hillingdon Council on 18th October 
2021 with case officer Nesha Burham. Ref: 321/PRC/2021/186. The pre-application proposal 
aimed for an erection of two-storey front, side and rear extension, raising the roof line to 
form a first floor over the original ground floor. The principle advice is summarized in the 
next page and the amended scheme has responded positively to these recommendations/
observations. 

Pre-Planning Application Proposal

4	 Planning Considerations
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4.4	 Response to Pre-Application Advice

Following the pre-application advice, this proposal has been 
modified and developed to positively respond and address the 
officer’s comments. The changes made in response to the feedback 
are summarised below. 

Front elevation 

•	 Though the crown roof profile roof has been reduced from 
the previous planning application (Ref: 321/APP/2021/2025), it is 
recommended that the central flat roof element is reduced to resemble 
the appearance of the crown roof profile at No. 38 Oak Avenue. Also, 
the ridge height of the proposed match the ridge height of the property 
at No.37a Oak Avenue. 

•	 The proposed dwelling needs to be positioned in alignment 
with the front dormer at No.37a to prevent any adverse impact on 
neighbours. 

The proposed design of the roof has been amended to meet the 
ridge height of No.37a and reduce the flat crown element to 3.5m 
from 3.9m (by 400mm), resembling No.38 crown roof. The overall 
height of the proposed dwelling now sites in line with the No.37a 
and other two-storey properties on Oak Avenue. 

Rear Elevation

•	 Rear elevation to be reconsidered, the ground floor window 
glazing would need to be matched with the sash window glazing at 
first floor.
•	 The thick fascia board proposed on the flat roof should 
be replaced with a parapet wall to improve the articulation of the 
building.

The rear elevation is redesigned and reduced in depth to not exceed 
the existing bungalows rear footprint. The thick fascia is replaced 
with a parapet wall and the ground floor openings are matched with 

4	 Planning Considerations

the sash window glazing at first floor for better articulation.

Landscaping

•	 It is recommended that a greater area of soft landscaping is 
retained/re-instated as part of the front garden.

•	 A Construction Management Plan would be required with 
planning application to ensure that building contractor incorporates 
the tree protection measures.

The front garden’s landscaping has been reconsidered. This 
proposal re-introduces the existing front central soft landscape 
element to reduce the hard standing area. 

A construction management plan is submitted alongside 
this document which highlights that building contractor will 
incorporate the tree protection measures.

Refuse/Recycling & Bin store

•	 Two cycle spaces/cycle store would need to be accommodated 
in the rear garden of the application site.

•	 Details of external refuse/recycling store, including 
its dimensions, design and external finish should be given. It 
recommended that the bin store is located in the rear garden of the 
application site.

A secure and accessible cycle & bin store has been allocated in the 
rear garden. The cycle store can accommodate 3 bicycles and the 
bin store is a triple wheelie bin store. Both the stores have an easy 
access to Oak Avenue from the side access doors. 

Parking

•	 It is also required that the proposed drawings clearly shows 
the vehicular activity, their position and dimensions for the planning 

application. 1 active and 1 passive parking spaces must be shown on 
the drawings as well.

Two parking spaces have been allocated in the front driveway. 1 
standard parking space and 1 electric parking space. Details of the 
parking spaces are shown in section 9.3 on page 36.

Sustainability Statement

•	 It is recommended that a sustainable water management 
scheme is accompanied with the planning application. 

•	 In addition, a sustainability statement should also form part 
of the design and access statement to include details in respect of the 
sustainability credentials of the proposed dwelling.

A Sustainable Water Management create by Flume Consulting 
Engineers and the Energy and Sustainable Statement created by 
EEABS are submitted alongside this document.

Materiality

•	 It is recommended that a material schedule and product 
specification details are submitted the planning application to show 
that proposed dwelling’s external materials match those found on 
No.38 Oak Avenue.

A materials schedule and product specifications details are submitted 
alongside this document.
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5.1	 Approved Application 
        Ref No. 321/APP/2021/4094

The principle design of two-storey is already approved 
as per application ref no. 321/APP/2021/4094.

