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SECTION 1 – MAJOR APPLICATIONS 
 

 
ITEM NO: 1/01 
  
ADDRESS: GREENHILL SERVICE STATION, MARSH ROAD, PINNER  
  
REFERENCE: P/5932/15 
  
DESCRIPTION: REDEVELOPMENT: CONSTRUCTION OF A FIVE STOREY 

BUILDING TO PROVIDE 29 BEDROOM SHELTERED 
RETIREMENT FLATS (USE CLASS C2) WITH PARKING BIN / 
BUGGY STORAGE AND LANDSCAPING (DEMOLITION OF 
EXISTING PETROL STATION. 

  
WARD: PINNER 
  
APPLICANT: CHURCHILL RETIREMENT LIVING 
  
AGENT: PLANNING ISSUES 
  
CASE OFFICER: JUSTINE MAHANGA 
  
EXPIRY DATE: 13/04/2016 
  
RECOMMENDATION A 
 
GRANT permission subject to authority being delegated to the Divisional Director of 
Planning in consultation with the Director of Legal and Governance Services for the 
completion of the Section 106 legal agreement and issue of the planning permission and 
subject to minor amendments to the conditions or the legal agreement. The Section 106 
Agreement Heads of Terms would cover the following matters:  
 

i. Financial Contribution towards off-site Affordable Housing; 
ii. Financial Contribution towards ecological enhancements on the River Pinn; 
iii. Prior to Occupation of the Development notify all prospective owners, residents, 

occupiers or tenants of the Housing Units of the Development that they will not be 
eligible for a Resident Parking Permit or Visitors Parking Permit to park a motor 
vehicle where a CPZ has been implemented unless they hold a Disabled Person’s 
Badge. 

iv. Legal Fees: Payment of Harrow Council’s reasonable costs in the preparation of   
the legal agreement.  

v. Planning Administration Fee: Payment of £500 administration fee for the monitoring 
and compliance of the legal agreement 

 
REASON 
The proposed redevelopment of the site would provide a high quality development 
comprising of sheltered accommodation for the elderly. The proposed internal layouts, 
specifications and management of the proposed development would provide an 
acceptable standard of accommodation in accordance with the National Service 
Framework for Older People (2001), Policies 3.16 and 3.17 of The London Plan (2015), 
Policy DM1 of the DMP (2013). 
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The site is currently vacant and the proposal would enhance the urban environment in 
terms of material presence, attractive streetscape and makes a positive contribution to 
the local area in terms of quality and character. The applicant has submitted a 
Sequential and Exception Test in support of this application which demonstrates that 
there are no other sites available of comparable site area and location that can deliver 
the development.  Furthermore, in order to facilitate the development, the applicant has 
agreed to pay the sum of £20,000 for future naturalisation and re-grading of the river 
banks to help improve flood defence, bring about environment benefits and improve 
ecology and biodiversity value.  
 
The layout and orientation of the buildings and separation distance to neighbouring 
properties is considered to be satisfactory to protect the amenities of the neighbouring 
occupiers and the development would contribute towards the strategic objectives of 
reducing the carbon emissions of the borough.  
 
The decision to GRANT planning permission has been taken having regard to the 
National Planning Policy Framework 2012, the policies and proposals in The London 
Plan 2015, the Harrow Core Strategy 2012 and the Development Management Policies 
Local Plan 2013, and to all relevant material considerations, and any comments received 
in response to publicity and consultation. 
 
RECOMMENDATION B 
That if, by 29th August 2016 or such extended period as may be agreed in writing by the 
Divisional Director of Planning, the section 106 Planning Obligation is not completed, 
then delegate the decision to the Divisional Director of Planning to REFUSE planning 
permission for the appropriate reason. 

The proposed development, in the absence of a legal agreement to provide a 
contribution towards off-site affordable housing provision; and / or a contribution towards 
ecological enhancements on the River Pinn; and / or the restriction of resident parking 
permits, would fail to comply with the requirements of policies 3.11 and 3.12 of The 
London Plan 2015 and policy CS1.J of the Harrow Core Strategy 2012 and Policies 
DM11 and DM46 of the DMP 2013 and would therefore be unacceptable.  
 
