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

Address: 24 OLD HATCH MANOR RUISLIP

Development: Variation of Condition 2 (Approved Plans) of planning permission ref.
50771/APP/2023/2916, dated 22-12-2023 (Erection of a single storey
extension rear and double storey front extension including front gable feature,
bays and raising the height of front elevation roof. Replacement of existing
gable roof with hipped crown roof and rear dormer with Juliette balcony.
Amendments to fenestration, landscaping and outbuilding including erection of
a pergola, decking, bi-fold doors and additional boundary treatment) to amend
design of the approved outbuilding and to amend the fenestration.

LBH Ref Nos: 50771/APP/2026/1762

Drawing Nos: A0101
A0102
A0103
A0104
A0107

Date Plans received:

Date Application valid

15-07-26

15-07-26

Date(s) of Amendments(s):

1. SUMMARY
This application is made under S73 of the Town and Country Planning Act 1990 (as amended) to
vary Condition 2 (Approved Plans) attached to 50771/APP/2023/2916, to allow for amendments of
the design of the approved outbuilding and to amend the fenestration.

It is considered that the proposed alterations to the appearance of the approved development will
have no adverse effect upon the character and appearance of the dwelling, or the amenities of
adjacent residents. The revisions will have no impact on any other material considerations.

It is considered that this proposal accords with the policies of the Development Plan and is
therefore recommended for approval.

2. RECOMMENDATION
APPROVAL  subject to the following:

1. HO2 Accordance with approved

The development hereby permitted shall be carried out, retained and maintained in accordance
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with the details contained in the planning application hereby approved and plan numbers:

A0103
A0104
A0107

unless the Local Planning Authority otherwise first agrees in writing.

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

2. HH-
RPD2

Obscured Glazing and Non-Opening Windows (a)

The side window facing no. 22 Old Hatch Manor, as detailed on plan numbers A0103 and A0104,
shall be glazed with permanently obscured glass to at least scale 4 on the Pilkington scale and be
non-opening below a height of 1.8 metres taken from internal finished floor level for so long as the
development remains in existence.

REASON
To prevent overlooking to adjoining properties in accordance with Policy DMHB 11 of the Hillingdon
Local Plan Part 2 (2020).

3. RPD13 Restrictions on outbuildings

The outbuilding shall only be used for the purpose(s) stated on the approved drawings, namely, a
gym and playroom. It shall not be used for purposes such as a living room, bedroom, kitchen,
bathroom, study or as a separate unit of accommodation.

REASON
To avoid any future undesirable fragmentation of the curtilage or the creation of a separate
residential use, so as to protect the amenity of adjoining residential properties in accordance with
Policy DMHB 11 of the Hillingdon Local Plan Part 2 (2020).

4. HO7 No roof gardens

Access to the flat roof over the extension hereby approved shall be for maintenance or emergency
purposes only and the flat roof shall not be used as a roof garden, terrace, balcony, patio or similar
amenity area.

REASON
To prevent overlooking to adjoining properties in accordance with Policy DMHB 11 of the Hillingdon
Local Plan Part 2 (2020).

5. HO5 No additional windows or doors

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (as amended) (or any order revoking and re-enacting that Order with or
without modification), no additional windows, doors or other openings shall be constructed in the
walls or roof slopes of the development hereby approved.
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REASON
To prevent overlooking to adjoining properties in accordance with policy DMHB 11 of the Hillingdon
Local Plan Part 2 (2020).

INFORMATIVES

1. I59 Councils Local Plan : Part 1 - Strategic Policies

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

2. I47 Damage to Verge - For Council Roads:

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

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

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

For Private Roads: Care should be taken during the building works hereby approved to ensure no
damage occurs to the verge of footpaths on private roads during construction. Vehicles delivering
materials to this development shall not override or cause damage to a private road and where
possible alternative routes should be taken to avoid private roads. The applicant may be required to
make good any damage caused.