5	 Approved Application

Approved Ground Floor Plan Approved Section 

Approved Front Elevation Approved Rear Elevation Approved Side Elevation Approved Side Elevation

Approved First Floor Plan Approved Roof Plan 
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5.2	 Approved Application 
        Ref No. 321/APP/2022/46

The principle design of two-storey is already approved 
as per application ref no. 321/APP/2022/46.

5	 Approved Application

Approved Ground Floor Plan 

Approved Front Elevation Approved Rear Elevation Approved Side Elevation Approved Side Elevation

Approved First Floor Plan Approved Roof Plan 
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6.1	 Brief

The key objective of the brief is to create a new first floor and habitable loft 
space to accommodate a growing family as well as frequent visiting relatives.

Ground Floor

•	 New first floor
•	 Front, side and rear extension
•	 New ground floor layout to maximize use of space
•	 Maintain/improve connection to the garden
•	 Larger/separate kitchen and dining area
•	 Ground floor w/c with shower
•	 Private reception and study room

First Floor

•	 Large master bedroom with dressing area and en-suite
•	 2 bedrooms
•	 Family bathroom

Loft Floor

•	 Play room with rear dormer
•	 Toilet facility
•	 Utility

6	 Proposed Development
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6.2	 Relevant Policies

This proposal is in direct response to the relevant policy and guidance as 
listed below:

•	 Hillingdon Local Plan: Part 1 – Strategic Policies (Adopted November 
2012)

•	 BE1: Built Environment
•	 H1: Housing Growth

•	 Hillingdon Local Plan: Part 2 – Development Management Policies 
(Adopted January 2020)

•	 DMEI 10 Water Management, Efficiency and Quality
•	 DMEI 7 Biodiversity Protection and Enhancement
•	 DMEI 9 Management of Flood Risk
•	 DMH 2 Housing Mix
•	 DMHB 11 Design of New Development
•	 DMHB 12 Streets and Public Realm
•	 DMHB 14 Trees and Landscaping
•	 DMHB 15 Planning for Safer Places
•	 DMHB 16 Housing Standards
•	 DMHB 17 Residential Density
•	 DMHB 18 Private Outdoor Amenity Space
•	 DMT 1 Managing Transport Impacts
•	 DMT 2 Highways Impacts
•	 DMT 5 Pedestrians and Cyclists
•	 DMT 6 Vehicle Parking

•	 Hillingdon Design and Accessibility Statement (HDAS) 
Supplementary Planning Document

6	 Proposed Development

•	 The London Plan (2021)

•	 D1 London’s form, character and capacity for growth
•	 D11 Safety, security and resilience to emergency
•	 D12 Fire Safety
•	 D3 Optimising site capacity through the design-led approach
•	 D4 Delivering good design
•	 D5 Inclusive design
•	 D7 Accessible housing
•	 H10 Housing size mix
•	 SI12 Flood risk management
•	 SI13 Sustainable drainage
•	 T5 Cycling
•	 T6 Car Parking
•	 T6.1 Residential parking

•	 National Planning Policy Framework (2021)

•	 11 Making effective use of land
•	 12 Achieving well-designed places
•	 14 Meeting the challenge of climate change flooding
•	 2 Achieving sustainable development
•	 4 Decision-Making
•	 5 Delivering a sufficient supply of homes
•	 9 Promoting sustainable transport 

•	 Technical Housing Standards – Nationally Described Space 
Standards
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6.3	 Demolition

The proposed scheme in this application is to replace the existing bungalow 
with a new two-storey dwelling. The proposal aims to maintain the footprint 
of one side (near No.41 Oak Avenue) and rear walls of the existing property, 
reduce the other side (near No.37a Oak Avenue) by creating a set back from 
the existing bungalow whereas the front of the property is extended. The 
overall footprint of the proposed dwelling is less than that of the existing 
bungalow. The proposal seeks to preserve most of the trees on the rear and 
front of the house. A small Magnolia tree which is proposed to be removed 
as part of the new design. The site is well-stocked with trees and therefore a 
replacement planting is not required. A detailed Tree Survey & Arboricultural
Impact Assessment prepared by an Arboriculturalist has also been included 
in this Planning Application as additional supporting information. The plan 
on the left shows, the demolition and proposed dwelling. 

