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LONDON BOROUGH OF HARROW

PLANNING COMMITTEE

18th January 2023

	APPLICATION NUMBER:
	P/3574/22

	VALIDATE DATE:
	18/10/2022

	LOCATION:
	77 HIILVIEW ROAD 

	WARD:
	HATCH END

	POSTCODE:
	HA5 4PB

	APPLICANT:
	MR & MRS MANGA

	AGENT:
	TEN POINT FIVE ARCHITECTURE

	CASE OFFICER:
	CATRIONA COOKE

	EXPIRY DATE:
	08/12/2022



PROPOSAL

Redevelopment to provide two x two storey (4 bed) semi-detached dwelling houses with habitable roofspaces; proposed vehicle access; separate amenity space; bin and cycle stores (Retrospective) 


RECOMMENDATION 

The Planning Committee is asked to:

1) Agree the reasons for approval as set out in this report, and

2) Grant planning permission subject to the conditions listed in Appendix 1 of this report: 


REASON FOR THE RECOMMENDATIONS

The development as constructed has an acceptable impact on the character and appearance of the area.

Accordingly, weighing up the development plan policies and proposals along with other material considerations including comments received in response to notification and consultation as set out below, Officers consider and conclude that, subject to planning conditions, the proposed development is acceptable and worthy of support. In accordance with the National Planning Policy Framework, including its presumption in favour of sustainable development, and subject to conditions, officers recommend that the application is approved.





INFORMATION

This application is reported to Planning Committee at the request of a nominated member in the public interest and therefore falls within provision A of the Scheme of Delegation.

	Statutory Return Type: 
	E13 Minor Dwellings

	Council Interest: 
Net additional Floorspace:   
	N/A
52 sqm

	GLA Community Infrastructure Levy (CIL) Contribution (provisional): 
	N/A

	Local CIL requirement: 
	N/A




HUMAN RIGHTS ACT

The provisions of the Human Rights Act 1998 have been taken into account in the processing of the application and the preparation of this report.


EQUALITIES

In determining this planning application, the Council has regard to its equalities obligations including its obligations under section 149 of the Equality Act 2010.

For the purposes of this application there are no adverse equalities issues.


S17 CRIME & DISORDER ACT

Policy D11 of the London Plan (2021) and Policy DM1 of the Development Management Polices Local Plan require all new developments to have regard to safety and the measures to reduce crime in the design of development proposal. It is considered that the development does not adversely affect crime risk. However, a condition was not imposed on the appeal scheme and therefore it would be unreasonable for a condition to be attached.

















1.0 SITE DESCRIPTION 

1.1. The site contains a recently completed pair of semi-detached properties located on the southeastern side of Hillview Road.

1.2. The site has a maximum width of 15.20m and a maximum depth of 48.8m. The footprint of the site is 721.52sq m.

1.3. The site is set within a row of residential dwellinghouses, with semi-detached houses interspersed with detached houses to the north and to the south. The neighbour immediately to the south is No. 79 Hillview Road, with No. 75 Hillview Road to the north.   The character of the area is varied.

1.4. The site is located in a Critical Drainage Area and has no other statutory   designations.


2.0 PROPOSAL  

2.1     	The application seeks retrospective permission for the development as built on site.


3.0 RELEVANT PLANNING HISTORY   

3.1 A summary of the relevant planning application history is set out in the table below:

	Ref no. 
	Description 
	Status & date of decision


	P/3331/16
	Re-development to provide a pair of semi-detached two storey dwellings with habitable roofspace; new vehicular access parking bin / cycle storage landscaping and boundary treatments

	Refused 
03/10/2016

Appeal Allowed
10/02/2017

	P/1982/17
	Details pursuant to Conditions 3 (Materials) and 4 (Boundary Treatment) attached to planning permission P/3331/16 allowed on appeal reference APP/M5450MW/16/3161002  dated 10/2/17 for Re-development to provide a pair of semi-detached two storey dwellings with habitable roofspace; new vehicular access parking bin / cycle storage landscaping and boundary treatments

