Development Management

APP REF No.

68501/APP/2024/835

DELEGATED DECISION

- Please select each of the calegories thal enables this applicalion fo be
determined under delegafed powers

- Cntenia 1 to 5 or criteria 7 fo 9 must be addressed for all categories of
spplication, except for applicafions for Centificates of Lawfulness, elc.

APPROVAL RECOMMEMDED: GENERAL

Select an Option

1.

Mo valid planning application objection in the form of a pefition
of 20 or more signatures, has been received

2. Application complies with all relevant planning policies and is
acceptable on planning grounds

3. | There is no Committes resolution for the enforcement action

4. | There is no effect on listed buildings or their settings

5. | The site iz not in the Green Belt (but see 11 below)

REFU3AL RECOMMEMNDED: GENERAL

The delegation powers schedule has
been changed. Interim Director of
Planning, Regeneration & Public Realm
can determine this application

Case Officer:

Signature:

Date:

G. Application is contrary to relevant planning policies/standards

¥. Mo petition of 20 or more signatures has been received

&. | Application has not been supported independently by a person/s A delegated decigion is appropriate and
9. | The site iz not in Green Belt (but see 11 below) the yecommnesudation,

RESIDENTIAL DEVELOPMENT

10. | Single dwelling or less than 10 dwelling units and/or a site of
less than 0.5 ha
11. | Househeolder application in the Green Belt

conditionz/reasons for refusal and
informative's are satisfactory.

Team Manager:

COMMERCIAL, INDUSTRIAL AND RETAIL DEVELOPMENT Signature:
12. | Change of uze of retail units on site less than 1 ha or with less
than 1000 =q. m octher than a change involving a loss of A1 uses Date:
13. | Refuzal of change of use from retail class A1 to any other use
14. | Change of use of indusirial units on site less than 1 ha or with

les= than 1000=g.m. of floor space other than to a retail use.

CERTIFICATE OF LAWFULNESS

The decision notice for this application
can be issued.

[y I o 0 O

15. | Cerificate of Lawfulness (for proposed use or Development)

16. | Cerificate of Lawfulness (for exisfing use or Development)

17. | Cerificate of Appropriate Alternative Development Director ! Member of Senior

CERTIFICATE OF LAWFULNESS Management Team:

18. | ADVERTISMENT CONSENT {excluding Hoardings)

19. | PRICR APPROVAL APPLICATION Signature;

20. | OUT-OF-BOROUGH OBSERVATIONS

21. | CIRCULAR 18/84 APPLICATION Date:

22| CORPSEWOOD COVEMNANT APPLICATION

23. | APPROVAL OF DETAILS

24| ANCILLARY PLANMING AGREEMEMNT (5106 or 5.273) where MOME OF THE ABOVE DETAILS
the Heads of Terms have already received Committee approval a‘;.?ﬁéﬂsaggpsﬁt' HRERs

25. | WORKS TO TREES

26| OTHER (please specify) 10of13




Item No.

Address:

Development:

LBH Ref Nos:

Drawing Nos:

Date Plans received:

Date Application valid

1. SUMMARY

A

Report of the Head of Development Management and Building Control

48 & 50 STATION APPROACH SOUTH RUISLIP

Erection of a first floor side extension including alterations to first floor layout
and 3no. side facing windows. Conversion of roof space to habitable use to
include changing the roof profile with 3no. front and 3no. rear dormers, facade
alterations and all associated works to create 3 no. flats

68501/APP/2024/835

Location Plan
65243 - 01 - 202G
65243 - 01 - 101G
65243 - 01 - 401G
65243 - 01 - 102G
65243 - 01 - 103G
65243 - 01 - 104G
65243 - 01 - 201G
65243 - 01 - 301G
65243 - 01 - 105H
65243 - 01 - 106H
65243 - 01 - 107H
65243 - 01 - 108H
65243 - 01 - 203H
65243 - 01 - 204H
65243 - 01 - 302H
65243 - 01 - 402H
Design and access statement

01-04-24 Date(s) of Amendments(s):

