Development Management

APP REF No.

40485/APP/2026/893

DELEGATED DECISION

- Please select each of the calegories thal enables this applicalion fo be
determined under delegafed powers

- Cntenia 1 to 5 or criteria 7 fo 9 must be addressed for all categories of
spplication, except for applicafions for Centificates of Lawfulness, elc.

APPROVAL RECOMMEMDED: GENERAL

Select an Option

1.

Mo valid planning application objection in the form of a pefition
of 20 or more signatures, has been received

2. Application complies with all relevant planning policies and is
acceptable on planning grounds

3. | There is no Committes resolution for the enforcement action

4. | There is no effect on listed buildings or their settings

5. | The site iz not in the Green Belt (but see 11 below)

REFU3AL RECOMMEMNDED: GENERAL

The delegation powers schedule has
been changed. Interim Director of
Planning, Regeneration & Public Realm
can determine this application

Case Officer:

Signature:

Date:

G. Application is contrary to relevant planning policies/standards

¥. Mo petition of 20 or more signatures has been received

&. | Application has not been supported independently by a person/s A delegated decigion is appropriate and
9. | The site iz not in Green Belt (but see 11 below) the yecommnesudation,

RESIDENTIAL DEVELOPMENT

10. | Single dwelling or less than 10 dwelling units and/or a site of
less than 0.5 ha
11. | Househeolder application in the Green Belt

conditionz/reasons for refusal and
informative's are satisfactory.

Team Manager:

COMMERCIAL, INDUSTRIAL AND RETAIL DEVELOPMENT Signature:
12. | Change of uze of retail units on site less than 1 ha or with less
than 1000 =q. m octher than a change involving a loss of A1 uses Date:
13. | Refuzal of change of use from retail class A1 to any other use
14. | Change of use of indusirial units on site less than 1 ha or with

les= than 1000=g.m. of floor space other than to a retail use.

CERTIFICATE OF LAWFULNESS

The decision notice for this application
can be issued.

[y I o 0 O

15. | Cerificate of Lawfulness (for proposed use or Development)

16. | Cerificate of Lawfulness (for exisfing use or Development)

17. | Cerificate of Appropriate Alternative Development Director ! Member of Senior

CERTIFICATE OF LAWFULNESS Management Team:

18. | ADVERTISMENT CONSENT {excluding Hoardings)

19. | PRICR APPROVAL APPLICATION Signature;

20. | OUT-OF-BOROUGH OBSERVATIONS

21. | CIRCULAR 18/84 APPLICATION Date:

22| CORPSEWOOD COVEMNANT APPLICATION

23. | APPROVAL OF DETAILS

24| ANCILLARY PLANMING AGREEMEMNT (5106 or 5.273) where MOME OF THE ABOVE DETAILS
the Heads of Terms have already received Committee approval a‘;.?ﬁéﬂsaggpsﬁt' HRERs

25. | WORKS TO TREES

26| OTHER (please specify) 10of13




A

Item No. Report of the Head of Development Management and Building Control
Address: OXENEY COURT THORNEY MILL ROAD WEST DRAYTON
Development: Retention of a detached, two-storey building to create 4 x 1-bed self-contained

flats with associated parking and installation of new crossover to front
involving demolition of existing buildings (Part Retrospective - approved under
App ref. 40485/APP/2019/1922). Installation of a 5th Flat at Loft Level with
associated amenities, landscaping and parking.

LBH Ref Nos: 40485/APP/2026/893

Drawing Nos: 05
04
02
03
AC/OXNEY/2017/COMBINED2
01
Ox 001
Ox 002

Date Plans received: 04-05-26 Date(s) of Amendments(s):

Date Application valid  04-05-26

1. SUMMARY

The application seeks planning permission for the retention of a detached, two-storey building to
create 4 x 1-bed self-contained flats with associated parking and installation of new crossover to
front involving demolition of existing buildings (Part Retrospective - approved under App ref.
40485/APP/2019/1922). Installation of a 5th Flat at Loft Level with associated amenities,
landscaping and parking.

