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70772/APP/2015/2912Residents Services APP. REF. NO:

DELEGATED DECISION
-  Please select each of the categories that enables this application to be  
   determined under delegated powers
-  Criteria 1 to 5 or criteria 7 to 9 must be addressed for all categories of 
   application, except for applications for Certificates of Lawfulness, etc.

Select OptionAPPROVAL RECOMMENDED: GENERAL
1.  No valid planning application objection in the form of a petition 
     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 Committee resolution for the enforcement action

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

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

REFUSAL RECOMMENDED: GENERAL

6.  Application is contrary to relevant planning policies/standards

7.  No petition of 20 or more signatures has been received

8.  Application has not been supported independently by a person/s 

9.  The site is not in Green Belt (but see 11 below) 

RESIDENTIAL DEVELOPMENT
10.  Single dwelling or less then 10 dewlling units and/or a site of 
       less than 0.5 ha

11.  Householder application in the Green Belt 

COMMERCIAL, INDUSTRIAL AND RETAIL DEVELOPMENT
12.  Change of use of retail units on site less than 1 ha or with less
     than 1000 sq m other than a change involving a loss of A1 uses

13.  Refusal of change of use from retail class A1 to any other use 
14.  Change of use of industrial units on site less than 1 ha or with 
       less than 1000sq.m. of floor space other than to a retail use.

CERTIFICATE OF LAWFULNESS

15.  Certificate of Lawfulness (for proposed use or Development) 

16.  Certificate of Lawfulness (for existing use or Development) 

17.  Certificate of Appropriate Alternative Development

CERTIFICATE OF LAWFULNESS

18.  ADVERTISMENT CONSENT (excluding Hoardings)

19.  PRIOR APPROVAL APPLICATION 

20.  OUT-OF-BOROUGH OBSERVATIONS

21.  CIRCULAR 18/84 APPLICATION 

22.  CORPSEWOOD COVENANT APPLICATION 

23.  APPROVAL OF DETAILS

24.  ANCILLARY PLANNING AGREEMENT (S.106 or S.278) where 
       Heads of Terms have already received Committee approval 

25.  WORKS TO TREES

26.  OTHER (please specify)

The delegation powers schedule has been
checked. Director of Residents Services
can determine this application.

Case Officer

Signature:

Date:

A delegated decision is appropriate
and the recommendation,
conditions/reasons for refusal and
informatives are satisfactory. 

Team Manager:

Signature:

Date:

The decision notice for this
application can be issued.

Director / Member of Senior
Management Team:

Signature:

Date:

NONE OF THE ABOVE DATES SHOULD
BE USED IN THE PS2 RETURNS TO THE
ODPM
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LAND FORMING PART OF 2 PEACH TREE AVENUE YIEWSLEY 

Two story, 1-bed, end of terrace dwelling with associated parking and
amenity space involving installation of 2 crossovers to front

21/08/2015

A

Report of the Head of Planning, Building Control, Sport & Green Spaces 

Address

Development:

LBH Ref Nos: 70772/APP/2015/2912

Item No.

Drawing Nos: UB78DH-DWG-109 Rev 07 received on 5-10-2015
Design and Access Statement
UB78DH-DWG-001 Rev. 01
UB78DH-DWG-002 Rev. 01
UB78DH-DWG-003 Rev. 01
UB78DH-DWG-004 Rev. 01
UB78DH-DWG-005 Rev. 01
UB78DH-DWG-006 Rev. 01
UB78DH-DWG-009 Rev. 02
UB78DH-DWG-101 Rev. 03
UB78DH-DWG-102 Rev. 04
UB78DH-DWG-103 Rev. 03
UB78DH-DWG-104 Rev. 04
UB78DH-DWG-105 Rev. 05
UB78DH-DWG-106 Rev. 04
UB78DH-DWG-201_00
UB78DH-DWG-202_00

Date Plans received : 03/08/2015
18/08/2015

Date(s) of Amendment(s):

The application seeks planning permission for the erection of a two story, 1-bed, end of
terrace dwelling with associated parking and amenity space involving installation of 2
crossovers to front and seeks to address the reasons for refusal in application reference
70772/APP/2015/1198. The revised scheme is considered to have an acceptable visual
impact upon the site and surroundings, would not detract from the residential amenities
of occupants of nearby properties, would provide a satisfactory living environment for its
future occupiers and would not detract from highway safety.

