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1. Location

Land beside 43-44 Fairey Avenue, Hayes, Middlesex
2. ASSESMENT OF THE CONTEXT OF THE SITE
2.1 Description of Site & Surrounding Area

The 0.53 ha appeal site is located in a “tucked away” corner at the end of Fairey Avenue, a short residential cul-de-sac which lies to the south of North Hyde Road, Hayes, to the east of its junction with Station Road.  Access will be gained from one end of the “hammerhead” turning area at the end of the cul-de-sac.

2.2 The site is presently occupied by some 20 dilapidated garages. It has an average length of some 32m and a width of approximately 17.2m and it adjoins the flanks of two blocks of 2 storey flats – nos 43/44 and 45/46 – to the north and east respectively. The site adjoins the rear gardens of properties in Northfield Park to the west and Monmouth Road to the south.

2.3 The cul-de-sac, which was probably built in the early 1950s, comprises sixty-eight dwellings in a mixture of two and three storey blocks of houses and flats.  There are three terraces, each of four two-storey houses, on the west side of the road close to the junction with North Hyde Road; eleven two-storey blocks, each comprising four flats, and a three-storey block of twelve flats, which is located on the east side of the road.  Some of the terraced housing (nos. 57 – 60 and no. 65) has off-road parking within their front forecourts, but most parking takes place on-street, with provision for some street / footpath parking, and it is common to find virtually the whole of the cul-de-sac being used for parking purposes. The new block approved at appeal Ref App/R5510/A/11/2165252 dated 25th June 2012. With 4no. 2 bedroom flats in a single block with 6 off street parking spaces. This is very similar to the proposed new block. 
2.4 (b) Examination of the Relevant Planning Policy Background
The principle Development Plan policies against which the redevelopment of this site should be judged can be found in the Hillingdon UDP – specifically policies BE13, 19, 20, 21, 23 and 24 – and the relevant guidance contained in the HDAS SPD is also relevant, as are parts of the London Plan. 

3. PLANNING CONSIDERATIONS ON THE SIMILAR SITE OPPOSITE SIDE OF FAIREY AVEUNE.
3.1 The result of previous PLANNING APPLICATION for the block on the opposite side of Fairey Avenue was initially refused, in 11 January 2012. For 3 points as follows:-
1. Size, width and bulk would fail to harmonise with the existing scale & character of the area.

2. The development fails to provide adequate internal floor space…. Contrary to the London plan.

3. The applicant has failed to provide contributions towards the improvement of services and facilities in respect of education.    

3.2 The result of previous APPEAL APPLICATION for the block on the opposite side of Fairey Avenue was subsequently approved on appeal, in 25 June 2012. The inspector concluded as follows:-
4. That there was 2 main issues to be determined in this appeal. The fist is the visual impact of the proposed development on the streetscene, The second concerns the quality of the residential environment for occupiers of the proposed flats.
5. The appeal site is located in a residential area which is characterised by two storey dwellings in traditional forms, predominantly of brickwork under pitched roofs, rather plain style. The appeal site itself is occupied by a development of lock-up garages, of simple single-storey construction with roofs that are almost flat. These garages are of a very poor state and many virtually derelict. Their usefulness is evidently at en end, for practical purposes, and the redevelopment of the site is plainly desirable, in principle.  
7. The width of the block, on the street frontage would not be discordant with other properties in the vicinity and it would be insert from its side boundaries.  The depth of the two-storey element of the new building would be very similar to that of his neighbours, through the building would be set back by a small amount, in relation to its immediate neighbours, to facilitate off-street car parking, in conjunction with some planting in front of habitable rooms in the new ground floor flats. Thus, the building’s overall scale would be in keeping with its surroundings.