The application site has a lengthy planning history with an application for 5 flats being refused and a
subsequent conditional approval for 4 flats over two storeys being approved. The applicant has
implemented the refused scheme which raises concerns in terms of the appearance of the frontage
resulting from additional hard landscaping being required for the 5th parking space. Concerns are
also raised in terms of the quality of the external amenity space for the occupants of the 5 flats.

2. RECOMMENDATION
REFUSAL for the following reasons:

1. NON2 Visual impact of frontage
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The proposed development, by virtue of the siting of the off street parking bays/pedestrian access,
would result in a large area of hardstanding on this frontage, and would not allow sufficient space
to mitigate this impact by way of soft landscaping. The proposal would therefore be detrimental to
the visual amenities of the street scene and character and appearance of the wider Green Belt
area in conflict with Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies
(November 2012) and Policies DMEI 4, DMHB 11, DMHB 12 and DMHB 14 of the Hillingdon Local
Plan: Part Two - Development Management Policies (2020).

INFORMATIVES

1. 171 LBH worked applicant in a positive & proactive (Refusing)

In dealing with the application the Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We have
made available detailed advice in the form of our statutory policies from the Local Plan Part 1,
Local Plan Part 2, Supplementary Planning Documents, Planning Briefs and other informal written
guidance, as well as offering a full pre-application advice service.

We have however been unable to seek solutions to problems arising from the application as the
principal of the proposal is clearly contrary to our statutory policies and negotiation could not
overcome the reasons for refusal.

3. CONSIDERATIONS

3.1 Site and Locality

The application property originally comprised a detached two storey dwelling and large outbuilding
to the rear located on the Northern side of Thorney Mill Road. The dwelling has since been
demolished and replaced by a building containing 5 flats. The site is located within the Metropolitan
Green Belt.

3.2 Proposed Scheme

The application seeks planning permission for the retention of a detached, two-storey building to
create 4 x 1-bed self-contained flats with associated parking and installation of new crossover to
front involving demolition of existing buildings (Part Retrospective - approved under App ref.
40485/APP/2019/1922). Installation of a 5th Flat at Loft Level with associated amenities,
landscaping and parking.

The differences between the previously approved and as built (proposed) scheme involve:

-The provision of a new 1-bedroom unit (Unit 5) within the loft of the building.

-An increase in the ridge height of the building (Approximately 0.8m)

-The installation of two dormers to the rear roof slope of the building.

-The provision of PV Panels and a roof light to the front roof slope of the building.

-The ground floor front bay window is replaced by an ordinary window which sits flush with the main
front facade.

-Other alterations to fenestration including minor changes to the design of windows, the installation
of flank windows at
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loft floor level, and the incorporation of smaller patio doors to the rear elevation of the building.
-The installation of glazed canopies above the front and rear external doors.
-Landscaping alterations including the provision of shingles across most of the front forecourt. Soft
landscaping is

provided to the front and sides of the front forecourt as well as to the front of the building.
-Altered boundary treatment.
-The incorporation of a short access ramp to the front of the building.
-The utilisation of the original vehicle crossover as opposed to a central crossover.
-Changes to on-site parking arrangements with parking to Units 1-4 being sited towards the west of
the front forecourt

and parking for Unit 5 being sited to the east of the front forecourt.
- Alterations to external amenity spaces, with the provision of a communal external amenity area for
Flats 3, 4, 5 to the rear of the private gardens of Flats 1 and 2.
- Bin storage has been repositioned beside the cycle store

3.3 Relevant Planning History

ENF/677/25

Unauthorised use of a detached, two storey building with habitable roof space to create 5 x 1-bed
self contained flats

Decision:

40485/APP/2022/1002 OXENEY COTTAGE THORNEY MILL ROAD WEST DRAYTON

Details pursuant to the discharge of Conditions 3 (Materials), 4 (Landscape Scheme), 5
(Sustainable water management and SUDS), 6 (Parking allocation scheme), 8 (Step Free Access
details) and 9 (Demolition and construction management plan) of planning permission ref.
40485/APP/2019/1922, dated 04/09/2019 (Erection of a detached, two-story building to create 4 x
1-bed self-contained flats with associated parking and installation of new crossover to front
involving demolition of existing buildings)

