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Introduction & Project Team

INTRODUCTION

Crossier Properties Ltd has appointed
Chassay Studio to design a residential
development (with commercial space at
ground floor) on the junction of
Malborough Parade and Star Road in
Hillingdon, Middlesex. The site was
formally occupied by a public house
known as The Star, which has
subsequently been demolished.

Crossier Properties have worked with
Chassay Studio on residential
developments over a great many years
and appreciate the value of sensitive
designs that respect the local environs
whilst introducing innovative ideas and
exciting solutions.

Sustainable buildings of lasting
appearance is fundamental to all the
projects

This statement has been written to
explain the thought process underpinning
the design concept and our response to
the planning issues that have been
highlighted in the previous planning
applications and subsequent refusals.
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Access & Refuse

BACKGROUND

A planning application was submitted in
September 2014 for containing 18
residential units and a retail unit with
basement parking which was dismissed
at appeal in October 2015 following a
refusal of planning in December 2014

The Initial Chassay Studio scheme was
presented to the case officer on May 10
2019

The response was generally positive.
They felt that the massing was about
right relative to Uxbridge Road on one
side and the suburban streets on the
other.

However the three houses were deficient
in amenity space.

A second pre-application containing
amendment requested was made in
August 2019 It included two instead of
three houses with bigger gardens.

The the formal response recommended
further amendments including the
reduction of the front building from five
floors to four. Despite the earlier
indication that the higher building was of
appropriate scale.

The scheme was further amended and
presented to the planning officers on 21
October and was generally approved.

The architects expressed disappointment
that the front building was lower. Both the
architecture and urban composition are
diminished

Further more the future urban renewal will
be compromised by restricting the height
of buildings along such a large scale
urban highway

It was agreed to make two planning
applications

Scheme A 12 homes (this one)
Scheme B 16 homes
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Site and Context B

The application site is a corner plot previously occupied by The Star Public House. This
building, together with a number of an-cillary buildings has now been demolished,
leaving the site derelict and boarded. The site is located on the northern site of Uxbridge
Road, Hillingdon, set back from this main road on a slip road known as Malborough
Parade. Malborough Parade is a one way vehicular route, which runs parallel to
Uxbridge Road. This road provides a number of on-street parking spaces. There are no
trees within the curtilage of the site and is not located within a conservation area or
indeed adjacent to any listed buildings. The dual carriageway known as Uxbridge Road
forms a major vehicular route connecting Uxbridge to the north-west and Southall to the
south-east. The immediate frontage to this road is largely commercial in nature, with
residential dwellings behind. In terms of access, there is a no entry sign preventing
vehicular access to Star Road directly off Uxbridge Road. Residents and visitors of the
proposed scheme would need to enter the site via Star Road from a north to south
direction.
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SITE APPRAISAL
Building Heights

The properties fronting Uxbridge Road
range from 2 to 3 storey’s in height, with
corner plots being up to 4 storey’s.
Ground floor retail parades with
residential over.

The i building adjacent on Uxbridge road
, known as Transport House, is 2
storeys with a pitched roof. The corner
building adjacent to the application site,
also on the junction of Star Road and
Malborough Parade is a 3 storey building
with a pitched roof. Further along
Malborough Parade, at the junction of
Pole Hill Road is a modern development
of residential apartments with commercial
use at the ground floor. This corner
building is 4 storeys with a flat roof. This
building steps down to 3 storeys as it
nears the residential properties along
Pole Hill Road. Based on this appraisal
of building heights in the immediate local
area, it is considered this corner plot
would similarly support a building of 4 to
5 storeys.

Typology

As previously mentioned, the majority of
buildings fronting Malborough Parade
and Uxbridge Road are commercial in
nature, which is consistent with this
urban built environment. Behind the
commercial properties, the building
typology is generally residential. Many of
the commercial properties would appear
to accommodate residential flats above.
The commercial properties are varied,
with a mix of retail, office, industrial and
food outlets. Star Road includes a mix of
non-residential buildings towards the
junction with Malborough Parade /
Uxbridge road, with buildings located
close to the public footpath and then the
more established residential mix of
houses deeper into the road, with a mix
of gardens and off road parking. These
residential properties are largely 2 storeys
with pitched roofs.

