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Limitations  
Heritage Unlimited (HUL) has prepared this report for Sandy Bhambra in accordance with the 
Memorandum of Appointment under which our services were performed. No warranty, expressed 
or implied, is made as to the professional advice included in this report or by any other services 
provided by HUL. This Report is confidential and may not be disclosed by the Client nor relied upon 
by any other party without the prior and express written consent by HUL. 

The conclusions and recommendations contained in this report are based upon information 
provided by others and upon assumption that all relevant information has been provided by those 
parties from whom it has been requested and that such information is accurate. Information 
obtained by HUL has not been independently verified by HUL, unless otherwise stated in the Report. 

Certain statements made in this report that are not historical facts may constitute estimated, 
projections or other forward-looking statements and even though they are based on reasonable 
assumptions as of the date of the Report, such forward-looking statements by their nature involve 
risks and uncertainties that could cause actual results to differ materially from results predicted. 
HUL specifically does not guarantee or warrant any estimates or projections contained in this 
Report. 

This Report reflects the professional opinion of the heritage consultant, as informed by on-site 
and/or desk-based assessment, and its findings and conclusions may not be shared by the Local 
Planning Authority. 

 

Copyright  
© This document and its contents are copyright of Heritage Unlimited. Any redistribution or 
reproduction of part or all of the contents is strictly prohibited, unless related to the application for 
which it was originally written or having received express written permission. Furthermore, this 
report should not be used if the submission is made 12 months or more after the report date or if 
there has been a change in legislation, national, or local planning policies, or the works proposed 
have been amended. In this instance we ask the Local Planning Authority to reject this document 
as a supporting document as the professional assessment and conclusion may differ due to 
changes mentioned above and bring into question the company’s and the consultants professional 
integrity.     



 

           Land adj. to 33 Hillingdon Road | Heritage Statement                 1 

 

1.0 INTRODUCTION 
1.1 This Heritage Statement has been produced by heritage unlimited to support a planning 

application for the land adjacent to no.33 Hillingdon Road, Uxbridge. The application relates 
to construction of a two semi-detached two storey houses. 

1.1. The site is in close proximity to two grade II listed buildings, no.32 Hillingdon Road and no.34 
Hillingdon Road. The Client owns no.33 Hillingdon Road, which occupies the plot between 
the two listed buildings. 

1.2. The client purchased the land adjacent to no.33 Hillingdon Road from the owner of the listed 
property at the corner of Hillingdon Road and Orchard Waye (32 Hillingdon Road). The land 
was part of the rear garden of the listed building, which is currently vacant. The land 
purchase took place in 2017 before the change in ownership. No.32 Hillingdon Road was 
used as a care home since the 1990s, however it was damaged by a fire in 2022 and has 
been vacant since. 

1.3. The current application follows pre-application advice (ref: 72820/PRC/2025/70), which 
considered a proposal of nine residential units on the site. In addition, an earlier application 
(ref: 72820/APP/2017/1588) requested approval for the construction of two semi-detached 
dwellings to the rear of nos. 32 and 33 Hillingdon Road. The Council’s feedback from both 
the 2017 scheme and 2025 pre-app has been carefully reviewed and incorporated.  

1.4. Listed buildings are defined by the National Planning Policy Framework (2024) (NPPF) as 
designated heritage assets. As such, they have statutory protection with regards to the 
Planning (Listed Buildings and Conservation Areas) Act 1990 (PLBCAA). Sections 16 and 66 
of this Act are relevant to this project and provide the statutory tests with regards to 
establishing the impact to the curtilage listed boundary wall on Orchard Waye, and the 
setting and special interest of the listed buildings. 

1.5. The purpose of a Heritage Statement is to identify the significance of any heritage asset 
affected by the proposed development, the impact the proposed development will have 
upon the identified significance and justification for the proposed development. The 
Heritage Statement also needs to assess the proposed work in accordance with the 
statutory tests provided in the Planning (Listed Buildings and Conservation Areas) Act 1990. 

1.6. This Heritage Statement should be read in conjunction with architectural plans and other 
supporting documents, which form the pre-application submission. 

1.7. This report has been compiled by Zara Hills MSc Building Cons and Frances Woodgate MA(Hons) 

MArch ADPPA and is based on desk-based research carried out in January 2026 and a site visit 
carried out in February 2025.  
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2.0 SITE LOCATION AND CONTEXT 

Site Location 
2.1 The site is situated a short distance west of the junction of Orchard Waye and Hillingdon 

Road in Uxbridge, London. In addition to the development site, the client also owns no.33 
Hillingdon Road, which has been in use as an HMO for emergency housing since 2016. 

2.2 The site includes land that was formerly part of the western end of the garden to grade II 
listed 32 Hillingdon Road on the corner of Orchard Waye, and a portion of land containing a 
vacant outbuilding (constructed c.2003) within the rear garden belonging to no.33 
Hillingdon Road. 

2.3 The site is open ground to the southern extent, behind an existing brick boundary wall that 
is curtilage listed as it originally belonged to no.32 Hillingdon Road (grade II listed). The brick 
wall forms the boundary to Orchard Waye. The outbuilding in the northern portion is a single 
storey outbuilding belonging to no.33 Hillingdon Road that has been vacant since 2016.  

2.4 To the north, the site is bounded by no. 34 Hillingdon Road, a grade II listed residential 
building that has been sub-divided into flats. On the east would be a new boundary within 
the gardens to no.33 Hillingdon Road and to the remaining garden of grade II listed no.32 
Hillingdon Road (currently vacant).  

