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

Address: 130 THE FAIRWAY RUISLIP

Development: Erection of a single storey extension to the rear

LBH Ref Nos: 67889/APP/2024/882

Drawing Nos: Location Plan
EA /MAR/130/ R 2A. Existing and Proposed Ground Floor Plans
EA /MAR/130/ R 2B. Existing and Proposed Elevations

Date Plans received:

Date Application valid

04-04-24

04-04-24

Date(s) of Amendments(s):

1. CONSIDERATIONS

1.1 Site and Locality

The application site comprises a detached dwelling located on the northern side of The Fairway.
132 The Fairway is located along the eastern site boundary. 128 The Fairway is located along the
western site boundary. To the north, the rear if the site backs onto a service road, beyond which are
located 46 and 48 East Mead. 115, 117 and 119 The Fairway are located to the south, on the
opposite side of the road. The application site is located within a Critical Drainage Area, as
identified in the Surface Water Management Plan (SWMP) for Hillingdon.

1.2 Proposed Scheme

Planning permission is sought for the erection of a single storey rear extension. The proposed rear
extension would be 8m deep and extend across the full width of the property. The proposed rear
extension would have a sloping flat roof measuring 2.85m high where the roof meets the existing
rear elevation and measuring 2.7m high at the rear elevation of the extension. The proposed rear
extension would have a rooflight. The proposed materials would match the existing materials. The
proposed rear extension would provide a kitchen/dining room.

1.3 Relevant Planning History

Comment on Planning History

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
Consultation letters were sent to 4 local ownrs/occupiers. No responses were received.

South Ruislip Residents Association:
No response received.

4. Local Plan Designation and London Plan

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

Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Polices:

DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 18 Private Outdoor Amenity Space
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
NPPF12 -23 NPPF12 23 - Achieving well-designed and beautiful places

5. MAIN PLANNING ISSUES
The main planning issues are the design and impact on the character of the existing property, the
impact upon the street scene, the impact on the surrounding area, the impact upon the amenities of
adjoining occupiers, the reduction in size of the rear garden, car parking provision and flood risk.

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012) requires
that new developments achieve a high quality of design in all new buildings, alterations, extensions
and the public realm which enhances the local distinctiveness of the area, contributes to community
cohesion and a sense of place.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies
(January 2020) requires all development to be designed to the highest standards and incorporate
principles of good design, either complementing or improving the character and appearance of the
area. Policy DMHB 12 of the Hillingdon Local Plan: Part Two - Development Management Policies
(January 2020) seeks to protect and improve the public realm, including streets.

Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management Policies
(January 2020) 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. It also required that there is no unacceptable loss of outlook to
neighbouring occupiers.
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Part B of Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management
Policies (January 2020) sets out specific requirements for rear extensions. Single storey rear
extensions on detached houses with a plot width of 5m or more should not exceed 4m in depth.
Single-storey extensions with pitched or sloping roofs should not exceed 3.4m in height.

Character and Appearance

The proposed rear extension would be 8m deep and extend across the full width of the property.
The proposed rear extension would have a slightly sloping roof measuring 2.85m high where the
roof meets the existing rear elevation and measuring 2.7m high at the rear elevation of the
extension. The proposed rear extension would have a rooflight. The proposed materials would
match the existing materials.  The Council policies are quite with specific restrictions on the depth
and heights of single storey rear extensions. There is also an Article 4 restriction in place which
restrict prior approval development to 4m deep.  From review of the existing site and the character
of the surrounding area, there appears to be a consistent pattern of development to the rear of the
properties along The Fairway. It is noted that there is one property at 122 The Fairway which has a
slightly deeper footprint however this appears an anomaly along the parade rather than the norm.
Furthermore, there does not appear to be a recent planning permission for this extension at 122.

Whilst there is scope to erect a single storey rear extension, the extent of the overall depth, height
and scale would appear at odds with the prevailing local character. The proposed extension would
appear disproportionate to the existing dwelling. The existing length of the dwelling is approximately
7.4m deep and the proposed extension would be 8m deep which is greater than the existing
footprint of the dwelling. This thereby fails to appear either proportionate or subordinate in terms of
scale and depth to the existing dwelling. Visually, the depth of the addition is exasperated when
viewed from the flank of the property. The extension would be served by an elongated modest pitch
roof which further adds to the poor overall design.

The  proposed rear extension would significantly exceed the Council's recommended depth
standard set out in Part B of Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development
Management Policies (January 2020), and so would not appear as a subordinate addition to the
property. It is therefore considered that the proposed rear extension would cause harm to the
character and appearance of the application property and to the character and appearance of the
surrounding area. The proposal thereby fails to comply with Policy BE1 of the Hillingdon Local Plan:
Part One - Strategic Policies (November 2012) and Policies DMHB 11, DMHB 12 and DMHD 1 of
the Hillingdon Local Plan: Part Two - Development Management Policies (January 2020).

