
73368/APP/2026/347

DELEGATED DECISION

OREPDEL (ODB 2022) 1 of 25



 

 

 

A

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

Address: 25 YEADING LANE HAYES

Development: Demolition of existing bungalow and the erection of 4no. self-contained flats
with car parking, cycle storage, refuge storage and amenity space

LBH Ref Nos: 73368/APP/2026/347

Drawing Nos: Transport Note 25/846/B, 02 JULY 2026
25-846-SK01 Rev B
25-846-TR01 Rev B
25-846-TR02 Rev B
A100 Rev A
A101 Rev A
A102 Rev A
A103 Rev A
A104 Rev A
A105 Rev A
A106 Rev A
A107 Rev A
A200 Rev A
Fire Statement dated 18th December 2025
Character Analysis dated December 2025
Daylight and Sunlight Report dated 3 February 2026
Preliminary Ecological Appraisal dated February 2026
Right of Light Report dated 2 February 2026
Air Quality Assessment dated 14-01-2026

Date Plans received:

Date Application valid

26-02-26

26-02-26

Date(s) of Amendments(s): 10-02-26
10-02-26
10-02-26
10-02-26
10-02-26
10-02-26

1. SUMMARY
The application seeks permission for the demolition of the existing bungalow and redevelopment of
the site to provide 4 self-contained flats with associated parking, cycle/refuse storage and amenity
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space.

Overall, the proposal is considered acceptable in principle and would make more efficient use of the
site whilst contributing towards housing delivery. The scheme is not considered to result in
unacceptable impacts on neighbouring amenity, with daylight/sunlight, outlook and privacy largely
compliant with BRE guidance (noting only minor and justified technical non-compliance).

The design, scale and layout are considered to integrate appropriately with the surrounding street
scene and would not harm the character of the area. Parking and highway impacts are acceptable,
with sufficient provision on site and no objection from Highways. Internal and external amenity
standards are met following amendments.

On balance, and taking into account the tilted balance, the benefits of the scheme are considered to
outweigh any limited harm. Approval is therefore recommended, subject to conditions.

2. RECOMMENDATION
APPROVAL  subject to the following:

1. RES3 Time Limit

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.

2. RES4 Accordance with Approved Plans

The development hereby permitted shall not be carried out except in complete accordance with the
details shown on the submitted plans, numbers:

A100 Rev A
A101 Rev A
A102 Rev A
A103 Rev A
A104 Rev A
A105 Rev A
A200 Rev A
25-846-SK01 Rev B
25-846-TR01 Rev B
25-846-TR02 Rev B

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 1 (2012),
Part 2 (2020) and the London Plan (2021).

3. RES5 General compliance with supporting documentation
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The development hereby permitted shall not be occupied until the following has been completed in
accordance with the specified supporting plans and/or documents:

Fire Statement dated 18th December 2025
Preliminary Ecology Appraisal dated February 2026
Air Quality Assessment dated 14-01-2026

Thereafter the development shall be retained/maintained in accordance with these details for as
long as the development remains in existence.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan Part 1 (2012),
Part 2 (2020) and the London Plan (2021).

4. RES9 Landscaping (car parking & refuse/cycle storage)

Prior to commencement of the hereby approved development (excluding demolition and site
clearance), a landscape scheme shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall include: -

1. Details of Hard Landscaping
1.a Means of enclosure/boundary treatments
1.b Car Parking Layouts (including the provision of one 7Kw active Electric Vehicle charging Points
for each dwelling)
1.c Cycle storage (7no. total, secure and covered)
1.d Refuse storage
1.e External Lighting
1.f Other structures (such as play equipment and furniture)

2. Details of Landscape Maintenance
2.a Landscape Maintenance Schedule for a minimum period of 5 years.
2.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.

3. 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 DMHB 11, DMHB 12, DMHB 14,
DMEI 1 and DMT 2 of the Hillingdon Local Plan Part 2 (2020) and Policy G5 of the London Plan
(2021).

5. OM19 Construction Management Plan

Prior to development commencing, a demolition and construction management plan shall be
submitted to and approved in writing by the Local Planning Authority. The plan shall detail:

(i) The phasing of development works
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(ii) The hours during which development works will occur (please refer to informative I15 for
maximum permitted working hours).
(iii) Routing of construction vehicles to and from the site (supported with swept path drawings)
(iv) Hours of HGV movements (to exclude local network peaks and school start/finish times)
(v) On-site loading/unloading arrangements
(vi) Banksman arrangements for all reversing and manoeuvring
(vii) Measures to prevent mud and dirt tracking onto footways and adjoining roads (including wheel
washing facilities).
(viii) Temporary highway arrangements, including any hoardings, scaffolding or footway
management
(ix) Traffic management and access arrangements (vehicular and pedestrian) and parking
provisions for contractors during the development process (including measures to reduce the
numbers of construction vehicles accessing the site during peak hours).
(x) Contact details for site logistics manager
(xi) Measures to reduce the impact of the development on local air quality and dust through
minimising emissions throughout the demolition and construction process.
(xii) The storage of demolition/construction materials on site.

The approved details shall be implemented and maintained throughout the duration of the
demolition and construction process.

REASON
To safeguard the amenity of surrounding areas in accordance with Policy DMHB 11 of the
Hillingdon Local Plan Part 2 (2020) and in the interests of highway safety and to minimise
disruption to the local road network in accordance with Policies DMT1 and DMT2 of the Hillingdon
Local Plan Part 2 (2020).

6. COM15 Sustainable Water Management

Except for demolition, no development shall take place above slab level until a scheme for the
provision of sustainable water management has been submitted to and approved in writing by the
Local Planning Authority. The scheme shall clearly demonstrate that sustainable drainage systems
(SUDS) have been incorporated into the designs of the development in accordance with the
drainage hierarchy set out in accordance with the London Plan and will:

i. provide information about the design storm period and intensity, the method employed to delay
and control the surface water discharged from the site and the measures taken to prevent pollution
of the receiving groundwater and/or surface waters;
ii. include a timetable for its implementation; and
iii. provide a management and maintenance plan for the lifetime of the development which shall
include the arrangements for adoption by any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its lifetime.
The scheme shall also demonstrate the use of methods to minimise the use of potable water
through water collection, reuse and recycling and will:
iv. provide details of water collection facilities to capture excess rainwater;
v. provide details of how rain and grey water will be recycled and reused in the development.