Decision: 06-06-2022 Approval

40485/APP/2019/3780 OXENEY COTTAGE THORNEY MILL ROAD WEST DRAYTON

Erection of a detached, two storey building with habitable roof space to create 5 x 1-bed self
contained flats with associated parking and installation of new crossover to front involving
demolition of existing buildings

Decision: 29-01-2020 Refusal

40485/APP/2019/1922 OXENEY COTTAGE THORNEY MILL ROAD WEST DRAYTON

Erection of a detached, two storey building to create 4 x 1-bed self contained flats with associated
parking and installation of new crossover to front involving demolition of existing buildings

Decision: 03-09-2019 Approval

40485/APP/2016/4470 OXENEY COTTAGE THORNEY MILL ROAD WEST DRAYTON

Conversion of roof space to habitable use to include a rear dormer and 2 front roof lights
(Application for a Certificate of Lawful Development for a Proposed Development)
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Decision: 23-02-2017 Approval

40485/APP/2016/3547 OXENEY COTTAGE THORNEY MILL ROAD WEST DRAYTON
Two storey side extension involving demolition of existing first floor rear element and outbuilding
Decision: 17-11-2016 Approval

40485/APP/2016/2405 OXENEY COTTAGE THORNEY MILL ROAD WEST DRAYTON
Two storey side extension involving demolition of existing first floor rear element and outbuilding
Decision: 13-09-2016 Approval

40485/C/0117/97
Enforcement(contravention of planning permission)

40485/C/97/0773 OXENEY THORNEY MILL ROAD WEST DRAYTON
Retention of rear room for office purposes and part of rear garden for 6 car parking spaces

Decision: 23-09-1997 No Further
Action(P)

40485/B

40485/A

40485

Comment on Planning History

The relevant planning history is listed above. Officers note that application reference
40485/APP/2019/3780 for the Erection of a detached, two storey building with habitable roof space
to create 5 x 1-bed self contained flats with associated parking and installation of new crossover to
front involving demolition of existing buildings was refused for the following reasons:

1. The proposal would significantly increase the built up appearance of the site and therefore
represents inappropriate development within the Green Belt in terms of the guidance contained in
the National Planning Policy Framework which is harmful by definition to its open character and
appearance. Furthermore, there are no very special circumstances provided or which are evident
which either singularly or cumulatively justify the development which would overcome the
presumption against inappropriate development in the Green Belt. The development is therefore
harmful to the Green Belt, contrary to the National Planning Policy Framework, Policy 7.16 of the
London Plan (July 2016), Policy EM2 of the Hillingdon Local Plan: Part One - Strategic Policies
(November 2012) and policies DMHB 11 and DMEI 4 of the Hillingdon Local Plan: Part Two -
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Development Management Policies (2020).

2. The proposed development, by reason of the size, scale, bulk, and design of the rear dormer
windows would be detrimental to the character, appearance and visual amenities of the street
scene and the wider Green Belt area. Therefore the proposal would be contrary to Policy BE1 of the
Hillingdon Local Plan: Part One - Strategic Policies (November 2012) and Policies DMEI 4 and
DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020).

3. The proposed development, by virtue of the siting of the off street parking bays/pedestrian
access, would result in a large area of hardstanding on this frontage, and would not allow sufficient
space to mitigate this impact by way of soft landscaping. The proposal would therefore be
detrimental to the visual amenities of the street scene and character and appearance of the wider
Green Belt area in conflict with Policy BE1 of the Hillingdon Local Plan: Part One - Strategic
Policies (November 2012) and Policies DMEI 4, DMHB 11, DMHB 12 and DMHB 14 of the
Hillingdon Local Plan: Part Two - Development Management Policies (2020).

4. The proposed development, by virtue of its failure to provide amenity space of sufficient size and
quality commensurate to the size and layout of the unit 5 would result in an over-development of the
site detrimental to the residential amenity of future occupiers. The proposal is therefore contrary to
Policies DMHB 11 and DHMB18 of the Hillingdon Local Plan: Part Two - Development
Management Policies(2020).

