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1. Introduction 
1.1. Pegasus Group is instructed by Anchor (the Applicant) to submit an application for 

planning permission for the change of use of a site containing 72 units of assisted living 
accommodation and ancillary communal facilities (Class C2) on land off Thompson Road & 
St Luke's Road, Former RAF Uxbridge. It is proposed to occupy the site as retirement 
apartments for over 55s within Use Class C3.  

1.2. Construction of the building was recently completed under planning permission granted in 
2020 (reference 585/APP/2019/829) for the following development: 

“Erection of a building containing 72 assisted living apartments and communal 
facilities (Use Class C2) with associated parking and landscaping.” 

1.3. Following the discharge of the relevant conditions, and several minor amendments to the 
scheme (see Section 3 of this statement for further details), the planning permission was 
implemented and the building is now complete, though unoccupied. 

1.4. Discussions with Hillingdon’s Housing Team have established that they are not supportive 
of the delivery of socially rented dwellings in a Class C2 use at this site; however, they are 
strongly supportive of socially rented Class C3 accommodation.  

1.5. Therefore, in order to secure the future occupation of the development, which is complete 
but will lie empty until suitable occupation can be agreed with the Council’s Housing 
Officers, the Applicant is seeking a change of use from Class C2 to Class C3 with 100% 
affordable housing provision. 

1.6. This Statement will set out the planning justification for the proposed change of use when 
considered against current adopted local and national planning policy. Regard should be 
had to the original planning permission ref. 585/APP/2019/829 (‘the 2020 permission’) 
during the determination of this application and the following documents should be read in 
conjunction with this Statement: 

• The supporting plans 

• Design and Access Statement 

• Air Quality Assessment 

• Affordable Housing Statement 

• Transport Statement 

• Travel Plan 

• Fire Statement 

• Biodiversity Net Gain Statement 
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2. Site and Surrounding Area 
2.1. The application site forms part of St Andrew’s Park (the former RAF Uxbridge site), located 

to the east of the Uxbridge Town Centre extension. 

2.2. The site is occupied by a single building which contains a mix of 1 and 2-bedroom 
apartments which are approved for occupation in a Class C2 use, where residents are 
required to be in need of a minimum amount of care as set out in the S106 Agreement 
which accompanies the 2020 permission. 

2.3. Undercroft parking and a plant area are located at lower ground floor level together with 
space for refuse storage, and there are communal facilities such as a café, lounge and hair 
salon at ground floor level. 

2.4. The existing building is arranged in an ‘L’ shape along the southern and eastern site 
boundaries with parking and landscaping to the north. The building ranges from 7-storeys in 
height at the south western corner, stepping down to 5-storeys to the north and east along 
the boundary with St Andrew’s Road. 

2.5. A total of 53 parking spaces are provided within the site including 29 at lower ground floor 
level and 2 motorcycle spaces. Of these, 10 are disabled bays and there are a total of 22 
electric vehicle charging bays within the lower ground floor. Cycle parking is also provided 
at lower ground floor level and there is a buggy park inside the building at ground floor level 
for the storage of mobility scooters. 

2.6. When the site is in use, the surface parking bays will be accessed via St Luke’s Road and 
access to the undercroft parking will be via Thompson Road. 

2.7. The site is bounded by St Andrew’s Road to the south and west, by St Luke’s Road to the 
north and by Thompson Road to the east. The area to the north of the site comprises 
unoccupied and semi-derelict former RAF accommodation which is likely to be 
redeveloped in the future. To the east and south of the site is the District Park and new 
Residential Triangle development.  

2.8. The site is situated within a Developed Area as identified in the policies of the Hillingdon 
Local Plan Part 1: Strategic Policies (November 2012). 

2.9. The site is not located within a Conservation Area and there are no Listed Buildings within 
or adjacent to the subject site.  The application site lies within Flood Zone 1, the area with 
least probability of flooding.  
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3. Planning History   

Pre-application discussion  

3.1. Anchor met (online) with Planning Officer Ed Laughton and Daniel Kennedy, Corporate 
Director of Central Services in late March 2024, to discuss the proposals in general, 
following the initial concerns raised by Officers over the provision of care at this site. 

3.2. At the meeting, it was agreed that, should both the Council and Anchor wish to proceed 
with social housing nominations that did not contain provision of care but instead target a 
mix of older persons contained on the Housing Waiting list throughout the Borough to 
maximise the accommodation offering, then the most logical way to move forward would 
be to apply for a change of Use Class. 

3.3. Following this, Pegasus has been liaising with Ed Laughton over the suite of documents 
required to support this planning application prior to submission.  

585/APP/2019/829 - The 2020 Permission 

3.4. Planning permission was granted on 18 February 2020 for the following development: 

“Erection of a building containing 72 assisted living apartments and communal 
facilities (Use Class C2) with associated parking and landscaping.” 

3.5. This permission granted a Class C2 use subject to a S106 Agreement specifying a range of 
occupancy restrictions and requirements for the ongoing occupation of the development 
to ensure that the site is occupied in a Class C2 use. A copy of the decision notice and 
associated S106 is attached at Appendix 1. 

3.6. Importantly, no affordable housing or CIL contributions were secured through this 
application due to the nature of the Class C2 accommodation.  

3.7. Following the approval of this application, all details reserved by condition have been 
approved by the LPA. These include the landscaping, external materials and management of 
the site. 

3.8. Minor amendments have been made to the scheme through non-material amendments. 
NMA ref. 585/APP/2022/131 was granted on 4 August 2022 for changes to the internal 
layout, minor changes to the external elevations and the introduction of roof terraces.  

3.9. Following this, the specific requirements for parking at the site were amended through an 
NMA (ref. 585/APP/2023/1204) to alter the wording of condition 6 which specifies the 
number of parking spaces and provision for disabled bays and EV charging. This was 
approved on 24 April 2023.  