Thereafter the development shall proceed in accordance with the approved scheme.

REASON
To ensure the development does not increase the risk of flooding in accordance with Policy DMEI
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10 of the Hillingdon Local Plan Part 2 (2020) and Policy SI 13 of the London Plan (2021).

7. NONSC Step free acsess

Prior to any works on site above damp proof course level, details of step free access via all points
of entry and exit shall be submitted to, and approved in writing, by the Local Planning Authority.
Such provision shall remain in place for the life of the building.

REASON
To ensure housing of an inclusive design is achieved and maintained in accordance with Policies
D5 and D7 of the London Plan (2021).

8. NONSC M4(2) dwelling

The dwellings hereby approved shall accord with the requirements of Policy D7 of the London Plan
and shall not be occupied until certification of compliance with the technical specifications for an
M4(2) dwelling, as set out in Approved Document M to the Building Regulations (2010) 2015, has
been submitted to, and approved in writing, by the Local Planning Authority. All such provisions
must remain in place for the life of the building.

REASON
To not only allow the Building Control body to require the development to comply with the optional
Building Regulations standards, but to also ensure the appropriate quantity and standard of
accessible and adaptable housing is constructed and maintained in accordance with Policy D7 of
the London Plan.

9. RES13 Obscure Glazing

The windows in the side elevations of the development hereby permitted shall be glazed with
permanently obscured glass to at least scale 4 on the Pilkington scale and be non-opening below a
height of 1.8 metres taken from internal finished floor level for so long as the development remains
in existence.

REASON
To prevent overlooking to adjoining properties in accordance with Policy DMHB 11 of the Hillingdon
Local Plan Part 2 (2020).

10. HO5 No additional windows or doors

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (as amended) (or any order revoking and re-enacting that Order 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 DMHB 11 of the Hillingdon
Local Plan Part 2 (2020).

11. COM10 Tree to be retained

Trees, hedges and shrubs shown to be retained on the approved plan shall not be damaged,
uprooted, felled, lopped or topped without the prior written consent of the Local Planning Authority.
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If any retained tree, hedge or shrub is removed or severely damaged during construction, or is
found to be seriously diseased or dying another tree, hedge or shrub shall be planted at the same
place or, if planting in the same place would leave the new tree, hedge or shrub susceptible to
disease, then the planting should be in a position to be first agreed in writing with the Local
Planning Authority and shall be of a size and species to be agreed in writing by the Local Planning
Authority and shall be planted in the first planting season following the completion of the
development or the occupation of the buildings, whichever is the earlier. Where damage is less
severe, a schedule of remedial works necessary to ameliorate the effect of damage by tree
surgery, feeding or groundwork shall be agreed in writing with the Local Planning Authority. New
planting should comply with BS 3936 (1992) 'Nursery Stock, Part 1, Specification for Trees and
Shrubs' Remedial work should be carried out to BS BS 3998:2010 'Tree work - Recommendations'
and BS 4428 (1989) 'Code of Practice for General Landscape Operations (Excluding Hard
Surfaces)'. The agreed work shall be completed in the first planting season following the
completion of the development or the occupation of the buildings, whichever is the earlier.

REASON
To ensure that the trees and other vegetation continue to make a valuable contribution to the
amenity of the area in accordance with Policy DMHB 14 of the Hillingdon Local Plan Part  2 (2020)
and to comply with Section 197 of the Town and Country Planning Act 1990.

INFORMATIVES

1. I99 Works affecting the Public Highway - Vehicle Crossover

The development hereby approved includes the carrying out of alterations to a vehicular access.
Prior to undertaking work on the adopted highway you will require a Section 184 licence from the
Highway Authority. The works shall be to the specification and constructed to the satisfaction of the
Highway Authority. Fees are payable for the approval of the highway details, and inspection of the
works. Further information and an application form are available on the London Borough of
Hillingdon website https://www.hillingdon.gov.uk/dropped-kerb-form

The applicant is advised that the implementation of the approved vehicle crossover will require the
removal of a residents' parking bay. This will necessitate an amendment to the Traffic Management
Order (TMO), which must be arranged and funded by the applicant.

2. I2 Encroachment

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 may have to be submitted.
The validity of this planning permission may be challengeable by third parties if the development
results in any form of encroachment onto land outside the applicant's control for which the
appropriate Notice under Article 13 of the Town and Country Planning (Development Management
Procedure) (England) Order 2015 has not been served.

3. I15 Control of Environmental Nuisance from Construction Work

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:-
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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.

4. I47 Damage to Verge - For Council Roads:

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).

For Private Roads: Care should be taken during the building works hereby approved to ensure no
damage occurs to the verge of footpaths on private roads during construction. Vehicles delivering
materials to this development shall not override or cause damage to a private road and where
possible alternative routes should be taken to avoid private roads. The applicant may be required to
make good any damage caused.

5. I52 Compulsory Informative (1)

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).

6. I73 Community Infrastructure Levy (CIL) (Granting Consent)

Under the terms of the Planning Act 2008 (as amended) and Community Infrastructure Levy
Regulations 2010 (as amended), this development is liable to pay the London Borough of
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Hillingdon Community Infrastructure Levy (CIL) and the Mayor of London's Community
Infrastructure Levy (CIL). This will be calculated in accordance with the London Borough of
Hillingdon CIL Charging Schedule 2014 and the Mayor of London's CIL Charging Schedule 2012.
Before commencement of works the development parties must notify the London Borough of
Hillingdon of the commencement date for the construction works (by submitting a Commencement
Notice) and assume liability to pay CIL (by submitting an Assumption of Liability Notice) to the
Council at planning@hillingdon.gov.uk. The Council will then issue a Demand Notice setting out the
date and the amount of CIL that is payable. Failure to submit a valid Assumption of Liability Notice
and Commencement Notice prior to commencement of the development may result in surcharges
being imposed.

