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

Address: 136 THE FAIRWAY RUISLIP

Development: Conversion of roof space to habitable use to include a rear dormer, 3 x front
roof lights and conversion of 2 x hip to gable ends

LBH Ref Nos: 76629/APP/2024/3285

Drawing Nos: 136 PLHS
136 PRP
136 EFFP
136 EGFP
136 EFE
136 ELE
PP-13639333v1
TQRQM21207124418019
136 PAP
136 ERE
136 PRSSS

Date Plans received:

Date Application valid

17-12-24

17-12-24

Date(s) of Amendments(s):

1. CONSIDERATIONS

1.1 Site and Locality

The application property comprises a detached two storey dwelling located on the south eastern
side of The Fairway in Ruislip which lies within a Critical Drainage Area. The property has a
detached prefabricated garage to the rear.

The property is not in a conservation area.

1.2 Proposed Scheme

The application is proposing the conversion of roof space to habitable use to include a rear dormer,
3 x front roof lights and conversion of 2 x hip to gable ends.

1.3 Relevant Planning History
76629/APP/2021/2925 136 THE FAIRWAY RUISLIP
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Removal of rear prefabricated garage, erection of single storey extensions to front and rear,
replacement of all existing windows and wrapping of the outside walls in insulation with white
render over.

Decision: 12-07-2022 Approved

Comment on Planning History
As outlined above.

2. Advertisement and Site Notice
2.1 Advertisement Expiry Date: Not applicable
2.2 Site Notice Expiry Date: Not applicable

3. Comments on Public Consultations
Nine neighbours were consulted with regards to this application and the South Ruislip Residents
Association were also consulted. The consultation started on the 30-12-24 and expired on 21-01-
25. No responses or objections were received.

4. 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

Part 2 Polices:

DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
LPP D4 (2021) Delivering good design
LPP D6 (2021) Housing quality and standards
NPPF4 -24 NPPF4 2024 - Decision making

5. MAIN PLANNING ISSUES
The main considerations are the design and impact on the character of the existing property, the
impact upon the streetscene and locality, the impact upon the amenities of adjoining occupiers,
amenity space and impact upon highways/car parking provision.

Character and Appearance:
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 Policy BE1 of the Hillingdon Local Plan: Part One Strategic (2012) seeks a quality of design in all
new development that enhances and contributes to the area in terms of form, scale and materials;
is appropriate to the identity and context of the townscape; and would improve the quality of the
public realm and respect local character.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
advises that all development will be required to be designed to the highest standards and
incorporate principles of good design. It should take into account aspects including the scale of the
development considering the height, mass and bulk of adjacent structures; building plot sizes and
established street patterns; building lines and streetscape rhythm and landscaping.

Policy DMHB 12 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that development should be well integrated with the surrounding area.

Policy DMHD 1 requires that alterations and extension of dwellings would not have an adverse
cumulative impact on the character and appearance of the street scene, and should appear
subordinate to the main dwelling. It also required that there is no unacceptable loss of outlook to
neighbouring occupiers.

With regards to roof extensions, Policy DMHD 1 states that:

i) roof extensions should be located on the rear elevation only, be subservient to the scale of the
existing roof and should not exceed more than two thirds the average width of the original roof.
They should be located below the ridge tiles of the existing roof and retain a substantial element of
the original roof slope above the eaves line;
ii) the Council will not support poorly designed or over-large roof extensions including proposals to
convert an existing hipped roof to a gable;
iii) raising of a main roof above the existing ridgeline of a house will generally not be supported;
iv) all roof extensions should employ appropriate external materials and architectural details to
match the existing dwelling; and
v) in Conservation Areas, Areas of Special Local Character and on Listed and Locally Listed
Buildings, roof extensions should take the form of traditional 'dormer' windows, on the rear
elevation, to harmonise with the existing building. The highest point of the dormer should be kept
well within the back roof slope, away from the ridge, eaves or valleys, whilst each window should
match the proportions, size and glazing pattern of the first floor windows.

The application is seeking planning permission for the conversion of roof space to habitable use to
include a rear dormer, 3 x front roof lights and conversion of 2 x hip to gable ends.