585/APP/2023/811 – Rooftop Plant 

3.10. Planning permission for the installation of rooftop plant and acoustic enclosures on the 
approved building was granted on 22 May 2023. The permission was granted with stringent 
noise limits to protect the amenity of residents. 
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585/APP/2009/2752 – The Outline Permission 

3.11. Planning permission ref. 585/APP/2009/2752 was granted on 18th January 2012 for the 
redevelopment of the RAF Uxbridge site. The approved development included outline 
permission (with all matters resolved except for access) for demolition of existing buildings 
and the creation of up to 77 no. one-bedroom assisted living retirement accommodation of 
between 3 to 4 storeys at the subject site. 

3.12. The permission also granted outline consent for the creation of up to 1,296 residential 
dwellings (Class C3) of between 2 to 6 residential storeys as well as a number of other 
proposals. 
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4. The Proposal 
4.1. This application seeks planning permission solely for the change of use of the site from 

Class C2 care accommodation to age-restricted Class C3 residential accommodation for 
the over 55s. 

4.2. The building is now an existing building, with construction complete, and there are no 
physical changes to the building or wider site proposed under this application. The 
approved and completed landscaping and parking provision on-site will be retained. The 
supporting plans confirm this. 

4.3. The ancillary communal areas comprising the café, lobby, hairdressers etc. will be retained 
for use by the future residents. 

4.4. As set out in the accompanying Affordable Housing Statement, the proposals are for 100% 
of the apartments to be affordable, socially rented apartments. This is as agreed with the 
Council’s Housing Officers.  
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5. Planning Policy 
5.1. Since the 2020 permission was granted, there have been changes to relevant national and 

local planning policy, guidance and case law. While we have not reproduced all relevant 
policy below, we have summarised the relevant changes since the original approval. 

National Planning Policy Framework 

5.2. Updated versions of the National Planning Policy Framework (NPPF) were published in July 
2021, September 2023 and December 2023. The December 2023 amendment made 
changes to assessment of housing land supply, however these are not relevant to the 
proposals for reasons discussed in the following section.  

The Development Plan  

Hillingdon Local Plan Part 1: Strategic Policies (2012)  

5.3. This document formed part of the development plan at the time the previous application 
was determined. 

Hillingdon Local Plan Part 2: Development Management Policies (2020) 

5.4. The Local Plan Part 2 became part of the development plan in January 2020, just prior to 
the approval of the 2020 permission, but long after the application was considered at 
planning committee. 

5.5. Policy DMH7 of the Local Plan Part 2 seeks to secure a minimum of 35% of all new homes 
on sites of 10 or more units to be delivered as affordable housing which should be built to 
the same standard and would share the same amenity as private housing. 

5.6. Policy DMH8 relates to sheltered housing and care homes. The policy seeks only to direct 
the provision of new sheltered housing/care development and does not seek to protect 
existing facilities from changes of use. 

The London Plan March 2021 

5.7. Since the 2020 permission was granted, the Greater London Authority adopted a new 
London Plan (March 2021), which supersedes the previous version against which the 
application was assessed.  

5.8. It includes various additional or amended requirements for development including 
specifically seeking affordable housing contributions from most Class C2 developments. 

Mayoral Community Infrastructure Levy  

5.9. The Mayor's current Community Infrastructure Levy (MCIL2) was introduced in 2019; and 
has not changed since the 2020 permission was granted. However, charges are index 
linked.  
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5.10. The Mayoral CIL charge for all development (with minor exceptions not relevant here) within 
the London Borough of Hillingdon is £60 per m2.  

London Borough of Hillingdon CIL Charging Schedule 

5.11. LBH’s CIL Charging Schedule came into force in August 2014, and charges are index linked.  

5.12. Use Class C2 development falls within the “All other uses” category, to which a £0 rate 
applies. Therefore a nil charge was applicable to the 2020 permission. 

5.13. The charge for Residential Dwelling Houses (C3) is £95 / sqm. The index linked rate for 2023 
is £142.30. This will continue to increase in line with indexing.  

5.14. However, it is expected that the proposed development will qualify for social housing relief 
from CIL, 
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6. Planning Assessment 
6.1. This application seeks planning permission for the change of use of the approved assisted 

living accommodation (Class C2) at the completed development to retirement apartments 
for over 55s (Class C3). 

6.2. Aside from the nature of the use of the apartments, all other details approved under the 
2020 permission remain unchanged. As such, the following aspects of the development 
have been assessed and approved through the previous application and do not require 
further comment or consideration in the determination of this application: 

• Quantum of Development and Scale 

• Character and Design 

• Flooding and Drainage 

• Ecology and the Environment 

• Trees and Landscaping and 

• Residential Amenity 

6.3. The matters that do require assessment under this application are considered to be limited 
to: 

• The Principle of Development 

• Highways and Parking Considerations 

6.4. These matters are discussed in turn below. 

The Principle of Development 

6.5. The proposal is for the change of use of the development to allow the existing 72 assisted 
living apartments to be occupied as 72 retirement apartments (Class C3), together with 
communal facilities. The building and development of the wider site have been completed 
and no physical works to the site are proposed site through this application. 

Replacement of Class C2 Accommodation with Class C3 Accommodation 

6.6. Policy DMH1 of Hillingdon Council’s Local Plan safeguards the existing housing stock (within 
Class C3) and the Outline permission (ref. 585/APP/2009/2752) confirms that site is a 
suitable location for residential development. 