INFORMATION 
This application is reported to Planning Committee as it would provide in excess of 6 
residential units.  The application is therefore referred to the Planning Committee as it 
does not fall within any of the provisions set out at paragraphs 1(a) – 1(h) of the Scheme 
of Delegation dated 29 May 2013.  
 
Statutory Return Type: Small Scale Major Development  
Council Interest: None 
Gross Floorspace: 2,111sqm 
GLA Community Infrastructure Levy (CIL) Contribution (provisional): £73,885.00 
Harrow CIL: £116,105.00 
 
Site Description 
• The application site is on the west side of Marsh Road, opposite Pinner Library.   
• The site is currently vacant, however was previously occupied by Esso Petrol 

Station. 
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• The site included a single storey sales kiosk, a shop at the northern end of the site, 
a canopy fuel filling area located toward the centre of the site and a car wash area 
located toward the western boundary of the site.  

• The site is wholly hard surfaced with concrete and block paving.  
• The site is bound to the north-west by a car parking area. Beyond which is a three-

storey terrace comprising commercial at ground floor with residential above. 
• To the south-east is a four-storey office to residential conversion building, known as 

Evans House.  
• At the rear of the site is the River Pinn. Beyond which is the rear of properties 

fronting Ashridge Gardens. 
• The site is bound to the east by Marsh Road, beyond which is Pinner Library. 
• Marsh Road is a Borough Distributor Road.  
• The application site is not within in a Conservation Area or within the setting of a 

Listed Building. 
• The site is mainly with Flood Zone 3 but also within Flood Zone 2.  

 
Proposal Details 
• The site is currently vacant and the proposal seeks to construct a building between 4 

to 5 storeys high comprising 29 residential units to provide sheltered retirement 
accommodation for elderly residents.   

• The proposed new build would have a maximum height of 14.3m, a depth of 16.9m 
and a width of 36.83m, fronting Marsh Road.  

• The proposal would adopt a contemporary design approach, incorporating recessed 
modelling to the front facade and an inset fifth floor.  

• The proposed building would utilise two tones of brick, with the recessed fifth floor 
constructed of metal cladding.  

• The primary access to the building would be located at the north-eastern corner of 
the Marsh Road frontage. An additional entrance door would be located within the 
front elevation and another within the rear.  

• The ground floor would comprise 6 units, 5 x 1bedroom and 1 x 2 bedroom.  A lobby, 
reception, office and guest room would also be located at ground floor.  

• Two stairwells and a lift would provide access to the upper floors. 
• The first floor would comprise 7 units, 5 x 1 bedroom and 2 x 2 bedroom. Each of 

these units would benefit from a roof terrace or winter balcony.  
• The second floor would comprise 7 units, 5 x 1 bedroom and 2 x 2 bedroom. Each of 

these units would benefit from a roof terrace or winter balcony. 
• The proposed third floor would comprise 7 units, 5 x 1 bedroom and 2 x 2 bedroom. 

Each of these units would benefit from a roof terrace or winter balcony. 
• The proposed inset fifth floor would include a one bedroom unit, a two bedroom unit 

and an owner’s lounge.  
• A 148sqm communal amenity space would be provided at fifth floor at the north-

western end of the building.  
• Refuse storage and 8 parking spaces would be provided at the rear of the site.  
• Vehicular access to this area would be provided at the southern end of the building, 

adjacent to Evans House.  
 

Revisions to Current Application 
Following the submission of this application the following minor amendments have been 
made: 
• The pedestrian entrance to Marsh Road has been made more legible; 



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

4 
 

• The footprint of the inset fifth floor has been reduced; 
• The ground floor projection between the two bays on the front elevation has been 

removed; 
• The front facing two bedroom units (no. 1, 11, 19 & 26) had no private amenity 

space; The store / ensuite room of these units has been redesigned as a winter 
garden; 

•  The windows in the flank elevation have been increased and finished in obscured 
glazing; and,  

• Materials have been amended to include a single red brick, with a darker brick on the 
ground floor. 