2.5 To the west of the property boundary are semi-detached houses comprising nos. 34 and 
34A Orchard Waye, and an access path behind those properties to the rear of no.33 
Hillingdon Road which is within the client’s ownership. 

 

 

Fig.1: Site Location Plan, with the site boundary outlined in red and no.33 Hillingdon Road indicated 
by the red arrow. The blue markers identify the listed buildings of no.32 Hillingdon Road and no.34 
Hillingdon Road either side of no.33 Hillingdon Road. 

N 
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Current Context 
2.6 The site covers an area of disused garden and a vacant outbuilding that is not suitable for 

conversion. The site is therefore considered as an underutilised resource in a residential 
area where there is an identified need for more housing.  
 

2.7 The client seeks to make beneficial use of the underutilised land and as a current provider 
of housing units at no.33 Hillingdon Road. Hence the updated   proposal for two traditionally 
scaled semi-detached dwellings, offering appropriately sized homes that better suit the 
character of the surrounding area.  

 
2.8 A proposal has been prepared for review through a pre-app consultation, with the intention 

of using the pre-app feedback to prepare a final scheme to submit for planning approval. 
construction. 

 
2.9 The following series of photographs of the site show the relationship of the site to the listed 

buildings and no.33 Hillingdon Road. 
 

 
Fig.2: View from the southern corner of Orchard Waye with Hillingdon Road, looking northeast. The 
site location behind the brick wall is indicated by the arrow. 
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Fig.3: View from the southwest looking northeast, the modified section of brick wall where there was 
formerly a gateway is visible with the change in brick colour to the left of the parked van. A single 
yellow line demarcates the area to keep clear in front of the former opening. The site location behind 
the brick wall is indicated by the arrow. 

 
Fig.4: View of the garden and rear of no.32 Hillingdon Road further east along Orchard Waye looking 
east over the boundary wall at the rear of the vacant property. No.33 Hillingdon Road is visible behind 
the brick wall to the left of the view. 
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Fig.5: View into the site from beside the existing outbuilding of no.33, looking south towards Orchard 
Waye. 

 
Fig.6: View of the frontage to Hillingdon Road, no.33 is in the centre of the view identified by the arrow; 
no.32 is on the left of the view and obscured by the vegetation; no.24 is in the foreground to the right 
of the view.  
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Historic Context 
2.10 The site is situated in a suburban residential area of Uxbridge, within the London Borough of 

Hillingdon. 

2.11 Historical development of the site and its environs is explored below through a series of 
maps and other archive material. 

 
Fig.7: 1820 Hillingdon Enclosure Plan A (Layers of London), with the approximate location of no.33 
Hillingdon Road indicated by the arrow. 

 

N 
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Fig.8: Extract of Ordnance Survey map of Middlesex, surveyed 1864, published 1868. No.32 
Hillingdon Road was called Sussex Lodge. No.33 Hillingdon Road is indicated by the arrow. 

 

 
Fig.9: Wider extent of Ordnance Survey map of Middlesex, surveyed 1864, published 1868. No.32 
Hillingdon Road was called Sussex Lodge. No.33 Hillingdon Road is indicated by the arrow. The large 
open areas show the development following the road layout and expanding at the time. The site is 
part of the Cowley district. 

 

N 

N 
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Fig.10: Map of Buckinghamshire, surveyed 1875, published 1881. As the previous map, this map 
names the properties. No.33 Hillingdon Road is indicated by the arrow. 

 

 
Fig.11: Ordnance Survey map of Uxbridge, surveyed in 1886, published c1886. No.33 Hillingdon 
Road is indicated by the arrow and now has a rear extension and small outbuilding. 

 

N 

N 
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Fig.12: Ordnance Survey map of Buckinghamshire, surveyed 1887, published 1889. No.33 Hillingdon 
Road is indicated by the arrow and has gained an outbuilding at the far western extent of the plot. 

 

 

 
Fig.13: Ordnance Survey map of Uxbridge, surveyed in 1894, published c1895. No.33 Hillingdon 
Road is indicated by the arrow. The Orchard from which Orchard Waye takes its name is clearly 
depicted to the west of the site and labelled as a Nursery.  

N 

N 
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Fig.14: Ordnance Survey map of Middlesex, surveyed 1913, published 1914. No.33 Hillingdon Road 
is indicated by the arrow and has gained a small extension to the angle at the rear. 

 

 
Fig.15: Ordnance Survey map of Middlesex, revised 1934-35, published 1936. No.33 Hillingdon Road 
is indicated by the arrow.  

N 

N 
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Fig.16: Ordnance Survey map of Middlesex, surveyed 1962, published 1963. No.33 Hillingdon Road 
is indicated by the arrow. No.32 Hillingdon Road is identified as a doctor’s Surgery. 

 

 
Fig.17: Ordnance Survey map, revised 1967, published 1972. The semi-detached properties now 
numbered 34A and 34B Orchard Waye are shown on the map. 

N 

N 
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Fig.18: Ordnance Survey map, revised 1972, published 1973. 

2.12 The road names given on the Ordnance Survey maps relate to local places, explaining the 
historic context of the site as being near the orchard and on the main road to Hillingdon. 

2.13 As shown in the series of maps above, the area is predominantly residential in character and 
the grouping of nos.32, 33 and 34 Hillingdon Road have each had extensions to the rear from 
the late 19th century. 

2.14 Brickmaking was an important industry in Uxbridge from c.1815 until c.1935 and the use of 
brick in the local buildings reflects this.  