The above forms can be found on the planning portal at:
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil

Pre-Commencement Conditions: These conditions are important from a CIL liability perspective as
a scheme will not become CIL liable until all of the pre-commencement conditions have been
discharged/complied with.

I53 Compulsory Informative (2)

The decision to GRANT planning permission has been taken having regard to the policies and
proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including The
London Plan (2021) and national guidance.

DMCI 7 Planning Obligations and Community Infrastructure Levy

DMEI 7 Biodiversity Protection and Enhancement

DMEI 9 Management of Flood Risk

DMEI 10 Water Management, Efficiency and Quality

DMH 2 Housing Mix

DMH 6 Garden and Backland Development

DMHB 11 Design of New Development

DMHB 12 Streets and Public Realm

DMHB 14 Trees and Landscaping

DMHB 16 Housing Standards

DMHB 17 Residential Density

DMHB 18 Private Outdoor Amenity Space

DMT 1 Managing Transport Impacts

DMT 2 Highways Impacts
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DMT 5 Pedestrians and Cyclists

DMT 6 Vehicle Parking

LPP D3 (2021) Optimising site capacity through the design-led approach

LPP D4 (2021) Delivering good design

LPP D5 (2021) Inclusive design

LPP D6 (2021) Housing quality and standards

LPP D7 (2021) Accessible housing

LPP GG2 (2021) Making the best use of land

LPP GG4 (2021) Delivering the homes Londoners needs

LPP H1 (2021) Increasing housing supply

LPP H2 (2021) Small sites

LPP SI12 (2021) Flood risk management

LPP SI13 (2021) Sustainable drainage

LPP T5 (2021) Cycling

LPP T6 (2021) Car parking

LPP T6.1 (2021) Residential parking

NPPF11 -24 NPPF11 2024 - Making effective use of land

NPPF12 -24 NPPF12 2024 - Achieving well-designed places

NPPF2 -24 NPPF2 2024 - Achieving sustainable development

NPPF4 -24 NPPF4 2024 - Decision making

NPPF5 -24 NPPF5 2024 - Delivering a sufficient supply of homes

NPPF9 -24 NPPF9 2024 - Promoting sustainable transport

3. CONSIDERATIONS

3.1 Site and Locality
The application site is located on the west side of Yeading Lane and is currently occupied by a
detached single storey dwelling. To the front is an area of hardstanding used for off street parking
and to the rear is a large garden which acts as private amenity space.

To the north is a single storey dwelling, No. 27 Yeading Lane. To the south are Nos. 9 and 11 and
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Nos. 26 and 28 Forsters Way which form part of a small two-storey flatted development.

The site has a PTAL ranking of 2.

The street scene is residential in character and appearance comprising two storey and single storey
detached and semi-detached properties of varied design.

3.2 Proposed Scheme
Planning permission is sought for the Demolition of existing bungalow and the erection of 4no. self-
contained flats with car parking, cycle storage, refuge storage and amenity space

3.3 Relevant Planning History

73368/PRC/2025/144 25 YEADING LANE HAYES
Demolition of existing bungalow and the erection of 6 no. self contained flats with refuse & bike
storage & off street parking. (Follow Up Pre-App)

Decision: 07-11-2025 Objection

ENF/544/25
Alleged unauthorised use of attached garage as separate self-contained residential unit and use
of main dwelling as a large HMO

Decision:

73368/PRC/2025/35 25 YEADING LANE HAYES
Demolition of existing bungalow and erection of 3 flats at front of site along with pair of semi
detached houses and off street parking & refuses.

Decision: 07-05-2025 Objection

73368/PRC/2022/100 25 YEADING LANE HAYES
Demolition of existing bungalow and erection of 7 residential units

Decision: 11-08-2023 Objection

73368/PRC/2019/87 25 YEADING LANE HAYES
Demolish existing bungalow and create 4 flats and 2 two bedroom houses with associated
amenity space and car park

Decision: 28-02-2022 No Further
Action(P)

73368/APP/2019/1295 25 YEADING LANE HAYES
Erection of 2 x two storey buildings to provide 6 x 2-bed self-contained flats with associated
parking, involving demolition of existing bungalow (Outline Planning Application with Some
Matters Reserved).

Decision: 03-10-2019 Non Determination Appeal: 11-12-19 Dismissed
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73368/APP/2018/3041 25 YEADING LANE HAYES
Application for a non-material amendment to planning permission Ref: 73368/APP/2017/4347
dated 20/03/2018 (Two storey building, 4 x 2-bed self-contained flats with associated parking,
involving demolition of existing dwelling) to allow for amendments to fenestration on elevations
drawing to match approved floor plans

Decision: 05-09-2018 Approval

73368/APP/2018/3039 25 YEADING LANE HAYES
Details pursuant to conditions 9 (Sound proofing) of Ref: 73368/APP/2017/4347 dated 20/03/2018
(Two storey building, 4 x 2-bed self-contained flats with associated parking, involving demolition
of existing dwelling)

Decision: 20-09-2018 Approval

73368/APP/2018/1948 25 YEADING LANE HAYES
Details pursuant to Condition 3 (Materials), 4 (Details of Oriel Window) and 7 (Landscaping) of
planning permission Ref: 73368/APP/2017/4347, dated 20.03.18 (Two storey building, 4 x 2-bed
self-contained flats with associated parking, involving demolition of existing dwelling)

Decision: 24-07-2018 Approval

73368/APP/2017/4347 25 YEADING LANE HAYES
Two storey building, 4 x 2-bed self-contained flats with associated parking, involving demolition of
existing dwelling.

Decision: 20-03-2018 Approval

Comment on Planning History

The planning history for the site is listed above.

