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2.1	 INTRODUCTION

SITE PLANNING HISTORY

On 28 September 2022 Hybrid Planning Application (ref: 76551/
APP/2021/4502) (hereafter “the original application” or “the 2022 
hybrid permission”) was granted by London Borough of 
Hillingdon for full planning permission for an initial first phase of 
development on the Site (Phase1 a) and two subsequent outline 
phases (Phase 1b and Phase 2).

On 13 November 2025 a s73 application (ref. 76551/
APP/2025/2861) was submitted to the London Borough of 
Hillingdon to vary the wording of a number of planning 
conditions attached to the original permission including 
conditions 3 (parameter plans), 4 (approved documents), 5 (land 
use/quantum), 6 (housing mix), 7 (phasing plan), 8 (design code), 
9 (density), 10 (building heights) and 15 (landscaping scheme). 

Once approved, the s73 application will result in a new planning 
permission allowing for up to 266 homes to be built in the outline 
area, across phases 1b and 2. The s73 application has now been 
validated and will need to be granted permission prior to the final 
approval of this Reserved Matters Application (which is drafted in 
response to those revised conditions). Please see the Planning 
Compliance Report prepared by Lichfields for further details.

ORIGINAL APPLICATION - HYBRID PLANNING APPLICATION (REF: 76551/
APP/2021/4502)

Design and Access Statement prepared by Pollard Thomas Edwards Architects

S73 APPLICATION (REF. 76551/APP/2025/2861)

Design and Access Statement Addendum prepared by PRP Architects

Submitted 
13 / 11 / 25

December 2021
Design & Access StatementAVONDALE DRIVE ESTATE

AVONDALE DRIVE HAYES
DESIGN AND ACCESS STATEMENT ADDENDUM 
(S73 APPLICATION)

Submitted 
28 / 09 / 22
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2.2	 PARAMETER PLANS
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Key

Site Boundary Phase 1A (Context Only Outside Outline
Parameters for Approval)

Site Boundary

Outer Building Footprint of Development Zone
+250mm deviation of building outline permitted for 
construction tolerance, excluding above ground 
projections. 

Minimum distance between buildings 
(excluding any projections)

Public Realm and Landscape Improvements

Proposed Open Space and Landscape/Public Realm 
Enhancement

Minimum distance between projections

Minimum width of communal amenity

Projected Zone beyond outer building footprint (+/-2m) 

DZ 1

DZ 3

DZ 2

Rev Date Description Dwn Ckd

Designed with reference to the surveys, information and reports listed: 
15873-21-31652BWLS - Topographical Survey (Survey Solutions); C154569-01-01-RevB - Tree 
Survey Plan (Midelmarch Environmental); 12124_12125_001 - Utility Survey (ND Oliver & Co); 
Avondale Drive-Existing level survey of future development areas (MB Modebest)

CDM REGULATIONS 2015. All current drawings and specifications for 
the project must be read in conjunction with the Designer's Hazard and 
Environment Assessment Record. All intellectual property rights 
reserved.  

Scale @ A1  

Date  

Checked  

Drawn  Project Origin Zone Level Type Role Number

Revision Status

1 : 500

BC

YW

Sept 2025

Development Zones
Parameters Plan 1

Avondale Drive
AVD -

P1 - STAGE ISSUE S4 - PLANNING

PRP - ZZ - ZZ - DR - A - 20053

0m 20m 40m10m 30m

P1 19-09-25 ISSUE FOR PLANNING BC IC

Outer Building Footprint of Development Zone
+250mm deviation of building outline permitted for
construction tolerance (excluding above ground projections)

Key

Site Boundary

Site Boundary Phase 1A (Context Only Outside Outline
Parameters for Approval)

Indicative proposed vehicular access points

Proposed Open Space and Landscape/ 
Public Realm Enhancement

Indicative proposed emergency/maintenance vehicle 
access only

Public Realm and Landscape improvements 

Indicative proposed pedestrian access points

Existing Cycle routes

Existing Vehicle routes

Existing pedestrian routes

Indicative proposed cycle routes

Indicative proposed public pedestrian routes

Indicative proposed vehicular routes

Rev Date Description Dwn Ckd

Designed with reference to the surveys, information and reports listed: 
15873-21-31652BWLS - Topographical Survey (Survey Solutions); C154569-01-01-RevB - Tree 
Survey Plan (Midelmarch Environmental); 12124_12125_001 - Utility Survey (ND Oliver & Co); 
Avondale Drive-Existing level survey of future development areas (MB Modebest)

CDM REGULATIONS 2015. All current drawings and specifications for 
the project must be read in conjunction with the Designer's Hazard and 
Environment Assessment Record. All intellectual property rights 
reserved.  