2.15 The area was predominantly rural in character until after the First World War, with open 
fields and tree plantations. This leafy aspect was continued in the planting of the gardens to 
the larger properties as shown on the Ordnance Survey map of 1886. 

 

 

 

 

 

 

 

N 
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3.0  IDENTIFIED HERITAGE ASSETS 
 Listed Buildings 
3.1 As highlighted in the introduction, the site is located between two listed buildings on 

Hillingdon Road: 
• no.32 Hillingdon Road which is on the corner to Orchard Waye to the south 
• no.34 Hillingdon Road which is adjacent to the north 

3.2 Both buildings are grade II listed, and the full statutory listing descriptions are included in 
Appendix HA1. A brief description of the listed buildings is provided below. 

 
No.32 Hillingdon Road 

3.3 Historic maps identify no.32 Hillingdon Road as Sussex Lodge, and then from c.1962 as a 
doctor’s Surgery. By 1994, it was in use as a care home for older people and was in this use 
until 2022 when it closed following a fire that damaged the first floor of the building. It has 
been vacant since the fire. The building is now called Hutchings House. 

 

 
Fig.19: No.32 Hillingdon Road, front elevation taken from Hillingdon Road looking west. 
 

3.4 No.32 Hillingdon Road was first designated in 1974 as a mid-19th century villa of special 
historic or architectural interest. The building is two storeys with a front elevation addressing 
Hillingdon Road with five window bays. There are interesting architectural details to the front 
elevation including arched window heads to the ground floor, console bracketed cornices 
over the first floor windows and a pediment over the fanlight to the central front door. A 
hipped slate roof with deep eaves surmounts the building and this was repaired in 2017, 
presumably to prepare the property for sale. 
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3.5 The walls have been rendered in roughcast, which is modern, and the rear extension on the 
south side has painted brickwork of Flemish bond. Historically the building was likely to 
have a stucco elevation to Hillingdon Road as extant on no.34 Hillingdon Road. The principal 
windows are recessed sash windows with glazing bars. To the rear, the building features a 
tall round headed window relating to the stairwell. Aside from the stairwell window and 
ground floor windows to the front elevation, the remain are square headed windows. 

 

No.34 Hillingdon Road 

3.6 No.34 reads as a pair with no.32 Hillingdon Road as they both have a hipped slate roof with 
deep eaves and feature a five bay frontage with same treatment of the window openings. 
No.34 has scribed stucco with a keystone detail to the first floor windows which the 
roughcast finish to no.32 likely obscures. 

 
Fig.20: No.34 Hillingdon Road, front elevation taken from Hillingdon Road looking west. 

3.7 As for no.32, no.34 was first designated in 1974 and is identified in the listing description as 
a mid-19th century stucco villa of special historic or architectural interest.  

3.8 Curiously, no.34 was not named on the historic maps, whereas all the properties of similar 
scale were individually identified, so perhaps the property was only known by its number. 

3.9 No.33 is sited between the two listed buildings but although clearly of a similar date was not 
listed, perhaps because of its smaller scale and plainer detailing.  
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4.0 PLANNING LEGISLATION AND POLICIES 
Legislation  

4.1 The legislative framework for the preservation and enhancement of listed buildings and 
conservation areas are set out in the Planning (Listed Buildings and Conservation Areas) Act 
1990. Historic England, defines preservation in this context, as not harming the interest in 
the building, as opposed to keeping it utterly unchanged.  

4.2 In 2014, a ruling by the Court of Appeal (Barnwell Manor Wind Energy Ltd v East Northants 
District Council, English Heritage and the National Trust) made clear that to discharge this 
responsibility, decision makers must give considerable importance and weight to the 
desirability of preserving the setting of listed buildings (and by implication other heritage 
assets) when carrying out the balancing exercise of judging harm against other planning 
considerations, as required under the National Planning Policy Framework. 

4.3 Another ruling made in May 2017 by the Court of Appeal (Barwood Strategic Land II LLP v 
East Staffordshire Borough Council and the Secretary of State for Communities and Local 
Government), upheld a High Court ruling, that subordinates National Planning Policy 
Framework development presumptions to the statutory authority of an up-to-date local 
plan, as the NPPF is no more than ‘guidance for decision-makers, without the force of 
statute behind it. Paragraph 13 of the decision states, ‘The NPPF is the Government’s 
planning policy for England. It does not have the force of statute, and, ought not to be treated 
as if it did. Indeed, as one might expect, it acknowledges and reinforces the statutory 
presumption in favour of the development plan, and it also explicitly recognizes and 
emphasizes its own place in the plan-led system of development control. Its “Introduction” 
acknowledges that “[planning] law requires that applications for planning permission must 
be determined in accordance with the development plan, unless material considerations 
indicate otherwise”, and that “[the NPPF] must be taken into account in the preparation of 
local and neighbourhood plans and is a material consideration in planning decisions”. 
Paragraph 12 recognizes that the NPPF “does not change the statutory status of the 
development plan as the starting point for decision making”. Paragraph 13 describes the 
NPPF, correctly, as “guidance for local planning authorities and decision-takers”, which, in 
the context of development control decision-making, is “a material consideration in 
determining applications”. Paragraph 215, in “Annex 1: Implementation”, says that “due 
weight should be given to relevant policies in existing plans according to their degree of 
consistency with [the NPPF] (the closer the policies in the plan to the policies in [the NPPF], 
the greater the weight that may be given)”, but this too is guidance for decision-makers, 
without the force of statute behind it’. 