9. The concerns which has been raised in relation to the internal floor space of the four proposed flats relates to their occupancy. The proposes flats would meet the standards set out in “The London Plan”, as well as local standards, for three-person, Two-bedroom flats but would fall short of the standard set out in “The London Plan” for four-person, two bedroom flats.
Nevertheless, the short fall would be relatively minor, the number of occupants it the flats could not realistically be controlled by the imposition of conditions, and future modifications of the internal layout of the flats would not require planning permission. The submitted drawings show double beds in all bedrooms but it is by no means obvious that the secondary bedrooms would be used in that way and the internal layout of proposed flats would be satisfactory. In the case, therefore, it would not be necessary to follow slavishly the standards set out in “The London Plan” and the proposed layout of the flats is acceptable in planning terms. 
11. In short, I am convinced that the proposed new building would not be discordant in the streetscene and that it would reflect the character and appearance of the surroundings. The proposed development is considerably reduced in scale by comparison with that which was considered by a previous inspector in 2011 (Planning Appeal ref APP/R5510/A/11/2143926) and the objections to the appearance of the block of flats as previously proposed have been overcome in the current scheme.

12. Moreover, the internal layout of the proposed flats would provide satisfactory living standards for residents. Hence, the scheme would be acceptable in planning terms and would not conflict with the London borough of Hillingdon Unitary Development Plan, including Policies B13 and BE19, which deal with design considerations.

13. Nor would the proposed development conflict with the new National Planning Policy Framework, since it would achieve acceptable standards of design and residential amenity in its context.
4. DESIGN
4.1 The amount of development proposed, i.e. the number of dwelling units, has been reduced over the previous scheme – 4 flat. This number of units equates to 74 units per ha, and 296 hrph, which may be below the London Plan range for a site with a PTAL of 4-6 but, as before, this cannot be regarded as being detrimental to the local context of the area and must, therefore, be regarded as being in conformity with the Plan. 
4.2 The layout of the site will be similar to the previous scheme on the opposite side of Fairey Avenue, but as the block will not be as deep as the single storey element has been removed, it will not project as far beyond the rear of no’s 43/44. Similarly not be prominent from the properties in Northfield Park due to the reduction in depth, height and general bulk. The parking layout will be as before, as well as the cycle/bin store, all of which was considered satisfactory by the Inspector who determined the earlier appeal. 

4.3 The proposed scale of the new development is as the site on the opposite side of Fairey Avenue. The scale of the block will resemble that of the adjoining blocks to the north and east. 
4.4 Landscaping will be provided to the front of the block, as well as immediately to the rear of the proposed block and within the rear amenity area. All as drawing no 2661-104, Details can be covered by condition. 
4.5 As for the appearance of the block, it will be as drawing no.2661-106 it is confirmed that it will be constructed from red brickwork under a brown, tile-covered pitched roof, all to match the adjoining blocks, with rendered panels up to first floor level – again to reflect the design of the adjoining buildings. 

5. ACCESS
5.1 Both vehicular and pedestrian access to the site will be via the head of the Fairey Avenue cul-de-sac where 6 car parking spaces will be provided, including 2 disabled spaces. The cycle store will be able to accommodate 6 cycles. This aspect of the proposal has not changed over the previous scheme and was considered acceptable by both your Council and the Inspector who determined the previous appeal.

5.2 In wider terms, it is the case that there are good links to the town centre to the north, and Hayes and Harlington Station is, of course, within about a 5 minute walk. 
5.3 Insofar as pedestrian access to the building is concerned, full disabled access will be available with ramped crossovers and a ramped access to the building, all as required by Part M of the Building Regulations. 

6. CONCLUSIONS

6.1 The redevelopment of this site has been re-assessed following the appeal decision of June 2012 and the necessary adjustments have been made so as to ensure that it will now have no adverse effect upon the character or appearance of the locality. 

6.2 It is confirmed that the applicant is prepared to make the necessary financial contributions towards the improvement of education facilities and it has previously been agreed that this can be satisfactorily achieved by way of a condition attached to any planning permission.

6.3 We have considered the sustainability of the site and believe that Code Level 3 for Sustainable homes, can be achieved on the site. It will have improved ecology as the garages have no landscaping or green space. The new flats will provide good quality housing to lifetimes homes standards, the ground floor flats will be fully wheelchair accessible.  The energy rating will be to a high stranded greatly better that the original flats in Fairey Avenue.  

6.4 We contend that these flats will remove a redundant brown field site from the borough that is being used outside for possible illegal activities. The proposed scheme will provide 4no. much needed good quality flats and help towards the housing shortage in London. We hope you will carefully consider the points maid by the appeal inspector on the similar site on the opposite side of Fairey Avenue and that this application can be approved without delay.
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