	Approved 
07/07/2017



	P/1391/20
	CERTIFICATE OF LAWFUL DEVELOPMENT (PROPOSED): Alterations to roof to form end gable, rear dormer and insertion of three rooflights on front roofslope; Front porch; Single storey side extensions to both sides; Two storey rear extension

	Refused
15/06/2020


	Reasons for refusal:

1. The cubic content of the resulting roof space would exceed the cubic content of the original roof space by more than 50 cubic meters. The proposal would therefore not be within the tolerances of Schedule 2, Part 1 Class B.1(d)(ii) of The Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended).

2. The proposal is NOT therefore a lawful development.

	P/0368/20
	Lawful implementation of planning permission P/3331/16 (construction of pair of semi-detached two storey dwellings with habitable roofspace (2 x 4 beds); new vehicular access parking bin / cycle storage landscaping and boundary treatments) allowed on appeal APP/M5450/W/16/3161002

	Granted
20/04/2020

	P/3564/22
	Variation of condition 2 (approved plans) attached to planning permission P/3331/16 allowed on appeal reference APP/M5450/W/16/3161002 to allow alterations to elevations
	Under assessment




4.0 CONSULTATION

4.1	A total of 41 consultation letters were sent to neighbouring properties regarding this application. A total of 9 responses were received.

4.2	A site notice was posted on 14 November 2022 expiring on 5th December 2022.

4.3       A summary of the consultation responses received along with the Officer comments are set out in the table below: -

	· A total of 16 violations should not be allowed as will set a precedent for other developers.
Officer comment: Section 73 of the Planning Act allows a developer to submit an application for retrospective planning permission without complying with the original permission, as is the case under this application. The LPA is required to determine such application as it would for a new application in accordance with the relevant development in place at the time the application has been made.
· Materials are out of keeping with surrounding area
Officer comment: See 6.3. below
· Front gables inconsistent with neighbouring properties.
Officer comment: See 6.3.6 below
· Windowpanes of bay window inconsistent with first floor window
Officer comment: See 6.3.5 below
· The brick panel reduction in front elevation is an improvement but the two vertical full height drainpipes have become an unsightly feature.
Officer comment: See 6.3.4 below
· The cycle storage, waste bin storage, box tree hedging separating the grass at the front and low level brick wall along the boundary with pavement have not yet been completed.
Officer comment: See 6.3.14 below




	Consultee and Summary of Comments


	Hatch End Association
· The Hatch End Association is very concerned that developers are willing to ignore the planning regime when it suits them, and approval of this application is likely to encourage others to follow suit.  The Hatch End Association seeks to preserve the essential character of Hatch End and sees no reason that blatant ignoring of the rules should be allowed.

Landscape Officer
· No comments received




5.0 POLICIES   

5.1	Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that:

	‘If regard is to be had to the Development Plan for the purpose of any determination to be made under the Planning Acts, the determination must be made in accordance with the Plan unless material considerations indicate otherwise.’

5.2	The Government has issued the National Planning Policy Framework [NPPF 2021] sets out the Government’s planning policies for England and how these should be applied, and is a material consideration in the determination of this application.

5.3	In this instance, the Development Plan comprises The London Plan 2021 [LP] and the Local Development Framework [LDF]. The LDF comprises The Harrow Core Strategy 2012 [CS], Harrow and Wealdstone Area Action Plan 2013 [AAP], the Development Management Policies Local Plan 2013 [DMP], the Site Allocations Local Plan [SALP] 2013 and Harrow Local Area Map 2013 [LAP].

[bookmark: _Hlk63245569]5.4	A full list of all the policies used in the consideration of this application is provided as Informative 1. 


