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Item No. Report of the Interim Director of Planning, Regeneration & Public Realm

Address: 115 WOODLANDS AVENUE RUISLIP

Development: Erection of a single storey side and rear wraparound extension

LBH Ref Nos: 5774/APP/2022/3720

Drawing Nos: Location Plan
AMBASANA_115WA_01 Rev A

Date Plans received:

Date Application valid

Date(s) of Amendments(s):

1. CONSIDERATIONS

1.1 Site and Locality

The application site comprises a two-storey semi-detached property located on the southern side of
Woodlands Avenue. The property features an existing garage, side extension and single storey rear
extension. The front of the property is laid to hardstanding and set back behind a low brick wall.

There are no heritage or policy designations on or nearby the site. The site is located within a
Critical Drainage Area.

1.2 Proposed Scheme

Planning permission is sought for the erection of a single storey side and rear wraparound
extension. For the most part, it replaces existing building footprint.

1.3 Relevant Planning History
5774/APP/2002/404 115 WOODLANDS AVENUE RUISLIP

ERECTION OF A SINGLE STOREY SIDE AND REAR EXTENSION
Decision: 02-04-2002 Approved

Comment on Planning History
The recent relevant planning history is listed above.

2. Advertisement and Site Notice
2.1 Advertisement Expiry Date: Not applicable
2.2 Site Notice Expiry Date: Not applicable
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3. Comments on Public Consultations
Seven neighbouring properties and Eastcote Residents Association were consulted on 12-12-22.
One comment was received and is summarised below:

- Provided that all external materials are in keeping and match the street scene there are no issue;
and
- Development should be built in accordance with plans;
- Construction vehicles blocking driveway.

Officer Comment: The above comments in relation to materials and plans are noted. In the event of
an approval, a condition will be secured to ensure materials match and to ensure that development
is built in accordance with approved plans. Given the scale of the development, a Construction
Management Plan is not required though any parking across driveways remains a civil matter
outside the scope of the planning considerations.

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
DMHB 12 Streets and Public Realm
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
DMEI 9 Management of Flood Risk
LPP D6 (2021) Housing quality and standards

5. MAIN PLANNING ISSUES
The main considerations are the design and impact on the character of the existing property, the
impact upon the streetscene and locality, the impact upon the amenities of adjoining occupiers, the
reduction in size of the rear garden and car parking provision.

Character and Appearance:

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 ters 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
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incorporate principles of good design. Policy DMHB 12 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020) states that development should be well integrated with
the surrounding area.

Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that alterations and extension of dwellings should not have an adverse cumulative impact on
the character and appearance of the street scene, and should appear subordinate to the main
dwelling.
With regard to side extensions, Policy DMHD 1 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020) states that:
i) side extensions should not exceed half the width of the original property;
ii) extensions to corner plots should ensure that the openness of the area is maintained and the
return building line is not exceeded;
iii) garages should reflect the size guidelines set out in Appendix C Parking standards;
iv) two storey side extensions should be set in a minimum of 1 metre from the side boundary or in
the case of properties in the Copse Wood and Gatehill Estates, at least 1.5 metres, but more if on a
wider than average plot, in order to maintain adequate visual separation and views between
houses;
v) two storey side extensions to detached and semi-detached properties should be set back a
minimum of 1 metre behind the main front elevation;
vi) where hip to gable roof extensions exist, a two storey side extension will not be supported; and
vii) in Conservation Areas, single storey side extensions may be required to be set back.

With regard to rear extensions, Policy DMHD 1 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020) states that:
i) single storey rear extensions on terraced or semi-detached houses with a plot width of 5 metres
or less should not exceed 3.3 metres in depth or 3.6 metres where the plot width is 5 metres or
more;
ii) single storey rear extensions to detached houses with a plot width of 5 metres or more should not
exceed 4.0 metres in depth;
iii) flat roofed single storey extensions should not exceed 3.0 metres in height and any pitched or
sloping roofs should not exceed 3.4 metres in height, measured from ground level;
iv) in Conservation Areas and Areas of Special Local Character, flat roofed single storey extensions
will be expected to be finished with a parapet;
v) balconies or access to flat roofs which result in loss of privacy to nearby dwellings or gardens will
not be permitted;
vi) two storey extensions should not extend into an area provided by a 45-degree line of sight drawn
from the centre of the nearest ground or first floor habitable room window of an adjacent property
and should not contain windows or other openings that overlook other houses at a distance of less
than 21 metres;
vii) flat roofed two storey extensions will not be acceptable unless the design is in keeping with the
particular character of the existing house;
viii) pitched roofs on extensions should be of a similar pitch and materials to that of the original roof
and subordinate to it in design. Large crown roofs on detached houses will not be supported; and
ix) full width two storey rear extensions are not considered acceptable in designated areas or as
extensions to Listed Buildings or Locally Listed Buildings.

The application proposes to demolish the existing side and rear extension and rebuild a new side
and rear wraparound extension. The proposed side extension will be set behind the retained garage
and will measure a depth of 2.35m and a length of 7.5m. The proposed rear extension will measure
a depth of 4m and a a length of 8m. The proposed side and rear extension will feature a gently
sloping flat roof measuring a maximum ridge height of 3.25m. The rear extension features a roof
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lantern, and 2 no. rooflights are proposed on the side elevation. Overall, it is considered that the
proposed single storey side and rear would appear as subservient additions to the host dwelling
and blend well.