01-04-24

Planning permission is sought for the erection of a first floor side extension including alterations to
first floor layout and 3no. side facing windows. Conversion of roof space to habitable use to include
changing the roof profile with 3no. front and 3no. rear dormers, facade alterations and all
associated works to create 3 no. flats

The proposed first floor side and roof extension would result in an incongruous form of development
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that would harm the character and appearance of the original property and the surrounding area.
Additionally, there are concerns that the first floor flat by virtue of the habitable side facing window
and lack of private rear amenity would result in a substandard form of accommodation for the future
occupiers. Additionally, it is considered that the proposed development would result in an
unacceptable impact on Nos. 52A and 52B Station Approach by virtue of overlooking, loss of
privacy and a loss of outlook.

RECOMMENDATION
REFUSAL for the following reasons:

1. NON2 Non Standard reason for refusal

The proposed extensions by reason of their size, bulk, design and scale, would cumulatively result
in a bulky and visually incongruous form of development that would be detrimental to the character
and appearance of the original property and surrounding area. The proposal is therefore contrary
to Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (2021), Policies DMHB 11,
DMHB 12 and DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management (2020),
Policy D3 of the London Plan (2021) and Chapter 12 of the National Planning Policy Framework
(2023).

2. NON2 Non Standard reason for refusal

The proposed development, due to the proximity of windows at 52A/52B Station Approach and the
proposed new flank windows at first floor level facing onto this neighbouring property would result
unacceptable overlooking. The build up of the flank wall and roof along this elevation would also
lead to a loos of outlook and light to these adjoining neighbours. As such it would lead to an
unacceptable impact on the neighbouring property by virtue of loss of light, loss of outlook and loss
of privacy. The proposal would therefore be contrary to Policy BE1 of the Hillingdon Local Plan:
Part One - Strategic Policies (2012), Policy DMHB 11 of the Hillingdon Local Plan: Part 2 -
Development Management Policies (2020) and the National Planning Policy Framework (2023).

3. NON2 Non Standard reason for refusal

The proposed development, by virtue of the poor overall layout of the first flat (Flat 2) including the
reliance of side facing window (serving bedroom 1) would lead to substandard outlook and in the
absence of a BRE daylight and sunlight assessment, the application has failed to demonstrate that
the proposed development would have adequate levels of sunlight and daylight. Therefore, it would
result in an unsatisfactory quality of internal residential accommodation for the future occupants of
the Flat 2. The proposal would therefore result in a substandard form of internal residential
accommodation to the detriment of the amenity of the future occupiers of the proposed
development, contrary to Policy DMHB 16 of the Hillingdon Local Plan: Part 2 - Development
Management Policies (2020), Policy D6 of the London Plan (2021) and the National Planning
Policy Framework (2023).

4. NON2 Non Standard reason for refusal
The proposed development, by virtue of its failure to provide private amenity space provision for
Flat 2 would be detrimental to the external living conditions of future occupiers of the proposed Flat

2. The proposal would therefore conflict with Policy DMHB 18 of the Hillingdon Local Plan: Part 2 -
Development Management Policies (2020) and the National Planning Policy Framework (2023).
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INFORMATIVES

1. 171 LBH worked applicant in a positive & proactive (Refusing)

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 Local Plan Part 1,
Local Plan Part 2, Supplementary Planning Documents, Planning Briefs and other informal written
guidance, as well as offering a full pre-application advice service.

a) We have however been unable to seek solutions to problems arising from the amendments
required to make the application acceptable are substantial and would materially change the
development proposal. They would require further consultation to be undertaken prior to
determination which could not take place within the statutory determination period specified by the
Department of Communities and Local Government. You are therefore encouraged to consider the
submission of a fresh application incorporating the material amendments set out below which are
necessary to make the scheme acceptable.

3. CONSIDERATIONS

3.1 Site and Locality

The application relates to a two storey detached building on the south-east side of Station
Approach. The building has a gable end in the principal elevation with a single storey section to the
side of the property with a catslide roof.