4.4 Therefore, by implication, this judgment again emphasises the relative importance of    
sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
in making planning decisions in relation to development that affects listed buildings and 
conservation areas. 
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4.5 Section 16(2) refers to the local planning authority requirements to have special regard to 
the desirability of preserving the listed building, its setting, and any features of special 
architectural or historic interest it possesses. This statutory duty places substantial weight 
on the conservation of the building’s significance when determining applications for listed 
building consent. As such, any proposed works must be carefully justified, demonstrate a 
clear understanding of the building’s heritage value, and ensure that alteration, intervention, 
or loss of historic fabric is avoided wherever possible. 

4.6 Section 66(1) relates to planning applications and states, “In considering whether to grant 
planning permission for development which affects a listed building or its setting, the local 
planning authority or, as the case may be, the Secretary of State shall have special regard to 
the desirability of preserving the building or its setting or any features of special architectural 
or historic interest which it possesses”. 

4.7 As a minimum, the tests provided require the works to preserve the special interest and 
setting of a listed building. Historic England defines preservation in this context as not 
harming the interest in the heritage asset(s), as opposed to keeping them utterly unchanged. 

National Planning Policy Framework (2024) 
4.9 As mentioned above, there is a need to carry out a balancing exercise of judging harm 

against other planning considerations as required under the NPPF. The NPPF sets out the 
Government’s planning policies for England and how these are to be applied. The guiding 
principle of the document is a presumption in favour of sustainable development, and the 
protection and enhancement of the historic environment is embedded in this approach. 

4.10 Sustainable development is defined as meeting the needs of the present without 
compromising the needs of the future. Paragraph 8 of the NPPF breaks down this definition 
into three objectives: economic, social, and environmental. Within the environmental 
objective, sustainable development needs to contribute to ‘protecting and enhancing our 
natural, built and historic environment’. 

4.11  Paragraph 20 of the NPPF contains Strategic Policies, which provide an overall strategy for 
the pattern, scale and quality of development and make sufficient provision for the 
conservation and enhancement of the natural, built, and historic environment. 

4.12 Section 16 of the NPPF contains policies relating to conserving and enhancing the historic 
environment. Within this section (paragraph 207), the Local Planning Authority requires the 
applicant to describe the significance of any affected heritage asset including any 
contribution made by their setting as part of an application. 

4.13 Significance is defined in Annex 2 of the NPPF, as the value of a heritage asset to this and 
future generations because of its archaeological, architectural, artistic, or historical 
interest. Significance also derives not only from the asset’s physical presence but also from 
its setting. Setting of a heritage asset is the surroundings in which the heritage asset is 
experienced, the extent of which is not fixed and can change as the asset and its 
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surroundings evolve. Elements of a setting may make a positive or negative contribution to 
significance of an asset. 

4.14 Impact from a proposed development to the significance of a designated heritage asset 
needs to be evaluated, NPPF paragraph 212, states, ‘When considering the impact of a 
proposed development on the significance of a designated heritage asset, great weight 
should be given to the asset’s conservation (and the more important the asset, the greater 
the weight should be). This is irrespective of whether any potential harm amounts to 
substantial harm, total loss or less than substantial harm to its significance’. NPPF 
paragraph 213 identifies that alteration, destruction, or development within the setting of a 
designated heritage asset can result in harm to, or loss of, the significance of the asset and 
that such loss requires a clear and convincing justification. Substantial harm to or loss of a 
grade II listed building should be exceptional and substantial harm or loss of grade I and 
grade II* listed buildings should be wholly exceptional. 

4.15 NPPF Paragraphs 214 and 215 define the levels of harm as substantial or less than 
substantial. The National Planning Practice Guidance (PPG) provides useful guidance on 
assessing harm in relation to these definitions and gives the following example, ‘In 
determining whether works to a listed building constitute substantial harm, an important 
consideration would be whether the adverse impact seriously affects a key element of its 
special architectural or historic interest. It is the degree of harm to the asset’s significance 
rather than the scale of the development that is to be assessed. The harm may arise from 
works to the asset or from development within its setting’. The PPG quantifies substantial 
harm (NPPF paragraph 214) as total destruction while partial destruction is likely to have a 
considerable impact but, depending on the circumstances, it may still be less than 
substantial harm or conceivably not harmful at all. Anything less than total destruction 
needs to be evaluated on its own merits, for example, the removal of elements to an asset 
which themselves impact on its significance may therefore not be harmful to the asset. The 
PPG advises works that ‘are moderate or minor in scale are likely to cause less than 
substantial harm (NPPF paragraph 215) or no harm at all’. However, it is important to 
consider each development in its own context as the PPG also identifies that minor works 
have the potential to cause substantial harm to the significance of an asset. 

4.16 Paragraphs 214 and 215 refer to ‘public benefit’ as a means to outweigh the loss of or harm 
to a designated heritage asset. The PPG identifies that public benefit may follow many 
developments and as such this benefit could be anything that delivers economic, social or 
environmental progress which are the dimensions to sustainable development defined by 
NPPF Paragraph 8. The PPG states, ‘Public benefits should flow from the proposed 
development. They should be of a nature or scale to be of benefit to public at large and 
should not just be a private benefit. However, benefits do not always have to be visible or 
accessible to the public in order to be genuine public benefit’. Public benefits may include 
heritage benefits such as: 
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• Sustaining or enhancing the significance of a heritage asset and the contribution of 
its setting. 