Application reference The proposed development, by virtue of its failure to provide amenity space of
sufficient size and quality commensurate to the size and layout of the unit 5 would result in an over-
development of the site detrimental to the residential amenity of future occupiers. The proposal is
therefore contrary to Policies DMHB 11 and DHMB18 of the Hillingdon Local Plan: Part Two -
Development Management Policies(2020). was previously approved for the erection of a detached,

two storey building to create 4 x 1-bed self contained flats with associated parking and installation
of new crossover to front involving demolition of existing buildings.

Advertisement and Site Notice

4.1 Advertisement Expiry Date: 6th July 2026
4.2  Site Notice Expiry Date: Not applicable

Comments on Public Consult
There was 1 letter of no objection received.

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
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7.2

Part 2 Polices:

DMEI 9
DMHB 11
DMHB 12
DMHB 14
LPP D4
LPP D6
LPP D8
DMEI 4
DMT 2
DMT 6
LPP G2

In addition:

Management of Flood Risk

Design of New Development

Streets and Public Realm

Trees and Landscaping

(2021) Delivering good design

(2021) Housing quality and standards
(2021) Public realm

Development on the Green Belt or Metropolitan Open Land
Highways Impacts

Vehicle Parking

(2021) London's Green Belt

Development Plan

Planning law requires that applications for planning permission be determined
in accordance with the development plan, unless material considerations
indicate otherwise.

The Development Plan for the London Borough of Hillingdon currently consists
of the following documents:

The Local Plan: Part 1 - Strategic Policies (2012)

The Local Plan: Part 2 - Development Management Policies (2020)
The Local Plan: Part 2 - Site Allocations and Designations (2020)
The West London Waste Plan (2015)

The London Plan (2021)

Material Considerations
The National Planning Policy Framework (NPPF) (2024) is also a material

consideration in planning decisions, as well as relevant supplementary
planning documents and guidance.

MAIN PLANNING ISSUES

Impact on the amenities of the occupiers of neighbouring residential properties

Policy D3 of The London Plan (2021) states that developments should deliver appropriate outlook,
privacy, and amenity. Policy D6 states the site layout, orientation, and design of dwellings should
provide privacy and adequate daylight for residents.

There are no adjacent residential properties. Therefore, it is considered that the proposed
development would not constitute an un-neighbourly form of development.

Impact on Street Scene

7 of 13



Paragraph 135 of the NPPF (2024) states:

Planning policies and decisions should ensure that developments:

a)will function well and add to the overall quality of the area, not just for the short term but over the
lifetime of the development;

b)are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;

c)are sympathetic to local character and history, including the surrounding built environment and
landscape setting, while not preventing or discouraging appropriate innovation or change (such as
increased densities);

d)establish or maintain a strong sense of place, using the arrangement of streets, spaces, building
types and materials to create attractive, welcoming and distinctive places to live, work and visit;
e)optimise the potential of the site to accommodate and sustain an appropriate amount and mix of
development (including green and other public space) and support local facilities and transport
networks; and

f)create places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users51; and where crime and disorder, and
the fear of crime, do not undermine the quality of life or community cohesion and resilience.

Policies D3 and D4 of the London Plan (2021) require development proposals to be high quality and
enhance the local context, delivering buildings and spaces that positively respond to local
distinctiveness.

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (2012) seeks a quality of
design in all new development that enhances and contributes to the area in terms of form, scale
and materials; is appropriate to the identity and context of the townscape; and would improve the
quality of the public realm and respect local character.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
advises that all development will be required to be designed to the highest standards and
incorporate principles of good design. It should take into account aspects including the scale of the
development considering the height, mass and bulk of adjacent structures; building plot sizes and
established street patterns; building lines and streetscape rhythm and landscaping

The main principle involved with the consideration of this application concerns its location within the
Green Belt.

Policy G2 of The London Plan supports the aim of the NPPF and states that The Green Belt should
be protected from inappropriate development: 1) Development proposals that would harm the green
belt should be refused except where very exceptional circumstances exist 2) Subject to national
planning policy tests, the enhancement of the Green Belt to provide appropriate multi-functional
beneficial uses for Londoners should be supported.