APPROVAL  subject to the following: 

RES3

RES4

Time Limit

Accordance with Approved Plans

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 UB78DH-DWG-101

1

2

SUMMARY

RECOMMENDATION 

1.

2.

Date Application Valid: 21/08/2015
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RES7

RES9

RPD1

Materials (Submission)

Landscaping (car parking & refuse/cycle storage)

No Additional Windows or Doors

Rev. 03, UB78DH-DWG-102 Rev. 04, UB78DH-DWG-103 Rev. 03, UB78DH-DWG-104
Rev. 04, UB78DH-DWG-105 Rev. 05, UB78DH-DWG-106 Rev. 04 and UB78DH-DWG-
109 Rev 07 received on 5-10-2015 and shall thereafter be retained/maintained for as
long as the development remains in existence.
 
REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan:
Part Two Saved UDP Policies (November 2012) and the London Plan (2015).

No development shall take place until details of all materials and external surfaces, have
been submitted to and approved in writing by the Local Planning Authority. 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)

No development shall take place until a landscape scheme has been 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 Means of enclosure/boundary treatments
2.b Hard Surfacing Materials
2.f External Lighting

3. Details of Landscape Maintenance
3.a Landscape Maintenance Schedule for a minimum period of 5 years.
3.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.

4. Schedule for Implementation

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 and BE38
of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England) Order 2015 (or any order revoking and re-enacting that Order

3

4

5
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RES14

NONSC

Outbuildings, extensions and roof alterations

Non Standard Condition

with or without modification), no additional windows, doors or other openings shall be
constructed in the walls or roof slopes of the development hereby approved.

REASON
To prevent overlooking to adjoining properties in accordance with policy BE24 of the
Hillingdon Local Plan - Saved UDP Policies (November 2012).

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England) Order 2015 (or any order revoking and re-enacting that Order
with or without modification); no garage(s), shed(s) or other outbuilding(s), nor extension
or roof alteration to any dwellinghouse(s) shall be erected without the grant of further
specific permission from the Local Planning Authority.

REASON
To protect the character and appearance of the area and amenity of residential occupiers
in accordance with policies BE13, BE21, BE23 and BE24 Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012)

Prior to commencement, 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 clearly demonstrate how it manages water. The scheme shall demonstrate
ways of controlling the surface water on site by providing information on:

a) Suds features:
i. incorporating sustainable urban drainage in accordance with the hierarchy set out in
Policy 5.15 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. 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) Receptors 
i. Capacity demonstrated for Thames Water foul and surface water network, and provide
confirmation of any upgrade work required having been implemented and receiving
watercourse as appropriate.
ii. Where infiltration techniques (soakway) 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. indentify vulnerable receptors, ie WFD status and prevent pollution of the receiving
groundwater and/or surface waters through appropriate methods; 

d) Minimise water use. The scheme shall also demonstrate the use of methods to
minimise the use of potable water through water collection, reuse and recycling and will:
i. incorporate water saving measures and equipment.
ii. provide details of water collection facilities to capture excess rainwater;
iii. provide details of how rain and grey water will be recycled and reused in the
development.

6

7
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e) Long Term Management and Maintenance of the drainage system.
i. Provide a management and maintenance plan for the lifetime of the development of
arrangements to secure the operation of the scheme throughout its lifetime. Including
appropriate details of Inspection regimes, appropriate performance specification,
remediation and timescales for the resolving of issues. Where there is overland flooding
proposed, the plan should include the appropriate actions to ensure the safety of the
users of the site should that be required.
ii. Where the maintenance will not be the responsibility of an individual householder, the
details of the body legally responsible for the implementation of the management and
maintenance plan must be provided. 

f) During Construction 
i. How temporary measures will be implemented to ensure no increase in flood risk from
commencement of construction. 