6.7. Conversely, there is no policy protection against the loss of specialist housing or Class C2 
uses. Further, the adopted London Plan and Hillingdon Local Plan, while recognising the 
need for specialist housing and care developments, place greater emphasis on the need for 
general needs housing, particularly affordable housing.  
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6.8. Hillingdon Council adopted a Supplementary Planning Document for the redevelopment of 
the former RAF Uxbridge site in 2009 which suggested that, as part of the affordable 
provision for the wider development, provision of older persons housing would be required. 
The SPD states at paragraph 5.25 that “as part of the affordable housing requirements, 
provision will be required for specialist housing for extra care housing for older people… 
further liaison will be required with the Development Team in the Council’s Social Services 
and Housing Department as specialist housing priorities may change over time” 
[Pegasus’ emphasis]. 

6.9. Following discussions with Council’s Strategic Housing Officers, it has been established that 
they would not be able to support the care provision required to deliver Class C2 units, but 
would strongly support the delivery of Class C3 affordable housing specifically for older 
people. The adopted SPD for the redevelopment of the RAF Uxbridge site predicted the 
need for flexibility in the approach to specialist housing and Anchor has sought to 
coordinate with the relevant teams within the Council to ensure suitable accommodation is 
delivered. The proposal enables the Council to deliver a wider-range of specialist housing 
to a wider older client group, including targeting downsizers to free-up social family housing 
units. 

6.10. It should be noted that, despite the loss of Class C2 units, the proposal will still constitute 
specialist housing for older people. The apartments will be age-restricted retirement 
apartments and residents will be provided with on-site communal facilities that will ensure 
that they can remain in their homes if their health deteriorates, and their mobility is 
reduced. Facilities such as the buggy store and lifts, and the accessible layout of the 
building and surrounding area will ensure that the apartments will provide adaptable 
accommodation for older people, even under the new Class C3 use. 

6.11. The proposed provision of a different form of specialist accommodation for older people 
still has the potential to free up a proportionate amount of family housing for reoccupation 
in a more efficient manner. 

6.12. As such, the loss of the Class C2 units and replacement with Class C3 dwellings is 
acceptable. 

Tenure 

6.13. As the proposals are for a Class C3 use, Policy DMH8 requires that a minimum of 35% of 
dwellings are delivered as affordable housing (delivered as a mix of socially rented (70%) 
and intermediate (30%)). This equates to 27 dwellings.  

6.14. However, as set out in the accompanying Affordable Housing Statement, it is proposed that 
100% of the apartments will be delivered as affordable housing. This equates to 185% of the 
policy-compliant provision and will be a significant public benefit to be weighed in favour of 
the proposed development.   

6.15. As agreed with the Council’s Housing Officers, all units will be provided as socially rented 
dwellings. Whilst this is acknowledged to be a departure from the preferred housing mix as 
set out in policy, it responds to the needs of the Council. 
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Quantum and Unit Mix 

6.16. The number of apartments provided at the application site remains the same as approved 
through the 2020 permission; and an age restriction of 55 years and over is proposed. As 
such, there will be no intensification of the use of the site. 

6.17. Whereas policy generally seeks a proportion of residential development to represent 
‘family-sized’ dwellings (containing 3 or more bedrooms), this is not required for the 
proposed tenure and intended occupier (older people). Taken together, the freeing up of 
family-sized accommodation and the provision of specialist affordable housing is in 
accordance with the aims of adopted policy for specialist housing as clarified at paragraph 
5.25 of the SPD discussed above.  

Principle of Development: Conclusion  

6.18. Overall, the proposed change of use of the site is required to ensure that the completed 
development can be occupied. Without a Class C3 Use, other departments within the 
Council cannot support the occupation of the units as affordable housing for older people, 
and they will remain vacant indefinitely.  

6.19. The proposed change of use is policy-compliant, and significant benefits will arise as a 
result of it facilitating occupation of the site as 72 units of affordable housing for older 
people. Therefore, the principle of development has been demonstrated to be acceptable.   

Highways and Parking Considerations 

6.20. The 2020 permission, and details submitted in support of the variation of condition 6, 
secure the provision of a total of 53 parking spaces on site. These include disabled spaces, 
spaces for visitors, 12 EV charging bays, and 2 motorcycle spaces. In addition, cycle parking 
is provided within the lower ground floor. 

6.21. The number of units of accommodation is not affected by the proposal, and occupancy 
rates are unlikely to be significantly different as a result of the proposed change of use. The 
proposed Class C3 use is for older people (over 55s) only, where there is a reduced parking 
demand when compared with open Class C2 residential development, where staff 
attendance and visits from care providers are likely to frequently arise.  

6.22. This is reflected in an update to the Transport Statement which has been commissioned to 
assess the potential effect on trip-generation and parking demand when compared to the 
Class C2 scheme.  The Transport Statement confirms that the change of use will result in a 
slight reduction in the number of trips resulting from the Class C3 occupation of the site.  

6.23. The Transport Statement also addresses parking requirements for the development. The 
proposal is for sheltered accommodation for older persons. The provision has been 
assessed against the parking provision for similar developments by Anchor elsewhere and 
has been found to be above the average parking provision this type of housing. As such, the 
parking provision is sufficient to support the use without resulting in increased pressure on 
parking beyond the site’s boundaries.  
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6.24. Furthermore, the site’s constraints are such that the maximum amount of car parking has 
been provided. If the Council were to require additional parking this could result in the 
development as a whole being left vacant. 

6.25. The NPPF states that applications should only be refused on highways grounds where the 
impacts are severe. It has been demonstrated that the number of trips associated with the 
use is lower and that the parking provision is sufficient to support the Class C3 use. 
Therefore, there is no potential for severe impacts on the highway network as a result of the 
change of use. Any perceived potential for highways impacts needs to be weighed against 
the significant benefits of enabling the use of this new-build development, and the 
provision of 72 no. affordable homes.  
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7. Conclusions 
7.1. This Statement supports an application for the change of use of the recently completed 

development on land off Thompson Road and St Lukes Road, Former RAF Uxbridge, from 
Class C2 assisted living units and ancillary communal spaces, to Class C3 retirement 
apartments for the over 55s. All dwellings will be delivered as affordable housing. 