Transport

Whilst the site is considered to have
excellent public transportation links, it has
been desighated with a public transport
accessibility level (PTAL) of 2. In
accordance with the Hillingdon Unitary
Development Plan, a maximum parking
standard of 1.5 spaces per unit has been
established. The site is within close
proximity of public transport routes,
including a number of bus stops within
250m of the site. The nearest train
stations are located in Uxbridge
(approximately 2 miles to the north) and
Southall (approximately 3.5m to the
south east). The previous planning
application provided basement car
parking, which was accessed via a car
lift. This was deemed an inappropriate
approach to dealing with on-site parking
due to potential conflicts with residents
attempting to use the car lift at the same
time, particularly during peak times. The
planning officer and planning
inspectorate commentated on this design
proposal as inadequate. The car lift also
raised concerns as to its operation in
terms of noise and impact of
neighbouring properties. The previous
planning application provided 11 No.
parking spaces for 17 No. apartments,
this equates to a ratio of 0.6 parking
spaces per apartment. As this was not
considered as a reason for refusal, we
would assume ratio is considered
acceptable. Notwithstanding this, the
brief for this scheme is to maximise
on-site parking and our proposal will seek
to improve the provision
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Site Constraints

Residential windows facing the site
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Previous Application M

An application was made on 6 October 2016 for
by Burke Rickhards Architects 11 flats, 2 houses
and a commercial unit with parking for 13 cars

It was refused on 5 January 2017.

Reasons:

1. The proposed development, by reason of its
overall scale, site coverage, design and layout,
....... would result in a cramped, unduly intrusive,
visually prominent and inappropriate form of
development, out of keeping with the character
and appearance of the surrounding area.

2. insufficient amenity

3. Single aspect flats

4, No affordable.
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An appeal was refused on 29 August 2018
Principal reasons for refusal:

1. Scale and massing. For much of the
development adjoining Star Road, the building
would be three to four stories in height.
Combined with the building’ length, the
development would ras one large building. The
elevation to Star Road has been designto help

sl break down the bulk and mass of the building as
— has the design of the fourth floor to create a
i | degree of subservience at this level.
Nonetheless, these design features do not

reduce the bulk and mass of the building
sufficiently for it to harmonize with the more
domestically scaled properties on Star Road. As
a result the building would appear overly
dominant and incongruous within the street and
would therefore be harmful to the pleasant and
domestically scaled character of Star Road.

SECOND
The appeal site is at a point of transition between

the more commercial and urban character of
Marlborough Parade [on Uxbridge Road] and the
domestically scaled and suburban character of
] Star Road and Butler Street.

2. Overlooking.

The distance between the development and the
rear gardens of the properties in Butler Street
would be less than the 15 metres

The development would ovrlook the first floor
windows of the properties 15M accross the
Street at 2-4 Star Road.

THIRD

Chassay Studio , . .
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l In contrast to the earlier (refused) proposals for the
site we propose two seperate buildings.

A
J Flats at the corner of Uxbridge Road with a ground
A\J floor retail unit.
B

Semi-detached houses on Star Road

9 | | | AR ] Between the two is parking at ground level and a
shared garden above.

Westbourne Parade
B
0l
7
1

e . Parking for each residential home is provided.
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FIRST FLOOR LEVEL PLAN

GROUND LEVEL PLAN

Commercial
premises

920

Shared Garden for flats
166 SqM

|

Trellis privacy screen—
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Commercial
premises

Areas of potential overlooking:

Possible residential flats above Byron
Parade (Corner of Star Rd and Uxbridge
Rd.) 11.9M

The previous pub building with residential
over was in the same position as
proposed flatted development.
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Block A Plans

All 11 apartments conform to the areas proscribed in the
London Plan and are designs to lifetime home standards.
All have large balonies. Theere is direct access to the
S —I faggrgd hC/?arolen for flat : DD shared garden at first floor level.

. 5
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The main entrance is on Uxbridge Road with a recessed
B W ¢ porch. The lobby is clearly visible from the street through its
H M J ! ; glazed end.

]
]

The bin store door will be disguised within a vertically

fobam (] ] o —e boarded wall.
= -

[
[

e "
. [ . Il . : , ,
' M E ! E‘@‘] = A first floor flat suitable for wheelchair users has it own

.ZZ] entrance. It is set back from the pavement with a strip of
planting. The disabled unit benefits from direct access to

|
9 H Apt 6 w m EI pot 7 20O the communal unit.
)

>y

50 SaM - N ?
|

Apt 2 O [

Apt 3 Apt 4

e o O .H 50.85qM J 526SaMg 71.7 SaM . .H 5 ull | 6 [ $d The shop is also entered though a recessed porch with
= @ ' | @ ' TE O space for prams ofr short term cycle parking.
2rS 5:4-Seh G-3-Barivt j Br2rSah 5 i @ & i
1 & g B o & : il Disabled unit access
Although the SPG states that it is desirable that every
FIRST FLOOR SECOND AND THIRD FLOORS wheelchair user dwelling is served by more than one lift, the

SPG certainly does not state that it is a mandatory
requirement. In the case of a floor plate with only 4 units

per floor, it would be uneconomical and unjustifiable to
L — — provide two lift shafts.