Policy EM2 of Hillingdon's Local Plan, notes that the Council will seek to maintain the current
extent, hierarchy and strategic functions of the Green Belt, Metropolitan Open Land and Green
Chains. Any proposals for development in Green Belt and Metropolitan Open Land will be assessed
against national and London Plan policies, including the very special circumstances test.

Policy DMEI 4 of Hillingdon's Development Management Policies notes that: A) Inappropriate
development in the Green Belt and Metropolitan Open Land will not be permitted unless there are
very special circumstances. B) Extensions and redevelopment on sites in the Green Belt and
Metropolitan Open Land will be permitted only where the proposal would not have a greater impact
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on the openness of the Green Belt and Metropolitan Open Land, and the purposes of including land
within it, than the existing development, having regard to: i) ii) iii) iv) v) the height and bulk of the
existing building on the site; the proportion of the site that is already developed; the footprint,
distribution and character of the existing buildings on the site; the relationship of the proposal with
any development on the site that is to be retained; and the visual amenity and character of the
Green Belt and Metropolitan Open Land.

Paragraphs 142 to 152 of National Planning Policy Framework (NPPF) (2024 ) provide policy
guidance in relation to 'Protecting Green Belt Land', specifying that the fundamental aim (in part) is
to prevent urban sprawl by keeping land permanently open and that the essential characteristics of
Green Belts are their openness and their permanence.

Paragraphs 153 to 160 provide guidance on 'Proposal Affecting the Green Belt'. Local planning
authorities are required to ensure that substantial weight is given to any harm to the Green Belt,
including harm to its openness. Inappropriate development is, by definition, harmful to the Green
Belt and should not be approved except in very special circumstances. 'Very special circumstances'
will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any
other harm resulting from the proposal, is clearly outweighed by other considerations.

Paragraph 153 of the NPPF states that inappropriate development is, by definition, harmful to the
Green Belt and should not be approved except in very special circumstances.

Paragraph 154 of the NPPF notes that development in the Green Belt is inappropriate unless one of
the following exceptions applies:

a) buildings for agriculture and forestry;

b) the provision of appropriate facilities (in connection with the existing use of land or a change of
use), including buildings, for outdoor sport, outdoor recreation, cemeteries and burial grounds and
allotments; as long as the facilities preserve the openness of the Green Belt and do not conflict with
the purposes of including land within it;

c) the extension or alteration of a building provided that it does not result in disproportionate
additions over and above the size of the original building;

d) the replacement of a building, provided the new building is in the same use and not materially
larger than the one it replaces;

e) limited infilling in villages;

f) limited affordable housing for local community needs under policies set out in the development
plan (including policies for rural exception sites); and

g) limited infilling or the partial or complete redevelopment of previously developed land (including a
material change of use to residential or mixed use including residential), whether redundant or in
continuing use (excluding temporary buildings), which would not cause substantial harm to the
openness of the Green Belt. h) Other forms of development provided they preserve its openness
and do not conflict with the purposes of including land within it.

Paragraph 155 of the NPPF states that the development of homes, commercial and other
development in the Green Belt should also not be regarded as inappropriate where all the following

apply:

a) The development would utilise grey belt land and would not fundamentally undermine the
purposes (taken together) of the remaining Green Belt across the area of the plan;

b) There is a demonstrable unmet need for the type of development proposed;

c) The development would be in a sustainable location, with particular reference to paragraphs 110
and 115 of NPPF; and

d) Where applicable the development proposed meets the 'Golden Rules' requirements set out in
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paragraphs 156-157.

In terms of scale, the proposal differs from that which was granted planning permission in 2019
under application reference 40485/APP/2019/1922 in that the building has been built 0.8m higher,
Has two rear facing dormers. The changes result in the provision of a 5th flat at roof level.

The applicants acknowledge that application 40485/APP/2019/3780 did provide rear dormers and
was refused based on the size of the development forming an inappropriate form of development
within the green belt. However this decision was made prior to the concept of grey belt land being
introduced within the NPPF. The policy context has changed since the determination of application
40485/APP/2019/3780, and the applicant considers that this should be factored into account within
the Council's decision.