4. Advertisement and Site Notice

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

5. Comments on Public Consult
EXTERNAL CONSULTEES:

30 neighbouring properties were consulted on the application by letter dated 03-03-26. The
consultation period expired 24-03-26. 2 representations have been received outside of teh
consultation period and are summarised as:

- Pressure on on-street parking along Yeading road already
- Increased traffic and congestion
- Highway safety concerns
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OFFICER COMMENT:
 The comments are noted and an assessment of the impact on car parking and highway safety
have been discussed within section 07.4 of this report.

INTERNAL CONSULTEES:

Highway Authority:

The Highway Authority raises no objection to the proposed vehicle crossover which would measure
4.7m wide.  However, the applicant should be made aware that the final design must comply with
the Council's DOMESTIC VEHICLE FOOTWAY CROSSOVER POLICY June 2022.

6. Local Plan Designation and London Plan

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

Part 1 Policies:

PT1.BE1 (2012) Built Environment
PT1.H1 (2012) Housing Growth

Part 2 Polices:

DMCI 7 Planning Obligations and Community Infrastructure Levy
DMEI 7 Biodiversity Protection and Enhancement
DMEI 9 Management of Flood Risk
DMEI 10 Water Management, Efficiency and Quality
DMH 2 Housing Mix
DMH 6 Garden and Backland Development
DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 14 Trees and Landscaping
DMHB 16 Housing Standards
DMHB 17 Residential Density
DMHB 18 Private Outdoor Amenity Space
DMT 1 Managing Transport Impacts
DMT 2 Highways Impacts
DMT 5 Pedestrians and Cyclists
DMT 6 Vehicle Parking
LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D4 (2021) Delivering good design
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LPP D5 (2021) Inclusive design
LPP D6 (2021) Housing quality and standards
LPP D7 (2021) Accessible housing
LPP GG2 (2021) Making the best use of land
LPP GG4 (2021) Delivering the homes Londoners needs
LPP H1 (2021) Increasing housing supply
LPP H2 (2021) Small sites
LPP SI12 (2021) Flood risk management
LPP SI13 (2021) Sustainable drainage
LPP T5 (2021) Cycling
LPP T6 (2021) Car parking
LPP T6.1 (2021) Residential parking
NPPF11 -24 NPPF11 2024 - Making effective use of land
NPPF12 -24 NPPF12 2024 - Achieving well-designed places
NPPF2 -24 NPPF2 2024 - Achieving sustainable development
NPPF4 -24 NPPF4 2024 - Decision making
NPPF5 -24 NPPF5 2024 - Delivering a sufficient supply of homes
NPPF9 -24 NPPF9 2024 - Promoting sustainable transport

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

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

The Local Plan: Part 1 - Strategic Policies (2012)
The Local Plan: Part 2 - Development Management Policies (2020)
The Local Plan: Part 2 - Site Allocations and Designations (2020)
The West London Waste Plan (2015)
The London Plan (2021)

Material Considerations

The National Planning Policy Framework (NPPF) (2024) is also a material
consideration in planning decisions, as well as relevant supplementary
planning documents and guidance.

7. MAIN PLANNING ISSUES

7.1 Impact on the amenities of the occupiers of neighbouring residential properties
NEIGHBOURING AMENITY:
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Local Plan Policy DMHB 11 sets out design guidance for all new development in the borough. Part
B of the policy states 'development proposals should not adversely impact on the amenity, daylight
and sunlight of adjacent properties and open space'.

Guidance for Policy DMHB 11 states 'The Council will aim to ensure that there is sufficient privacy
for residents and it will resist proposals where there is an unreasonable level of overlooking
between habitable rooms of adjacent residential properties, schools or onto private open spaces. A
minimum of 21 metres separation distance between windows of habitable rooms will be required to
maintain levels of privacy and to prevent the possibility of overlooking. In some locations where
there is a significant difference in ground levels between dwellings, a greater separation distance
may be necessary'.

Guidance for Policy DMHB 11 also states ' For the purposes of this policy, outlook is defined as the
visual amenity enjoyed by occupants when looking out of their windows or from their garden. The
Council will expect new development proposals to carefully consider layout and massing in order to
ensure development does not result in an increased sense of enclosure and loss of outlook. Single
aspect dwellings should be avoided'.

Number 27 Yeading lane is located north of the application site an is a detached bungalow structure
that has benefitted from multiple extensions. There would be one ground floor side window facing
this neighbour, however it would serve a bathroom and as such can be conditioned to be obscurely
glazed and non-opening.

The applicant has provided a BRE Daylight and Sunlight Report to assess the impact on
neighbouring properties. The assessment considers the impact of the proposed development on
neighbouring properties, including No. 27 Yeading Lane. Overall, the report concludes that the
development would have a relatively low impact on neighbouring amenity, with the vast majority of
windows and rooms tested demonstrating compliance with BRE guidelines.

In respect of No. 27 Yeading Lane, all windows meet the BRE Vertical Sky Component tests,
indicating that there would be no material loss of overall daylight to neighbouring windows.
Furthermore, all relevant windows assessed for sunlight continue to meet the BRE sunlight targets,
and no unacceptable levels of overshadowing to garden areas are identified.

The assessment identifies a single instance of technical non-compliance with BRE guidance
relating to daylight distribution within a ground floor room at No. 27 Yeading Lane, which is served
solely by a rooflight.  However, this case is subject to a number of important mitigating factors.

Firstly, the room in question is only served by a rooflight with no conventional window, and as such
already experiences constrained levels of daylight irrespective of the proposed development.
Secondly, planning records indicate that this space was originally approved and intended as a
cinema room rather than a habitable bedroom, and it has not been built out in accordance with that
approved arrangement. As such, limited weight is afforded to the current use of the room as a
bedroom in the context of this assessment.

In addition, the BRE guidance confirms that impacts on daylight to bedrooms are generally of lesser
significance than impacts to primary living spaces such as kitchens and living rooms, which in this
instance remain unaffected.

It is also noted that matters relating to private rights to light fall outside the remit of the planning
system and are therefore not material to the determination of this application.
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Having regard to the above, it is considered that the proposal would not result in unacceptable harm
to the daylight and sunlight enjoyed by the occupiers of No. 27 Yeading Lane. On balance, the
impact on neighbouring amenity is therefore considered acceptable.