7.2. The Statement demonstrates that there is no adopted policy which protects against the 
loss of Class C2 specialist accommodation, and that the proposed Class C3 older persons’ 
housing is appropriate in this location. 

7.3. The provision of 100% affordable housing will be of substantial benefit to the affordable 
housing targets in Hillingdon and the provision of bespoke retirement accommodation will 
help to free up existing family housing elsewhere in the Borough. 

7.4. The potential highways impacts have been assessed within the supporting Transport 
Statement which concludes that there will be no unacceptable impact on the local highway 
network. 

7.5. All other considerations (such as design, ecology etc.) remain unchanged from the 2020 
permission and do not require further consideration. 

7.6. Therefore, the proposed change of use is in accordance with adopted local and national 
planning policy. 
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Appendix 1 – Decision notice and S106 Agreement ref. 
585/APP/2019/829 
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The Council of the London Borough of Hillingdon as the Local Planning Authority
within the meaning of the above Act and associated Orders GRANTS permission for
the following:-

Permission is subject to the condition(s) listed on the attached schedule:-

Application Ref:  585/APP/2019/829Miss Elizabeth Fowler
Pegasus Planning Group Ltd.
First Floor, South Wing 
Equinox North, Great Park Road
Almondsbury, Bristol   BS32 4QL

Description of development:

Location of development:

Erection of a building containing 72 assisted living apartments and communal facilities (Use
Class C2) with associated parking and landscaping.

Land Off Thompson Rd & St Luke'S Rd, Former Raf
Uxbridge  Hillingdon Road Uxbridge 

Head of Planning, Transportation and Regeneration

Date:  18 February 2020 
 

GRANT OF PLANNING PERMISSION

NOTES:
           

(i)  Please also see the informatives included in the Schedule of Conditions.

(ii) Should you wish to appeal against any of the conditions please read the attached 
     sheet which explains the procedure.

(iii)This decision does not convey any approval or consent which may be required 
     under any by-laws, building regulations or under any Act other than the Town and
     Country Planning Act 1990 (as amended). 

08 March 2019Date of application:

Plan Numbers:

TOWN AND COUNTRY PLANNINGACT 1990 (AS AMENDED)

See attached Schedule of plans 
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SCHEDULE OF CONDITIONS

GRANT OF PLANNING PERMISSION
Application Ref: 585/APP/2019/829

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.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers:
5125-TFP-ZZ-ZZ-DR-A-2047 Rev P01
5125-TFP-ZZ-ZZ-DR-A-2041 Rev P02
5125-TFP-ZZ-B1-DR-A-2042 Rev P04
5125-TFP-ZZ-00-DR-A-2043 Rev P10
5125-TFP-ZZ-ZZ-DR-A-2044 Rev P03
5125-TFP-ZZ-ZZ-DR-A-2045 Rev P02
5125-TFP-ZZ-ZZ-DR-A-2046 Rev P03
5125-TFP-ZZ-ZZ-DR-A-2070 Rev P03
5125-TFP-ZZ-ZZ-DR-A-2071 Rev P03
5125-TFP-ZZ-ZZ-DR-A-2072 Rev P03
5125-TFP-ZZ-ZZ-DR-A-2073 Rev P03
1605-L-2 Rev E
7100-D-AIA Rev B
SKM _2581908021370 Rev 01 (dated 2nd August)
019.020.E.01 Rev P3; and shall thereafter be retained/maintained for as long as the
development remains in existence.
 
REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012), the Emerging Hillingdon Local Plan:
Part 2 Development Management Policies and the London Plan (2016).

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:
Planning Statement P17-2203 Revision A
Heritage Note HA/P17-2203
Draft Heads of Terms February 2019
Noise Impact Assessment Rev 01 14 March 2019
Ground Investigation 18.11.002 February 2019
Waste Management Plan P17-2203 Rev A 05/07/19
Response to Access Officer KDE/RGR/5125 May 2019
Transport Assessment ITR/MT/5222/TP.1 February 2019 

Thereafter the development shall be retained/maintained in accordance with these
details for as long as the development remains in existence

REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012), the Emerging Hillingdon Local Plan:
Part 2 Development Management Policies and the London Plan (2016).

1

2

3

.

.

.

TOWN AND COUNTRY PLANNINGACT 1990 (AS AMENDED)
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SCHEDULE OF CONDITIONS

Application Ref: 585/APP/2019/829

Prior to above ground works, details of all materials and external surfaces, including
details of balconies, shall be submitted to and approved in writing by the Local
Planning Authority. No cladding is to be used within the development. Thereafter the
development shall be constructed in accordance with the approved details and be
retained as such.

Details should include information relating to make, product/type, colour and
photographs/images. 

REASON
To ensure that the development presents a satisfactory appearance in accordance
with Policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012) and Policy DMHB 11 of the Emerging Hillingdon Local Plan: Part 2
Development Management Policies.

No site clearance or construction work shall take place until the details have been
submitted to, and approved in writing by, the Local Planning Authority with respect
to:

1. An  Arboricultural Method Statement outlining the sequence of development on
the site including demolition, building works and tree protection measures.

2. Detailed drawings showing the position and type of fencing to protect the entire
root areas/crown spread of trees, hedges and other vegetation to be retained shall
be submitted to the Local Planning Authority for approval. No site clearance works or
development shall be commenced until these drawings have been approved and the
fencing has been erected in accordance with the details approved. Unless otherwise
agreed in writing by the Local Planning Authority such fencing should be a minimum
height of 1.5 metres.