With regard to criteria a, officers agree that the proposal would not fundamentally undermine the
purposes of the Green Belt. The original site was considered to be previously developed land and
benefits from a planning permission for a building of the same footprint, albeit with a ridge height
0.8m lower and without the two rear facing dormers. Officers consider, on balance,, that the
additional bulk and massing resulting from the enlarged building, does not result in sufficient harm
to the openness of the Green Belt to justify a refusal of planning permission.

With reference to criterion (b) of 155 of the NPPF, the applicant considers that there is a
demonstrable unmet need for the type of development proposed, with the development resulting in
a net increase (1 unit) in housing stock within the borough, contributing positively to Hillingdon
Council's and the London Plan's currently strategic housing targets, which have currently not been
fulfilled.

With reference to criterion (c) of 155 of the NPPF, officers consider that the development would be
within a sustainable location. With reference to criterion (D) of 155 of the NPPF, the proposal is not
a major development and the Council has not released the land from the Green Belt as such the
'Golden Rules' would not apply to this development.

Based on the development's consistency with Paragraph 155 of the NPPF, it is considered to form
an appropriate development.

Significant concerns are however raised in terms of the visual impact of the frontage and the
amount of hard surfacing required to meet the Council's parking standards in respect of the
additional unit.

Policy DMHB 14: Trees and Landscaping requires:

A) All developments will be expected to retain or enhance existing landscaping, trees, biodiversity
or other natural features of merit.

B) Development proposals will be required to provide a landscape scheme that includes hard and
soft landscaping appropriate to the character of the area, which supports and enhances biodiversity
and amenity particularly in areas deficient in green infrastructure.

C) Where space for ground level planting is limited, such as high rise buildings, the inclusion of
living walls and roofs will be expected where feasible.

D) Planning applications for proposals that would affect existing trees will be required to provide an
accurate tree survey showing the location, height, spread and species of trees. Where the tree
survey

identifies trees of merit, tree root protection areas and an arboricultural method statement will be
required to show how the trees will be protected. Where trees are to be removed, proposals for
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7.3

7.4

replanting of new trees on-site must be provided or include contributions to offsite provision.

There are no TPO's or Conservation Area designations affecting the area. The site lies within the
Green Belt, albeit the character of this site is blighted by a sense of urban fringe, including the
neighbouring industrial yard. No trees or other landscape features have been lost. The approved
scheme for 4 flats secured approval of the landscaping scheme under application reference
40485/APP/2022/1002. Officers note that the landscaping has not been carried out in accordance
with the approved details. The current scheme seeks approval for 5 x parking spaces which
reduces the available space for soft landscaping. Due to the proposed siting of the off street parking
bays and direct pedestrian access for the development, it is considered this results in a large area
of hardstanding/parking on this frontage, and would not allow sufficient space to mitigate this impact
by way of soft landscaping. The proposal is therefore detrimental to the visual amenities of the
street scene and character and appearance of the wider area in conflict with Policies DMHB 11 and
DMHB 14 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020).

Traffic Impact/Pedestrian Safety

See below

Carparking & Layout

Policy DMT 2: Highways Impacts states:

Development proposals must ensure that:

i) safe and efficient vehicular access to the highway network is provided to the Council's standards;
ii) they do not contribute to the deterioration of air quality, noise or local amenity or safety of all road
users and residents;

iii) safe, secure and convenient access and facilities for cyclists and pedestrian are satisfactorily
accommodated in the design of highway and traffic management schemes;

iv) impacts on local amenity and congestion are minimised by routing through traffic by the most
direct means to the strategic road network, avoiding local distributor and access roads; and

v) there are suitable mitigation measures to address any traffic impacts in terms of capacity and
functions of existing and committed roads, including along roads or through junctions which are at
capacity.

Policy DMT 6: Vehicle Parking states:

A) Development proposals must comply with the parking standards outlined in Appendix C Table 1
in order to facilitate sustainable development and address issues relating to congestion and
amenity.