STORE

showes The March 2016 Housing SPG (page 78) has a section
i : titled “Shared Circulation” includes the following statement:

' IT "Standard 16 - It is desirable that every wheelchair user
\J Hil b 1 dwelling is served by more than one lift."

BEE
DE
]
0O
[

1 The recent planning approval of our project at Bell Green
W for four flats per floor had one lift was based on the London
Plan Housing SPG.

ENTRANCE
HALL

l 60.9 Sgm
COMMERCIAL _
111 Sgm : lT u

E=8

In the case of The Star it would be unjustifiable to ask for
P two lifts for one flat. The ‘Accessible Hillingdon’ SPG does
[ZZ] not ask for two lifts to M3 Wheelchair dwellings.

i
O
L]

L LI This is not a safety issue, because lifts must not be used in
C] =S ' o case of fire anyway. It was a maintenance issue in old

.1 SaM 60 Sal council housing because they didn’t maintain lifts or repair

B - — them quickly if they broke down. Blocks of flats like this one
will have regular maintenance paid for from the service

o ®$ charge, and if the lift ever has to be out of use during

bike | bike | bike | bike | bike | bike | bike | bike | bike | bik

maintenance then the building management will have the
duty to provide temporary accommaodation for the

0 1 2 3 4 5 6 7 8 9 10M wheelchair user or take whatever other measures are
necessary.

GROUND FLOOR FOURTH FLOOR
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CROSS SECTION EAST ELEVATION

57 SaM

10 PARKING
(267 SgqM)

57 SaM

CONTEXT PLAN

Dormer window

SECOND FLOOR

GROUND FLOOR

Block BPlans B

The two house are arranged on three
floors.

The second floor uses the roof space
with dormer window on street side.

They are 115 SgM and to lifetime home
standards.

They are 1.5M forward of the building line
of the other houses in the street alowing
for parking one car on the front drive.

The 50 SgM gardens wrap around the
houses.
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Context Elevations
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FUTURE DEVELOPMENT ALONG UXBRIDGE ROAD

Uxbridge Road

The frontages are mainly two and three storeys.

It is a wide road suitable for buildings of a larger scale. Many of
the buildings are due for re-development and the process
would be encouraged if precedent is established.
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ELEVATION ALONG UXBRIDGE ROAD

Star Road

The scale steps up towards Uxbridge Road. From suburbs of
two storey houses to low three storey houses to four storey
block with fifth set back.
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ELEVATION ALONG STAR ROAD
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Bulk & Massing
The development makes a balance

between the scale of the high street and
the suburban streets behind.

It is richly modled with balconies and
generous glazed areas.
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Aerial view from southeast View from southeast
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Massing

—

View from the southeast along Uxbridge Road

View from the north along Star Road View from the north along Star Road
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Appearance & Sustainability 1l

Green roof

Example of brick colour Example of balcony balustrade
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Amount

The schedule below shows a mix of one,
two and three bed homes proposed with

associated amenity space.

Motor car and bicycle storage ii included.

Bicycles

Storage for 17 bike in the ground floor
entrance hall of the flats.
The two houses each have storage for 2

bikes

Summary

BLOCK A

FLATS

Hab rooms
Bedrooms
People
Total NIA

Total NIA

BLOCK B
HOUSES
Hab rooms
Bedrooms
People
Total NIA
Total NIA

SITE
Site area *
Hab rooms

Density

14
37
23
37
851 SqM

9,158 SqFt

2

10

8

10
230 SgM
2,475 SqFt

968 SqM
47

88%

79%

79%

13%

21%

21%

486 Habs/Hectare

A

Transport

Whilst the site is considered to have
excellent public transportation links, it has
been desighated with a public transport
accessibility level (PTAL) of 2. In
accordance with the Hillingdon Unitary
Devel-opment Plan, a maximum parking
standard of 1.5 spaces per unit has been
established. The site is within close
proximity of public transport routes,
including a number of bus stops within
250m of the site. The nearest train
stations are located in Uxbridge
(approximately 2 miles to the north) and
Southall (approximately 3.5m to the
south east).