It is noted that the proposed eaves of the  roof along the side elevation will sit higher than the eaves
of the existing garage and this will be visible from the street scene. However, the existing side
extension and roof is similar to the proposed and it will retain its appearance as a single storey side
extension. In light of this, it is considered that the proposal would have a neutral impact upon the
street scene.

Whilst the proposed depth of 4m does not wholly comply with policy DMHD 1, which requires 3.6m.
It is noted that the adjacent neighbouring property benefits from a 5.16m rear extension along the
boundary with the application site. In light of the above, the proposal would not appear out of
character within the immediate surrounding area, and given the presence of the neighbouring
extensions, it would remain as a subservient extension to the host dwelling.

It is therefore considered that the proposal would not cause harm to the character and appearance
of the host dwelling and the surrounding area, in accordance with Policy BE1 of the Hillingdon Local
Plan: Part One Strategic (2012) and Policies DMHB 11, DMHB 12 and Policy DMHD 1 of the
Hillingdon Local Plan: Part Two - Development Management Policies (2020).

Residential Amenity:

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, amongst other matters, that: ii) a satisfactory relationship with adjacent dwellings is
achieved; and v) there is no unacceptable loss of outlook to neighbouring occupiers.

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.

No. 113 and No. 117 are the principal properties that need to be considered in terms of residential
amenity.

No. 113 is located to the east of the site and comprises the adjoining dwelling. It has not been
extended to the rear and the proposed single storey rear will extend 4m beyond the rear building
line at No. 113. Given the single storey nature of the proposal, and absence of any first floor
extension, it is unlikely that the proposed development would result in unacceptable impact upon
the residential amenity of No. 113 to the extent that would warrant refusal. There are no windows
proposed on the side elevation which would result in overlooking or loss of privacy.

No. 117 is located to the west of the site and comprises a two-storey semi detached dwelling. The
neighbouring property benefits from a 5.16m single storey rear extension extending along the
shared boundary with the application site. In this regard, the proposed rear extension would not
extend beyond the neighbouring extension and is unlikely to result in overshadowing or loss of light.
There are no windows proposed on the side elevation which would result in overlooking or loss of
privacy.

The proposed windows on the rear elevation will overlook the private rear garden of the application
site and would not result in undue overlooking to neighbouring properties.
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Having regard to the above, it is considered that the proposal would not cause undue harm to the
living conditions of neighbouring occupiers in accordance with Policies DMHD 1 and DMHB 11 of
the Hillingdon Local Plan: Part Two - Development Management Policies (2020).

Furthermore, it is considered that all the proposed habitable rooms, and those altered by the
proposed development, would maintain an adequate outlook and source of natural light, therefore
complying with Policy D6 of the London Plan (2021).

External Amenity Space Provision:

The proposed development would retain sufficient rear garden space. This would be in accordance
with the minimum private amenity space standards set out in Table 5.3 of the Hillingdon Local Plan:
Part Two - Development Management Policies (2020). As such, it is considered that the proposal
would not undermine the provision of external amenity space for the existing occupiers at the site,
in accordance with Policies DMHD 1 and DMHB 18 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020).

Parking and Highway Safety:

The site benefits from hardstanding outside the front of the property and a garage, with enough
space for two cars. It is therefore compliant with the recommended parking standards set out in
Table 1 of Appendix C, it is considered that the proposal is unlikely to significantly exacerbate the
pressure for street parking or prejudice highway safety. The proposal therefore accords with the
overarching objectives of policy DMT 6 of the Hillingdon Local Plan Part 2 Development
Management Policies (2020).

Conclusion:

The main body of the report demonstrates that the proposal complies with the overarching
objectives of the relevant policies set out in the Hillingdon Local Plan: Part One Strategic Policies
(2012) and Part Two - Development Management Policies (2020). It is therefore concluded, taking
all matters into account, that planning permission should be granted subject to conditions.
.

6. RECOMMENDATION
APPROVAL  subject to the following:

1. HO1 Time Limit

The development hereby permitted shall be begun before the expiration of three years from the
date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990.

2. HO2 Accordance with approved

The development hereby permitted shall not be carried out except in complete accordance with the
details shown on the submitted plans, number AMBASANA_115WA_01 Rev A  and shall thereafter
be retained/maintained for as long as the development remains in existence.
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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).

3. HO4 Materials

The materials to be used in the construction of the external surfaces of the development hereby
permitted shall match those used in the existing building and shall thereafter be retained as such.

REASON
To safeguard the visual amenities of the area and to ensure that the proposed development does
not have an adverse effect upon the appearance of the existing building in accordance with Policy
DMHB 11 of the Hillingdon Local Plan Part 2 (2020)

4. 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
wall of the development hereby approved.

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

5. 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).

INFORMATIVES

1. 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. 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
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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. The site lies 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  e
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.

Part 1 Polices
PT1.BE1 (2012) Built Environment

Part 2 Polices:
DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
DMEI 9 Management of Flood Risk
LPP D6 (2021) Housing quality and standards

Contact Officer: Niamh McMenamin Telephone No: 01895 250230
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