3. I99 Non Standard Informative

The site lies partially in a Critical Drainage Area (CDA) as identified in the Surface Water
Management Plan (SWMP) for Hillingdon. A CDA is the catchment area from which surface water
drains and contributes to drainage problems. All developments in this area must contribute to
managing the risk of flooding from surface water by reducing surface water runoff from the site.
Therefore the applicant should minimise the water from your site entering the sewers. No drainage
to support the extension should be connected to any existing surface water sewer, other than as an
overflow. Water run off from any roof or hard paving associated with the development should be
directed to a soakaway, or tank or made permeable. This includes any work to front gardens not
part of the planning application, which must be permeable or be collected and directed to a
permeable area, otherwise it would need an additional permission. A water butt should be
incorporated.

4. I15 Control of Environmental Nuisance from Construction Work

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

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

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

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

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

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

5. I2 Encroachment

You are advised that if any part of the development hereby permitted encroaches by either its roof,
walls, eaves, gutters, or foundations, then a new planning application may have to be submitted.
The validity of this planning permission may be challengeable by third parties if the development
results in any form of encroachment onto land outside the applicant's control for which the
appropriate Notice under Article 13 of the Town and Country Planning (Development Management
Procedure) (England) Order 2015 has not been served.

3. CONSIDERATIONS

3.1 Site and Locality
The site is located on the corner of Old Hatch Manor and The Ridgeway. Prior to the
commencement of works, the site was occupied by a detached dwelling that was two-storey at the
rear with a catslide roof to the front elevation and large front dormer. The dwelling benefitted from a
conservatory and a detached garage sited to the rear of the site, outside of the boundary fencing.

Number 22 Old Hatch Manor is located to the west of the application site. Number 30 The
Ridgeway is located to the south west. Both dwellings are detached.

The application site is not designated within a Conservation Area. The site does not contain any
Listed Buildings. There are no trees that are subject to a Tree Preservation Order within the site or
on adjoining land. The site is partially located within a Critical Drainage Area.

3.2 Proposed Scheme
This application is made under S73 to vary Condition 2 attached to 50771/APP/2023/2916.
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Planning permission was originally granted on 22.12.2023 for: Erection of a single storey extension
rear and double storey front extension including front gable feature, bays and raising the height of
front elevation roof. Replacement of existing gable roof with hipped crown roof and rear dormer with
Juliette balcony. Amendments to fenestration, landscaping and outbuilding including erection of a
pergola, decking, bi-fold doors and additional boundary treatment.

The application was subsequently amended under 50771/APP/2025/1457 to reduce the width of the
single storey rear extension and make non-material alterations to the fenestration.

This application proposes amendments to the design and appearance of the originally approved
outbuilding and further amendments to the fenestration. Whilst not included on the application form,
the proposed drawings would also appear to make minor alterations to the angle of the front gable
roof pitch. The proposal would again reduce the width of the rear extension from the
50771/APP/2023/2916 permission, however as above this has already been deemed to be non-
material under application 50771/APP/2025/1457.

Given that the principle of the development, and acceptability of the extensions, has already been
assessed under the previous approved application, and in terms of the single storey rear extension,
under the previous non-material amendment application, it is only the proposed alterations that
need to be assessed. In this case, the proposed alterations relate to:

- Alterations to the design / appearance of the proposed outbuilding - namely increase in footprint
from 6.3m x 3.9m to 6.6m x 4.2m; change from pitched roof to flat roof (resulting in a reduction in
maximum roof height from 3.2m to 2.75m); alterations to fenestration; change of materials from
brick to render.
- Alterations to the dwelling fenestration - namely insertion of two new first floor windows on the
east-facing flank elevation, minor alterations to the size/positioning of previously approved windows;
reduction in size of flank roof lights.
- Minor alterations to the angle of the roof pitch of the front feature gable.