• Reconfiguration of rear car parking area.  
 

Relevant History 
HAR/7213 - Ext. Garage (in principle) 
Granted: 12/01/1953 
 
HAR/7213/A - Ext. Commercial garage (outline)  
Granted: 11/09/1953 
 
HAR/7213/B - Construct additional vehicular access  
Granted: 11/09/1953 
 
HAR/7213/C - Ext. To garage construct showroom  
Granted: 27/05/1954 
 
HAR/7213/G - Ext. Greasing bay  
Granted: 15/02/1960 
 
HAR/7213/H - Erect 1st floor extension of existing showroom fm. Office  
Granted: 08/07/1960 
 
HAR/7213/J - Continued use petrol pumps  
Granted: 18/06/1964 
 
LBH/1698/2 - Removal of 3 underground petrol storage tanks and installation of one 5 
000 gallon underground storage tank  
Granted: 24/09/1968 
 
LBH/1698/3 - Alterations and modernisation of petrol service station  
Granted: 23/04/1969 
 
LBH/1698/5 - Erection of 1st floor extension to garage for storage of motor car spare 
parts 
Granted: 28/01/1975 
 
LBH/1698/6 - Alterations and additions at ground and 1st floor and installation of new 
canopy and pump islands 20/10/77  
Granted: 30/09/1977 
 
LBH/1698/7 - Erection of ground and first floor additions to service station and 
installation of new pump islands with canopy over (revised) 25/05/78  
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Granted: 21/04/1978 
 
LBH/1698/9 - Erection of extension to raise height of walls 02/10/78  
Granted: 06/07/1978 
 
WEST/44646/92/FUL - Redevelopment: petrol filling service station with canopy and 
automatic car wash 
Granted: 06/01/1994 
 
P/2256/04/CDT Determination: Provision Of 9.7m High Telecommunications Pole With 
Integral Antennae, Four Equipment Cabinets And Ancillary Works 
Refused 11/10/2004 
Allowed on Appeal 22/05/2005 
 
P/2342/05/DFU – Replacement single storey sales building car wash and canopy 
alterations to forecourt layout (revised) 
Granted - 15/12/2005 
 
P/2342/05/DFU/3502 - Replacement single storey sales building car wash and canopy 
alterations to forecourt layout (revised) 
Allowed on Appeal 09/01/2007 
 
P/208/06/CDT -  ERECTION OF 12.5M HIGH TELECOM 'SLIMLINE' COLUMN AND 
EQUIPMENT CABINET AT GROUND LEVEL 
Refused 16/03/2006 
Allowed on Appeal 05/09/2006 
 
P/311/06/DFU - Replacement single storey sales building car wash and canopy 
alterations to forecourt layout (revised to increase canopy height) 
 
P/1352/13 - Prior approval for replacement of 12.5M high telecommunications mast 
incorporating 3no antennas with a 12.5M high telecommunications mast with 3no 
antennas and installation of two associated equipment cabinets 
Granted: 03/07/2013 
 
P/2304/15 
Redevelopment: construction of four storey building to provide a 30 bedroom sheltered 
retirement flats with parking bin / buggy storage and landscaping (demolition of existing 
petrol station). 
Refused: 21/08/15 
 
Reasons for Refusal: 
1. The proposal, by reason of its siting within Flood Zone 3a and the failure to pass the 

Sequential and Exception Tests, would result in a development that is not directed 
to a site of lower flood risk in line with the Development Plan for the borough and 
would therefore fail to comply with the requirements of the National Planning Policy 
Framework and Core Strategy (2012) policy CS1V in relation to minimising the risk 
of flooding, to the potential detriment of the safety of future occupiers of the 
development and elsewhere in terms of flood risk. 