Thereafter, the development shall be implemented in accordance with the approved
details. The fencing shall be retained in position until development is completed.
The area within the approved protective fencing shall remain undisturbed during the
course of the works and in particular in these areas:
2.a There shall be no changes in ground levels;
2.b No materials or plant shall be stored;
2.c No buildings or temporary buildings shall be erected or stationed.
2.d No materials or waste shall be burnt; and.
2.e No drain runs or other trenches shall be dug or otherwise created, without the
prior written consent of the Local Planning Authority.

3. Where the arboricultural method statement recommends that the tree protection
measures for a site will be monitored and supervised by an arboricultural consultant
at key stages of the development, records of the site inspections / meetings shall be
submitted to the Local Planning Authority.

REASON
To ensure that trees and other vegetation can and will be retained on site and not
damaged during construction work and to ensure that the development conforms
with policy BE38 Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012) and Policy DMHB 14 of the Emerging Hillingdon Local Plan: Part 2
Development Management Policies and the London Plan (2016).

4

5

.

.
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SCHEDULE OF CONDITIONS

Application Ref: 585/APP/2019/829

Prior to above ground works, a landscape scheme shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall include: -

1.    Details of Soft Landscaping
1.a  Planting plans (at not less than a scale of 1:100),
1.b  Written specification of planting and cultivation works to be undertaken,
1.c  Schedule of plants giving species, plant sizes, and proposed numbers/densities
where appropriate

2. Details of Hard Landscaping
2.a Refuse Storage
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts for 54 car parking spaces, including 10 disabled parking
bays and 3 motorcycle bays and demonstration that 11 parking spaces (20%) are
served by active electrical charging points and 11 parking spaces (20%) are served
by passive electrical charging points and 8 cycle spaces).
2.e Hard Surfacing Materials
2.f External Lighting
2.g Other structures (such as furniture)
2.h Electric override mechanism for gates

3. Living Walls and Roofs
a Details of the inclusion of living walls and roofs or justification as to why no part of
the development can include living walls and roofs

4. Details of Landscape Maintenance
4.a Landscape Maintenance Schedule for a minimum period of 5 years.
4.b Proposals for the replacement of any tree, shrub, or area of surfing/seeding
within the landscaping scheme which dies or in the opinion of the Local Planning
Authority becomes seriously damaged or diseased.

5. Schedule for Implementation

6. Other
6.a Existing and proposed functional services above and below ground
6.b Proposed finishing levels or contours

Thereafter the development shall be carried out and maintained in full accordance
with the approved details.

REASON
To ensure that the proposed development will preserve and enhance the visual
amenities of the locality and provide adequate facilities in compliance with policies
BE13, BE38 and AM14 Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012), Policies DMHB 11, DMHB 14 and DMT 6 of the Emerging
Hillingdon Local Plan: Part 2 Development Management Policies and Policy 5.17
(refuse storage) of the London Plan (2016).

6 .
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Trees, hedges and shrubs shown to be retained on the approved plan shall not be
damaged, uprooted, felled, lopped or topped without the prior written consent of the
Local Planning Authority. If any retained tree, hedge or shrub is removed or severely
damaged during construction, or is found to be seriously diseased or dying another
tree, hedge or shrub shall be planted at the same place or, if planting in the same
place would leave the new tree, hedge or shrub susceptible to disease, then the
planting should be in a position to be first agreed in writing with the Local Planning
Authority and shall be of a size and species to be agreed in writing by the Local
Planning Authority and shall be planted in the first planting season following the
completion of the development or the occupation of the buildings, whichever is the
earlier. Where damage is less severe, a schedule of remedial works necessary to
ameliorate the effect of damage by tree surgery, feeding or groundwork shall be
agreed in writing with the Local Planning Authority. New planting should comply with
BS 3936 (1992) 'Nursery Stock, Part 1, Specification for Trees and Shrubs'.

Remedial work should be carried out to BS BS 3998:2010 'Tree work -
Recommendations' and BS 4428 (1989) 'Code of Practice for General Landscape
Operations (Excluding Hard Surfaces)'. The agreed work shall be completed in the
first planting season following the completion of the development or the occupation
of the buildings, whichever is the earlier.

REASON
To ensure that the trees and other vegetation continue to make a valuable
contribution to the amenity of the area in accordance with policy BE38 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012), Policy DMHB 14 of the
Emerging Hillingdon Local Plan: Part 2 Development Management Policies and the
London Plan (2016) and to comply with Section 197 of the Town and Country
Planning Act 1990.

7 .
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(i) A written method statement providing full details of the remediation scheme,
including how the completion of the remedial works will be verified, shall be agreed
in writing with the LPA prior to commencement, along with the details of a watching
brief to address undiscovered contamination. No deviation shall be made from this
scheme without the express agreement of the LPA prior to its implementation.

(ii) If during remedial or development works contamination not addressed in the
submitted remediation scheme is identified an addendum to the remediation scheme
shall be agreed with the LPA prior to implementation; and

(iii) Upon completion of the approved remedial works, this condition will not be
discharged until a comprehensive verification report has been submitted to and
approved by the LPA. The report shall include the details of the final remediation
works and their verification to show that the works for each phase have been carried
out in full and in accordance with the approved methodology.

(iv) No contaminated soils or other materials shall be imported to the site. All
imported soils for landscaping purposes shall be clean and free of contamination.
Before any part of the development is occupied, all imported soils shall be
independently tested for chemical contamination, and the results of this testing shall
be submitted and approved in writing by the Local Planning Authority. All soils used
for gardens and/or landscaping purposes shall be clean and free of contamination.

REASON 
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property
and ecological systems and the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance
with policy OE11 Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012) and Policy DMEI 12 of the Emerging Hillingdon Local Plan: Part 2
Development Management Policies and the London Plan (2016).