6.0	ASSESSMENT   

6.1	The main issues are:

· Principle of the Development 
· Design, Character, and Appearance of the Area
· Residential Amenity
· Traffic and Parking
· Waste and Servicing
· Flood Risk and Drainage
· Biodiversity 
· Fire Safety

6.2	Principle of Development 

The relevant policies are:

· The National Planning Policy Framework (2021)
· The London Plan (2021): H1, H2, H9
· Harrow Development Management Policies (2013): DM24
· Harrow's Core Strategy (2012): CS1
· Supplementary Planning Document – Garden Land Development (2013)

            
6.2.1 	The principle of the development has been established in the appeal allowed under reference APP/M5450/W/16/3161002.  As such, matters relating to the principle of the development, the size of accommodation proposed, transport impacts, landscaping and fire safety do not need to be considered under this application again as these elements would remain unchanged from the original approval.  


6.3       	Design, Character, and Appearance of the Area

The relevant policies are:

· National Planning Policy Framework (2021)
· The London Plan 2021: D3
· Harrow Core Strategy 2012: CS1
· Harrow Development Management Polices Local Plan (2013): DM1, DM22, DM23
· Residential Design Guide (2010)
· The London Plan Housing Supplementary Planning Guidance (2016)
· Code of Practice for Storage and Collection of Refuse and Materials for Recycling in Domestic Properties (2016)

6.3.1    	Policy D3.D(1) of the London Plan states that development should in terms of form and layout, enhance local context by delivering buildings and spaces that positively respond to local distinctiveness through their layout, orientation, scale, appearance, and shape, with due regard to existing and emerging street hierarchy, building types, forms, and proportions. Policy D3.D(11) goes on to states that in terms of quality and character, developments should respond to the existing character of a place by identifying the special and valued features and characteristics that are unique to the locality and respect, enhance and utilise the heritage assets and architectural features that contribute towards the local character.

6.3.2 	Policy DM1 of the DMP gives advice that ‘’all development proposals must achieve a high standard of design and layout. Proposals which fail to achieve a high standard of design and layout, or which are detrimental to local character and appearance, will be resisted”.
 
6.3.3 	As noted above the development has been largely completed on site.  The development is to the same footprint and scale as the approved plans.  In allowing the appeal the Inspector did not include a condition restricting permitted development rights for the dwellings.  This application seeks to retrospective permission to retain the dwellings as constructed on site.  A number of changes were made during the construction of the dwellinghouses which are addressed below.    

6.3.4 	Reduction of Brick panel on the front elevation to one brick width

	It is considered that this element of the development by reducing the 1.8m wide brick panel as approved to a 0.2m wide panel is an improvement to the approved plans creating a more visually cohesive design.  It is noted that objections have been received relating to the visually prominent down pipes.  However, these are normal features of properties in the area.  Therefore, it is considered that this element has an acceptable impact on the character of the area.

6.3.5	Centralised Bay window/first floor windows centralised to bay window

	This amendment is considered to be minor and in centralising the bay windows and first floor windows the development has a balanced frontage which is in keeping with the area. 

6.3.6	Reduction in width of front gable to match the width of the first-floor windows.

	As noted by the Inspector in allowing the appeal, the area is mixed in character and appearance.  While reduction in width of the front gables is a significant variation to the approved plans, it is considered that given the varied character of the area this element does not have a negative impact on the character of the area.

6.3.7	Removal of pitched roof over bay windows

	There are examples within the area of single storey front extension with flat roofs.  It is considered that this is a minor change which does not have a harmful impact on the character of the area.  Furthermore, as noted above the Appeal Decision does not remove permitted development right and it is considered that the pitched roofs could be removed under Class A of the General Permitted Development Order.  However, should member consider that the pitched roofs are required the applicant has confirmed that these could be added and could be secured by condition.
	
6.3.8	Replacement of brick on edge parapet wall at ground floor with an aluminium coping.

	This is considered to be a minor amendment and is not clearly visible within the streetscene.  Therefore, it is considered that this variation has negligible impact on the streetscene.