Nos. 9, 11, 26 and 28 Forsters Way are located to the south of the application site. The submitted
BRE assessment confirms that there would be no material adverse impact on daylight, sunlight, or
overshadowing to these properties, with all assessed windows and amenity areas meeting BRE
guidance. In terms of overlooking, the proposed side-facing windows toward these neighbours
serve non-habitable rooms (e.g. bathrooms) and can be conditioned to be obscurely glazed and
non-opening. The proposed rear-facing windows have been designed with an angled orientation,
directing views away from Nos. 26 and 28 Forsters Way. When combined with the separation
distances achieved, this ensures that no unacceptable overlooking or loss of privacy would arise.

Overall, the proposed development is considered to have an acceptable impact on the amenities of
neighbouring properties in compliance with Policy DMHB 11 of the Hillingdon Local Plan, Part 2
(2020).

7.2 Impact on Street Scene
CHARACTER AND APPEARANCE:

Policies D1, D3 and D4 of the London Plan (2021) require development proposals to be of high
quality and to enhance the local context by delivering buildings and spaces that positively respond
to local distinctiveness.

Hillingdon Local Plan Part 1: Strategic Policies (2012) Policy BE1 states '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 achieve a high quality of design
in all new buildings, alterations, extensions and the public realm which enhances the local
distinctiveness of the area, contributes to community cohesion and a sense of place.'

Policy DMHB 11 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states: 'All development, including extensions, alterations and new buildings will be required to be
designed to the highest standards and, incorporate principles of good design including: i)
harmonising with the local context by taking into account the surrounding scale of development,
height, mass and bulk of adjacent structures; building plot sizes and widths, plot coverage and
established street patterns; building lines and setbacks, rooflines, streetscape rhythm, for example,
gaps between structures and other streetscape elements, such as degree of enclosure;
architectural composition and quality of detailing; local topography, views both from and to the site;
and impact on neighbouring open spaces and their environment.'

Policy DMHB 12 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
re-emphasises the need for new development to be well integrated with the surrounding area and
provides design criteria as to how this would be achieved.

Paragraph 75 of the NPPF (2024) states inter alia:

"Plans should consider the case for setting out policies to resist inappropriate development of
residential gardens, for example where development would cause harm to the local area."

Paragraph 129 of the NPPF (2024) states:
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a) the identified need for different types of housing and other forms of development, and the
availability of land suitable for accommodating it;
b) local market conditions and viability;
c) the availability and capacity of infrastructure and services - both existing and proposed - as well
as their potential for further improvement and the scope to promote sustainable travel modes that
limit future car use;
d) the desirability of maintaining an area's prevailing character and setting (including residential
gardens), or of promoting regeneration and change; and
e) the importance of securing well-designed, attractive and healthy places.

Paragraph 135 of the NPPF (2024) states:

a) will function well and add to the overall quality of the area, not just for the short term but over the
lifetime of the development;
b) are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;
c) are sympathetic to local character and history, including the surrounding built environment and
landscape setting, while not preventing or discouraging appropriate innovation or change (such as
increased densities);
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building
types and materials to create attractive, welcoming and distinctive places to live, work and visit;
e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of
development (including green and other public space) and support local facilities and transport
networks; and
f) create places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users51; and where crime and disorder, and
the fear of crime, do not undermine the quality of life or community cohesion and resilience.

The application site currently comprises a detached bungalow located on the western side of
Yeading Lane, Hayes. The surrounding area is predominantly residential in character and exhibits a
varied built form, including detached bungalows and two-storey detached, semi-detached and
terraced dwellings of differing architectural styles and materials. This diversity in building typology,
scale and appearance contributes to a streetscape that is varied rather than uniform. Moving south
of the site, the character transitions to a more mixed-use and commercial nature, including hotels,
public houses and retail uses.

The proposed development involves the demolition of the existing bungalow and the erection of a
two-storey residential block containing four self-contained flats. The proposed building would
measure approximately 13 metres in depth, 12 metres in width and 8.5 metres in height,
incorporating a hipped roof form with a centrally positioned two-storey front gable feature.

While the proposed building would be taller than the existing bungalow and some immediately
adjacent properties, it remains consistent with the established pattern of two-storey development
along this stretch of Yeading Lane. Importantly, the height, scale and massing are moderated
through the use of a hipped roof, articulated elevations and well-proportioned fenestration, ensuring
the building does not appear overly dominant or visually intrusive within the street scene.

The building is set in from both side boundaries and is appropriately set back from the highway,
reflecting the established building line and maintaining visual spacing between properties. This
arrangement preserves the rhythm of development along Yeading Lane and avoids
overdevelopment of the plot, in line with Policies DMHB 11 and DMHB 12.
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The architectural approach adopts a contemporary interpretation of local residential forms, using
materials drawn from the surrounding context. As shown on the submitted elevations and materials
drawings, the building would be finished in a combination of facing brick and render, with areas of
timber-effect detailing. This mix reflects the varied materiality present within the street. The use of
contrasting materials across the elevations provides articulation and breaks down the overall mass
of the building, particularly along the side elevations, ensuring visual interest and reducing
perceptions of bulk.

The proposal retains the existing street tree located to the front of the site, which makes a positive
contribution to the character of the street and helps soften the visual impact of development. The
area to the front of the building includes a combination of hard surfacing for off-street parking and
areas of soft landscaping.

Overall, while the proposed development represents an intensification of the site compared to the
existing bungalow, the plot is of sufficient size to comfortably accommodate the scale of
development proposed. The building's height, massing, layout and materiality integrates well with
the surrounding area and does not appear out of character within the street scene.

7.3 Traffic Impact/Pedestrian Safety
See below section

7.4 Carparking & Layout
Policy T2 of the London Plan (2021) states that development proposals should deliver patterns of
land use that facilitate residents making shorter, regular trips by walking or cycling. Policy T4 states
that the cumulative impacts of development on public transport and the road network capacity,
including walking and cycling, as well as associated effects on public health, should be taken into
account and mitigated and development proposals should not increase road danger. Policy T5 of
the London Plan (2021) states that development proposals should help remove barriers to cycling
and create a healthy environment where people choose to cycle. Policy T6 states that the maximum
car parking standards set out in Policy T6 .1 Residential Parking.