The building is set 4.2 metres back from the front boundary line by an area of soft landscaping. The
site has an area of hardstanding in front of the single storey section of the building which provides
space to park two cars within the curtilage of the site.

Contained within the building is a four bedroom flat at ground floor level and a three bedroom flat at
first floor level.

To the rear of the building is a garden area which is used by the occupiers of the downstairs flat.
Contained within the garden is a flat roofed outbuilding which is currently used as a garden store.

To the west of the site there is a 2 storey plus loft residential block and to the east there is a 2
storey plus loft block with commercial on ground and residential on upper levels. Directly north
across Station Approach, there is a relatively modern block of flats that are 3 storeys high and to
the rear, there is the South Ruislip Christian Fellowship (Church) with single storey brick finish.

The site is situated within the South Ruislip Local Centre, Hillingdon Air Quality Management Area,
A40/South Ruislip Air Quality Focus Area and is located in an area with a PTAL of 3.

3.2 Proposed Scheme

Planning permission is sought for the erection of a first floor side extension including alterations to
first floor layout and 3no. side facing windows. Conversion of roof space to habitable use to include
changing the roof profile with 3no. front and 3no. rear dormers, facade alterations and all
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associated works to create 3 no. flats

3.3 Relevant Planning History

68501/APP/2023/2445 48 & 50 STATION APPROACH SOUTH RUISLIP

Construction of an additional floor to create a 3 storey building with 2 no. additional self-contained
flats. Erection of a two storey side extension. Alterations to existing fenestration and insertion of 1
no. additional side window and 7 no. roof lights. Associated parking and outdoor amenity space.

Decision: 06-11-2023 Withdrawn (P)

68501/PRC/2021/4 48 & 50 STATION APPROACH SOUTH RUISLIP

Demolition of the existing 2 storey dwelling consisting of 2 flats, removal of the existing trees to
the front and the erection of a new 3 storey and loft residential block (Use Class C3) to create 7
flats (1 x 3-bedroom, 2 x 2-bedroom, 1 x 1-bedroom, 3 x studios) including balconies,
landscaping, 8 secured cycle spaces, 3 car parking space and bin store

Decision: 04-05-2021 Objection

68501/APP/2012/933 48 & 50 STATION APPROACH SOUTH RUISLIP

Two storey rear extension, single storey side extension, new window to first floor side and
installation of door to side and single storey detached outbuilding for use as gymnasium/games
room, involving demolition of existing garage to rear.

Decision: 24-08-2012 Approval

Comment on Planning History

The relevant planning history is listed above.

4, Advertisement and Site Notice

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

5. Comments on Public Consult

58 neighbouring properties and South Ruislip Residents Association were consulted on 11-04-
2024.

No comments were received by the end of the consultation period.
INTERNAL CONSULTEE COMMENTS
Highways - The address is encompassed within a controlled parking zone that promotes

sustainable travel and dissuades additional private car ownership, there is no objection to this
application.
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Access Officer - This proposal has been reviewed against the requirements of 2021 London Plan
Policy D7 which should not be applied to the extension. No objections raised from an accessibility

perspective.

Conservation and Urban Design Officer - Recommend Refusal.

Local Plan Designation and London Plan

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

Part 1 Policies:

PT1.BE1
PT1.H1

Part 2 Polices:

DMH 1
DMH 4
DMEI 9
DMHB 11
DMHB 16
DMHB 18
DMT 2
DMT 5
DMT 6
LPP D3
LPP D4
LPP D6
LPP D14
LPP T5
LPP T6
LPP T6.1
NPPF11 -23
NPPF12 -23
NPPF2 -23
NPPF5 -23
NPPF9 -23

(2012) Built Environment
(2012) Housing Growth

Safeguarding Existing Housing

Residential Conversions and Redevelopment
Management of Flood Risk

Design of New Development

Housing Standards

Private Outdoor Amenity Space

Highways Impacts

Pedestrians and Cyclists

Vehicle Parking

(2021) Optimising site capacity through the design-led approach

(2021) Delivering good design

(2021) Housing quality and standards

(2021) Noise

(2021) Cycling

(2021) Car parking

(2021) Residential parking

NPPF11 23 - Making effective use of land

NPPF12 23 - Achieving well-designed and beautiful places
NPPF2 2023 - Achieving sustainable development
NPPF5 23 - Delivering a sufficient supply of homes
NPPF9 23 - Promoting sustainable transport
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71

In addition: Development Plan
Planning law requires that applications for planning permission be determined
in accordance with the development plan, unless material considerations
indicate otherwise.