2. The proposal site is located within Flood Zone 3a as defined by the Environment 
Agency in conjunction with the Local Authority. The application does not include 
appropriate flood compensation measures, access or a suitable buffer zone to River 
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Pinn. The application has therefore failed to demonstrate that the proposed 
development would not exacerbate the risk of flooding within the site or increase the 
risk and consequences of flooding elsewhere, contrary to the National Planning 
Policy Framework (2012), policies 5.12B/C of The London Plan (2015), Core Policy 
CS1 U of Harrow Core Strategy (2012) and policies DM 9 and DM 10 of the Harrow 
Development Management Polices Local Plan (2013). 

3. The proposed building, by reason of its contrived roof form, proximity to the 
highway, bulk and massing and unacceptable design would give rise to a form of 
development which would be disproportionate, incongruous in appearance and 
overly dominant. The proposed building would appear visually obtrusive and 
overbearing to the detriment of the character and appearance of streetscene, and 
the visual amenities of the area, contrary to policies 7.4 B and 7.6.B of The London 
Plan 2015, policies CS1.B of the Harrow Core Strategy (2012), policy DM1 of the 
Development Management Policies Local Plan 2013 and the adopted 
Supplementary Planning Document: Residential Design Guide 2010. 

4. The building reason of excessive bulk and siting would be overbearing and result in 
the loss of light and outlook to the detriment of the residential amenities of the 
occupiers of Evans House, contrary to policy 7.6B of The London Plan (2015), 
policy DM1 of the Development Management Policies Development Plan 
Documents and of the adopted Supplementary Planning Document Residential 
Design Guide (2010). 

5. The proposed development, by reason of poor quality of amenity would give rise to 
unreasonable undue disturbance, overlooking and loss of privacy for future 
occupiers to the detriment of those future occupiers, contrary to policies 7.6B of The 
London Plan (consolidated with amendments since 2011) (2015), policy CS1.B & F 
of the Core Strategy 2012, and policy DM1 of the Harrow Development 
Management Policies Local Plan 2013. 

6. The applicant has failed to supply an appropriate affordable housing viability 
assessment or supporting evidence which demonstrates that the maximum level of 
affordable housing that could be feasibly provided. Therefore the proposed 
development fails to address strategic housing objectives including the provision of 
mixed, balanced and sustainable communities, contrary to the National Planning 
Policy Framework (2012), the National Planning Policy Practice Guidance (2014), 
policies 3.11, 3.12 and 3.13 of The London Plan (2015), core policies CS1(I) and 
CS1(J) of The Harrow Core Strategy (2012) and policy DM 24 of the Harrow 
Development Management Policies Local Plan (2013). 

7. The application has failed to demonstrate that the development would not result in 
the loss of the tree sited on the boundary with Marsh Road, which is of significant 
amenity value, as a result of post development pressure, to the detriment of the 
character and appearance of the surrounding area, contrary to policies 7.4B and 
7.21B of The London Plan (2015) and policy DM22 of the Harrow Development 
Management Policies Local Plan (2013). 

 
Pre-Application Discussion Ref: P/0468/15/PREAPP  
A pre-application meeting was held on 16th November 2015, following the refusal of 
planning application P/2304/15. The amended scheme presented a contemporary style 
4 storey building with an inset fifth floor and projecting balconies. The overall design 
and appearance of the building was significantly changed. Proposed materials included 
red facing brick and white render. The scheme consisted of 30 sheltered units, with a 
mix of one and two bedroom units.  
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The following comments were made in relation to the amended scheme: 
• The contemporary response to the design, including the inset fifth floor, was 

accepted; 
• The elevations were considered to be overly complicated and it was suggested that s 

simpler palette of material should be utilised; 
• The siting of the building was considered to be too close to the pavement edge. This 

should be setback with defensible planting included along this boundary; 
• The building should also include an increased setback from the north-west boundary; 
• Projecting balconies should be replaced with inset balconies; and,  
• A main entrance should be provided to Marsh Road rather than the rear parking 

area. 
 