Policies DMT 1 and DMT 2 of the Hillingdon Local Plan: Part Two - Development Management
Policies (2020) require the Council to consider 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 DMT 6 seeks to ensure that all
development is in accordance with the car parking standards set out in Appendix C, Table 1 unless
it can be demonstrated that a deviation from the standard would not result in a deleterious impact
on the surrounding road network.

The proposal involves the demolition of an existing bungalow and the erection of 4 self-contained
residential units. It is recognised that the development would result in an increase in trip generation
compared to the existing use; however, given the modest scale of the proposal, this increase is not
considered to result in a severe impact on the local highway network.

The proposal includes the provision of four off-street car parking spaces within the site. The site has
a Public Transport Accessibility Level (PTAL) of 2, which reflects a relatively low level of
accessibility to public transport, although there are bus stops in close proximity to the site and the
site is close to Uxbridge Road which has good access to transport links and shops.

In accordance with London Plan Policy T6.1 the proposed unit mix would typically generate a
requirements of 3.25 car parking spaces. The provision of 4 spaces therefore represents a marginal
uplift, however this is considered acceptable in this instance given the site location and unit mix.
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It is proposed that two parking spaces are allocated to the 3-bedroom unit, with the remaining units
sharing the remaining provision, including one car-free unit. This arrangement is considered to be a
pragmatic and acceptable solution which would not give rise to overspill parking or adverse impacts
on the surrounding road network.

The proposal also includes the widening of the existing vehicle crossover, to which the Highways
Officer has raised no objection, however the final design would be subject to review by the vehicle
crossover team.

A swept path analysis has been submitted which demonstrates that all parking spaces can be
safely accessed and egressed without conflict. Amendments made during the course of the
application, including revisions to the bin storage arrangement, ensure that the parking layout is
functional and does not impede access.

In line with Policy T5 of the London Plan, cycle parking is provided within the rear garden area. This
can be accessed via a side pathway, which measures approximately 1.5 metres at its narrowest
point. This is considered sufficient to enable convenient and safe access for cyclists.

Overall, the proposal would not result in a detrimental impact on the safety or operation of the local
highway network. Adequate provision is made for car and cycle parking, and safe access
arrangements are achieved.

7.5 Urban Design, Access and Security Considerations
ACCESS:

Policy D5 of the London Plan (2021) seeks to ensure development proposals achieve the highest
standards of accessible and inclusive design.

Policy D7 of the London Plan (2021) requires dwellings to meet Category M4(2) 'accessible and
adaptable dwellings'.

The proposed dwelling appears to comply with the above policies, however, it is considered
appropriate to include conditions requiring step free access and compliance with the technical
specifications for an M4(2) dwelling.

INTERNAL ACCOMODATION:

Policy D6 of the London Plan (2021) sets out the minimum internal floor space standards required
for residential developments in order to ensure that there is an adequate level of amenity for future
occupants. With regard to Private Internal space, Policy D6 states that:
1) Dwellings must provide at least the gross internal floor area and built-in storage area set out in
Table 3.1.
2) A dwelling with two or more bedspaces must have at least one double (or twin) bedroom that is
at least 2.75m wide. Every other additional double (or twin) bedroom must be at least 2.55m wide.
3) A one bedspace single bedroom must have a floor area of at least 7.5 sq.m. and be at least
2.15m wide.
4) A two bedspace double (or twin) bedroom must have a floor area of at least 11.5 sq.m.
5) Any area with a headroom of less than 1.5m is not counted within the Gross Internal Area unless
used solely for storage (If the area under the stairs is to be used for storage, assume a general floor
area of 1 sq.m. within the Gross Internal Area).
6) Any other area that is used solely for storage and has a headroom of 0.9-1.5m (such as under
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eaves) can only be counted up to 50 per cent of its floor area, and any area lower than 0.9m is not
counted at all.
7) A built-in wardrobe counts towards the Gross Internal Area and bedroom floor area
requirements, but should not reduce the effective width of the room below the minimum widths set
out above. Any built-in area in excess of 0.72 sq.m. in a double bedroom and 0.36 sq.m. in a single
bedroom counts towards the built-in storage requirement.
8) The minimum floor to ceiling height must be 2.5m for at least 75 per cent of the Gross Internal
Area of each dwelling.

DMHB 11 of the Hillingdon Local Plan (2020) aims to ensure that good quality accommodation is
provided and that development proposals take into account amenity considerations, such as
privacy, sunlight/daylight, visual outlook and general disturbance.

Policy DMHB 16 of the Hillingdon Local Plan: Part 2- Development Management Policies (2020)
states that all housing development should have an adequate provision of internal space in order to
provide an appropriate living environment.

Within Table 3.1 of London Plan (2021) Policy D6 requires the following:
1 storey 1 bed, 2 person dwelling = 50sqm GIA
1 storey 2 bed, 3 person dwelling - 61sqm GIA
1 storey 3 bed, 4 person dwelling = 75sqm GIA

Flat 1 - 3 bed, 4 person =  75sqm
Flat 2 - 1 bed 2 person = 50sqm
Flat 3 - 2 bed, 3 person = 64 sqm
Flat 4 - 1 bed 2 person = 53sqm

During the process of the application revised drawings were sought to ensure the internal space
standards w re met. Each unit has a floor to ceiling height of 2.5m complying with these standards.
All habitable rooms would have an adequate source of light and outlook and each unit would
comply with the minimum space standards. As such the development would comply with Policy D6
of the London Plan (2021) and Policy DMHB 16 of the Hillingdon Local Plan Part 2 (2020).

EXTERNAL AMENITY SPACE PROVISION:

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

Table 5.3 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020) states
that 1 bedroom flats should have a minimum of 20sqm of private external amenity space, 2
bedroom flats should have a minimum of 25sqm and 3 bed flats should have 30sqm.