The Council may agree to vary these requirements when:

i) the variance would not lead to a deleterious impact on street parking provision, congestion or
local amenity; and/or

ii) a transport appraisal and travel plan has been approved and parking provision is in accordance
with its recommendations.

B) All car parks provided for new development will be required to contain conveniently located
reserved spaces for wheelchair users and those with restricted mobility in accordance with the
Council's Accessible Hillingdon SPD.

The submitted plans indicate 5 car parking spaces can be provided within the frontage which would
meet the Council's Parking Standards. In the event of an approvable scheme, a condition to secure
an active EVCP would be imposed along with a condition to secure details of the secure cycle
storage.
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7.5

7.6

Urban Design, Access and Security Considerations
Policy DMHB 16: Housing Standards states:

All housing development should have an adequate provision of internal space in order to provide an
appropriate living environment. To achieve this all residential development or conversions
should:meet or exceed the most up to date internal space standards. The proposed as built position
is for:

Flat 1 - 1 bedroom 2 person - 57sgm
Flat 2 - 1 bedroom 2 person - 59sqm
Flat 3 - 1 bedroom 2 person - 52sqm
Flat 4 - 1 bedroom 2 person - 52sqm
Flat 5 - 1 bedroom 2 person - 72sqm

All 5 flats exceed the minimum space standards.
Policy DMHB 18: Private Outdoor Amenity Space states:

All new residential development and conversions will be required to provide good quality and
useable private outdoor amenity space. Amenity space should be provided in accordance with the
standards set out in Table 5.2.

Private gardens are provided for Units 1 and 2, and a communal rear garden serving Units 3, 4, and
5 has been provided to the rear of this. The private gardens for Unit 1 is approximately 20m2 in
area and the private garden for Unit 2 is approximately 22m2 The area of the communal garden
serving Units 3, 4 and 5 is approximately 67m2 m. Officers have visited the site and are satisfied
that the level of outdoor amenity space is acceptable to serve the 5 units. In the event of an
approvable scheme, a landscaping would be imposed which could secure additional planting to
improve the quality of the shared communal outdoor amenity space to the rear.

Other Issues
BNG

Biodiversity net gain is a way of creating and improving biodiversity by requiring development to
have a positive impact ('net gain') on biodiversity. In England, Biodiversity Net Gain (BNG) is
mandatory under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by
Schedule 14 of the Environment Act 2021). It became mandatory for major developments on 12
February 2024 and small sites on 2 April 2024. Developers must deliver a BNG of at least 10%.
This means a development will result in more or better-quality natural habitat than there was before
development. The land owner is legally responsible for creating or enhancing the habitat and
managing that habitat for at least 30 years to achieve the target condition.

The applicant advises that the development was carried out in 2024 prior to the introduction of the
mandatory BNG requirequiresments. However, the development was unlawfully carried out in 2024
and is required to be considered in accordance with the current development plan requirements.
Should the application have been recommended for approval, a planning condition would have
been imposed requiring submission and approval of a Habitat Management and Monitoring Plan,
alongside evidence of the purchase of the necessary off-site biodiversity units or statutory credits,
to secure compliance with Schedule 7A of the Town and Country Planning Act 1990 (as amended),
Policy G6 of the London Plan (2021), Policy EM7 of the Hillingdon Local Plan Part 1 (2012), and
Policies DMEI 7 and DMHB 14 of the Hillingdon Local Plan Part 2 (2020).
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CIL

The Council adopted its own Community Infrastructure Levy (CIL) on August 1st 2014 and the
Hillingdon CIL charge for residential developments is £95 per square metre of additional floorspace.
This is in addition to the Mayoral CIL charge of £60 per sq metre.

8. Reference Documents

The Local Plan: Part 1 - Strategic Policies (2012)

The Local Plan: Part 2 - Development Management Policies (2020)
The Local Plan: Part 2 - Site Allocations and Designations (2020)
The West London Waste Plan (2015)

The London Plan (2021)

Contact Officer: Nicola Taplin Telephone No: 01895 250230

13 of 13



