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1. Get Planning & Architecture (GPA) – Chartered Planners  

 
1.1. Get Planning & Architecture (GPA) is a RTPI Chartered Planning Practice and a RIBA 

Chartered Practice with significant experience in preparing planning statements, 

applications and appeals involving designated and non-designated heritage assets.  

 
2. Introduction  

 
2.1. GPA has prepared this Planning Statement to accompany a full planning application to 

Hillingdon Council to support an application for a proposed new dwelling at 73a Willow 

Tree Lane. This Planning Statement incorporates the Design and Access Statement. 

 

 

ABOVE: proposed site plan of the application site 
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3. Site Description 

3.1. The application site was previously part of no.73 Willow Tree Lane before it was 

subdivided. The site area is 140m² with an existing garage in the northeast corner of the 

property. The property has west faced frontage to Douglas Crescent where there is an 

existing dropped kerb. The site is not located in a conservation area and there is a 

variety of dwellings. The street scene is predominately a mixture of single storey and 

two-storey semi-detached dwelling, a small terrace block and several blocks of flats 

exist in the area, which serves to create a varied roofline.  

 

3.2. The typology of buildings and the ‘grain ‘of existing built form is extremely varied in the 

vicinity as below: 

 

 

ABOVE: existing 3D of site 
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PHOTOS OF THE EXISTING PROPERTY 

  

ABOVE: View from Douglas Cresent 

   

ABOVE: Application site & property Southwest across road from site 

  

   ABOVE: LEFT: View to Southeast RIGHT: View to Northeast 
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4. Planning Policy 
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4.1. Flood Risk SPD 2016 
  Flood risk was checked, and the following results were obtained: 

a) Surface water: Medium risk 
b) Rivers and the sea: Very low risk 

 
 

5. The proposal 

5.1. The windows of the new property will not overlook 73 because the kitchen window will 

be obscure glazed and the windows at basement level will be screened by the existing 

fence. The fence to the rear of 73 has been in place for more than 17 years. The kitchen 

will not have access to the rear of the property so that privacy in the direction of no.73 

is fully maintained. The comments presented in the 61523/APP/2023/1477 refusal have 

been taken into consideration. 

 

5.2. An understanding of the existing amenity arrangements is important in the 

consideration of the suitability of the proposal. The application drawings however show 

compliant space and access requirements.  Regarding amenity, the garden will be the 

same area as for the refused scheme but has the lower ground Patio as additional space 

over and above the 40m² at ground floor. A green roof and significant soft landscaping is 

suggested as further refinements showing significant benefit towards an approval. 

 

5.3.  Planning permission is sought for the erection of a new two-storey dwelling, with 

basement which would provide a minimum floor area of 58 sq m. The design of the 

property provides a low-key visual impact on the streetscene (the single storey above 

ground element is behind the building line with a utilitarian appearance). Compared 

with the previous refusal, this proposal addresses many of the planners’ concerns 

including an increased floor area, which now meets the National Space Standard 

requirements. 

 
5.4.  The proposed design ethos is a very simple, utilitarian box, set well back behind the 

front building line of number 2 Douglas Crescent and maximising external amenity, with 

as little planning contention as possible. A 1-person, 1-bedroom 2-storey dwelling of 

min. GIA 58 sq m, plus the potential for an additional bedroom. We propose that the 

walls be rendered to match nearby properties. The garden and the whole of the site is 
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to be screened from the street with high fences where appropriate. A green roof and 

significant soft landscaping provide significant benefits and an upgrade from the 

previous proposal. 

 

 

ABOVE: proposed basement plan & section 

 

 

 

ABOVE: proposed ground floor 
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ABOVE: proposed elevations 

 

 

ABOVE: proposed 3D concept plan 

6. Case for the development  

6.1. Comments and comparison with refusal Ref. 61523/APP/2023/1477 snip below 

The first reason for the refusal was ‘Due to size, prominent sitting and unsympathetic 

design which would form an uncharacteristic, cramped and visually incongruous 

development. In response, our new suggested design has a reduced height, reduced 

footprint, a Utilitarian appearance (rather than a small bungalow) and additional 

landscaping. It would not appear out of place or uncharacteristic for the area. The 

applicant believes that the supposed site does not demonstrate material harm to local 

character or the visual amenity of the area, which are the objectives of development plan 

policies CS17 and DM2. 
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6.2.  The second reason for refusal in the Officer Report raised the important matter of impact 

on number 73. Our concept design addresses these issues by a lower roof height, the new 

build is further away from 73, the rear patio has been relocated and we have added 

obscure glazing to the kitchen of the new dwelling. The bedroom which is below ground 

level has no overlooking issues due to existing fencing. 

 

6.3.  Reason three states that there is no step free access for the new dwelling and fails to meet 

internal floorspace. Both concerns have been addressed in our new design, which 

provides step free access and a larger floor area. 

 

6.4.  Whilst the applicant does not entirely agree with the council’s assessment, the case 

officer’s concerns are acknowledged, and the design response is to reduce the scale of 

the footprint and increase the space between the new dwelling and No. 73. Thus, having 

very little impact on the quality of the space and overlooking to No. 73 

7. Conclusion 

7.1. This Planning Statement accompanies a full planning re-application for a 2-storey dwelling, 

1-storey above ground and a basement area. The design and impact on neighbouring 

properties and streetscene have been reconsidered to reflect issues raised in planning 

refusal Ref. 61523/APP/2023/1477 dated 21st July 23. The footprint has been reduced, 

and the gap at the rear to 73 has been increased. These changes create a more 

subservient addition that does not ‘overdevelop’ the plot. 
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7.2. The amenity space has been reconsidered and now provides suitable amenity spaces for 

the new dwelling.  This revised proposal allows for sufficient space for bike and bin 

storage. 

 

7.3. Overall, the new dwelling is a relatively modern proposal addressing all council concerns, 

which provides additional space to materially improve living conditions and improves the 

area for neighbouring properties from its current use being a derelict back garden land. 

 
7.4. The proposals would not materially impact the living conditions at neighbouring 

properties, including the enclosure of the rear gardens. 

 
7.5. The development is considered to fully comply with the requirements of national planning 

policy. It is contended that the proposal also accords with the provisions of the NPPF, and 

it requested that planning permission be granted without delay.  
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