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 of the Hillingdon Local Plan: Part 1-
Strategic Policies (Nov 2012) and Policies 5.12, 5.13 and 5.15 of the London Plan
(2015).

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

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 (2015) and national guidance.

AM7

AM14

BE13

BE15

BE19

BE20

BE21

BE22

BE23

Consideration of traffic generated by proposed developments.

New development and car parking standards.

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

New development must improve or complement the character of the
area.
Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Residential extensions/buildings of two or more storeys.

Requires the provision of adequate amenity space.
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I59

I47

I2

I5

Councils Local Plan : Part 1 - Strategic Policies

Damage to Verge - For Council Roads:

Encroachment

Party Walls

3

4

5

6

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon
Unitary Development Plan - Saved Policies September 2007), then London Plan Policies
(2015). On the 8th November 2012 Hillingdon's Full Council agreed the adoption of the
Councils Local Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved
policies from the old Unitary Development (which was subject to a direction from
Secretary of State in September 2007 agreeing that the policies were 'saved') still apply
for development control decisions.

The Council will recover from the applicant the cost of highway and footway repairs,
including damage to grass verges.

Care should be taken during the building works hereby approved to ensure no damage
occurs to the verge or footpaths during construction. Vehicles delivering materials to this
development shall not override or cause damage to the public footway. Any damage will
require to be made good to the satisfaction of the Council and at the applicant's expense.

For further information and advice contact - Highways Maintenance Operations, Central
Depot - Block K, Harlington Road Depot, 128 Harlington Road, Hillingdon, Middlesex,
UB3 3EU (Tel: 01895 277524).

You are advised that if any part of the development hereby permitted encroaches by
either its roof, walls, eaves, gutters, or foundations, then a new planning application will
have to be submitted. This planning permission is not valid for a development that results
in any form of encroachment.

The Party Wall Act 1996 requires a building owner to notify, and obtain formal agreement
from, any adjoining owner, where the building owner proposes to:
carry out work to an existing party wall;
build on the boundary with a neighbouring property;

BE24

BE38

HDAS-LAY

HDAS-EXT

LDF-AH

LPP 3.1

LPP 3.3

LPP 3.4

LPP 3.5

LPP 5.3

LPP 7.4

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.
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
Residential Extensions, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted December 2008
Accessible Hillingdon , Local Development Framework, Supplementary
Planning Document, adopted January 2010
(2011) Ensuring equal life chances for all

(2011) Increasing housing supply

(2011) Optimising housing potential

(2011) Quality and design of housing developments

(2011) Sustainable design and construction

(2011) Local character
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I6

I15

Property Rights/Rights of Light

Control of Environmental Nuisance from Construction Work

7

8

3.1 Site and Locality
The application property comprises of an end terraced property which lies in a corner plot
on the south western side of Peach Tree Avenue which lies within the Developed Area
and Critical Drainage Area as identified within the Hillingdon Local Plan - Saved UDP
Policies (November 2012).

3.2 Proposed Scheme
The application seeks planning permission for the erection of a two story, 1-bed, end of
terrace dwelling with associated parking and amenity space involving installation of 2
crossovers to front.

in some circumstances, carry out groundworks within 6 metres of an adjoining building.
Notification and agreements under this Act are the responsibility of the building owner
and are quite separate from Building Regulations, or Planning Controls. The Building
Control Service will assume that an applicant has obtained any necessary agreements
with the adjoining owner, and nothing said or implied by the Council should be taken as
removing the necessity for the building owner to comply fully with the Party Wall Act.
Further information and advice is to be found in "the Party Walls etc. Act 1996 -
explanatory booklet" published by the ODPM, available free of charge from the Residents
Services Reception Desk, Level 3, Civic Centre, Uxbridge, UB8 1UW.

Your attention is drawn to the fact that the planning permission does not override
property rights and any ancient rights of light that may exist. This permission does not
empower you to enter onto land not in your ownership without the specific consent of the
owner. If you require further information or advice, you should consult a solicitor.

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.

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.