NB: Please note the plan is not to scale and is for diagrammatic purposes 
only. The proposed footprint is the same as approved planning applications 
ref no. 321/APP/2021/4094 and 321/APP/2022/46.

6	 Proposed Development

Tree to be removed

Demolition

Proposed
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Community Infrastructure Levy (CIL)

The proposal falls over the 100 sqm (116.46 sqm) threshold and are 
therefore subject to Community Infrastructure Levy (CIL).

Area Schedule

Total Existing GIA = 134.27 sqm

Total Proposed GIA = 250.73 sqm
Proposed Ground Floor = 129.63 sqm
Proposed First Floor = 84.40 sqm
Proposed Loft Floor = 36.70 sqm

The digram on the right shows the existing, removed and additional 
footprint. It is evident that the overall footprint of the proposed 
dwelling is less than that of the existing bungalow.

Existing Footprint

Removed Footprint

Additional Footprint

6 Proposed Development

6.4 Development Proposal

As per the demolition work mentioned in 6.3, this proposal aims 
to replace the existing bungalow with a new high quality two-
storey dwelling. It is proposed that the front of property is 
extended, whereas the side of No.37a Oak Avenue is set back from 
the existing bungalow. The side of No.41 Oak Avenue and the 
rear does not exceed beyond the existing bungalow. The 
proposal reduces the overall footprint of the existing house and 
includes raising the roof-line with a new crown roof to form a first 
floor. This is a very common style of development on Oak 
Avenue (refer to 6.6 Elevational Elements on page 23).

The proposed dwelling would comprise a full-width extension with 
two bay windows along with the central entrance to the house which 
is in line with the bay windows. This proposed front extension would 
not project ahead of No.37a front dormers and will retain majority 
of the front garden.

Following the removal of the existing garage and left side wall (near 
No.37a Oak Avenue), a new side entrance of at least 1.1m is given 
on the property’s left side. The right side (near No.41 Oak Avenue), 
the 1m side entrance is maintained and the proposed wall sits as 
existing, not exceeding the width of the existing property. The 
property’s rear also does not exceed the existing rear extension of 
3m, and will maintain the a similar flat roof rear extension design.
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6.5	 Scale & Mass

Proposed development is designed to the highest standard and 
incorporates principles of good design including harmonizing with 
the local context and considering the scale, height, mass and bulk 
of its neighbouring properties, the street scene, and the mixed 
architectural compositions of Oak Avenue to be in compliance with 
DMHB 11. Planning precedents mentioned in 4.1 on page 11 justifies 
the proposed development as the site is surrounded by a few 
original bungalows being converted into two-storey dwellings. As 
the street has a mixed style and range of architectural composition 
as mentioned in 2.2 on page 5, this proposed development has 
extracted elements from its existing bungalow and neighbouring 
properties to create its front elevation in harmony with the street 
scene as shown in 6.6 Elevational Elements on page 23. The proposed 
roof-line does not exceed the height of other two-storey properties 
on Oak Avenue, to reflect the character of the streetscape, this is 
illustrated in 6.7 Street Elevation on page 24. The proposal fits well 
into its context and therefore, the scale of this proposal would be 
considered appropriate development.

Proposed Street Elevation

37 37A 39 41 43 45 47

6	 Proposed Development
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Entrance Door
Bay Window
Top Centre Window Gable Roof
First Floor Centre Window

34a Oak Avenue

47 Oak Avenue

31 & 31a Oak Avenue 5 Oak Avenue 4 & 4a Oak Avenue 

Existing Property

38 Oak Avenue

6.6	 Elevational Elements

Elements from the existing property and neighbouring properties 
have been extracted to create the proposed elevation, in harmony 
with the street architectural composition and the street scene. Refer 
to 6.7 Street Elevation on page 24.

6	 Proposed Development
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6.7	 Street Elevations

The new proposal has been carefully designed and is sensitive to its 
neighbouring properties. The proposal matches the ridge height of 
No.37a Oak Avenue and is not exceeding in height as compared to 
other two-storey properties on Oak Avenue. The design complements 
the architectural composition of the street and enable the proposed 
detached property to provide a good size single family dwelling.

NB: please note the elevations are not to scale and is for illustrative
purposes only.