• Reducing or removing risk to heritage asset. 
• Securing the optimum viable use of a heritage asset in support of its long- term 

conservation. 

4.17 The three points above relate to NPPF Paragraph 210, which requires the Local Planning 
Authority to take these points into account when determining applications. Although, there 
is no defined list of public benefits, examples of public benefit for a designated heritage 
asset may include: 

• The restoration of a listed building. 
• The improved setting of a listed building.  
• The enhancement of a conservation area. 

Local Planning Policy 
4.18 As well as legislation and national planning policies, the London Borough of Hillingdon Local 

Plan: Part 1 Strategic Policies (2012) contains policies relating to the historic environment. 
Relevant policies include: 

Policy HE1: Heritage 

The Council will: 

1. Conserve and enhance Hillingdon's distinct and varied environment, its settings 
and the wider historic landscape, which includes:  

• Historic village cores, Metro-land suburbs, planned residential estates 
and 19th and 20th century industrial areas, including the Grand Union 
Canal and its features;  

• Designated heritage assets such as statutorily Listed Buildings, 
Conservation Areas and Scheduled Ancient Monuments;  

• Registered Parks and Gardens and historic landscapes, both natural 
and designed;  

• Locally recognised historic features, such as Areas of Special Local 
Character and  

• Locally Listed Buildings; and Archaeologically significant areas, 
including  

• Archaeological Priority Zones and Areas.  

2. Actively encourage the regeneration of heritage assets, particularly those which 
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have been included in English Heritage's 'Heritage at Risk' register or are 
currently vacant.  

3. Promote increased public awareness, understanding of and access to the 
borough's heritage assets and wider historic environment, through Section 106 
agreements and via community engagement and outreach activities.  

4. Encourage the reuse and modification of heritage assets, where appropriate, 
when considering proposals to mitigate or adapt to the effects of climate 
change. Where negative impact on a heritage asset is identified, seek alternative 
approaches to achieve similar climate change mitigation outcomes without 
damage to the asset. 

Policy BE1: Built Environment  

The Council will require all new development to improve and maintain the quality of 
the built environment in order to create successful and sustainable 
neighbourhoods, where people enjoy living and working and that serve the long-
term needs of all residents. All new developments should: 

1. 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;  

2. Be designed to be appropriate to the identity and context of Hillingdon's 
buildings, townscapes, landscapes and views, and make a positive contribution 
to the local area in terms of layout, form, scale and materials and seek to 
protect the amenity of surrounding land and buildings, particularly residential 
properties; 

4.19 The Local Plan Part 2: Development Management Policies (2020) also contains relevant 
policies: 

Policy DMHB 1: Heritage Assets 

A) The Council will expect development proposals to avoid harm to the historic 
environment. Development that has an effect on heritage assets will only be 
supported where: 

i) it sustains and enhances the significance of the heritage asset 
and puts them into viable uses consistent with their 
conservation; 

ii) it will not lead to a loss of significance or harm to an asset, unless 
it can be demonstrated that it will provide public benefit that 
would outweigh the harm or loss, in accordance with the NPPF;  

iii) it makes a positive contribution to the local character and 



 

           Land adj. to 33 Hillingdon Road | Heritage Statement                 20 

 

distinctiveness of the area;  

iv) any extensions or alterations are designed in sympathy, without 
detracting from or competing with the heritage asset; 

v) the proposal would relate appropriately in terms of siting, style, 
scale, massing, height, design and materials;  

vi) buildings and structures within the curtilage of a heritage asset, 
or in close proximity to it, do not compromise its setting; and  

vii) opportunities are taken to conserve or enhance the setting, so 
that the significance of the asset can be appreciated more 
readily.  

B)  Development proposals affecting designated heritage assets need to take 
account of the effects of climate change and renewable energy without 
impacting negatively on the heritage asset. The Council may require an 
alternative solution which will protect the asset yet meet the sustainability 
objectives of the Local Plan.  

C) The Council will seek to secure the repair and reuse of Listed Buildings and 
monuments and improvements to Conservation Areas on the Heritage at Risk 
Register, through negotiations with owners, the provision of advice and 
guidance, the use of appropriate legal action, and through bids for external 
funding for improvement works. 

Policy DMHB 2: Listed Buildings 

A) Applications for Listed Building Consent and planning permission to alter, 
extend, or change the use of a statutorily Listed Building will only be permitted if 
they are considered to retain its significance and value and are appropriate in 
terms of the fabric, historic integrity, spatial quality and layout of the building. 
Any additions or alterations to a Listed Building should be sympathetic in terms 
of scale, proportion, detailed design, materials and workmanship.  

B) Applications should include a Heritage Statement that demonstrates a clear 
understanding of the importance of the building and the impact of the proposals 
on its significance.  

C) The substantial harm to or total loss of significance of a statutory Listed Building 
will only be permitted in exceptional circumstances when the nature of the 
heritage asset prevents all reasonable use of the building, no viable use can be 
found through marketing, grant-funding or charitable or public ownership and 
the loss is outweighed by bringing the site back into use. In such circumstances, 
full archaeological recording of the building will be required.  
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D) Planning permission will not be granted for proposals which are considered 
detrimental to the setting of a Listed Building.  

London Plan (2021) 

Policy HC1: Heritage conservation and growth 

A. Boroughs should, in consultation with Historic England, local communities and other 
statutory and relevant organisations, develop evidence that demonstrates a clear 
understanding of London’s historic environment. This evidence should be used for 
identifying, understanding, conserving, and enhancing the historic environment and 
heritage assets, and improving access to, and interpretation of, the heritage assets, 
landscapes, and archaeology within their area.  