3. CONSIDERATIONS  
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Planning application reference 70772/APP/2015/1198 for the erection of a two storey side
extension and conversion of existing 3-bed end of terrace dwelling to form 1 x 3-bed
dwelling and 1 x 1-bed maisonette was refused for the following reasons:-

1. The proposal would provide an indoor living area of an unsatisfactory size and quality
for the occupiers of the proposed one bedroom dwelling. The proposal would therefore
give rise to a sub-standard form of living accommodation to the detriment of the amenity
of future occupiers, contrary to Policy 3.5 and Table 3.3 of the London Plan (2015), the
Mayor of London's Supplementary Planning Guidance - Housing (November 2012) and
Policy BE19 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012).

2. The proposal fails to provide adequate accessible off-street car parking for the the
existing property and proposed dwelling in accordance with the Council's adopted car
parking standards (Annex 1, adopted Hillingdon Local Plan: Part Two - Unitary
Development Plan, Saved Policies, (November 2012). As such, the proposal is likely to
give rise to additional demand for on-street car parking, in an area where such parking is
at a premium to the detriment of highway and pedestrian safety and the residential
amenity of the area, contrary to Policies AM14 and BE19 of the Hillingdon Local Plan: Part
Two - Saved UDP Policies (November 2012) and the adopted Supplementary Planning
Document HDAS: Residential Layouts.

3. The proposal would fail to comply with Lifetime Homes Standards giving rise to a
substandard form of living accommodation to the detriment of the amenity of future
occupiers and contrary to Policy 3.8 of the London Plan (2011) and the adopted
Supplementary Planning Document HDAS: Accessible Hillingdon.

The application differs from that recently refused in that the ground floor of the proposed
dwelling has been increased to form a lean-to at the side and the parking arrangement
has been amended to provide 3 x off street parking spaces with two crossovers. The
application follows post refusal advice.

Not applicable 

Advertisement and Site Notice4.

4.1 Advertisement Expiry Date:-

Not applicable 4.2 Site Notice Expiry Date:-

Comments on Public Consult
4 neighbouring properties were consulted by letter dated 24.8.15 and a site notice was
displayed to the front of the site which expired on 23.9.15. No response received.

Thames Water - No objection.

Floodwater Management Officer:

Prior to commencement, a scheme for the provision of sustainable water management

70772/APP/2015/1198 Land Forming Part Of 2 Peach Tree Avenue Yiewsley 
Two storey side extension to form 1 x 1-bed dwelling

3.3 Relevant Planning History  

Comment on Planning History  

5.

18-06-2015Decision: Refused
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shall be submitted to, and approved in writing by the Local Planning Authority. The
scheme shall clearly demonstrate how it: 

Manages Water. The scheme shall demonstrate ways of controlling the surface water on
site by providing information on:

a) Suds features:
i. incorporating sustainable urban drainage in accordance with the hierarchy set out in
Policy 5.15 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. 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) Receptors 
i. Capacity demonstrated for Thames Water foul and surface water network, and provide
confirmation of any upgrade work required having been implemented and receiving
watercourse as appropriate.
ii. Where infiltration techniques (soakway) 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. indentify vulnerable receptors, ie WFD status and prevent pollution of the receiving
groundwater and/or surface waters through appropriate methods; 

d) Minimise water use. The scheme shall also demonstrate the use of methods to
minimise the use of potable water through water collection, reuse and recycling and will:
i. incorporate water saving measures and equipment.
ii. provide details of water collection facilities to capture excess rainwater;
iii. provide details of how rain and grey water will be recycled and reused in the
development.

e) Long Term Management and Maintenance of the drainage system.
i. Provide a management and maintenance plan for the lifetime of the development of
arrangements to secure the operation of the scheme throughout its lifetime. Including
appropriate details of Inspection regimes, appropriate performance specification,
remediation and timescales for the resolving of issues. Where there is overland flooding
proposed, the plan should include the appropriate actions to ensure the safety of the
users of the site should that be required.
ii. Where the maintenance will not be the responsibility of an individual householder, the
details of the body legally responsible for the implementation of the management and
maintenance plan must be provided. 

f) During Construction 
i. How temporary measures will be implemented to ensure no increase in flood risk from
commencement of construction. 