Amenity

The flats have large balconies, the
houses have small gardens. All have
access to a shared garden suitable for
children to play safely.

Average amenity space 28.5 SqM

Refuse

Refuse store is located net to the
entrance, containing

3 x 360 litre bins for general refuse
3 x 240 litre bins for re-cyled refuse

Private Private
R Bed P I NIA SgM  NIA SgFt GIA
ma rople q G External B Rms Bed People SqM Saft e iernal
Fourth Floor |14 4 3 4 75 807 60 House 1 1 5 4 5 115 1,237 57
LA = gz 183 37 House2 |1 5 4 5 115 1,207 57
Third Floor 12 3 1 2 62 664 a8 2 10 8 10 230 2,475 114
fp 1 2 51 549 6
10 3 2 4 72 T | a
9 2 1 2 50 538 277 5 GIA SqM
Second floor | 8 3 1 2 62 664 & Flats 1,014
7 2 1 2 51 549 (5]
e 3 2 4 72 771 8 Hotses =
5 2 1 2 50 538 277 i Commercial 128
First floor 4 & 2 53  &ses 8 Parking 297
8 & : i i iy o TOTAL GIA 1,669
2 3 2 4 72 774 8 d
il 2 1 2 50 538 277 h
Ground floor  |Entrance Hall 61 655
Commercial 111 1,795 128
|Parking 267 2.874| 297
14 37 23 ar 851 9,158 1,014 177
no no
Mix Private studio O 0% OVERALL MIX studio O 0%
1 bed 9 69% 1 bed 9 56%
2 3 19%
2 hed & 23% bed Outdoor amenity flats
3 bed 1 8% 3 bed 2 18% saM | Saft
4 d 2 9
4 bed 0O 0% % 3% Iprivate Garden/bacony 177 1,905
13 100% 1o 100% | Gommunal Garden 166 1786
BICYCLES CARS (PTAL 2) Total 343 3,691
London Plan Cycle Parking minimum standa Av per unit 25

BLOCF 9
BLOCF 0

1.5 space for one-bed units, others 2 spaces
1-bed 2-bed 3-bed spaces

BLOCK A 9 3 2

: s 54 BLOCK B 0 0 4

0 4 4

Total provided 30

On site parking

1-bed 2-bed 3-bed spaces|

14
2
16

Access

The proposed house is designed to meet
the 16 criteria of Lifetime Homes.

[tems 1&2 — Parking
Not applicable as there is no parking
provided

[tem 3 &4 - Entrance approach

Level access is provided to main street
entrance with control illumination.

The front door will also :

a) Be illuminated

B) Have level access threshold

C) Have effective clear opening widths
and nibs as specified

d) Have adequate weather protection -
the roof overhangs

[tem 5 - Communal Stairs and lift
Lift size and stair comply

[tem 6 - Internal doorways and hallways
The width of the doorways and hallways
conforms to the specifications in Part M
and there is 300mm clear to the side of
the leading edge of doors.

ltem 7 - Circulation space

There is plenty of space for turning a
wheelchair in dining areas and living
rooms and adequate circulation space for
wheelchair users elsewhere.

ltem 8 —10 Entrance level living facilities
N/A for flats

[tem 11 - WC and Bathroom wallls

Wallls in bathrooms and toilets will have
reinforcements located between 300 and
1500mm from the floor where necessary.

[tem 12 - future lift
N/A for flats

[tem 13 - Hoists in bathrooms

There is direct access from master
bedroom to the ensuite shower room
providing a reasonable route for a
potential hoist.

[tem 14 - Bathrooms

The bathroom is designed to incorporate
ease of access to the bath, WC and
wash basin in accordance with standard
dimensions set out in Lifetime Homes
and in Part M of the Building Regulations.

ltem 15 - Glazing and window handle
heights

Living room window glazing is full height,
so it complies with the requirement to
begin at 800mm or lower and be easy to
open.

[tem 16 - Location of service controls
Switches, sockets, ventilation and service
controls will be at a height usable by all,
between 450 and 1200mm from the floor
level.

In addition, a large secure storage space
is provided for waste & recycling bins,
accessed directly from the entrance path.
The electricity meter are integrated into
the wall of this store so they can be read
without entering the building.

Conclusion

The development will make a bold but
sensitive contribution to the regeneration
of the locality.
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