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

Address: 63 LONG DRIVE RUISLIP

Development: Conversion of roof space to habitable use to include the construction of a rear
dormer, installation of three front roof lights, and conversion of the hipped roof
to gable end (retrospective application)

LBH Ref Nos: 47034/APP/2024/2561

Drawing Nos: SIDHU/PLAN/006
Location Plan
SIDHU/PLAN/003
SIDHU/PLAN/004
SIDHU/PLAN/001
SIDHU/PLAN/002
SIDHU/PLAN/005

Date Plans received:

Date Application valid

24-09-24

02-10-24

Date(s) of Amendments(s):

1. CONSIDERATIONS

1.1 Site and Locality

The application relates to a two-storey semi-detached dwelling on the south side of Long Drive,
opposite the junction with the Fairway. The application site is set back from the highway with an
area of hardstanding, providing off-road parking provision for three cars.

The property has been extended to the side and rear.

The application site is not located within a conservation area, and no listed buildings are in close
proximity.

The street scene is residential in character and appearance, with two-storey semi-detached
dwellings being the prevailing form.

1.2 Proposed Scheme

The Applicant seeks retrospective planning permission to convert the roofspace to habitable use.
This includes constructing a rear dormer, installing two front roof lights and converting the roof from
hip to gable end. The application is retrospective.
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1.3 Relevant Planning History
47034/APP/2024/2268 63 LONG DRIVE RUISLIP

Conversion of roof space to habitable use to include a rear dormer, 2 front roof lights and
conversion of roof from hip to gable end. (Application for a Certificate of Lawful Development
for a Existing Development)

Decision:

47034/APP/2022/3861 63 LONG DRIVE RUISLIP
Erection of a part single storey, part double storey rear and first floor side extension

Decision: 09-02-2023 Refused

Comment on Planning History
The ground-floor rear extension and first-floor side and rear extensions shown on the submitted
plans were refused under application reference 47034/APP/2022/3861 but allowed under appeal
reference APP/R5510/D/23/3319021.

As such, this application solely relates to the retrospective conversion of roofspace to habitable use,
including roof extensions and alterations.

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

3. Comments on Public Consultations
EXTERNAL CONSULTATION:

The Council consulted two neighbouring properties and the South Ruislip Residents Association on
09/10/24.

The consultation expired on 30/10/24.

No comments were received.

4. Local Plan Designation and London Plan

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

Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Polices:

DMHB 11 Design of New Development
DMHD 1 Alterations and Extensions to Residential Dwellings
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LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D4 (2021) Delivering good design
LPP D6 (2021) Housing quality and standards
NPPF12 -23 NPPF12 23 - Achieving well-designed and beautiful places

5. MAIN PLANNING ISSUES
The primary considerations in determining this application are the proposal's design and
appearance and impact on the character of the local area, and the proposal's impact upon the
amenities of adjoining residents.

CHARACTER AND APPEARANCE:

Policy D3 of The London Plan (2021) states that developments should enhance the local context,
be high quality, and respond to a place's existing character. They should also respect, enhance,
and utilise architectural features that contribute to the local character.

Policy D6 states that qualitative aspects of development, including layout, orientation, and form, are
crucial to ensuring successful sustainable housing.

Policy BE1 of Hillingdon Council's Local Plan Part One (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 Hillingdon Council's Local Plan Part Two (2020) states that new development
should be designed to the highest standards and incorporate principles of good design.

Policy DMHD 1 states that alterations and extensions of dwellings will be required to ensure no
adverse cumulative impact of the proposal on the character, appearance or quality of the existing
street or broader area. They should have a satisfactory relationship with adjacent dwellings, appear
subordinate to the main dwelling, respect the design of the original house, and be made of
matching materials.

Regarding roof extensions, Policy DMHD 1 further states that:

i) roof extensions should be located on the rear elevation only, be subservient to the scale of the
existing roof and should not exceed more than two thirds the average width of the original roof.
They should be located below the ridge tiles of the existing roof and retain a substantial element of
the original roof slope above the eaves line;
ii) the Council will not support poorly designed or over-large roof extensions including proposals to
convert an existing hipped roof to a gable;
iii) raising of a main roof above the existing ridgeline of a house will generally not be supported;
iv) all roof extensions should employ appropriate external materials and architectural details to
match the existing dwelling.

Policy DMHD 1 of the Hillingdon Local Plan Part 2 (2020) requires 'roof extensions should be
located on the rear elevation only, be subservient to the scale of the existing roof and should not
exceed more than two thirds the average width of the original roof. They should be located below
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the ridge tiles of the existing roof and retain a substantial element of the original roof slope above
the eaves line. The Council will not support poorly designed or over-large roof extensions including
proposals to convert an existing hipped roof to a gable.'

The dormer roof extension exceeds more than two-thirds of the width of the roof. It is not
subservient to the main roof and dominates the roof of the building. The dimensions are excessively
bulky, creating a top-heavy appearance and allowing the extension to be visible from the street. The
dormer roof extension is not set down from the main ridgeline of the pre-existing roof and fails to
retain a substantial element of the original roof slope. As such, the pre-existing roof, including the
eaves and ridgeline, is obscured by the extension.