Existing Street Elevation

Proposed Street Elevation

Roofline

6	 Proposed Development
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6.8	 Proposed Plans

NB: drawing not to scale, please refer to drawing submitted along 
side this document.
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6.8	 Proposed Plans

NB: drawing not to scale, please refer to drawing submitted along 
side this document.

6	 Proposed Development
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6.9	 Proposed Section

As per the London Plan 2021 policy D6 part 8, the minimum floor 
to ceiling height must be 2.5m for at least 75% of the gross internal 
area of each dwelling. The below section demonstrates that the 
proposed dwelling exceeds the minimum floor to ceiling height.

NB: drawing not to scale, please refer to drawing submitted along 
side this document.
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6.10	Proposed Elevations

NB: drawing not to scale, please refer to drawing submitted along 
side this document.

6	 Proposed Development
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6.11	Proposed Visual

Indicative proposed visual of 37a, 39 and 41 Oak Avenue.

6	 Proposed Development
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7.1	 Overview

The site is well-stocked with trees and green space; therefore, this proposal 
aims to preserve over 90% of the trees and green space on site. Though the 
proposal does seek to remove a small Magnolia tree, the large brick planters 
in the central front portion of the driveway in order to allow for a more 
comfortable parking space. The rear landscaping would remain as existing 
including the TPO protected oak tree. A thorough report has been made by
an arboriculturist please refer to Arboriculture Impact Assessment, Method 
Statement & Tree Protection Plan prepared by Trevor Heaps Arboriculture 
Consultancy Ltd, submitted alongside this application.

The proposal provides a variety of amenity spaces as follows.

Rear garden = 302.6 sqm
Front garden = 31.6 sqm

Proposed Front Garden Landscaping

NB: Please note the landscape plan is for indicative purposes only.

7	 Landscaping

Native Wildflower Mix

Astilbe Hyacinth

Lavender Lavandula Angustifolia

Eranthis Hyemalis

Agapanthus Headbourne White

Existing Hedge

Existing Tree
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7.2	 Proposed Landscape Plan

NB: drawing not to scale, please refer to drawing submitted along side this 
document.

7	 Landscaping
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Plant Name Photograph

Lavender Lavandula Angustifolia

Eranthis Hyemalis

Astilbe Hyacinth

Agapanthus Headbourne White

1

2

3

4

Colour

Purple

Yellow

Pink

White

Size/Height

30 – 40 cm

50 – 90 cm

45 – 90 cm

30 – 50 cm

Specification and Form

Plants to be bushy
and well formed.

Plants to be bushy
and well formed.

Plants to be bushy
and well formed.

Plants to be bushy
and well formed.

Pot Size

2L

2L

2L

2L

Density/m2

6

6

6

6

No. of Plants

20

25

50

45

Meadow Mix – Native Wildflower
(80% Grasses & 20% Wildflowers)

Type

Grasses

Name

Crested Dogtail
Wood Meadow Grass
Sweet Vernal Grass
Chewings Fescue
Common Bent Grass
Slender Red Fescue

Wildflowers Bluebell
Hedge Bedstraw
Teasel
Wood Avens
Bladder Campion
Yarrow
Self-Heal
Black Knapweed
Cowslip
Tufted Vetch
St John’s Wort
Red Campion
White Campion
Field Scabious
Meadow Buttercup
Dark Mullein
Agrimony

Quantity (%)

22%
12%
3%
20%
8%

15%

0.25%
2%

0.5%
1.5%
1.5%

1.75%
1%

1.5%
0.5%
0.5%

0.25%
2%
2%

1.5%
2%

0.25%
1%

1

2

PLANTING SCHEDULE

Supplied by Greenland Seeds (or similar approved)
Sowing rate: 4g/m2

- NO CHANGE
- APPROVED PLANNING REF : 321/APP/2022/189

SITE BOUNDARY

KEY:
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7.3	 Tree Protection Plan