Thereafter the development shall be implemented and retained/maintained in accordance
with these details for as long as the development remains in existence.
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PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

AM7
AM14
BE13

Consideration of traffic generated by proposed developments.
New development and car parking standards.
New development must harmonise with the existing street scene.

Part 2 Policies:

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 5.12 Flood Risk Management of
the London Plan (July 2011) and National Planning Policy Framework (March 2012) and
the Planning Practice Guidance (March 2014). To be handled as close to its source as
possible in compliance with Policy 5.13 Sustainable Drainage of the London Plan (July
2011), and conserve water supplies in accordance with Policy 5.15 Water use and
supplies of the London Plan (July 2011).

In regards to the front garden the following should be noted:

"Please note the requirements of the General Permitted Development Order 2008 which
means alterations to front gardens are only within permitted development rights, if it
complies with the following condition: 
Where the area of ground covered by the hard surface, or the area of hard surface
replaced, would exceed 5 square metres,
· either the hard surface shall be made of porous materials, 
· or provision shall be made to direct run-off water from the hard surface to a permeable
or porous area or surface within the curtilage of the dwelling house
For information permitted development rights only apply to the curtilage of a dwelling
house and not maisonettes or flats. "         
Guidance on how alter a front garden appropriately can be found on the RHS website:
https://www.rhs.org.uk/science/pdf/climate-and-sustainability/urban-greening/gardening-
matters-front-gardens-urban-greening

Highway Officer Comments:

a. The revised layout is acceptable in principle - however the position/width of the
crossover needs minor modifications to centralise/widen and ensure that shared use is
practical for both dwelling.  Please request for the crossover to be widened from 4.5 to to
5m and for position to be centralised.

Subject to your confirming the dimension of the forecourt as discussed, there are no
highway objections.

b. The applicant will be responsible for the full cost for the construction of crossover and
reinstatement of existing crossover.

Officer Comment: Confirmation of depth of the frontage as measured on site on 7.10.15 is
4.98m

6.
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BE15
BE19
BE20
BE21
BE22

BE23
BE24

BE38

HDAS-LAY

HDAS-EXT

LDF-AH

LPP 3.1
LPP 3.3
LPP 3.4
LPP 3.5
LPP 5.3
LPP 7.4

Alterations and extensions to existing buildings
New development must improve or complement the character of the area.
Daylight and sunlight considerations.
Siting, bulk and proximity of new buildings/extensions.
Residential extensions/buildings of two or more storeys.

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.
Residential Layouts, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted July 2006
Residential Extensions, Hillingdon Design & Access Statement,
Supplementary Planning Document, adopted December 2008
Accessible Hillingdon , Local Development Framework, Supplementary
Planning Document, adopted January 2010
(2011) Ensuring equal life chances for all
(2011) Increasing housing supply
(2011) Optimising housing potential
(2011) Quality and design of housing developments
(2011) Sustainable design and construction
(2011) Local character

7. MAIN PLANNING ISSUES 

7.1
The proposed new dwelling would not breach the 45 degree guideline when taken from
adjacent 20 Royal Lane. Furthermore there would not be an unacceptable loss of privacy
resulting from rear facing windows. Therefore, it is considered that the occupants of
neighbouring properties would not suffer an unacceptable loss of light, outlook or privacy.
Therefore, it is considered that the proposed development would not constitute an un-
neighbourly form of development and would be in compliance with Policies BE20, BE21 &
BE24 of the Hillingdon Local Plan: Part Two -Saved UDP Policies (November 2012).

Impact on the amenities of the occupiers of neighbouring residential properties  

7.2 Impact on Street Scene
Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (November 2012)
requires all new development to maintain the quality of the built environment including
providing high quality urban design. Furthermore Policies BE13 and BE15 of the
Hillingdon Local Plan: Part Two - Saved UDP Policies (November 2012) resist any
development which would fail to harmonise with the existing street scene or would fail to
safeguard the design of existing and adjoining sites.