6.3.9	Render above front doors has been lowered to match the render from the front and side elevations.

	This element is set back from the main frontage of the building and is considered to be a minor alteration which has a negligible impact on the character of the area.
	
6.3.10	Removal of false Chimneys

	As noted above the Inspector did not impose a condition removing permitted development rights.  Chimney can be removed without requiring planning permission.   However, should Members consider that the chimneys should be reinstated the applicant has indicated that these could be provided which could be secured by a condition.

6.3.11 Replacement of triangular coping over party wall with brick on edge detailing.

	It is considered that the brick on edge detailing is acceptable and does not impact on the character of the dwellings or the streetscene.



6.3.12 Reduction of brick panel on the rear elevation to one brick width and Angled brickwork above rear porch (77A).

	These elements are to the rear of the property and are considered to be minor alterations which do not impact of the character of the dwelling or the surrounding area.

6.3.13 Replacement of white UPVC windows with Black UPVC windows; Change from patio doors to bi-fold doors at rear; One large rooflight changed to two small rooflights; Increase in height of first floor side windows (by lowering the cil);  Increase in height of ground floor side windows (by lowering the cil) – consented scheme showed clear glazing obscure glazing has been installed; New obscure window at ground floor.

	These elements could be carried out under permitted development.  It is noted that the replacement of the white upvc windows with black frames is contrary to the details approved under P/1982/17.  However, had white upvc windows been installed the future occupier could have changed these at a future date.

6.3.14 Roof tiles of the dwellings are not as approved under P/3331/16

As noted above given that permitted development rights have not been withdrawn from these dwellings, the roof tiles could be replaced under permitted development.  Also, it is noted that the boundary treatment of the front garden and the cycle/bins stores have not been constructed.  These elements were pre-occupation conditions, given that the dwellings are not yet occupied this condition has not been breached.  A condition is recommended to ensure that these are completed prior to occupation.

6.3.15 In summary, the existing dwellinghouses are considered to have an acceptable impact on the character of the area.


6.4       Residential Amenity

            The relevant policies are:

· Harrow Core Strategy 2012:CS1
· Harrow Development Management Polices Local Plan (2013): DM1, DM2, DM27 
· London Plan Policy (2021): D3, D6
· Residential Design Guide (2010)
· The London Plan Housing Supplementary Planning Guidance (2016)

   
  Impacts on neighbouring properties

6.4.1    	Policy DM1 of the DMP seeks to ensure that “proposals that would be detrimental to the privacy and amenity of neighbouring occupiers, or that would fail to achieve satisfactory privacy and amenity for future occupiers of the development, will be resisted”. 

6.4.2   	As noted above the development is to the same footprint and scale as the approved scheme and therefore it is considered that there would be no additional harm to the neighbouring residents.  While additional windows have been added to the flank elevations these are all obscure glazed and are considered to have an acceptable impact on the amenities of neighbouring occupiers.


	Accessible Homes

6.4.3	Policy DM2 of the DMP seeks to ensure that all new housing is built to ‘Lifetime Homes’ standards. 

6.4.4	Policy CS1.K of the Harrow Core Strategy requires all new dwellings to comply with the requirements of Lifetime Homes. 

6.4.5	While the above policies require compliance with Lifetime Home Standards, in October 2015 these standards were replaced by New National Standards which require 90% of homes to meet Building regulation M4 (2) - ‘accessible and adaptable dwellings’. 

6.4.6	The Inspector attached a condition to the approval of the appeal to ensure that the development is constructed to the specification of Part M, M4 (2).  This condition has been recommended. 


 	Secure by Design

6.4.7	The Inspector did not attach a condition to the approval and therefore it would be unreasonable to attach a condition to this application.  