Scale @ A1  

Date  

Checked  

Drawn  Project Origin Zone Level Type Role Number

Revision Status

1 : 500

BC

YW

Sept 2025

Access & Movement
Parameters Plan 3

Avondale Drive
AVD -

P1 - STAGE ISSUE S4 - PLANNING

PRP - ZZ - ZZ - DR - A - 20055

0m 20m 40m10m 30m

P1 19-09-25 ISSUE FOR PLANNING BC IC

Up to 10 Storey

Key

41.45m 
AOD

10.45m 

59.83m 
AOD

29.43m 

66.65m 
AOD

36.25m 

56.6m 
AOD

26.2m 

54.35m 
AOD

23.35m 

Site Boundary Phase 1A (Context Only Outside Outline
Parameters for Approval)

Up to 8 Storey

Up to 7 Storey

Up to 6 Storey

xx.xm 
AOD

xx.xm 

Site Boundary 

Proposed maximum AOD level to top of parapet 

Proposed maximum height to top of 1800mm parapet

Lift overruns, roof access (e.g. stair enclosure), and roof 
plant are permitted to exceed the proposed maximum 
height per height zone.

66.65m 
AOD

36.25m 

Up to 2 Storey

Rev Date Description Dwn Ckd

Designed with reference to the surveys, information and reports listed: 
15873-21-31652BWLS - Topographical Survey (Survey Solutions); C154569-01-01-RevB - Tree 
Survey Plan (Midelmarch Environmental); 12124_12125_001 - Utility Survey (ND Oliver & Co); 
Avondale Drive-Existing level survey of future development areas (MB Modebest)

CDM REGULATIONS 2015. All current drawings and specifications for 
the project must be read in conjunction with the Designer's Hazard and 
Environment Assessment Record. All intellectual property rights 
reserved.  

Scale @ A1  

Date  

Checked  

Drawn  Project Origin Zone Level Type Role Number

Revision Status

1 : 500

BC

YW

Sept 2025

Building Heights
Parameters Plan 2

Avondale Drive
AVD -

P1 - STAGE ISSUE S4 - PLANNING

PRP - ZZ - ZZ - DR - A - 20054

0m 20m 40m10m 30m

P1 19-09-25 ISSUE FOR PLANNING BC IC

Outer Building Footprint of Development Zone
+250mm deviation of building outline permitted for
construction tolerance (excluding above ground projections) 

Key

Proposed Open Space and Landscape/ 
Public Realm Enhancement

Public Realm and Landscape Improvements

Site Boundary 

Site Boundary Phase 1A (Context Only Outside Outline
Parameters for Approval)

Opportunities for doorstep play

Indicative private/communal external amenity

*

**

*

*
*

*

*

Public Play/ Soft Landscape

*

*

Public Realm - landscaping on streets

Rev Date Description Dwn Ckd

Designed with reference to the surveys, information and reports listed: 
15873-21-31652BWLS - Topographical Survey (Survey Solutions); C154569-01-01-RevB - Tree 
Survey Plan (Midelmarch Environmental); 12124_12125_001 - Utility Survey (ND Oliver & Co); 
Avondale Drive-Existing level survey of future development areas (MB Modebest)

CDM REGULATIONS 2015. All current drawings and specifications for 
the project must be read in conjunction with the Designer's Hazard and 
Environment Assessment Record. All intellectual property rights 
reserved.  

Scale @ A1  

Date  

Checked  

Drawn  Project Origin Zone Level Type Role Number

Revision Status

1 : 500

BC

YW

Sept 2025

Hard & Soft Landscape
Parameters Plan 4

Avondale Drive
AVD -

P1 - STAGE ISSUE S4 - PLANNING

PRP - ZZ - ZZ - DR - A - 20056

0m 20m 40m10m 30m

P1 19-09-25 ISSUE FOR PLANNING BC IC

PARAMETER PLANS

The detailed design has been prepared in strict accordance with 
the parameters set out in the Outline Planning Permission (as 
amended). Those parameter plans establish the framework for the 
Avondale Drive Estate redevelopment, defining development 
zones, building heights, massing and access arrangements. 

This Design and Access Statement demonstrates how the 
proposals for Phase 1B and 2 both comply  with these parameters 
(and other controls) whilst delivering a high quality residential 
development. From overall massing to the finer details of 
architectural expression, the design has been rigorously tested 
against the parameter plans to ensure full compliance and a 
coherent relationship with the wider masterplan vision.