The property occupies a prominent corner plot and it is considered that any development
would need to respect this spacious setting. There is a similar extension at number 8,
albeit as an extension and not a new dwelling. It is considered that scale, bulk and design
of the proposed extension would respect that within the nearby locality and would not

In addition:
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result from an incongruous addition to the streetscene. It is therefore considered that the
proposed development would comply with Policy BE1 of the Hillingdon Local Plan: Part
One - Strategic Policies (November 2012) and Policies BE13 and BE15 of the Hillingdon
Local Plan: Part Two - Saved UDP Policies (November 2012).

7.3 Traffic Impact/Pedestrian Safety
Policiy AM7 of the Hillingdon Local Plan: Part Two - Saved Unitary Development Plan
Policies (November 2012) considers whether the traffic generated by proposed
developments is acceptable in terms of the local highway and junction capacity, traffic
flows and conditions of general highway or pedestrian safety.

Policy AM14 states that new development will only be permitted where it is in accordance
with the Council's adopted Car Parking Standards. These require a maximum provision of
three off-street parking spaces for each dwelling.

The application has been amended in consultation with the highways officer to enable
three off street parking spaces to be provided to serve the existing dwelling and new
dwelling. The original plans showed a substandard depth of parking space. However it is
noted that the originally refused plans included the overhanging eaves which would not
obstruct the parking of cars. A site visit has confirmed the available depth of parking
space to be 4.98m. The Highways Officer has raised no objection to the proposal provided
the applicant is made aware that he is responsible for full cost of the for the construction
of crossover and reinstatement of existing crossover. As such, the revised scheme is
considered to have overcome the previous reason for refusal and is considered
acceptable in accordance with Policies AM7 and AM14 of the Hillingdon Local Plan -
Saved UDP Policies (November 2012).

7.4 Carparking & Layout
See above.

7.5
The London Plan sets out the minimum internal floor spaces required for flat
developments in order to ensure that there is an adequate level of amenity for existing
and future occupants. The London plan recommends that a one bedroom 2 person flat
should have a minimum internal floor area of 50m2. It is noted that the proposal is not a
flat, but a two storey one bedroom dwelling. Whilst the London Plan does not provide a
minimum standard for such accommodation, it is considered reasonable to apply the
minimum standard relating to a one bedroom flat. At an internal floor area of 78m2, the
proposal exceeds this minimum floor area and is therefore considered to provide an
acceptable level of residential amenity to the future occupants of this property.

The proposal would result in the retention of a private rear garden area of 75.2m2 for the
host dwelling and a garden area of approximately 50m2 for the proposed dwelling. The
majority of the garden area for the new dwelling would be to the side which the applicants
have advised will be screened by 1.8m fencing which, there are examples of in the
immediate vicinity. A further small patio area would be provided to the rear of the dwelling.
It is considered on balance, that the future occupants of the properties would enjoy an
acceptable level of private amenity space in accordance with Policy BE23 of the Local
Plan and the advice contained within the Council's guidance HDAS Residential
Extensions.

Policy BE38 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (November
2012) requires the retention of landscape features of merit and new landscaping and
planting where possible. No trees would be lost by the proposal and that both the front
and rear gardens area of little landscape merit. It is considered that a suitable condition
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could be imposed to secure additional landscaping and as such the scheme is considered
acceptable in accordance with Policy BE38.

7.6 Other Issues
London Plan Policy 3.8 requires all new housing to be built to Lifetime Homes Standards.
The Council's SPD HDAS: Accessible Hillingdon also requires all new housing to be built
to Lifetime Homes Standards. It is recommended that a condition be imposed to ensure
compliance with the lifetime homes standards.

The site lies in a Critical Drainage area identified in the Surface Water Management Plan
for Hillingdon. The Floodwater Management Officer has advised that the site is located in
an area where surface water drains to a particular area and could cause flooding and is
also identified at risk of surface water flooding on the Environment Agency Flood Maps. It
is important all developments in this area contribute to manage the risk from surface
water, and reduce the run off from their site. It is recommended that a condition be
imposed to ensure that surface water is controlled on site.

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 £35 per sq metre. 

The proposal would attract a CIL liability of £7331.65.  This comprises of a Mayoral CIL of
£2062.96 and CIL of £5268.69.