The Development Plan for the London Borough of Hillingdon currently consists
of the following documents:

The Local Plan: Part 1 - Strategic Policies (2012)

The Local Plan: Part 2 - Development Management Policies (2020)
The Local Plan: Part 2 - Site Allocations and Designations (2020)
The West London Waste Plan (2015)

The London Plan (2021)

Material Considerations

The National Planning Policy Framework (NPPF) (2023) is also a material
consideration in planning decisions, as well as relevant supplementary
planning documents and guidance.

MAIN PLANNING ISSUES

Impact on the amenities of the occupiers of neighbouring residential properties

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that development proposals should not adversely impact on the amenity, daylight and
sunlight of adjacent properties and open space.

To the west of the site there is a 2 storey plus loft residential block which comprises 1 - 8 Vincent
Court. There are 5 windows on the eastern side elevation of the neighbouring property which are
obscurely glazed and serve bathrooms. The proposal is not considered to result in an unacceptable
impact on the amenity of the neighbouring property.

No. 52, 52A and 52B Station Approach is located to the east of the site and comprises a two storey
plus loft block with commercial on ground and residential on upper levels. The neighbouring
property features 3 no. windows on the western elevation which are clear glazed. It is not clear if
the windows serve habitable windows. The existing property measures a ridge height of 7.5m, and
by virtue of the gable end roof, the neighbouring property is currently afforded with some upwards
outlook from the side elevation windows. The proposed ridge height will be increased to 8.9m and
given the mansard style roof, the proposal would encroach on the neighbouring amenity.

The existing floor plans demonstrate that the existing window on the first-floor eastern elevation
serves a kitchen with a worktop space adjacent the window. Following, the proposed development,
this window will serve a bedroom. The location of this window within 4.15m directly adjacent the
neighbouring clear glazed window would result in unacceptable overlooking or a loss of privacy.
Whilst not ideal, the existing worktop did provide a barrier for residents not to be able to go directly
up to the window. Policy DMHD 1 states that planning applications relating to alterations and
extensions of dwellings will be required to ensure that a satisfactory relationship with adjacent
dwellings is achieved and there is no unacceptable loss of outlook to neighbouring occupiers. It is
considered that the proposed development would result in an unacceptable impact on Nos. 52A
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7.2

and 52B Station Approach by virtue of overlooking, loss of privacy and a loss of outlook.
Impact on Street Scene
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 terms of form, scale and
materials; is appropriate to the identity and context of the townscape; and would improve the quality
of the public realm and respect local character.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that new development will be required to be designed to the highest standards and
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 extensions to 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 requires:

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;

With regards to roof extensions, Policy DMHD 1 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020) states that:

i) roof extensions should be located on the rear elevation only, be subservient to the scale of the
existing roof and should not exceed more than two thirds the average width of the

original roof. They should be located below the ridge tiles of the existing roof and retain a
substantial element of the original roof slope above the eaves line;

ii) the Council will not support poorly designed or over-large roof extensions including proposals to
convert an existing hipped roof to a gable;

iii) raising of a main roof above the existing ridgeline of a house will generally not be supported;
iv) all roof extensions should employ appropriate external materials and architectural

details to match the existing dwelling; and

v) in Conservation Areas, Areas of Special Local Character and on Listed and Locally Listed
Buildings, roof extensions should take the form of traditional 'dormer' windows, on the rear
elevation, to harmonise with the existing building. The highest point of the dormer should be kept
well within the back roof slope, away from the ridge, eaves or valleys, whilst each window should
match the proportions, size and glazing pattern of the first floor windows.