Applicant Submission Documents 
Design and Access Statement Rev B;  
Planning Statement, dated December 2015;  
The Need for Private Retirement Housing in LB Harrow August 2015;  
Stakeholder Engagement Statement May 2015;  
Sequential Test December 2015;  
Sequential Test Addendum Report, April 2016;  
Affordable housing and viability report, dated December 2015;  
Flood risk assessment, Revision B;  
Flood Resilient Construction measures statement (40017PN/AJK/180316);  
Emergency River Bank Access Strategy, dated May 2016;  
Soil Gas Monitoring and Quantitative Risk Assessment, dated December 2013;  
Transport Statement, Revision B;  
Extended Phase 1 Habitat Survey, Revision 1;  
Correspondence from planning issues, dated 7 March 2016;  
Ecological Enhancement Plan, May 2016;  
Flood Emergency Evacuation Plan, March 2016;  
Environmental Site Assessment Report, October 2013; and,  
Arboricultural Assessment & Method Statement (15342-AA2-AS). 
 
Consultations 
The Pinner Association (summarised): 
An existing telecom monopole and the numerous associated equipment boxes have not 
been demonstrated on the proposal plans. The omission of the telecom equipment 
would imply that the applicant does not expect the equipment to be in that location once 
the development is complete, however no alternative location has been proposed. The 
association ask that the current planning application is amended to demonstrate the 
telecoms equipment.  
 
Environment Agency 
Initial Response, dated 4 January 2016 (paraphrased) 
The EA object to the scheme due to the lack of an appropriate buffer along the 
watercourse.  
 
Prior to the submission of the current planning application, a meeting was held between 
the applicant and the EA. This meeting discussed the potential of relocating the 
proposed parking area to provide a buffer from the River Pinn. The access requirements 
to the bank were also discussed at this meeting. The applicant confirmed that 24 hour 
access would be provided.  
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Response (dated 22 February 2016) following meeting held at the Council Offices on 17 
February 2016 
The Environment Agency, Local Authority Planning Officers and Applicant project team 
met on 17 February to discuss the required naturalisation of the 8m buffer zone.  
 
During the meeting the applicant provided justification as to why a buffer zone could not 
be provided at all as part of this scheme. The justification was accepted by the 
Environment Agency and the LPA. In this respect, the only remaining option is offsite 
mitigation as per part C of DM11. The contributions would be to mitigate for the lack of 
enhancement on this site. The applicant should identify other projects along the Pinn. 
 
Following the meeting, a cash-in-lieu payment of £20,000 was proposed by the 
applicant.  
 
Email response, dated 11 April 2016 
While the EA were happy in principle with pursuing the Section 106 route to ensure that 
the development is aligned with policy DM11, further details were required to understand 
how the figure £20,000 has been arrived at before this is accepted.   
Additional information was provided regarding the proposed payment of £20,000. The 
applicant also contacted the Council in regards to potential projects the monies could be 
put towards.  
Final Response: 
The EA agree in principle to the removal of the initial objection subject to a suitably 
worded section 106 agreement and the condition. This is to enable offsite mitigation as 
close to the development site as possible to ensure compliance with your local plan 
policy DM11 and contribute towards Water Framework Directive actions.  
 
Standard conditions of approval and informatives have been added to the decision as 
requested by the Environment Agency. 
 
Policy Officer 
Final response: 
Whilst the applicant hasn’t provided a firm methodology for assessing walking routes 
with regards to inclines, the sites previously excluded for that reason (H9, 10, 13 and 16) 
have been re-appraised, and it is agreed they are not available for the reasons stated. 
With regards to this, the justification given for the regularly shaped site requirement is 
accepted, in the context of an identified need for this type of housing. 
Additionally those sites identified within the Council's most recent housing trajectory 
fitting the agreed selection criteria have now been assessed and none found reasonably 
available. There are no objections to the site exclusions, and Policy would consider the 
sequential test passed.  
Given the scheme proposed is within Flood Zone 3a, it would also need to pass the 
exception test. The material provided from pages 1-10 within the sequential statement 
would make a case for the wider sustainability benefits to the community test being met. 
 
Council Drainage Authority 
Initial Comment: 
Insufficient information has been submitted in regards to the flood mitigation measures 
for a new construction in a flood zone. 
In response to this, the applicant provided a supplementary document detailing the flood 
resilient construction measures to be used for the foundations, floor and walls of the 
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building. 
 