 
6.5       Traffic, Parking and Servicing

The relevant policies are:

· Harrow Core Strategy 2012:CS1
· Harrow Development Management Polices Local Plan (2013): DM42. DM43 
· London Plan (2021): T4, T5, T6

6.5.1	The Inspector raised no concerns regarding transport and parking.  A condition was imposed on the appeal approval to ensure that offstreet parking be laid out and made available for use prior to occupation.  This condition has been recommended.

7.0          CONCLUSION AND REASONS FOR APPROVAL


7.1 While it is regrettable that the dwellinghouses were not completed in accordance with the approved plans.  The completed development has an acceptable impact on the streetscene.

7.2 For all the reasons considered above, and weighing up the development plan policies and proposals, and other material considerations including comments received in response to notification and consultation as set out above, this application is recommended for grant.


Checked
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Mehdi Rezaie  
Head of Development Management (Interim)

22nd December 2022
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Viv Evans
Chief Planning Officer

22nd December 2022










	APPENDIX 1: CONDITIONS AND INFORMATIVES 


	[bookmark: _Hlk122607166]
Conditions

1. Approved Plans and Documents 

	The development hereby permitted shall be retained in accordance with the following documents and plans:  Design and Access Statement; C243-04 Rev A, C243-05 Rev A, C243-06 Rev A,  C243-11 Rev A,  C243-12 Rev A, C243-13 Rev A,   C243-15 Rev A,  C243-16 Rev A,  C243-17 Rev A,  C319-101 Rev A, C319-151 Rev A; C319-152 Rev A;  C319-153 Rev A, C319-155 Rev A; C319-156 Rev A, C319-157 Rev A; C319-173 Rev A; 

	REASON: For the avoidance of doubt and in the interests of proper planning. 

2. Boundary Treatment

	The approved boundary treatment between the front gardens of the houses shall be implemented on site prior to first occupation.

REASON: To safeguard the appearance and character of the area, and to enhance the appearance of the development in accordance with Policy DM1 of the Harrow Development Management Local Plans Policy (2013).

3. Refuse store

	Other than on collection days, the refuse/waste bins shall at all times be stored in the approved refuse/waste storage area on plan C319-152 Rev A.  The refuse/waste storage area shall be retained and kept available for its intended purpose at all times thereafter

REASON: To safeguard the appearance and character of the area, and to enhance the appearance of the development in accordance with Policy DM1 of the Harrow Development Management Local Plans Policy (2013).

4. Parking

All off-street parking shall be laid out and made available for use in accordance with plan C319-52 Rev A prior to the first occupation of the approved houses and shall be retained and kept available for their intended purpose at all times thereafter.

5.	Accessible Units.

	The development hereby permitted shall be constructed to the specifications of: "Part M, M4(2), Category 2: Accessible and Adaptable Dwellings" of the Building Regulations 2013 and thereafter retained in that form.

         REASON: To ensure that the development is capable of meeting ‘Accessible and Adaptable Dwellings’ standards in accordance with Policy D7 of The London Plan 2021, policy CS1.K of The Harrow Core Strategy 2012 and policies DM1 and DM2 of the Development Management Policies Local Plan 2013.


[bookmark: _Hlk122607207]Informatives:

1. Policies

The following policies are relevant to this decision:

The National Planning Policy Framework (2021)
London Plan 2021: D3, D12, T5, T6.1
The Harrow Core Strategy 2012: CS1.
Harrow Development Management Policies Local Plan 2013: 
DM1, DM2, DM42, DM45

Relevant Supplementary Documents: 
Supplementary Planning Document: Sustainable Building Design (2010) 
Supplementary Planning Document: Garden Land Development (2013)
The London Plan Housing Supplementary Planning Guidance (2016)
Code of Practice for Storage and Collection of Refuse and Materials for Recycling in Domestic Properties (2016)
           