B. Development Plans and strategies should demonstrate a clear understanding of the 
historic environment and the heritage values of sites or areas and their relationship with 
their surroundings. This knowledge should be used to inform the effective integration 
of London’s heritage in regenerative change by:  

1) setting out a clear vision that recognises and embeds the role of heritage in place-
making 

 2) utilising the heritage significance of a site or area in the planning and design 
process  

3) integrating the conservation and enhancement of heritage assets and their 
settings with innovative and creative contextual architectural responses 
that contribute to their significance and sense of place  

4) delivering positive benefits that conserve and enhance the historic environment, 
as well as contributing to the economic viability, accessibility and 
environmental quality of a place, and to social wellbeing.   

C. Development proposals affecting heritage assets, and their settings, should conserve 
their significance, by being sympathetic to the assets’ significance and appreciation 
within their surroundings. The cumulative impacts of incremental change from 
development on heritage assets and their settings should also be actively managed. 
Development proposals should avoid harm and identify enhancement opportunities by 
integrating heritage considerations early on in the design process.  

D. Development proposals should identify assets of archaeological significance and use 
this information to avoid harm or minimise it through design and appropriate mitigation. 
Where applicable, development should make provision for the protection of significant 
archaeological assets and landscapes. The protection of undesignated heritage assets 
of archaeological interest equivalent to a scheduled monument should be given 
equivalent weight to designated heritage assets. 
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Where heritage assets have been identified as being At Risk, boroughs should identify 
specific opportunities for them to contribute to regeneration and place-making, and they 
should set out strategies for their repair and reuse. 
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5.0  ASSESS SIGNIFICANCE 
5.1 Significance of a heritage asset is defined by the NPPF as the value of a heritage asset placed 

on it by current and future generations because of its heritage interest. This interest may be 
archaeological; architectural; artistic or historical. The setting of a heritage asset also 
contributes to its significance and is defined by the NPPF as the surrounding in which a 
heritage asset is experienced. In comparison, Historic England’s Conservation Principals 
(2008) uses evidential; aesthetic; historical and communal values to define significance. 
These different set of values have been combined for the purpose of this report. 

5.2 Part 4 of British Standard 7913:2013 Guide to Conservation of Historic Buildings provides 
information on heritage values and significance. In context, this document states, ‘A wide 
range of factors can contribute to the significance of a historic building. As well as physical 
components, significance includes factors such as immediate and wider setting, use and 
association (e.g., with a particular event, family, community or artist and those involved in 
design and construction)’.  

5.3 Identifying the values of an asset allow us to understand the degree of significance and 
inform us of the potential impact the proposed works will have to the heritage asset and its 
setting. These values may be tangible, the physical fabric of the building, capable of being 
touched, or viewed such as its landscape. Also, the value may be intangible through a past 
event or an association with a person.  

• Evidential (archaeological) value relates to physical aspects of the site which 
provide evidence from the past. This can be with built form or below ground 
archaeology.  

• Historical value is the extent to which the asset is associated with or illustrative of 
historic events or people.  

• Aesthetic (architectural/artistic) value includes design, visual, landscape and 
architectural qualities.  

• Communal value includes social, commemorative, or spiritual value, local identity, 
and the meaning of place for people.  

5.4 The assessment of significance draws upon information contained in the section on 
Heritage Assets and uses the values defined above to establish the level of significance 
detailed below:  

• Features of the asset which contribute to the principal historical and architectural 
interest are considered to be of high significance.  

• Features of the asset which noticeably contribute to the overall architectural or 
historical interest and may include post construction features of historic or design 
interest are considered to be of medium significance.  
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• Features of the asset which make a relatively minor contribution to the historic and 
architectural interest are considered to be of low significance. 

• Features which do not contribute to the historic and architectural interest of the 
asset, and in some cases may even detract from the significance are therefore 
considered to be either neutral or detracting.  

Assessing Setting 

5.5 The primary guiding document for assessing setting is The Setting of Heritage Assets: 
Historic Environment Good Practice Advice in Planning 3 (2017), produced by Historic 
England is the primary guiding document for assessing setting.  

5.6 Setting varies from asset to asset and cannot be generically defined. Changes to the setting 
of heritage assets may be positive such as replacing poor development which has 
compromised the assets setting. It is likely that the setting of an asset has changed over 
time from the dynamics of human activity and natural occurrences such as weather. 

5.7 The importance setting makes to the contribution to the significance of the heritage asset is 
often related to how the heritage asset is seen in views. This can include views looking 
towards the heritage asset or from the heritage asset looking outwards and may include 
relationships between the asset and other heritage assets, natural or topographical 
features. Assets may also be intended to be seen from one another in designed landscapes 
for aesthetic reasons.  

5.8 Historic England’s Good Practice Advice 3, The Setting of Heritage Assets (2017), notes a 
staged approach to proportionate decision-taking, with relevant NPPF paragraphs along 
with guidance contained in the National Planning Practice Guidance (PPG) for their 
implementation, providing the framework for the consideration of changes affecting the 
setting of heritage assets which should be assessed proportionately and based on the 
nature, extent, and level of the heritage asset’s significance.  