PARAMETER PLAN - DEVELOPMENT ZONES

PARAMETER PLAN - ACCESS

PARAMETER PLAN - HEIGHTS

PARAMETER PLAN - OPEN SPACE AND PUBLIC REALM
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DESIGN CODE

A detailed Design Code has been submitted pursuant to 
Condition 8 of the hybrid planning permission. The Code is a 
controlling document against which subsequent Reserved 
Matters submissions must demonstrate compliance and 
comprises Mandatory and Advisory elements designed to secure 
and maximise design quality.

This Design and Access Statement explains how the proposals for 
Phase 1B and 2 comply with all Mandatory requirements and the 
majority of Advisory recommendations in the Design Code. The 
detailed design builds on and refines the vision set out in the 
Outline Permission and Design Code, delivering a high-quality 
public realm and well-designed homes, and employing varied 
architectural detailing that responds to and celebrates the 
local character.

RECORDING COMPLIANCE

Throughout this document, evidence of compliance with the 
Design Code will be recorded through use of the tags below 
indicating which aspect of the code is evidenced, as follows:

In addition to this, a full schedule of compliance with the 
Mandatory code can be found in Appendix B under chapter 8 of 
this document. 

Evidence of consideration of the Advisory code,  
reference number as stated

Evidence of compliance with the Mandatory code,  
reference number as stated

2.3	 DESIGN CODE
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This section outlines the overarching codes that should be 
applied across the whole Avondale Drive Estate development. 
This section includes mandatory overarching codes that must be 
followed and additional advisory overarching codes that should 
be consider into account across the whole masterplan. Designers 
who wish to depart from the Design Code must justify such 
departures through the Reserved Matters process.

The overarching codes are explained across a series of sub 

sections covering the following design elements and subjects:  

2.2 Built Form

2.3 Accessibility

2.4 Movement & Connectivity

2.5 Landscape, Amenity and Streetscape

2.6 Sustainability

Simple diagrams accompany the codes to aid understanding 

and illustrate how a successful design approach can be 

brought forward.

2.1 INTRODUCTION

Mandatory  code

All mandatory codes must be followed in developing the 
design.

Advisory code

Advisory codes reflect best practice and good design 
principles should be considered in developing the design.

AVONDALE DRIVE HAYES DESIGN CODE
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2.2 BUILT FORM

Minimum distance between buildings (exuding any projections)

Minimum distance between above ground/podium projections

Outer Building Footprint of Development Zone (excluding any above 
ground/podium projections)

2.2.1 Massing & townscape

M / 001 Development proposals must not exceed the maximum development plot  area (Maximum Development Plot Parameter 
Plan) and maximum AODs (Building Heights Parameter Plan) as specified respectively on the Outline Parameter Plans.  
Maximum AODs consider the following assumptions:

 » 4.1m floor to floor height assumption for ground floors.

 » 3.25m floor to floor height assumption for upper floors above ground floors.

 » Additional 0.35m height assumption for upper floors with roof terrace access.

 » 1.8m parapet height assumption for top floor.

 » Lift overruns, staircase access to roof for maintenance and roof plant are excluded. 

 » Flues above roof are excluded.

M / 002 Variation of building heights must be achieved throughout the site  accordance with the specific codes set out for each 
character area (Section 3) as the illustrative diagram below.

A / 003 Where possible building breaks or steps should be introduced to create a finer urban grain to blocks longer than 50m.

M / 004 Heights and massing must respond to:

 » Bespoke coding elements for each character area.

 » Sun orientation and daylight and sunlight provision within the amenity spaces.

 » Access to daylight and sunlight within new homes.

 » Provide a sensitive massing approach that considers the massing, height and scale of the adjacent blocks within the Site 
and the immediate surroundings. 

M / 005 The Maximum Development Plot Parameter Plan allows a deviation from the maximum plot of +250mm for construction 
tolerance only. Any deviation must provide:

 » Minimum distances between maximum development plots as set out within each character area (Section 5).

 » Minimum distances required for the provision of open spaces and public realm as set out within each character area 
(Section 3).

 » Minimum distances between internal façades to provide acceptable levels of daylight and sunlight within communal 
courtyards and to ensure privacy to dwellings. 

Phase 1a

Phase 2

Phase 1b

Hitherbroom Park

Avondale Drive H
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2.2.6 Frontages & elevations

Primary Elevations 
Secondary Elevations

Vertical divisions

Change in height 

Change in height 

M / 036 New development must create strong and well defined frontages and clearly define the street environment and open space 
they are fronting.

M / 037 All the frontages facing public realm must be designed to maximise active frontages and natural surveillance.

M / 038 Where frontages include car parking entrances, these must be gated and be integrally designed as part of the overall 
architectural approach of the facade. Considerations should be given to the design of the public realm to minimise impact of 
the vehicular access.

A / 039 Facade design should consider measures to mitigate internal overheating such as solar shading and/or solar controlled 
glazing, use of high albedo material, fenestration design, windows with Juliet balcony and the provision of green 
infrastructure.