2 Street numbering

Harrow Council is responsible for the naming and numbering of new or existing streets and buildings within the borough boundaries. The council carries out these functions under the London Government Act 1963 and the London Building Acts (Amendment) Act 1939.   All new developments, sub division of existing properties or changes to street names or numbers will require an application for official Street Naming and Numbering (SNN).  If you do not have your development officially named/numbered, then then it will not be officially registered and new owners etc. will have difficulty registering with utility companies etc.  You can apply for SNN by contacting technicalservices@harrow.gov.uk or on the following link. http://www.harrow.gov.uk/info/100011/transport_and_streets/1579/street_naming_and_numbering













APPENDIX 2: SITE PLAN
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APPENDIX 3: PLANS

Approved Site plan                                                   
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Existing Site plan        
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Approved Elevations
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Existing Elevations
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APPENDIX 4: SITE PHOTOS
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APPENDIX 5: APPEAL DECISION
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Appeal Decision
Site visit made on 30 January 2017
by Zoe Raygen Dip URP MRTPI

an Tnspactor appointed by the Secretary of State for Communites and Local Government
Decision date: 10 February 2017

Appeal Ref: APP/M5450/W/16/3161002

77 Hillview Road, Pinner HAS 4PB

+ The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

« The appeal is made by AG Nam Properties Ltd against the decision of the Council of the
London Borough of Karrow.

« The application Ref P/3331/16, dated 8 July 2016, was refused by notice dated
3 October 2016

+ The development proposed is redevelopment to provide a pair of semi-detached two
storey dwellings with habitable roofspace; new vehicular access parking biny/cycle
storage landscaping and boundary treatrments.

Decision

1. The appeal is allowed and planning permission is granted for redevelopment to
provide a pair of semi-detached two storey dwellings with habitable roofspace;
new vehicular access parking bin/cycle storage landscaping and boundary
treatments at 77 Hillview Road, Pinner HAS 4PB in accordance with the terms of
the application, P/3331/16, dated 8 July 2016 subject to the conditions set out in
the schedule to this decision notice.

Main Issues.

2. The main issue is the effect of the proposal on the character and appearance of
the area.

3. The area within with the appeal site is located has a mix of detached and semi-
detached properties on a fairly uniform building line. Many of the dwellings have
been extendad. This together with the variety of types of properties maans the
character and appearance of the area is quite mixed. Spacing between the
houses is varied. Some have been extended directly up to the boundary with
the neighbouring property, whereas others have a small gap. Where there are
gaps or single storey side extensions/garages views are available through to tree
tops and rear gardens.

4. The existing property is a detached house set in a large plot in between semi-
detached properties. The proposal to demolish it and erect a pair of semi-
detached houses would result in two plots narrower than those in the
surrounding area. Nevertheless, a gap would be maintained to either side of the
new dwellings, which would be similar to and in some cases greater than others
on the street. As a result views to rear gardens would still be available and the
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proposal would not create a terracing effect. Furthermore, according to figures
supplied by the appellant although the width of each plot would be narrower
than others in the street it would not be by a materially significant amount. The
figures have not been disputed by the Council. Moreover, although the width of
each house would be narrower than others on the street, the building has been
designed as one entity and would be read as such. As such its width would not
be unique or visually unacceptable.

5. The two houses would take their design cue from the neighbouring properties to
the north east, each having a gable front with a ground floor bay window. I also
saw that the mix of render and brick, together with the entrance doors to the
side of the front alevation, velux windows and the roof articulation would not be
unusual in the area. Furthermore, although the properties would contain three
storeys of accommodation, the eaves line and height of the houses would be
broadly consistent with the houses either side and within the row of dwellings
As a result, while the 3 storeys of accommodation would significantly increase
the amount of floorspace provided on the site compared to the existing detached
house, and according to residents, would be 84% larger than the average floor
space of Nos 71, 73, 75 and 79, it would do so in a way that would not be out of
scale, dominant or obtrusive within the street scene.