3.3 Relevant Planning History

50771/APP/2026/828 24 OLD HATCH MANOR RUISLIP
Non-material amendment to planning permission ref. 50771/APP/2023/2916, dated 22-12-2023
(Erection of a single storey extension rear and double storey front extension including front gable
feature, bays and raising the height of front elevation roof. Replacement of existing gable roof with
hipped crown roof and rear dormer with Juliette balcony. Amendments to fenestration,
landscaping and outbuilding including erection of a pergola, decking, bi-fold doors and additional
boundary treatment) to reduce the size of the ground floor extension, amendments to loft
fenestration, changes to the outbuilding to provide a BBQ pit, amendments to outbuilding
materials from brick to render, the addition of a WC, and amendments to the outbuilding
fenestration.

Decision: 12-06-2026 Refusal

50771/APP/2025/1457 24 OLD HATCH MANOR RUISLIP
Non-material amendment to planning permission ref. 50771/APP/2023/2916, dated 22-12-2023
(Erection of a single storey extension rear and double storey front extension including front gable
feature, bays and raising the height of front elevation roof. Replacement of existing gable roof with
hipped crown roof and rear dormer with Juliette balcony) to amend fenestration and reduce with
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of single storey rear extension.
Decision: 16-06-2025 Approval

50771/APP/2023/2916 24 OLD HATCH MANOR RUISLIP
Erection of a single storey extension rear and double storey front extension including front gable
feature, bays and raising the height of front elevation roof. Replacement of existing gable roof with
hipped crown roof and rear dormer with Juliette balcony. Amendments to fenestration,
landscaping and outbuilding including erection of a pergola, decking, bi-fold doors and additional
boundary treatment

Decision: 22-12-2023 Approval

Comment on Planning History

As above, the application relates to 50771/APP/2023/2916, which originally established the broad
acceptability of the proposal.

As non-material amendments, this permission was subsequently amended under
50771/APP/2025/1457, to reduce the width of the single storey rear extension and make alterations
to some fenestration.

A further non-material amendment application (ref: 50771/APP/2026/828) was submitted in Spring
2026, seeking inter alia to alter the design of the proposed outbuilding, as well as enlarge it
following the replacement of the originally proposed pergola. This application was refused by the
Local Planning Authority as the proposed changes were considered to be material. This current S73
application broadly therefore seeks the relevant approval for these previously proposed alterations,
although since the 50771/APP/2026/828 application, it is noted that the proposed outbuilding has
been reduced in scale.

4. Advertisement and Site Notice

4.1 Advertisement Expiry Date: Not applicable
4.2 Site Notice Expiry Date: Not applicable

5. Comments on Public Consultation
10 neighbouring properties and the Ruislip Residents Association were consulted on the
application. This neighbour consultation period expired on 20.08.2026. No representations were
received.

INTERNAL CONSULTEES:

Highway Authority.
No Objection.

"As this variation is related to the alteration of build cosmetics and footprint, there are no envisaged
transport/ highway related implications. Hence no further comment is made".
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6. 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
DMHB 12 Streets and Public Realm
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMEI 9 Management of Flood Risk
LPP SI12 (2021) Flood risk management
LPP SI13 (2021) Sustainable drainage
DMT 6 Vehicle Parking
LPP D4 (2021) Delivering good design
LPP D6 (2021) Housing quality and standards

In addition: The proposed development would be assessed against the following plans
and all other relevant supplementary planning guidance and documents:

The National Planning Policy Framework (NPPF) (2026)
The London Plan (2021)
Local Plan: Part 1 - Strategic Policies (2012)
Local Plan: Part 2 - Development Management Policies (2020)
Local Plan: Part 2 - Site Allocations and Designations (2020)

Emerging Planning Policies

Policy DM4, paragraph 1, of the National Planning Policy Framework (NPPF)
2026 states:
"1. When preparing and considering development proposals, relevant policies
in emerging development plans may be given weight according to:
a. The stage of preparation of the emerging plan (the more advanced its
preparation, the greater the weight that may be given);
b. The extent to which there are unresolved objections to relevant policies (the
less significant the unresolved objections, the greater the weight that may be
given); and
c. The degree of compliance of the relevant policies in the emerging plan with
the policies for plan-making in this Framework (the closer the policies in the
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emerging plan to the policies in this Framework, the greater the weight that
may be given to them)."