Plan prepared by Trevor Heaps Arboriculture Consultancy

7	 Landscaping
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Aluminium double 
glazed windows 

RAL 7043

Aluminium double 
glazed doors 

RAL 7043

NeoTimber Essential 
Deck Board

Hybrid Balconette 
Juliet Balcony Glass 

Railing
Redland Rosemary 

Clay Plain Tile 

Ibstock Leicester 
Ivanhoe Cottage 

Blend 
Redland Rosemary 

Clay Plain Tile 

Vertical brick bond 
lintel

Lantern roof light

To reflect the mixed style and characteristics of the existing streetscape, 
the proposed design features an exposed brick across all elevations. A 
red roof tile is proposed for the new hipped roof and dormer along with 
RAL 7043 aluminium double glazed windows/doors. The windows are 
proposed to have vertical brick bond lintel. The rear features double 
glazed sliding door RAL 7043 finish, lantern roof light over the dinning 
area and a glass railing for the master bedroom Juliet balcony. These 
proposed materials will not only enhance the property’s appearance 
but also the overall street scene by creating a high-quality dwelling. 

NB: Please refer to material schedule and product specification 
submitted alongside this document for further details.

8	 Products and Materiality
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9.1	 Access

1.	 The front driveway is retained almost as existing with two car 
parking spaces and hedges, replacing the centre brick planter 
with a new one to better manoeuvre space and introduction of 
new soft planting influenced by the existing rear garden.

2.	 A gentle slope is introduced for step-free access, with the main 
entrance into the property is in the front centre.

3.	 The refuse/recycling store location is moved to the rear garden 

9	 Strategies

Proposed Ground Floor Plan Proposed First Floor Plan

Front Drive

Existing CrossoverExisting Crossover

Permeable Paving

Flat Roof Over
Ground Floor

Flat Roof Over
Ground Floor

Deck

Front Drive

Existing CrossoverExisting Crossover

Permeable Paving
Front Drive

Existing CrossoverExisting Crossover

Permeable Paving

Flat Roof Over
Ground Floor

Flat Roof Over
Ground Floor

Deck

Front Drive

Existing CrossoverExisting Crossover

Permeable Paving
Front Drive

Existing CrossoverExisting Crossover

Permeable Paving

Flat Roof Over
Ground Floor

Flat Roof Over
Ground Floor

Deck

Front Drive

Existing CrossoverExisting Crossover

Permeable Paving

Proposed Loft Floor Plan

to prevent visual clutter being added to the street scene at Oak 
Avenue. The occupiers at 39 Oak Avenue would be required to 
move the bins to the kerb on collection days via the side access.

4.	 A cycle store is also located in the rear garden with easy access 
to Oak Avenue from side entrances.

5.	 The existing right-side entrance from the doorway is retained 
and an additional door is proposed of the left side when seen 
from Oak Avenue, to access the rear garden.

6.	 The rear of the property contains two sliding doors that leads 
to the rear garden from the living area and kitchen/dining area.

7.	 A new staircase has been added to the property to access the 
first and loft floors. All the internal rooms can easily be accessible 
on both ground, first and loft floors through the hallway. 

NB: drawing not to scale, for illustrative purposes only.

1

2

3

5 7

7 7

6

5

4
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9.2	 Accessibility 
- Part M Compliance

As per the London Plan 2021 policy D5, 
development proposals should achieve the 
highest standards of accessible and inclusive 
design. The plans demonstrated on the right here 
shows that the proposed development meets 
category M4(2) of the Approved Document Part 
M. The proposed ground floor shows a study 
room adjoining with a bathroom which could 
potentially be used as additional bedroom. 
Hence, it is represented in the plan on right for 
a future use possibility and its compliance with 
Approved Document Part M.

NB: drawing not to scale, for illustrative purposes 
only. Please refer to drawings submitted 
alongside this document.

9	 Strategies
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10.2

10.2

4.34.3

Deck

Dressing

1. APPROACH TO ALL ENTRANCES
1.1. A step-free approach is designed in compliance with

Approved Document Part M.
1.2. The main approach is level, or with a neglible slope.

2. ENTRANCES
2.1. The front doors are entered via an accessible threshold

with a maximum 15mm up-stand and provide a 825mm
minimum effective clear width and a 300mm nib.

2.2. Provision for a wheelchair turning circle of 1500mm
diameter is accommodated at Entrance.

3. INTERNAL DOORS AND HALLWAYS
3.1. Hallways are a minimum of 900mm width
3.2. When approached head-on, all doors are a minimum of

750mm width
3.3. Where approach is at right-angles to a corridor, doors

should have a minimum clear opening width of 900mm.