The buildings and all car park areas shall achieve 'Secured by Design' accreditation
awarded by the Hillingdon Metropolitan Police Crime Prevention Design Adviser
(CPDA) on behalf of the Association of Chief Police Officers (ACPO). No building
shall be occupied until accreditation has been achieved.

REASON
In pursuance of the Council's duty under section 17 of the Crime and Disorder Act
1998 to consider crime and disorder implications in excising its planning functions; to
promote the well being of the area in pursuance of the Council's powers under
section 2 of the Local Government Act 2000, to reflect the guidance contained in the
Council's SPG on Community Safety By Design and to ensure the development
provides a safe and secure environment in accordance with London Plan (2016)
Policies 7.1 and 7.3.

8
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Prior to commencement (excluding demolition and site clearance) a scheme for the
provision of sustainable water management shall be submitted to, and approved in
writing by the Local Planning Authority. The scheme shall follow the strategy set out
in SKM _2581908021370 Rev 01 dated 2nd August.

The scheme shall clearly demonstrate how it, Manages Water and demonstrate
ways of controlling the surface water on site by providing information on:

a) Suds features:
i. incorporating sustainable urban drainage (SuDs) in accordance with the hierarchy
set out in Policy 5.13 of the London Plan. Where the proposal does not utilise the
most sustainable solution, justification must be provided,
ii. calculations showing storm period and intensity and volume of storage required to
control surface water and size of features to control that volume to Greenfield run off
rates at a variety of return periods including 1 in 1 year, 1in 30, 1 in 100, and 1 in
100 plus Climate change,
iii. where identified in an area at risk of surface water flooding, include additional
provision within calculations for surface water from off site
iv. where it is intended to have above ground storage, overland flooding should be
mapped, both designed and exceedance routes above the 100, plus climate change,
including flow paths depths and velocities identified as well as any hazards, ( safe
access and egress must be demonstrated).

b) Capacity of Receptors
i. Demonstration that the proposals connect into a proper and functioning Thames
Water network, ie that the point a proposal connects into is part of a wider network,
and the applicant provides details of the approval and any appropriate upgrades will
be undertaken from Thames Waters free pre planning service. 
ii. Where infiltration techniques (soakaway) or a basement are proposed a site
investigation must be provided to establish the level of groundwater on the site, and
to demonstrate the suitability of infiltration techniques proposed on the site. (This
should be undertaken at the appropriate time of year as groundwater levels
fluctuate).
iii. Where groundwater is found within the site and a basement is proposed suitable
mitigation methods must be provided to ensure the risk to others is not increased.
iv. identify vulnerable receptors, ie WFD status and prevent pollution of the receiving
groundwater and/or surface waters through appropriate methods;

c) Minimise water use. 
i. incorporate water saving measures and equipment.
ii. provide details of how rain and or grey water will be recycled and reused in the
development.

Thereafter the development shall be implemented and retained/maintained in
accordance with these details for as long as the development remains in existence.

REASON
To ensure that surface water run off is controlled to ensure the development does
not increase the risk of flooding contrary to:
Policy EM6 Flood Risk Management in Hillingdon Local Plan: Part 1- Strategic
Policies (Nov 2012), 
Policy DMEI 10 Water Management, Efficiency and Quality in emerging Hillingdon
Local Plan Part 2 Development Management Policies  (with modifications March
2019)
Policy 5.12 Flood Risk Management of the London Plan (March 2016) and 

10 .
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London Plan Policy 5.13 Sustainable Drainage (March 2016), and 
London Plan Policy 5.15 Water use and supplies. (March 2016).
National Planning Policy Framework (June 2019), and the 
Planning Practice Guidance (Flood Risk and Coastal Change March 2014).

Before the development hereby approved commences, a Construction
Environmental Management Plan (CEMP) shall be submitted to, and approved in
writing by, the Local Planning Authority. The CEMP shall comprise such combination
of measures for controlling the effects of demolition, construction and enabling works
associated with the development as may be approved by the Local Planning
Authority. The CEMP shall address issues including the phasing of the works, hours
of work, noise and vibration, air quality, waste management, site remediation, plant
and equipment, site transportation and traffic management including routing,
signage, permitted hours for construction traffic and construction materials
deliveries. It will ensure appropriate communication with, the distribution of
information to, the local community and the Local Planning Authority relating to
relevant aspects of construction. Appropriate arrangement should be made for
monitoring and responding to complaints relating to demolition and construction. All
demolition, construction and enabling work at the development shall be carried out in
accordance with the approved CEMP unless otherwise agreed in writing by the LPA.

REASON
To safeguard the amenity of surrounding areas in accordance with policy OE5 of the
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) and Policy
DMHB 11 of the Emerging Hillingdon Local Plan: Part 2 Development Management
Policies.

The noise level in rooms at the development hereby approved shall meet the internal
noise standard specified in BS8233:2014.

REASON
To ensure that the amenity of the occupiers of the proposed development is not
adversely affected by road traffic and other noise in accordance with policies OE1
and OE5 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012).

The approved development shall have an enhanced sound insulation value DnT,w
and L'nT,w of at least 5dB above the Building Regulations value, for the
floor/ceiling/wall structures separating different types of rooms/ uses in adjoining
dwellings, namely living room and kitchen above bedroom of separate dwelling.
Approved details shall be implemented prior to occupation of the development and
thereafter be permanently retained.     

REASON
To safeguard the amenity of the occupants of surrounding properties in accordance
with policy OE1 of the Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012).