The site is located in Ruislip along Station Approach, forming part of the South Ruislip Local Centre.
The wider area is of prevailing suburban character with most buildings dating back to mid to late
20th century post-war era, ranging from 2 and 3 storeys in height and characterised by pragmatic,
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understated designs featuring brick facades and pitched roofs.

The immediate surroundings of the site are also experiencing significant redevelopment which
includes Roundel House and 40 Station Approach.

Roundel House creates a new character for the site and contributes positively to the wider area's
visual appeal through its well-articulated, contemporary form and architectural appearance.
However, the selected red brick stands out considerably from the tones found in the existing
surrounding context, and the street frontage is suboptimal, with private amenity at ground level
fronting public space and leading to the use of bamboo screening. Moreover, the lack of greenery
along the street frontage diminishes the overall pedestrian experience and detracts from the
building's cohesion with the existing suburban context.

The proposed design for 40 Station Approach features a simple double bay elevation crowned with
a well-articulated roofline, providing visual interest and relating well to the existing varied roofscape.
The ground floor incorporates a commercial use and a tree pit, which contributes to a more active
and a softer public frontage.

Both, Roundel House and 40 Station Approach, serve as examples of good architectural design,
while also underscoring the need for greening, better frontages and better integration with the
surrounding context.

The application proposes a first floor side extension on the western elevation which will measure a
depth of 3.2m and a length of 9.6m. The existing gable roof would be removed and a second floor
erected with a mansard style roof over the existing ground and first floor. The proposal would result
in the ridge height increased from 7.5m to 8.9m.

The existing two storey building on the site is functional and in keeping with the surrounding
context. The proposed design significantly detracts from the architectural appearance compared to
the simplicity and understated nature of the existing building, and it fails to enhance the surrounding
context with elements such as improved street frontage and greening. The proposed development
appears to have been heavily influenced by the neighbouring Vincent Court in terms of the
proposed massing and roofline. However, Vincent Court is significantly different from the existing
building and the site of the proposal in several ways:

- Vincent Court occupies a much larger plot;

- The building on Vincent Court's plot is oriented along Station Approach, offering a much larger
frontage to work with;

- This extensive frontage allows Vincent Court to articulate a facade with a rather classical
symmetrical arrangement, featuring a centrally located main entrance and a projecting narrow gable
end that breaks the roofline and reduces its visual effects.

In contrast, the proposal's plot is oriented in depth, away from Station Approach. Consequently, the
existing building on the plot faces the street with a gable end, with roof profiles sloping to the sides.
The plot is much narrower, and increasing the building's scale upwards and sideways results in
greater visual bulk than if it were on a more generous plot, like Vincent Court's.

As such, the additional mass and bulk, while visually attempting to link to Vincent Court, are
inappropriate and incongruous in their proposed form, roofline and appearance, do not address the
site's inherent characteristics and do not provide a good design solution for this parcel of land and
its immediate context. Paragraph 193 of the NPPF (2023) states that development that is not well
designed, especially where is fails to reflect local design policies and guidance on design.
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7.3

7.4

Taking the above into consideration, it is considered that the proposed extensions by reason of their
size, bulk, design and scale, would cumulatively result in a bulky and visually incongruous form of
development that would be detrimental to the character and appearance of the original property and
surrounding area. The proposal is therefore contrary to Policy BE1 of the Hillingdon Local Plan: Part
One - Strategic Policies (2021), Policies DMHB 11, DMHB 12 and DMHD 1 of the Hillingdon Local
Plan: Part Two - Development Management (2020), Policy D3 of the London Plan (2021) and
Chapter 12 of the National Planning Policy Framework (2023).

Traffic Impact/Pedestrian Safety
Please refer to section 'Carparking & Layout'.
Carparking & Layout

Paragraph 115 of the NPPF states that "Development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe."

Policy DMT 1 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states that development proposals will be required to meet the transport needs of the development
and address its transport impacts in a sustainable manner.