The ground floor units would have access to their own private garden space. Flat 1 would have a
garden space measuring approx. 90sqm and flat 2 would measure 43sqm. There would  be a
communal garden at teh rear for the first floor flats measuring 211sqm. The garden space is
considered acceptable and would comply with Policy DMHB 18 of the Hillingdon Local Plan Part 2
(2020).

7.6 Other Issues
PRINCIPLE OF DEVELOPMENT:
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Policy DMH 1: Safeguarding Existing Housing

A) The net loss of existing self-contained housing, including affordable housing, will be resisted
unless the housing is replaced with at least equivalent residential floorspace.

B) The Council will grant planning permission for the subdivision of dwellings only if:

i) car parking standards can be met within the curtilage of the site without being detrimental to the
street scene;
ii) all units are self contained with exclusive use of sanitary and kitchen facilities and provided with
individual entrances and internal staircases to serve units above ground floor level;
iii) adequate amenity space is provided for the benefit of residents; and
iv) adequate living space standards are met.

Policy DMH 4 of the Local Plan (2020) states:

Residential conversions and the redevelopment of dwellings into new blocks of flats will only be
permitted where:
i) it is on a residential street where the proposal will not result in more than 10% of properties being
redeveloped into flats;
ii) On residential streets longer than 1km the proposed redevelopment site should be taken as the
midpoint of a 1km length of road for assessment purposes;
iii) the internal floor area of the original building to be converted is at least 120 sqm;
and
iv) units are limited to one unit per floor for residential conversions.

The term 'original' is not defined either within the Policy DMH 4 of the Hillingdon Local Plan: Part
Two - Development Management Policies (2020) or within the supporting text. In this particular
case, it has been interpreted as the property in its current state and prior to conversion, such that it
is not being extended to facilitate a subdivision. This interpretation is based on the GPDO's
definition of 'original'.

Paragraph 4.11 of the Policy goes on to state 'The conversion of single dwellings into more
dwellings or the redevelopment of dwellings into new blocks of flats can enable more effective use
of sites to be achieved. However, this type of development must seek to enhance the local
character of the area. In recent years, large concentrations of flats have resulted in a range of
problems, including increased on-street parking and resultant congestion on roads, the loss of front
gardens, reductions in privacy, significant changes to the street scene, and loss of family
accommodation.'

Policy DMH 6 of the Hillingdon Local Plan Part 2 - Development Management Policies (2020)
'Garden and Backland Development' states:

There is a presumption against the loss of gardens due to the need to maintain local character,
amenity space and biodiversity. In exceptional cases a limited scale of backland development may
be acceptable, subject to the following criteria:
i) neighbouring residential amenity and privacy of existing homes and gardens must be maintained
and unacceptable light spillage avoided;
ii) vehicular access or car parking should not have an adverse impact on neighbours in terms of
noise or light. Access roads between dwellings and unnecessarily long access roads will not
normally be acceptable;
iii) development on backland sites must be more intimate in mass and scale and lower than
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frontage properties; and
iv) features such as trees, shrubs and wildlife habitat must be retained or re-provided.

The proposed development involves the demolition of an existing detached bungalow property and
the erection of a two storey building comprising 4 residential flats.

The development would be sited partly upon garden land and as such Policy DMH 6 would be
applicable. Whilst not directly complaint with Policy DMHD 6 as the development would not be
considered more intimate in mass and scale than the original dwelling, it should be noted that there
has been a previous approval for a two storey flatted development in this located under reference
73368/APP/2017/4347 dated 20-03-18. This permission has expired and was determined under
previous local plan policies. However some weight should be afforded to this. As detailed within the
Character and Appearance section of this report, the proposed development is not considered to
cause harm to the character and appearance of the surrounding area.

Criterion (i) of policy DMH 4 seeks to ensure that proposals would not result in more than 10% of
properties on a residential street being converted or redeveloped into flats. From an assessment of
the surrounding area, it does not appear that the proportion of flatted development along Yeading
Lane would exceed this threshold. The proposal would therefore not result in an overconcentration
of flats that would undermine the prevailing character of the area.

Criterion (iv) states that units should be limited to one per floor in the case of conversions. Whilst
the current proposal relates to redevelopment rather than conversion, the scheme has been
designed to avoid an excessive density of units, with no more than two units per floor. This is
considered to represent an appropriate intensity of development for the site and would not give rise
to the types of issues identified within the supporting text to the policy.

Paragraph 4.11 of the supporting text recognises that redevelopment into flats can make more
effective use of land; however, it highlights the potential adverse impacts of such schemes,
including increased parking pressure, changes to the street scene, and loss of family housing.
These matters are considered elsewhere in this report and, subject to the conclusions reached in
the relevant sections, it is not considered that the proposal would result in unacceptable harm.

HOUSING MIX:

Policy H10 of the London Plan (2021) states that schemes should generally consist of a range of
unit sizes and sets out a number of factors which should be considered when determining the
appropriate housing mix on a particular scheme. This includes local evidence of need.

Family housing is defined within the glossary of the London Plan (2021) and outlines it must
generally be of a size that has three or more bedrooms. It is also worth noting that the Secretary of
State directed changes to Policy H10, in order to address the need for new family housing, to
prevent families from being forced to move outside of London. These changes were incorporated
into the final version of the London Plan (2021). It should be noted that the adoption of the Local
Plan: Part 2 (2020) and London Plan (2021) policies on housing size mix are a significant shift from
previous iterations of the development plan.

Policy DMH 2 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states that the Council will require the provision of a mix of housing units of different sizes in
schemes of residential development to reflect the Council's latest information on housing need. The
Council's current information on housing need indicates a substantial borough-wide requirement for
larger affordable and private market units, particularly 3 bedroom properties, as identified in the
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Strategic Housing Market Assessment 2016.

In accordance with Policy DMH 2 of the Hillingdon Local Plan: Part 2 - Development Management
Policies (2020), developments should demonstrate how the provision of family housing has been
optimised, to address local needs.