6. The existing rear garden would be subdivided to provide private space for future
occupiers. T saw that it is well stocked with trees and shrubs and has an apple
tree broadly in the centre of the garden. This is a small tree which would not be
viewed from the public realm. I have not been advised by the Council that the
tree is worthy of protection and therefore I see no constraint to the subdivision
of the garden to the rear.

7. The front garden, is prominent within the street scene, but the lawned area has
already been subdivided by a path. However, I consider that any boundary
treatment should be carefully controlled through the imposition of condition to
prevent high fencing which would be particularly harmful to the open, verdant
character of the street

8. 1 have carefully considered local resident's concerns that the current proposal
would set a precedent for a similar development on the street, particularly given
the row of large detached houses opposite the appeal site. 1 have not though
been made aware of any specific proposals that have been forthcoming. Each
application and appeal must be determined on ts individual merits, and a
generalised concern of this nature does not justify withholding permission in this
case.

9. For the reasons above I conclude that the proposed houses would not be harmul
to the character and appearance of the area. There would thersfore be no
conflict with policy D1 of the Harrow Development Management Policies 2013,
Poliey CS1 of the Harrow Core Strategy 2012, Policies 7.4 and 7.6 of the London
Plan 2016 (LP) and the Supplementary Planning Document Residential Design
Guide 2010 (the SPD). These require, amongst other things that development is
2 high standard of design that responds to local context.

Other matters

10. 1 had the opportunity to view the appeal site from both the garden and kitchen
of 79 Hillview Road. The garden area adjacent to the rear elevation of No 79 is
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paved and has tables and chairs for sitting out. The kitchen window Is in the
single storey element of No 79 closast to the boundary with the appeal site.

11. The proposed building would extend a small way beyond the rear elevation of No
79. However the part of the building closest to the boundary would be single
storey with the two storey element being set further back. As a result of the
limited height and extent of the proposal beyond the rear slevation of No 79
togather with the distance from the boundary it would not be significantly
overbearing to either the kitchen window or the garden space. Moreover the
Council confirm that the proposal would comply with guidance in the SPD as it
would not dissect the 45 degree lines taken from the closest rear corers of No
79 or No 75. As a result it would not have an unacceptable impact on outlook,
orlight.

12. Residents have stated that they consider the plans to be misleading but offer no
substantive evidence to demonstrate why. The plans have been prepared by a
chartered architect who is a member of professional institutes. Furthermore, the
architect has detailed the method used to ascertain measurements. 1 have fio
reason to doubt thersfore that the plans are correct. I also note that the Council
raise no issue in this respect.

13.  note the concerns of residents regarding the potential increase in cars that will
be caused through the provision of two 4 bedroom houses and the consequent
impact on an already congested area. 1 saw that most houses had capacity for
off street parking, nevertheless some limited on streat parking was occurring at
the time of my site visit. I appreciate that this was only a snap shot in time and
the demand for parking may be higher in the evenings and at weekends.
Nevertheless I have been supplied with no substantive evidence regarding high
levels of on street parking in the area or ongoing problems of highway capacity.
Furthermore each house would have two off street parking spaces which would
be in accordance with the standards in the LP therefore making adequate
provision for parking. 1am not persuaded therefore that parking and traffic
movements associated with the addition of two houses would cause harm to
highway safety.

14. The existing house is not protected by any designation to prevent its demolition.
Furthermore, restrictive covenants, being private property matters, are outside
the planning considerations with which I am concerned in this appeal.

15. Residents also refer me to para 9.1 of section 9 of the *Harrow Development
Plan” regarding the protection of open space, heritage and leafy suburbs within
Pinner and Hatch End. However, I have already concluded that the proposal
would not be harmful to the character and appearance of the area. It follows
therefore that I consider it would comply with the requirement of this paragraph.