10
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Prior to above ground works, an energy assessment shall be submitted to and
approved in writing by the Local Planning Authority. The energy assessment shall
provide full details and specifications of all the measures to be implemented onsite to
demonstrate the development will achieve the energy reduction targets of the
London Plan Policy 5.2. The assessment shall demonstrate at least a 35% saving
onsite (or in combination with the St Andrews Park District Heating System) with any
shortfall (from the zero carbon target) being made up through an offsite contribution.
The details within the assessment must include:

1. A full and clear baseline of the energy (kwhr) and carbon (tCO2) associated with
the development assessment against building regulations 2013.
2. Full details of the energy efficiency measures to be incorporated within the
development and their impact on the baseline energy and carbon performance.
3. Full details (including plans, elevations and roof plans) and specifications of the
low and zero carbon technology to be incorporated within the development and the
impact on the baseline energy and carbon performance.  

The development must proceed in accordance with the approved assessment, plans
and specifications.  

REASON
To ensure the development contributes to the reduction of carbon emissions in
accordance with Policy 5.2 of the London Plan (2016) and Policy DMEI 2 of the
Emerging Hillingdon Local Plan: Part 2 Development Management Policies.

Prior to above ground works, an ecological enhancement plan shall be submitted to
and approved in writing by the Local Planning Authority.  The plan shall include full
details of the measures to be incorporated within the site that show a positive
contribution to flora and fauna including but not limited to, living walls and roofs,
specific areas of landscaping for wildlife, water features and nectar rich planting
(native species) throughout.  The development must proceed in accordance with the
approved plan.

REASON
To ensure the development contributes to the protection and enhancement of the
natural environment in accordance with policy EM7 of the Local Plan Part 1 and
Policy DMEI 7 of the Emerging Hillingdon Local Plan: Part 2 Development
Management Policies.

The extra care units hereby approved shall not be occupied until a car parking
allocation scheme and management plan has been submitted to and approved in
writing by the Local Planning Authority. The car parking allocation scheme shall
allocate car parking spaces to health visitors, doctors and visitors. The car parking
spaces shall remain allocated and dedicated in such a manner for the life-time of the
development unless otherwise agreed in writing by the Local Planning Authority. 

REASON
To ensure that an appropriate level of car parking provision is provided on site in
accordance with Policy AM14 of the Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012), Policy DMT 1 of the emerging Local Plan: Part Two
(2019) and Chapter 6 of the London Plan (2016).

14
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The development hereby approved, the development shall only be used as Extra
Care units and shall not be converted to any other use within the C2 use class
provisions of Schedule 2, Part 3, Class T to the Town and Country Planning General
Permitted Development Order (England) 2015 (as amended) (or any order that may
replace it). 

REASON: 
To ensure that there is no detrimental impact on the local highway network in
accordance with Policy AM14 of the Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012), Policy DMT 1 of the emerging Local Plan: Part Two
(2019) and Chapter 6 of the London Plan (2016).

Prior to occupation of the development, a Servicing and Refuse Collection Strategy
shall be submitted to and approved in writing by the Local Planning Authority.
Thereafter, servicing and collection shall be carried out as agreed within this
approved plan unless otherwise agreed in writing by the Local Planning Authority.

REASON
To ensure appropriate servicing of the site, to safeguard highway safety, and to
safeguard the free flow of traffic, in accordance with policies AM2, AM7 and AM14 of
the Hillingdon Local Plan: Part 2 Saved UDP Policies (Nov 2012), Policies DMHB 11
and DMT 1 of the Emerging Hillingdon Local Plan: Part 2 Development Management
Policies and policy 6.3 of the London Plan (2016).

17

18

.

.

The decision to GRANT 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).

The decision to GRANT planning permission has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) as incorporated into the Hillingdon Local Plan (2012) 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.

1

2

INFORMATIVES:

.

.

AM14
AM15
AM2

AM7

New development and car parking standards.
Provision of reserved parking spaces for disabled persons
Development proposals - assessment of traffic generation, impact on
congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.

PT1.BE1
PT1.EM11
PT1.EM6

(2012) Built Environment
(2012) Sustainable Waste Management
(2012) Flood Risk Management

Part 2 Policies:

Part 1 Policies:
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BE19

BE20
BE21
BE23
BE24

BE38

BE39
DMCI 4
DMEI 10
DMEI 11
DMEI 14
DMEI 2
DMEI 9
DMH 8
DMHB 11
DMHB 14
DMHB 18
DMHB 5
DMHD 3
DMT 2
DMT 5
DMT 6
EM6
LPP 3.1
LPP 3.5
LPP 5.1
LPP 5.12
LPP 5.13
LPP 5.3
LPP 6.13
LPP 6.9
LPP 7.2
NPPF- 12
NPPF- 14

NPPF- 2

New development must improve or complement the character of the
area.
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
Requires the provision of adequate amenity space.
Requires new development to ensure adequate levels of privacy to
neighbours.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of trees and woodland - tree preservation orders
Open Spaces in New Development
Water Management, Efficiency and Quality
Protection of Ground Water Resources
Air Quality
Reducing Carbon Emissions
Management of Flood Risk
Sheltered Housing and Care Homes
Design of New Development
Trees and Landscaping
Private Outdoor Amenity Space
Areas of Special Local Character
Basement Development
Highways Impacts
Pedestrians and Cyclists
Vehicle Parking
(2012) Flood Risk Management
(2016) Ensuring equal life chances for all
(2016) Quality and design of housing developments
(2016) Climate Change Mitigation
(2016) Flood risk management
(2016) Sustainable drainage
(2016) Sustainable design and construction
(2016) Parking
(2016) Cycling
(2016) An inclusive environment
NPPF-12 2018 - Achieving well-designed places
NPPF-14 2018 - Meeting the challenge of climate change, flooding
and coastal change
NPPF-2 2018 - Achieving sustainable development
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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 'Saved' UDP 2007,  Local Plan Part 1, Supplementary Planning
Documents, Planning Briefs and other informal written guidance, as well as offering a
full pre-application advice service, in order to ensure that the applicant has been given
every opportunity to submit an application which is likely to be considered favourably.