Draft London Plan (July 2026)

The GLA are consulting on a draft new London Plan between 16th July and
15th October 2026 with the intention of replacing the previous versions of the
existing London Plan. Following the consultation, the draft London Plan will be
subject to an independent Examination in Public before final adoption,
expected in early 2028.

As the unresolved objections have not yet been submitted and published for
decision-makers to review, limited weight can be afforded to the Draft London
Plan (July 2026) at present.

7. MAIN PLANNING ISSUES

7.1 Impact on the amenities of the occupiers of neighbouring residential properties
Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
seeks to ensure that development proposals do not adversely impact on the amenity, daylight and
sunlight of adjacent properties and open space.

Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that planning applications relating to dwelling alterations and extensions will be required to
ensure that a satisfactory relationship with adjacent dwellings is achieved and there is no
unacceptable loss of outlook to neighbouring occupiers.

As above, much of the proposed development has already been deemed acceptable under the
previous approved application, and in terms of the single storey rear extension, under the previous
non-material amendment application. It is only the proposed alterations that need to be assessed.

In this instance the proposal would make minor increases to the footprint of the proposed
outbuilding, however the outbuilding itself would not be sited any closer to the rear boundary than
the outbuilding previously approved. The alterations to the area dimensions would be very modest
in nature and would therefore not have any significant impact on amenity beyond the previous
approval. In terms of height, the proposal would increase the height of the eaves of the proposed
outbuilding from approximately 2.65m to 2.75m. Again, this would be a very modest increase which
would have a negligible impact beyond the previous approval, whilst the maximum height would in
any case be reduced given the alteration from a dual pitched roof to a flat roof. Overall, given the
very modest nature of the proposed alterations to the overall dimensions, and change in roof form,
it is not considered that the proposed outbuilding would result in any greater impact on the amenity
of the adjacent neighbour, no. 30 The Ridgeway, in terms of light or outlook/overbearingness,
beyond the previous application. Whilst the proposal would alter the fenestration of the outbuilding,
all openings would face north, onto the applicant's own garden, hence no privacy concerns would
also be raised with regard to the outbuilding.

Whilst the proposed use of the outbuilding remains unchanged (gym/playroom), it is noted that a
w/c is now proposed to the rear. On balance this could be seen as reasonable given that the
gym/playroom may be used for long periods and thereby increases convenience. It is noted that the
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outbuilding would continue to not contain any other internal habitable features, such as kitchen,
lounge or bedroom. A condition was imposed on the original permission so as to tie it to its
proposed use (and prevent any potential future alteration/occupation as a separate independent
unit). On the proviso that this condition is re-imposed, it is considered that there remains
satisfactory protection in place to ensure the proposed use of the outbuilding is retained.

In terms of the fenestration alterations to the dwelling, this would primarily involve the insertion of
two new first floor windows to the east-facing flank (replacing one previously proposed window).
These windows would face onto the Ridgeway, and the publicly viewable frontages of the properties
on the opposite side of the road, where there can be no reasonable expectation of privacy. As such,
these openings are not considered to have a discernible impact on neighbour privacy, and are in
any case proposed to be obscurely glazed as per the plans. The fenestration to the west facing
flank would be broadly similar to that approved under the non-material amendment application
50771/APP/2025/1457 (which reduced the overall number of openings on this flank from the
original permission). The remaining alteration would be to the size/positioning of previously
approved openings, which would not raise any amenity concerns. Overall, it is not considered that
the proposal would raise any significant privacy concerns beyond the development approved under
the previous planning permission consented.

The proposed alterations to the front feature gable would be minor in nature and given its siting
would have no impact on neighbour amenity.

Overall, provided the existing neighbour amenity-related conditions attached to
50771/APP/2023/2916 are carried forward, given all the above it is considered that the proposed
development would continue to conform to the requirements of Policy DMHB 11 and DMHD 1 with
respect to neighbour amenity.