Policy DMT 2 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states that development proposals must ensure that:

i) safe and efficient vehicular access to the highway network is provided to the Council's standards;
ii) they do not contribute to the deterioration of air quality, noise or local amenity or safety of all road
users and residents;

iii) safe, secure and convenient access and facilities for cyclists and pedestrian are satisfactorily
accommodated in the design of highway and traffic management schemes;

iv) impacts on local amenity and congestion are minimised by routing through traffic by the most
direct means to the strategic road network, avoiding local distributor and access roads; and

v) there are suitable mitigation measures to address any traffic impacts in terms of capacity and
functions of existing and committed roads, including along roads or through junctions which are at
capacity.

Policy DMT 6 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states that:

A) Development proposals must comply with the parking standards outlined in Appendix C Table 1
in order to facilitate sustainable development and address issues relating to congestion and
amenity. The Council may agree to vary these requirements when:

i) the variance would not lead to a deleterious impact on street parking provision, congestion or
local amenity; and/or

ii) a transport appraisal and travel plan has been approved and parking provision is in accordance
with its recommendations.

B) All car parks provided for new development will be required to contain conveniently located
reserved spaces for wheelchair users and those with restricted mobility in accordance with the
Council's Accessible Hillingdon SPD.

The application site proposes 1 no. car parking to the front of the property and 1 no. car parking to
the rear. The Highways Officer has commented on the application and has stated that as the
address is encompassed within a controlled parking zone that promotes sustainable travel and
dissuades additional private car ownership, there is no objection to this application in terms of
parking provision. It is also acknowledged that the site is located approximately 200m to the South
Ruislip Underground and numerous bus stops. In this regard, future residents would able to access
public transport within close proximity and there are no objections in this regard,
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7.5

Cycle parking:

The London Plan Table 10.2 - Minimum Cycle Parking Standards requires that a minimum of 2
cycle parking spaces per dwelling should be provided. The proposed Block Plan (Ref:65243 - 01 -
402H) demonstrates that each flat would be afforded with 2 no. cycle parking spaces which
complies with Policy. Had this application been recommended for approval, a condition would of
been secured for details of the cycle storage.

Urban Design, Access and Security Considerations
ACCESSIBILITY

London Plan Policy D7 (2021) is clear that its access standards should not be applied to the
conversion of existing dwellings.

INTERNAL LIVING ACCOMMODATION

Policy DMHB 16: Housing Standards states 'All housing development should have an adequate
provision of internal space in order to provide an appropriate living environment. To achieve this all
residential development or conversions should meet or exceed the most up to date internal space
standards, as set out in Table 5.1."

The ground floor flat (Flat 1) (as existing) would be a 3 bed, 4 person dwelling with a GIA of
119.88sgm. The first floor (Flat 2) would be a 5 bed, 5 person dwelling with a GIA of 102sgm and
the loft floor plan would be a 5 person 3-bedroom flat with a GIA of 89sgm. It is acknowledged that
Flat 2 would be marginally below the GIA however this is only by 1sgm and it is considered that on
balance the proposals would broadly meet the minimum floor space standards outlined in the
London Plan (2021).

The existing ground floor (Flat 1) features a habitable window serving Bedroom 2 on the side
elevation. Whilst not ideal, it is acknowledged that the ground floor flat remains as existing. The
remaining of this flat would provide a suitable standard for future occupants, with access to the rear
garden and dual aspect design.

It is noted that the first floor flat (flat 2) would be altered from 4 bedroom to a 5 bedroom unit. It is
also noted that information submitted references potential use of this unit as a small HMO (5
person) unit. Notwithstanding whether this is the case, there is permitted development right to
switch between C3 and C4 residential unit. The overall standards of accommodation would
however need to comply with the criteria for a C3 residential flat including acceptable outlook,
layout, ventilation. aspect and private amenity space. Officers have discussed within the neighbours
amenity section, that the modification of this flat would lead to overlooking concerns given the
position of Bedroom 1.This new window would be located approximately 4.15m from the
neighbouring flank wall which features clear glazed windows. Whilst overlooking could be
addressed by obscuring the window and ensuring it is non-opening 1.7m above finish floor level,
this would sub sequentially lead a poor level of outlook. This would therefore result in less than
substantial light and outlook for the occupiers of bedroom. Whilst noted that an existing bedroom for
Flat 2 has a side facing window, this is a new window with an additional person potentially in use as
a small HMO and therefore is unacceptable standard.