Residential Amenity

132 The Fairway is located along the eastern site boundary. The proposed rear extension would be
set in 1.2m from the shared site boundary and no windows are proposed on the side elevation.
Whilst the proposed rear extension would be set in from the site boundary and would not exceed
3m in height, given that the proposed rear extension would extend 8m along the shared site
boundary, and that the neighbouring property has not been extended at the rear, it is considered
that the overall depth would result in the proposed rear extension appearing as an over-dominant
addition to the application property. The proposed rear extension would therefore have an
overbearing impact on the residential amenity of 132 The Fairway.

128 The Fairway is located along the western site boundary, and benefits from a 3.6m deep rear
extension. The proposed rear extension would be set in 1.2m from the shared site boundary and no
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windows are proposed on the side elevation. Whilst the proposed rear extension would be set in
from the site boundary and would not exceed 3m in height, given that the proposed rear extension
would extend 8m along the shared site boundary and would project 4.4m beyond the neighbouring
rear extension, it is considered that the overall depth would result in the proposed rear extension
appearing as an over-dominant addition to the application property. The proposed rear extension
would therefore have an overbearing impact on the residential amenity of 128 The Fairway.

No responses were received from neighbouring properties during the public consultation.

The proposal thereby fails to comply with Policy BE1 of the Hillingdon Local Plan: Part One -
Strategic Policies (November 2012) and Policies DMHB 11 and DMHD 1 of the Hillingdon Local
Plan: Part Two - Development Management Policies (January 2020).

Other Matters

It is considered that all the proposed habitable rooms would maintain an adequate outlook and
source of natural light, therefore complying with Policy D6 of the London Plan (March 2021).

Policy DMHB 18 of the Hillingdon Local Plan: Part Two - Development Management Policies
(January 2020) requires developments to provide good quality and useable private outdoor amenity
space in accordance with the Council's standards (as per Table 5.2), whilst Policy DMHD 1 of the
Hillingdon Local Plan: Part Two - Development Management Policies (January 2020) seeks to
ensure that proposals to extend dwellings retain adequate garden space.

The application property has a rear garden of 168sq.m. The proposed rear extension would not
result in a significant loss of rear garden and so would comply with Policies DMHB 18 and DMHD 1
of the Hillingdon Local Plan: Part Two - Development Management Policies (January 2020).

Policy DMT 6 of the Hillingdon Local Plan: Part Two - Development Management Policies (January
2020) seeks to ensure that developments provide acceptable levels of car parking in line with the
Council's Parking Standards (Appendix C Table 1).

The application site has a driveway and a parking area for two vehicles at the front of the site. The
proposed rear extension would not impact on the existing parking provision and so the proposal
would comply with Policy DMT 6 of the Hillingdon Local Plan: Part Two - Development
Management Policies (January 2020).

Policy DMEI 9 of the Hillingdon Local Plan: Part Two - Development Management Policies (January
2020) seeks to ensure that developments provide appropriate management of flood risk.

The application site falls within a Critical Drainage Area, as identified in the Surface Water
Management Plan (SWMP) for Hillingdon. The submitted plan shows that rain water from the
extension would be directed to a soakaway pit  located 6m away from the property; an informative
advising the applicant that water run off should be directed to a soakaway, tank or permeable
surface would be added to any consent granted.

The application is recommended for refusal.

6. RECOMMENDATION
REFUSAL   for the following reasons:

OREPHHD (ODB 2022) 5 of 7



 

 

 

1. NON2 Non Standard reason for refusal

The proposed single storey rear extension, by virtue of its excessive scale, depth and design would
result in an incongruous addition which would be detrimental to the architectural composition of the
existing building as well as the character and appearance of the wider area contrary to the
requirements of Policy BE1 of the Hillingdon Local Plan: Part 1 - Strategic Policies (November
2012),  Policies DMHB11; DMHB12 and DMHD1 of the Hillingdon Local Plan - Part Two -
Development Management Policies (2020) and Policy D4 of the London Plan (2021).

2. NON2 Non Standard reason for refusal

The proposed single storey rear extension, by virtue of its excessive depth, would appear as an
over-dominant addition to the application property and would have an overbearing impact on the
residential amenity of 128 and 132 The Fairway. The proposal thereby fails to comply with Policy
BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012) and Policies
DMHB 11 and DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management
Policies (January 2020).

INFORMATIVES

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

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

DMHB
11

Design of New Development

DMHB
12

Streets and Public Realm

DMHB
18

Private Outdoor Amenity Space

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
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NPPF12
-23

NPPF12 23 - Achieving well-designed and beautiful places

Standard Informatives

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

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

Part 1 Polices
PT1.BE1 (2012) Built Environment

Part 2 Polices:
DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 18 Private Outdoor Amenity Space
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
NPPF12 -23 NPPF12 23 - Achieving well-designed and beautiful places

Contact Officer: Katherine Mills Telephone No: 01895 250230
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