The proposed development would involve the demolition of the an existing 3 bedroom dwelling
which is considered suitably sized for a family. The proposed development would involve the
creation of 4 residential flats with the following housing mix:
1 x 3 bed
1 x 2 bed
2 x 1 bed

The development would provide a family sized unit for which there is an identified need within the
borough. The proposed housing mix is considered acceptable.

BIODIVERISTY NET GAIN:

In England, Biodiversity Net Gain (BNG) is mandatory under Schedule 7A of the Town and Country
Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). It became mandatory
for major developments on 12 February 2024 and small sites on 2 April 2024. Developers must
deliver a BNG of at least 10%. This means a development will result in more or better-quality
natural habitat than there was before development. The land owner is legally responsible for
creating or enhancing the habitat and managing that habitat for at least 30 years to achieve the
target condition.

Policy 15 of the National Planning Policy Framework (2023) states that planning decisions should
contribute to and enhance the natural and local environment by minimising impacts on and
providing net gains for biodiversity.

Paragraph 8.6.6 of Policy G6 of The London Plan (2021) states that biodiversity net gain is an
approach to development that leaves biodiversity in a better state than before. Losses should be
avoided, and biodiversity offsetting is the option of last resort.

Policy EM7 of Hillingdon Council's Local Plan Part One Strategic Policies (2012) states that
Hillingdon's biodiversity and geological conservation will be preserved and enhanced, with
particular attention given to improving biodiversity from all development.

Paragraph 6.28 of Policy DMEI 7 (Biodiversity Protection and Enhancement) of Hillingdon Council's
Local Plan Part Two Development Management Policies (2020) states it is important that planning
decisions are appropriately informed by the right level of survey and information on ecology
features. The Council will apply Natural England's standing advice at the validation stage.
Applications will only be validated if they have the appropriate information. Where initial
assessments recommend further surveys, these will be expected to be provided as part of a
planning submission. All ecological reports or information submitted should adhere to nationally
accepted best practice survey standards and be consistent with the British Standard BS 42020:
2013 Biodiversity - Code of Practice for Planning and Development or an updated variation. Where
appropriate, the Council will require the use of the approved DEFRA biodiversity impact calculator
(as updated) to inform decisions on no net loss and net gain.

The application has been supported by a Preliminary Ecological Appraisal, which considers the
requirements of the statutory Biodiversity Net Gain (BNG) framework. The site is currently largely
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developed, comprising hardstanding and built form, with approximately 117 sqm of sealed surfaces.
The proposed development would result in a total of approximately 127 sqm of developed land. As
such, the works would result in the loss of less than 25 sqm of vegetated habitat. The development
therefore meets the criteria for the de minimis exemption and no further information is required.

ECOLOGY:

The application is supported by a Preliminary Ecological Appraisal. The site comprises mainly
developed land with limited areas of managed garden, and habitats are of low ecological value, with
no priority habitats identified. The site has been assessed as having negligible suitability for
protected species, including bats, badgers, reptiles and great crested newts, due to its urban
context and limited habitat diversity. The development would not impact nearby designated sites,
and no further ecological surveys are required. Subject to standard precautionary measures and
incorporation of minor enhancements such as wildlife-friendly planting, the proposal would be
acceptable in ecological terms.

TREES AND LANDSCAPING

Policy DMHB 14 of the Hillingdon Local Plan: Part Two (2020) seeks to ensure that development
provides high quality hard and soft landscaping which contributes positively to the visual amenity of
the site and surrounding area.

The application is supported by a detailed landscaping plan which includes areas of soft planting,
new turf, tree planting, and permeable surfacing within the front and rear of the site. The scheme
also incorporates measures such as retained trees, boundary planting, and SuDS compliant
materials, which are considered to provide an acceptable level of landscaping and contribute
positively to the site's appearance and sustainability. Cycle storage and refuse storage areas are
also indicated within the rear garden areas. However, full details of certain elements, including cycle
storage structures, refuse storage enclosures and boundary treatments, have not been fully
specified. As such, these details will be secured via condition to ensure that they are of a high
quality and are appropriately integrated into the overall landscaping scheme.

Subject to this condition, the proposal is considered to comply with Policy DMHB 14.

FLOODING AND DRAINAGE:

The site is located within Flood Zone 1, which has a low probability of flooding. The proposed
development is therefore considered appropriate in this location.

Notwithstanding this, a suitable SuDS scheme will be required to ensure the development does not
increase surface water runoff. This will be secured via a planning condition.

AIR QUALITY ASSESSMENT:

An Air Quality Assessment has been submitted in support of the application, noting that the site lies
within the Hillingdon Air Quality Management Area (AQMA).

The report assesses both construction and operational impacts. It concludes that, given the small
scale of the proposal (4 residential units), construction dust impacts would be not significant subject
to standard mitigation measures. The development is expected to generate only minimal additional
traffic (below assessment thresholds), and operational impacts on local air quality are therefore not
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significant.

Overall the development is considered acceptable in Air quality Terms and no further mitigation is
considered to be required.

TILTED BALANCE:

It is acknowledged that the Council cannot currently demonstrate a five-year supply of deliverable
housing sites (the most recent position statement published on 01/04/26 confirmed a 2.5 year
supply). In accordance with Footnote 8 of the NPPF, the policies which are most important for
determining the application are therefore considered out-of-date. Consequently, Paragraph 11(d) of
the Framework is engaged, and the 'tilted balance' applies. This requires that planning permission
be granted unless any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a whole.

The application is considered to comply with the Development Plan in this case. In addition, when
considered against the policies of the Framework (read as a whole), any adverse impacts of
granting consent (as identified within this report ) would not significantly and demonstrably outweigh
the benefits . In reaching this decision, positive weight is afforded to the modest contribution that
the proposal makes towards the Borough's housing supply.

Accordingly, it is recommended that planning permission is granted, subject to the proposed
conditions.

CONCLUSION:
The application is recommended for approval, subject to conditions.

8. Reference Documents
National Planning Policy Framework (2024)
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