The application property benefits from a specific roof design. It is fully hipped and so only has a
very small ridge area and the side roofs slope further downward past the eaves of the front roof
plane. The application property forms part of a small group of houses which benefit from the same
design. The conversion of the roof from hip to two gable ends would create a ridge that would span
the full width of the dwelling house and the characteristic side roofs would be lost. It is also
considered that the conversion of the roofspace from a hip to gable end would result in a cramped
appearance from the street scene which would appear discordant and overly bulky in the context of
the existing dwelling and the wider local character.

The dormer would be built up to the eaves and up to both side walls but would maintain the current
ridge height. But the side walls would be dominant within the rear roof slope. The dormer would fail
to appear subordinate within the roof plane and would subsequently create a top heavy
appearance. As noted within the policy, roof extensions should not exceed more than tow thirds the
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width of the rear elevation. The proposal would be over and above this requirement. The proposed
conversion of the roof space is a substantial addition to the existing house, which significantly alters
the scale and character of the original dwelling and the wider area. The proposed hip to gable roof
extension and full width dormer, would unduly dominate the roof slope to an unacceptable degree
and appear as an incongruous addition.

Subsequently, it is considered that by reason of the design, positioning and bulk of the dormer and
the conversion of the hip to gable end would result in an incongruous and obtrusive form of
development which would be detrimental to the architectural composition of the existing building,
street scene and surrounding area. It would be be contrary to Policies DMHB 1 and 11 of the
Hillingdon Local Plan: Part 2 - Development Management Policies (January 2020) due to the raising
of the ridge line and converting the roof from a hipped to gable.

Impact on neighbouring amenity

Policy DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that planning applications relating to alterations and extensions of dwellings will be required
to ensure that: ii) a satisfactory relationship with adjacent dwellings is achieved; and v) there is no
unacceptable loss of outlook to neighbouring
occupiers.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
seeks to ensure that development proposals do not adversely impact on the amenity, daylight and
sunlight of adjacent properties and open space.

It is considered that given the siting of the dwellings remains unchanged and the additional bulk and
mass would be set over the existing footprint, the development would not harm the amenities of No.
134 or 138 The Fairway. There is a one window serving a stairwell along the flank wall however had
the proposal been considered acceptable in other regards, a condition would have been attached to
ensure that this window is obscure glazed and fixed shut.
It is therefore considered that the proposal would not harm the amenities of neighbouring
properties.

Other Matters

In terms of the garden area the development would not affect this. It is considered that all the
proposed habitable rooms, and those altered by the extension, would maintain an adequate outlook
and source of natural light, therefore complying with the Mayor of London's Housing Standards.

The parking provision would remain unaffected by the proposal..

The application is recommended for refusal.

6. RECOMMENDATION
REFUSAL   for the following reasons:

1. NON2 Non Standard reason for refusal

The proposed roof additions and alterations by reason of their siting, scale, bulk, height and design
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would be incongruous and disproportionate, resulting in poor design that would fail to respect the
architectural integrity of the host dwelling. The proposal would therefore harm the visual amenities
of the street scene and the surrounding area, all contrary to Policies DMHB 11, DMHB 12 and
DMHD 1 of the Hillingdon Local Plan: Part Two - Development Management Policies (January
2020).

INFORMATIVES

1. On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon Unitary
Development Plan - Saved Policies September 2007), then London Plan Policies (2016). On
the 8th November 2012 Hillingdon's Full Council agreed the adoption of the Councils Local
Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved policies from the old
Unitary Development (which was subject to a direction from Secretary of State in September
2007 agreeing that the policies were 'saved') still apply for development control decisions.

2. The decision to REFUSE 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).

3. The decision to REFUSE 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.

DMHB
11

Design of New Development

DMHB
12

Streets and Public Realm

DMHB
18

Private Outdoor Amenity Space

DMHD 1 Alterations and Extensions to Residential Dwellings

DMT 6 Vehicle Parking

LPP D4 (2021) Delivering good design

LPP D6 (2021) Housing quality and standards

NPPF4 -
24

NPPF4 2024 - Decision making

Standard Informatives
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1. The decision to REFUSE 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).

2. The decision to REFUSE 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 - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance..

Part 1 Polices
PT1.BE1 (2012) Built Environment

Part 2 Polices:
DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMT 6 Vehicle Parking
LPP D4 (2021) Delivering good design
LPP D6 (2021) Housing quality and standards
NPPF4 -24 NPPF4 2024 - Decision making

Contact Officer: Sharon Singh Telephone No:
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