The conversion of the hipped roof to a gable end would erode the original character of the dwelling,
is not consistent with the built form of similar-style properties along the south side of Long Drive,
and would have a juxtaposed appearance to the hipped roof of the adjoined semi-detached house.
This would detract from the area's prevailing character. Nonetheless, the Council notes the
approval of a similar hip-to-gable extension that has been constructed across the road at 76 Long
Drive (approved under application reference 30323/APP/2016/1208). As such, the hip-to-gable
extension would, on balance, be acceptable.

The proposal would cause substantial harm to the character and appearance of the area due to the
poor design and excessive bulk and scale of the rear roof extension.

The proposal is contrary to Policies D3 and D6 of The London Plan (2021), Policy BE1 of Hillingdon
Council's Local Plan Part One Strategic Policies (2012), and Policies DMHB 11 and DMHD 1 of
Hillingdon Council's Local Plan Part Two Development Management Policies (2020).

NEIGHBOURING RESIDENTIAL AMENITY:

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.

Policy DMHB 11 seeks to ensure that development proposals do not adversely impact the amenity,
daylight, and sunlight of adjacent properties and open space.

Policy DMHD 1 of Hillingdon Council's Local Plan Part Two (2020) states that planning applications
relating to alterations and extensions of dwellings will be required to ensure that a satisfactory
relationship with adjacent dwellings is achieved.

The proposal would result in a substandard design that would harm the visual amenity of
neighbouring properties at 61 and 69 Long Drive; however, on balance, this is not considered a
sufficient reason for refusal.

As the bulk of the extension is within the extent of the pre-existing roof, any effects or daylight
impact over neighbouring properties would be minimal.

While oblique views into neighbouring gardens would be available from the roof extension, this is an
accepted feature of urban living, and no side windows are proposed in the extension, thereby
avoiding inappropriate overlooking of neighbouring properties.

The proposal is in accordance with the aims of Policies D3 and D6 of The London Plan and Policies
DMHD 1 and DMHB 11 of Hillingdon Council's Local Plan Part Two Development Management
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Policies (2020) where they concern residential amenity.

PRIVATE AMENITY SPACE:

Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that planning applications relating to alterations and extensions of dwellings will be required
to ensure an adequate garden. For guidance purposes, Policy DMHB 18 and Table 5.3 of the
Hillingdon Local Plan: Part Two - Development Management Policies (2020) require four-bedroom
plus houses to be provided with at least 100 square metres of private amenity space.

The retained garden space would exceed the Local Plan's minimum requirement for 100 square
metres of private amenity space for a 4-plus bedroom dwelling.

The proposal would retain an acceptable rear garden space to meet the needs of a family-sized
house in accordance with Policies DMHD 1 and DMHB 18 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020).

CONCLUSION:

The proposed rear roof extension is excessively bulky and has a poor design. It would unduly harm
the character and appearance of the dwelling and the surrounding area.

The proposed development is not in accordance with the objectives of the National Planning Policy
Framework (2023), The London Plan (2021), and Hillingdon Council's Local Plan Part One
Strategic Policies (2012), and Part Two Development Management Policies (2020).

It is recommended that planning permission be refused.

6. RECOMMENDATION
REFUSAL   for the following reasons:

1. NON2 Harm to the character and appearance of the area

The proposed roof extension by reason of its scale, siting, and poor design, would result in an
excessive and disproportionate form of development that would obscure the original roof form and
dominate the roof of the building. As such, the development would not be a subordinate form of
development and would have a detrimental impact on the character and appearance of the host
property and on the visual amenity of the surrounding residential area. The development would,
therefore, be contrary to Policies D3 and D6 of the London Plan (2021), Policy BE1 of the
Hillingdon Local Plan: Part One - Strategic Policies (2012), and Policies DMHB 11 and DMHD 1 of
the Hillingdon Local Plan: Part Two - Development Management Policies (2020).

INFORMATIVES

1. The decision to REFUSE planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
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property) and Article 14 (prohibition of discrimination).

2. The decision to REFUSE planning permission has been taken having regard to the policies
and proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
including The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance.

DMHB
11

Design of New Development

DMHD 1 Alterations and Extensions to Residential Dwellings

LPP D3 (2021) Optimising site capacity through the design-led approach

LPP D4 (2021) Delivering good design

LPP D6 (2021) Housing quality and standards

NPPF12
-23

NPPF12 23 - Achieving well-designed and beautiful places

Standard Informatives

1. The decision to REFUSE planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

2. The decision to REFUSE planning permission has been taken having regard to the policies
and proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
including The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance..

Part 1 Polices
PT1.BE1 (2012) Built Environment

Part 2 Polices:
DMHB 11 Design of New Development
DMHD 1 Alterations and Extensions to Residential Dwellings
LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D4 (2021) Delivering good design
LPP D6 (2021) Housing quality and standards
NPPF12 -23 NPPF12 23 - Achieving well-designed and beautiful places
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Contact Officer: Mitchell Heaven Telephone No: 01895 250230
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