16. The residents also refer to the document Supplementary Planning Document
Garden Land Development 2013 (SPDGLD) which provides guidance on new
development on garden land. The document though specifically excludes the
redevelopment of an existing dwelling or group of dwellings to provide multiple
dwellings or flats on the same building footprint, plus any appropriate
enlargement (extension that accords with the SPD), from its definition of garden
land development. The Council confirm in its committee report that although the
footprint of the proposal s larger than the existing house on site the existing
house could be extended with deep/larger extensions under Permitted
Development and therefore complies with the requirements in the SPDGLD.
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The contents of the SPDGLD have thersfore not been daterminative in this
appeal

Conditions

17. 1 have had regard to the various planning conditions that have been suggested
by the Council and considered them against the tests in the Framework and the
advice in the Planning Practice Guidance and have made such amendments as
necessary to comply with those documents. In the interests of clarity it is
appropriate that thera is a condition requiring that the development is carried
out in accordance with the approved plans.

18. Conditions relating to materials, boundary treatment and rafuse collection are
necessary to protect the character and appearance of the area. The Council has
suggested that a condition be imposed regarding the submission of a
landscaping scheme. However, this would be a small domestic scheme where
landscaping should be left to the discretion of the owners.

19. 1 have carafully considered the Council's submitted condition regarding the
removal of permitted development rights for the proposed houses. Paragraph
017 of the Planning Practice Guidance states that conditions restricting the
future use of permitted development rights will rarely pass the test of necessity
and should only be used in exceptional circumstances. 1 have seen no
convincing reason for this being an exceptional circumstance for removing
permitted development rights and therefore I have not imposed this condition.

20. Following consultation with both parties I have imposed a condition relating to
the layout and retention of the car parking spaces in the interests of highway
safety.

21. Finally, I have imposed a condition requiring that the development is constructed

to the specifications of Part M, M4 (2), category 2: Accessible and Adaptable
Dwellings’ of the Building Regulations 2013. This is to ensure that the proposal
meets the needs of a range of different users and meets the requirements of
Policy 3.8 of the LP which states that 90% of new housing meets Building
Regulation requirement M4 (2) Accessible and Adaptable Dwellings.

Conclusion

22. For the reasons set out above, and having regard to all other matters raised, I
conclude that the appeal should be allowed.

Zoe Raygen
INsPECTOR
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SCHEDULE OF CONDITIONS

1) The development hereby permitted shall begin not later than three years
from the date of this decision.

2)  The development hereby permitted shall be carried out in accordance with
the following approved plans: C243-01 Rev A, C243-04 Rev A, C243-05
Rev A, C243-06 Rev A, C243-09 Rev A, C243'11 Rev A, C243-12 Rev A,
€243-13 Rev A, C243-15 Rev A, C243-16 Rev A, C243-17 Rev A, C243-33
Rev A, C243-34 Rev A,

3)  Notwithstanding the details shown on the approved drawings, the
development hereby permitted shall not commence beyond damp proof
course level until samples of the materials to be used in the construction
of the external surfaces noted below have been submitted to, and
approved in writing by, the local planning authority:

a: the dwellinghouses

b: ground surfacing
The development shall be carried out in accordance with the approved
details which shall thereafter be retained.

4)  The development hereby permitted shall not commence beyond damp
proof course level until details of the boundary treatment between the
front gardens of the houses has been submitted to and approved in writing
by the local planning authority. The approved details shall be
implemented on site prior to the approved dwelling being first occupied
and retained thereafter.

5)  Other than on collection days, the refuse/waste bins shall at all times be
stored in the approved refuse/waste storage area on plan ref C243-12 A,
The refuse/waste storage area shall be retained and kept available for its
intended purpose at all times thereafter.

6) Al off street parking shall be laid out and made available for use in
accordance with plan ref C243-12 A prior to the first occupation of the
approved houses and they shall be retained and kept available for their
intended purpose at all times thereafter.

7)  The development hereby permitted shall be constructed to the
specifications of ‘Part M, M4 (2), category 2: Accessible and Adaptable
Dwellings’ of the Buildings Regulations 2015 and thereafter retained in
that form
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