A / 040 Frontages and elevations should be designed to ensure efficient use of materials.

A / 041 Where a change in height within a building occurs, there should be a vertical division. Vertical division could be expressed 
architecturally in the facade design through the incorporation of massing breaks, change of type of material and/or tone/
colour, and modest recess or protrusion of the facade.

A / 042 Façades facing the roads and existing/proposed open spaces are considered Primary Elevations. Please refer to the design 
strategy within the Design and Access Statement (DAS) and its design should consider:

 » Contribute positively to the character of the streetscape and open spaces they frame and define;

 » Maximise active frontages for natural surveillance; 

 » Use high quality robust and easy to maintain materials and finishes, adopting a high quality palette of materials, and 
developing a varied approach to the design of the façades;

 » Include clearly defined building entrances; and,

 » Feel robust and grounded.

A / 043 Primary Elevations should minimise:

 » Placing ventilation, servicing or air extract grilles on the façades; and 

 » Service access. 

A / 044 Secondary elevations should seek to achieve the following:

 » Provide active frontages and natural surveillance;

 » Include clearly defined building entrances; and,

 » Feel robust and grounded.

A / 045 Attention should be given to different architectural treatments in areas of transition between character areas.

M / 046 Flank/rear walls on tall buildings that are visible from the street level must consider high quality designs, materials and 
finishes and a similar material palette to the character areas where they contribute to. 

VENTILATION, RAINWATER & WASTE PIPES

M / 047 Where ventilation and air extract grilles are required, these must be integrated them into the facade design to minimise their 
visual impact.

M / 048 Rainwater downpipes and hoppers must be sensitively integrated into the building appearance and designed-in from the 
outset. 

EXTRACTS FROM DESIGN CODE

M / 000

A / 000
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2.4	 OUTLINE CONDITIONS

OUTLINE CONDITIONS

The Outline Planning Permission is subject to a number of 
conditions, with relevant design related conditions listed below. 
The table to the right gives details as to where the information 
demonstrating how this RMA submission complies with each 
condition can be found within the application.

Condition 1, comprising:

(a) ‘Appearance’ – the aspects within the development which 
determine the visual impression that the buildings/ place makes, 
including the external built form of the development, its 
architecture, materials, decoration, lighting, colour and texture.

(b) ‘Means of Access’ – the accessibility to and within the site, for 
vehicles, cycles and pedestrians in terms of the positioning and 
treatment of access and circulation routes and how these fit into 
the surrounding access network.

(c) ‘Landscaping’ – the treatment of land (other than buildings) for 
the purpose of enhancing or protecting the amenities of the site 
and the area in which it is situated.

(d) ‘Layout’ – the way in which buildings, routes and open spaces 
within the development are provided, situated and orientated in 
relation to each other and to buildings and spaces outside the 
development.

(e) ‘Scale’ – the height, width and length of each building 
proposed within the development in relation to its surroundings.

Condition 3 - Parameter Plans

Condition 5 - Maximum quantum of development 

Condition 6 - Housing mix

Condition 7 - Phasing plan

Condition 8 - Design Code

Condition 9 - Residential density

Condition 10 - Maximum building heights

Condition 14 - Accessible housing requirements

Condition 15 - Details of the landscaping scheme

Condition 16 - Requirements in relation to the retention of trees, 
hedges and shrubs

CONDITION EVIDENCE OF RMA DESIGN COMPLIANCE / CONSIDERATION

1 - Appearance, Means of Access, Landscaping, Layout, Scale
Chapters 4, 5, 6 of this Design and Access Statement & Planning Drawings submitted as part of 
this Reserved Matters Application

3 - Parameter Plans

Parameter Plan 1 can found in section 4.2
Parameter Plan 2 can found in section 4.3
Parameter Plan 3 can found in section 4.8/4.11 
Parameter Plan 4 can found in section 5.1

5 - Maximum quantum of development Appendix 1/ Section 8.1 of Design and Access Statement

6 - Housing mix Section 4.5 of Design and Access Statement

7 - Phasing plan Section 4.4 of Design and Access Statement

8 - Design Code
Appendix 2 / Section 8.2 schedules evidence of compliance for all mandatory code, with 
detailed references to sections of this Design and Access Statement

 9 - Residential density Section 4.5 of Design and Access Statement

10 - Maximum building heights Section 4.3 of Design and Access Statement

14 - Accessible housing requirements Section 4.19 of Design and Access Statement

15 - Details of the landscaping scheme Chapter 5 of Design and Access Statement

16 - Requirements in relation to the retention of trees, hedges and shrubs Section 5.3 of Design and Access Statement