Under the terms of the Planning Act 2008 (as amended) and Community Infrastructure
Levy Regulations 2010 (as amended), this development is liable to pay the London
Borough of Hillingdon Community Infrastructure Levy (CIL) and the Mayor of London's
Community Infrastructure Levy (CIL). This will be calculated in accordance with the
London Borough of Hillingdon CIL Charging Schedule 2014 and the Mayor of London's
CIL Charging Schedule 2012. Before commencement of works the development
parties must notify the London Borough of Hillingdon of the commencement date for
the construction works (by submitting a Commencement Notice) and assume liability
to pay CIL (by submitting an Assumption of Liability Notice) to the Council at
planning@hillingdon.gov.uk. The Council will then issue a Demand Notice setting out
the date and the amount of CIL that is payable. Failure to submit a valid Assumption of
Liability Notice and Commencement Notice prior to commencement of the
development may result in surcharges being imposed.
 
The above forms can be found on the planning portal at:
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil
 
Pre-Commencement Conditions: These conditions are important from a CIL liability
perspective as a scheme will not become CIL liable until all of the pre-commencement
conditions have been discharged/complied with.

Nuisance from demolition and construction works is subject to control under The
Control of 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.

3

4

5

.

.

.

OE1

OE7

OE8

Protection of the character and amenities of surrounding properties
and the local area
Development in areas likely to flooding - requirement for flood
protection measures
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
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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.

You are advised that care should be taken during the building works hereby approved
to avoid spillage of mud, soil or related building materials onto the pavement or public
highway. You are further advised that failure to take appropriate steps to avoid spillage
or adequately clear it away could result in action being taken under the Highways Act
1980.

Thames Water have advised that petrol/oil interceptors be fitted in all car
parking/washing/repair facilities. Failure to enforce the effective use of petrol/oil
interceptors could result in oil-polluted discharges entering local watercourses.

Heathrow Airport Limited have advised that wind turbines can impact on the safe
operation of aircraft through interference with aviation radar and/or due to their height.
Any proposal that incorporates wind turbines must be assessed in more detail to
determine the potential impacts on aviation interests. This is explained further in
Advice Note 7, 'Wind Turbines and Aviation' available at http://www.aoa.org.uk/policy-
campaigns/operations-safety

6

7

8

.

.

.

END OF SCHEDULE 

Address:
Residents Services

London Borough of Hillingdon
3 North Civic Centre, High Street, Uxbridge UB8 1UW

Tel: 01895 250230
www.hillingdon.gov.uk
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SCHEDULE OF PLANS

5125-TFP-ZZ-ZZ-DR-A-2045-P02   - received 29 Jul 2019  

5125-TFP-ZZ-B1-DR-A-2042-P4   - received 29 Jul 2019  

5125-TFP-ZZ-ZZ-DR-A-2046-P03   - received 29 Jul 2019  

Design and Access Statement   - received 08 Mar 2019  

5125-TFP-ZZ-ZZ-DR-A-2073-P03   - received 08 Mar 2019  

5125-TFP-ZZ-ZZ-DR-A-2047-P1   - received 08 Mar 2019  

Covering Letter 01.03.19.   - received 08 Mar 2019  

Response to Access Officer KDE/RGR/5125 May 2019   - received 30 Jul 2019  

5125-TFP-ZZ-ZZ-DR-A-2041-P02   - received 29 Jul 2019  

5125-TFP-ZZ-ZZ-DR-A-2070-P03   - received 29 Jul 2019  

Landscape Plan 1605-L-2-rev E   - received 07 Aug 2019  

5125-TFP-ZZ-ZZ-DR-A-2071-P03   - received 29 Jul 2019  

5125-TFP-ZZ-00-DR-A-2043-P10   - received 29 Jul 2019  

5125-TFP-ZZ-ZZ-DR-A-2072-P03   - received 29 Jul 2019  

5125-TFP-ZZ-ZZ-DR-A-2044-P03   - received 29 Jul 2019  



Page 15 of  15

RIGHTS OF APPLICANTS AGGRIEVED BY DECISION OF LOCAL PLANNING AUTHORITY

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the office of the First Secretary of State
under Section 78 of hte Town and Country Planning Act 1990.   

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally be
prepared to use this power inless there are special circumstances, which excuse the deploy in giving notice of an
appeal.

The Secretary of State need not consider an appeal if it seems to him that the local planning authority could not
have granted planning permission for the proposed development or could not have granted it without the
conditions imposed, having regard to the statutory requirements, to the provisions of any development order and
to any directions given under a development order.

In practice, the Secretary of State does not refuse to consider appeals solely because the local planning authority
based their decision on a direction given by him.

Purchase Notices.

If either the local planning authority or the officer of the First Secretary of State refuses permission to develop
land or grants it subject to conditions, the owner may claim that he can neither put the land to a reasonably
beneficial use by carrying out of any development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council (District Council, London
Borough Council or Common Council of the City of London) in whose area the land is situated.  This notice will
require the Council to purchase his interest in the land in accordance with the provisions of Part VI of the Town
and Country Planning Act 1990.

If you want to appeal, then you must do so within six months of the date of this notice, using a form which you
can get from the Planning Inspecorate at Customer Support Unit, Room 3/15 Eagle Wing, Temple Quay House,
2 The Square, Temple Quay, Bristol, BS1 6PN (Tel 0117 372 8424)  Appeal forms can be downloaded from the
Planning Inspectorate's website at www.Planning-inspectorate.gov.uk

If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local
Planning Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 days
before submitting the appeal.  
Further details are available at www.gov.uk/government/collections/casework-dealt-with-by-inquiries
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