7.2 Impact on Street Scene
Policy D3 of The London Plan (2021) states that developments should enhance the local context,
be of 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 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.

Policy DMHD 1 requires that alterations and extension of dwellings would not have an adverse
cumulative impact on the character and appearance of the street scene, and should appear
subordinate to the main dwelling.

Policy DMHD 2 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
requires residential outbuildings to meet the following criteria:
i) the building must be constructed to a high standard of design without compromising the amenity
of neighbouring occupiers;
ii) the developed footprint of the proposed building must be proportionate to the footprint of the
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dwelling house and to the residential curtilage in which it stands and have regard to existing trees;
iii) the use shall be for a purpose incidental to the enjoyment of the dwelling house and not capable
for use as independent residential accommodation; and
iv) primary living accommodation such as a bedroom, bathroom, or kitchen will not be permitted.

In this instance, whilst the dimensions of the outbuilding have been marginally altered, it is
considered that the outbuilding would nevertheless remain of a reasonably modest size and scale,
within the maximum guideline figure of 30 sqm stated within paragraph A1.34 of Policy DMHD 2.
The outbuilding would be proportionate in footprint and subservient in appearance to the host
dwelling on account of its single storey nature and acceptable scale, whereby it would continue to
read as an ancillary addition. The design, though altered, would remain conventional. The proposed
finish would be altered from brick to render. This would not be considered visually harmful, given
that render is used in the dwelling itself, and there is evidence of render to many other properties
within the vicinity. The siting of the outbuilding would remain essentially as approved under
50771/APP/2023/2916, whereby, though visible from The Ridgeway, it would continue to be set
back from the road and thereby not appear as overly prominent. Overall, given the above it is not
considered that the proposed outbuilding would result in any significant harm to the character and
appearance of the area.

In terms of the fenestration alterations, all openings would remain of an appropriate and
proportionate size and scale with regard to their siting, and would retain a level of symmetry to the
front elevation. The feature front gable would remain of acceptable proportions, in which, despite
the change to the roof pitch, there would be negligible visual difference. No concerns would be
raised with regard to these aspects.

It is noted under the previously approved application Condition 3, it was required for the external
materials to be tied to certain plans of that application. Notwithstanding, it is noted that the scheme
has now been finished externally, in which the dwelling has been finished correctly in the materials
that were specified in that previous application. The outbuilding proposed under this application (as
well as the fenestration) has also already been implemented. Accordingly, no materials condition
would now be required.

Overall, the proposal would be considered to conform to the policies of the Development Plan in
relation to character/appearance.

7.3 Traffic Impact / Pedestrian Safety
The variations sought within this proposal focus on design changes only. The proposal would not
raise any further implications in terms of highway safety/parking beyond the 50771/APP/2023/2916
permission. This is concurred by the Highways Authority, who have raised no objections to the
proposal.

7.4 Carparking & Layout
As above.

7.5 Urban Design, Access and Security Considerations
The variations sought within this proposal focus on design changes only. The proposal would not
raise any further implications in terms of external amenity space beyond the 50771/APP/2023/2916
permission.

7.6 Other Issues
The variations sought within this proposal focus on design changes only. The proposal would not
raise any further implications in terms of drainage or biodiversity/ecology beyond the
50771/APP/2023/2916 permission. No other issues are raised.
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CONSIDERATION OF PREVIOUSLY IMPOSED CONDITIONS:

Condition 1 - Time Limit: No longer required as development has commenced.
Condition 2 - Plan Numbers: Condition to be updated to reflect the new plans and that development
has commenced.
Condition 3 - Materials: No longer required as external finish of development has been completed.
Condition 4 - Obscure Glazing. Condition to be updated to reflect the new plan and reimposed.
Condition 5 - Restriction on Outbuilding. Condition to be reimposed.
Condition 6 - No Amenity Use of Roof: Condition to be reimposed.
Condition 7 - No Additional Openings. Condition to be reimposed.

Informatives to be reimposed.

CONCLUSION

The application is recommended for approval.

Contact Officer: Christopher Lamb Telephone No:
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