4. CIRCULATION AREA
4.1. Provision for a wheelchair turning circle of 1500mm

diameter can be accommodated within the living and
dining area.

4.2. Within kitchens a clear width of 1200mm between
kitchen units and appliance fronts is proposed.

4.3. A clear space of 750mm to one side of the bed is
proposed within bedroom. The master bedroom provides
a clear space of 750mm to both sides.

5. ENTRANCE LEVEL LIVING SPACE
5.1. An entrance level living space is provided

6. ENTRANCE LEVEL BED SPACE
6.1. Study space could be used as temporary bedroom

space

7. ENTRANCE LEVEL BATHROOM SPACE
7.1. Bathroom is provided at entrance level in compliance

with criteria set out in Approved Document Part M,
including WC and shower. Bathroom to provide 450mm
from center line of WC to adjacent wall. Proposed floor
drain is included within a 1000mm zone from the center
of the WC.  Sink provision adn wet room is also
provided.

8. WC AND BATHROOM WALLS
8.1. Suitable fixing and support for grab rails is available at

any location on all walls, within height band of
300-1800mm from the floor. The main bathroom will be
in accordance with the standard layout set out in
Approved Document Part M.

9. STAIRS
9.1. A clear width of 900mm is provided on the staircases

within the property.

10. GLAZING AND WINDOW HANDLE HEIGHTS
10.1. Windows from the principal living space are full height

providing substantial glazing and allow people to see out
when seated.

10.2. At least one opening light in each habitable room should
be approachable and usable by a wide range of people
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9.3	 Parking

As per the standards set out in the London Plan (2021) and Hillingdon 
Local Plan Part 2 – Development Management Policies (2020), two on-site 
car parking spaces are available in the driveway on hardstanding area with 
manoeuvring space and two existing crossovers accommodating vehicular 
activity associated with the proposed 4 bed dwelling. 

In particular 1 active and 1 passive parking space is shown in line with Policy 
T6 and T6.1 of the London Plan 2021, which says within any final parking 
quantum there is a requirement for a minimum 20% EVCP provision with all 
remaining spaces designated as passive provisions in order to future proof 
the anticipated demand. 

NB: drawing not to scale, for illustrative purposes only. Please refer to drawing 
submitted alongside this document.

The London Plan (2021)

EVCP provision, below window sill level

9	 Strategies
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9.4	 Cycle Store

In accordance with the standards set out in Table 6.3 of the London Plan (2021) 
and Appendix C, Table 1 of the Hillingdon Local Plan: Part 2 – Development 
Management Policies (2020) requires development proposals to provide a 
provision of cycle parking. For this proposal, two accessible and secure cycle 
spaces have been accommodated in the rear garden of the application site.

9	 Strategies

Cycle Storage

Easy access to 
Oak Avenue

Protect a cycle store
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The bicycle storage will take the form 
of a protect a cycle store. This product 
can accommodate up to three bikes, 
is secure, covered and accessible. 
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Bin Store

Easy access to 
kerb

Bin Store

9.5	 Refuse/Recycling

In accordance with the standards set out in policy DMHB 11 of Hillingdon 
Local Plan: Part 2 – Development Management Policies (2020) requires 
development proposals to provide provision of external storage space for 
general, recycling and organic waste, with suitable access for collection. For 
this proposal, a triple bin storage is located in the rear garden of application 
site. Thought this location is beyond the collection distance of 10m from the 
public highway, it would prevent visual clutter from the street scene on Oak 
Avenue. The occupiers of 39 Oak Avenue, would be required to move the 
bins to the kerbs via the side access on collection days. 

9	 Strategies
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The bin storage will take the form of a lotus 
metal bin store with triple models. This 
product can accommodate 3 x 240 standard 
litre bins, has ventilated gables and is secure, 
covered and accessible. 
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To conclude, the proposed development described within this document 
and the associated drawings are compliant with relevant Local and National 
Planning Policy. It is respectful of the neighbouring properties and sensitive 
to the existing property and its area. The characteristics and appearance of 
the neighbourhood would not be harmed, but rather would embody and 
reinforce the existing street’s mixed styles. This careful and attentive design
will provide a positive addition to the property and Oak Avenue.

10	 Conclusion