5.9 The Guidance recommends a five-step approach to the assessment of the effect of 
development on the setting of heritage assets as follows:   

Step 1: identify which heritage assets and their settings are affected;  

Step 2:  assess whether, how and to what degree these settings make a         
contribution to the significance of the heritage asset(s);  

Step 3:  assess the effects of the proposed development whether beneficial or 
harmful, on that significance;  

Step 4:  explore ways of maximising enhancement and avoiding or minimising 
harm; 

 Step 5:  make and document the decision and monitor outcomes. 
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Assessment of no.32 Hillingdon Road 
5.10 The special historic or architectural interest in no.32 Hillingdon Road is derived from its 

historic and aesthetic value as a mid-19th century villa. The deep eaves and fenestration 
treatment give the property a sense of stature. The style and size of the property embody 
societal norms of the time, reflecting the desirability of property on a main road but with 
open views across fields to the east and with generous gardens to the rear. The historic 
maps show the property was called Sussex Lodge, and it was large enough to be used as 
both a doctor’s surgery in the 1970s and a care home from the 1990s. Overall, as a grade II 
listed building, no.32 Hillingdon Road is of high significance. 

Assessment of no.34 Hillingdon Road 
5.11 As for no.32, no.34 Hillingdon Road is listed owing to its historic and aesthetic value as a 

mid-19th century villa. The property was large enough to be sub-divided into flats in modern 
times, indicating that it was a substantial sized historic property in the local area. For the 
same reasons as for no.32, as a grade II listed building no.34 Hillingdon Road is of high 
significance. 

Assessment of Heritage Setting and Group Value 

5.12 Nos. 32 and 34 Hillingdon Road bear a close resemblance to one another, despite the 
modern roughcast coating applied to no.32. As a pair of the same style and date, nos. 32 
and 34 Hillingdon Road are considered to have group value. The most significant part of both 
buildings is therefore the principal elevation to Hillingdon Road. The rear elevations carry 
significance, though at a lower level to the front elevations. 

Assessment of Rear Land 

5.13 By contrast, the rear elevations and back‑land garden areas are of medium to lower heritage 
significance and have a documented history of later alterations, including the addition of 
the existing outbuilding (c.2003) within no.33’s garden.  
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6.0 PROPOSED WORKS AND ASSESSMENT 
Current Context 

6.1 Following the refusal of the 2017 application for two semi‑detached dwellings, the 
applicants explored alternative development options. This included submitting pre-
application for a scheme for nine self‑contained units in 2025 (ref: 72820/PRC/2025/70). 
Pre‑application advice subsequently indicated that such a level of development would 
constitute overdevelopment of the site and would not be supported, particularly given the 
sensitive setting of the Grade II listed building. In response, the applicants have returned to 
a lower‑density proposal similar in scale to the 2017 scheme but revised to address the 
concerns previously raised. 

6.2 The proposed development is sited partially on garden land that originally belonged to the 
grade II listed property, 32 Hillingdon Road, on the corner of Orchard Waye and Hillingdon 
Road. The listed building was formally a care home but has been vacant since a fire in 2022. 
The owner of the listed building sold off the western end of the garden to the client in 2017 
as it was not being used by the care home.  

 
Fig.21: View into the site from Orchard Waye, looking northwest. 

 
Fig.22: Existing streetscape as viewed from Orchard Waye looking north, the existing outbuilding to 
no.33 Hillingdon Road is visible within the site area. 
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Proposed Works 
6.3 The proposal relates to the replacement of the existing outbuilding with a pair of semi-

detached dwellings fronting Orchard Waye. 

6.4 The proposed development would occupy the site of the footprint of the existing outbuilding 
of no.33 Hillingdon Road. The outbuilding has been vacant and locked since 2016 and 
serves no beneficial purpose to the residents of that property. A garden area is retained at 
no.33 to the east of the proposed development site and the properties would have physical 
separation with a retaining wall and fence.  

6.5 The proposed semi-detached dwellings are intended to have the appearance of the 
residential character of the street, particularly the semi-detached properties along Orchard 
Waye. By adopting a similar form and sympathetic proportions, the development reinforces 
the architectural rhythm and scale of the neighbouring houses. Traditional materials are 
also proposed for the elevational treatment, with brickwork, a tile roof, and casement 
windows. 

6.6 The roofline adopts a hip-roof form that reflects the roofscape found along Orchard Waye, 
helping the proposal sit harmoniously within the established streetscape. The simplified 
roof form encourages a seamless relationship with the neighbouring properties. 

6.7 Externally, the proposal provides a single accessible parking space south of the proposed 
dwellings. The surrounding area of the site around the building has been enhanced with soft 
landscaping and sandstone permeable paving for hard surfaces. This supports drainage 
while offering high-quality finish. Waste storage facilities are discretely incorporated in the 
design behind the existing brick wall. 

6.8 The existing brick boundary wall with Orchard Waye is to be retained but reduced in height 
from 1.7m to 1m and an access opening created in the previously rebuilt east end for the 
parking and pedestrian access. 

 

 
Fig.23: Proposed streetscape as viewed from Orchard Waye looking north, with the development 
shown in context with the modern developments to the left and listed buildings to the right. The 
proposed development is seen behind the retained but lowered existing boundary wall with an 
opening made in it for the access and driveway. 
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Fig.24: Proposed principal elevation for the scheme: south elevation to Orchard Waye.  

 

 
Fig.25: Proposed rear elevation for the scheme: north elevation facing onto the property boundary. 
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Fig.26: Proposed side elevation for the scheme: 
west elevation facing towards no.34b Orchard 
Waye. 

Fig.27: Proposed side elevation for the scheme: 
east elevation facing towards the garden of 
no.32 Hillingdon Road. 