Whilst the building is existing, it would be creating a new-self-contained flat with internal
arrangements and would need to demonstrate that each habitable window would be served with
appropriate light, outlook and privacy. It is therefore considered that future residents of the building
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7.6

would not have a satisfactory internal living accommodation.
EXTERNAL LIVING ACCOMMODATION:

Policy DMHB 18 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states that all new residential development and conversions will be required to provide good quality
and usable private outdoor amenity space.

The minimum amenity space provision requires:
- Flats - 3+ bedrooms - 30sgm.

The proposed Block Plan (Ref:65243 - 01 - 402H) demonstrates than Flat 1 would benefit from a
68.51sgm garden and Flat 3 would benefit from a 57.43sgm garden. The first-floor flat which
accommodates 5 bedrooms would not be afforded with any rear amenity provision. The proposal
would increase the occupation of Flat 2 from 4 to 5 bedrooms without any provision for rear amenity
space.

It is acknowledged that there does not appear to be any rear amenity space at the block at flats at
Vincent Court. However, this development pre-dates the adopted Local Plan. Additionally, it is
noted that planning permission was recently granted at 40 Station Approach (App.
Ref:27354/APP/2021/1291) for the erection of a three storey building comprising a dental surgery
and 6 residential units (3 x 1-bed units, 1 x 3-bed unit and 2 x 2-bed units. In that case, each
residential unit is provided with its own private balcony ranging from 5.8 - 11.7 sgm, which is below
the minimum space provision required. That said, the proposal includes a communal roof terrace
which would provide a further 145 sqm of usable external amenity space.

The proposed lack of amenity space for a 5-bed flat is not considered acceptable given the overall
size and the potential to be used as a small HMO. This would not comply with Policy DMHB 18 of
the Hillingdon Local Plan: Part 2 - Development Management Policies (2020). The future residents
of the first floor flat would therefore be provided with a substandard level of external amenity space
to the detriment of their living conditions and quality of life, as such the proposal does not comply
with Policy DMHB 18.

Other Issues
PRINCIPLE OF DEVELOPMENT:

The site is located within an established residential area.

The National Planning Policy Framework has a requirement to encourage the effective use of land.
London Plan (2021) Policy H2 states that well designed housing schemes on small sites should be
actively supported. The Hillingdon Local Plan details how small scale sites will make a contribution

to housing supply.

There is no objection to additional residential development in the area subject to compliance with
other relevant planning considerations.

HOUSING MIX
Policy DMH 2: Housing Mix states the following:

The Council will require the provision of a mix of housing units of different sizes in schemes of
residential development to reflect the Council's latest information on housing need.
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The explanatory text at paragraph 4.11 of the LPP2 states that, in recent years, large
concentrations of flats have resulted in a range of problems, including increased on-street parking
and resultant congestion on roads, the loss of front gardens, reductions in privacy, significant
changes to the street scene, and loss of family accommodation. Policy DMH 4 of the LPP2 aims to
address these issues by controlling the number of residential conversions and the size of the
original residential units from which conversions are achieved.

It is acknowledged that the existing property already accommodates 1 x 3 bed flat and a 1 x 4 bed
flat. The proposed housing mix is as follows:

-2 x 3 bed

-1 x5 bed

The proposed housing mix is considered acceptable in terms of Policy DMH 2.
CIL:

The Council adopted its own Community Infrastructure Levy (CIL) on August 1st 2014 and the
Hillingdon CIL charge for residential developments is £95 per square metre of additional floorspace.
This is in addition to the Mayoral CIL charge of £60 per square metre. CIL rates are index linked.

CONCLUSION:
The application is recommended for refusal.

8. Reference Documents

Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
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