 
 

 

 

 

 

 

 

 

 

 

 

 

Fig.28: Proposed site plan.  
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Assessment of Proposed Works 
6.9 The scheme has sited the built form to the western and southern extent of the site to provide 

the maximum amount of set back from the listed buildings to the east and the north, whilst 
ensuring sufficient space from the neighbouring semi-detached properties on Orchard 
Waye. 

6.10 An area of the existing boundary wall exhibits replacement bricks, which infill a former gate 
opening. It is proposed to reopen this former opening and widen it to form the new driveway 
for the development so that an accessible parking space can be provided off the road. As 
this area of wall has already been modified with modern fabric, it is the logical place to 
provide access into the site whilst retaining the remainder of the historic boundary wall. 

 

 
Fig.29: Streetview from 2008 showing the former gateway in the brick wall. The end of the brick wall 
to the lefthand side of the picture marks the boundary with no.34b Orchard Waye.  

6.11 The most significant part of both adjacent listed buildings is the principal elevation on 
Hillingdon Road, which will not be affected by the proposals as the works are all to the rear. 
As such the significance of the listed buildings will be preserved. 

6.12 Regarding the setting of the listed buildings, the proposed development borders the garden 
boundaries of both listed buildings, so the development is within the setting of two listed 
buildings. The site is on land that previously belonged to no.32 Hillingdon Road and the 
existing garden boundary wall within the development site is therefore curtilage listed even 
though it is outside of the ownership of the listed building. 

6.13 The development has been designed as far away as possible from both listed buildings, 
being placed within the western portion of the site. This is to minimise the visual presence 
of the building in views from the listed buildings and the setting. 

6.14 With the ridge height being set below the ridge height of the listed buildings, the 
development is subservient to and respectful of both the listed buildings. 

6.15 The elevational treatment of the proposed development is residential in character and 
intended to sit well alongside the for and character of the existing semi-detached modern 
houses on Orchard Waye. 
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7.0 CONCLUSION 
7.1 Paragraph 208 of the NPPF advises Local Planning Authorities that the particular significance, 

including setting of any heritage asset is assessed. This document has described the heritage 
asset affected by the proposed works and its significance. 

7.2 As described in the previous section of this report, it is concluded that the proposed works will 
result in negligible impact to the setting and special interest of the adjacent listed buildings. 
The significance of the listed buildings lies primarily in their principal elevations to Hillingdon 
Road and the contribution these make to townscape; the proposal is confined to the rear, 
where significance is lower and where change already exists (including a c.2003 outbuilding), 
which has already altered the setting. Importantly, the ridge height remains subordinate to that 
of the listed buildings. This ensures that the development will not be visible from Hillingdon 
Road and that listed buildings will retain visual prominence. 

7.3 The new dwellings adopt a traditional domestic appearance, taking inspiration from the 
established streetscape of Orchard Waye. The use of brickwork, a hipped roof form, and 
similar proportions enable the development to fit in with the surrounding residential 
landscape.  

7.4 Reopening the former gateway in the boundary wall utilises an area previously altered with 
modern brickwork, thus avoiding harm to the more intact historically significant sections of 
brick wall.  

7.5 Regarding local policies HE1, BE1, DMHB1, DMHB2 and HC1 of the London Plan, as 
discussed above, the proposal preserves the character and appearance and significance of 
the adjacent listed buildings. This is achieved through high quality and harmonious design, 
inspired by a well-informed understanding of the surrounding area, and which is thus 
appropriate in style and scale.  

7.6 With regards to NPPF paragraphs 212-215, public benefit is required to offset harm to 
designated heritage assets or their setting. In the event that the LPA identify a low level of less 
than substantial harm to the setting of the listed buildings, it is considered that the creation of 
additional housing is sufficient to offset this harm.  

7.7 The proposal therefore represents an enhanced use of the site through a development that 
would sit comfortably within the residential context of its location and adjacent to two heritage 
assets. In conclusion, the proposed works meet the requirements of the Planning (Listed 
Buildings and Conservation Area) Act 1990, the NPPF and local planning policies. It is 
therefore, requested that the application be approved.  
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Listed Building Name  32 Hillingdon Road 

Address 32 Hillingdon Road, Uxbridge, London 

List Entry Number 1180797 

Grade II  

Date First Listed 06-Sep-1974 

National Grid Reference TQ0597383340 

 

Listing Description  

 
1. 5018 HILLINGDON ROAD (West Side) No 32 TQ 08 SE 21A/304 II 2. Mid C19 2-storey, 5-window 

villa. Hipped slateroof. Walls covered in modern roughcast. Recessed sash windows with glazing 

bars, those on ground floor roundarched. Console bracketed cornices, coarsely moulded, over 

1st floor windows. Pediment over modern centraldoor with plain fanlight. 
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Listed Building Name  34 Hillingdon Road 

Address 34 Hillingdon Road, Uxbridge, London 

List Entry Number 1358399 

Grade II  

Date First Listed 06-Sep-1974 

National Grid Reference TQ 05965 83355 

 
Listing Description  
 
1. 5018 HILLINGDON ROAD (West Side) No 34 TQ 08 SE 21A/305 II 2. Mid C19 2-storey, 5-window 

stucco villa.Hipped slate roof. Recessed sash windows with glazing bars, those on ground floor 

round arched. Consolebracketed cornices, coarsely moulded, over 1st floor windows. Central 

door, now half glazed, with plain fanlight. 

 

 