Final Comment: 
The drainage officer has confirmed that the submitted statement is acceptable. No 
further conditions of approval or informatives are required.  
 
Council’s Highways Authority 
Standard conditions required: 
• Restricting residents from applying for parking permits; 
• Submission of Construction Method Statement/Logistics condition; and,  
• Submission of a Travel Plan. 
 
Biodiversity Officer 
In the interests of Development Management policies DM20 and DM21 (ecological 
protection and enhancement) I would expect to see the installation house sparrow 
terraces and bat boxes included. 
 
Landscape Architect 
• There is a proposed retaining wall running adjacent and parallel to the existing trees 

to the west of the site. There is no detail provided on the proposed retaining wall- 
foundations, extent, wall height. 

• A Landscape Strategy drawing has been submitted and a palette of planting. No 
further detail or Landscape Masterplan, landscape aims and objectives have been 
submitted. There is a lack of landscape detail and the possible landscape plants 
would require review as to the actual suitability for the site, taking into consideration 
the site conditions and garden/ rooftop garden users. Trees would be required to 
provide more structure, shade, enclosure and enhance the biodiversity. Much more 
landscape detail is required. 

• Additional details is required in regards to the landscape strategy for the rooftop 
amenity space; 

 
Tree Protection Officer 
As the arboricultural officer has not had access to specific design and engineering 
specifications regarding the proposed retaining wall, the recommendations are very 
generalised. The exact details of how the retaining wall is to be constructed & 
type/design of foundation to be used etc, should be specified and the method statement 
& TPP drawn up in relation to the proposals, to demonstrate that a retaining wall is 
feasible without undue tree impact. 
 
A condition of approval is required to address these matters.  
 
Environmental Health Officer 
Conditions relating to contaminated land are required 
 
Advertisement 
Major Development 
Posted: 15/02/2016 
 
Notifications 
Sent: 261 
Replies: 10 
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Expiry: 08/02/2016 
Reconsultation: 19/04/2016 
Replies: 10 
 
Addresses Consulted 
Extensive consultation has been carried out, which covers a wide area surrounding the 
site, along Marsh Road, Rayners Lane, Cecil Park, Howell Place, Ashridge Gardens, 
School Lane and Eastcote Road. 
 
Summary of Responses 
Objections: 
• 5 storey height is too tall and out of scale of the site and surrounding development. 
• A maximum of 3 storeys should be considered.  
• Pinners population is already biased towards the elderly. 
• The additional flats for elderly residents would put a strain on local services, in 

particularly the medical centre, which is already over capacity. 
• The application site is an appropriate location for a medical centre.  
• Pinner is losing its identity as a village due to the saturation of building of blocks 

rather than family homes. 
• The proposal would increase traffic flow to an already congested area. 
• 8 parking spaces for 27 flats is insufficient. 
• The site plan omits a 12m monopole and associated equipment located on the 

footway outside the site. The omission of this implies that the developers are 
intending to removal this. 

•  The proposal would overlook properties in Ashridge Gardens and would cause a 
significant loss of privacy. 

• The roof top amenity area would result in a loss of privacy and perception of 
overlooking to surrounding residents. 

 
Support: 
• In terms of design and appearance, the amended proposal is a vast improvement on 

the previous design. 
• A Churchill development would be an asset in the centre of Pinner. 

 
APPRAISAL 
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.’ 
 
The Government has issued the National Planning Policy Framework (NPPF), which 
consolidates national planning policy and is a material consideration in the determination 
of this application. 
 
In this instance, the Development Plan comprises The London Plan 2011 and the Local 
Development Framework (LDF). The LDF comprises The Harrow Core Strategy 2012, 
Harrow and Wealdstone Area Action Plan (AAP) 2013, the Development Management 
Policies Local Plan (DMP) 2013, the Site Allocations Local Plan (SALP) 2013 and 
Harrow Local Area Map (LAP) 2013.  
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On 11 October 2013, the Greater London Authority [GLA] published Revised Early Minor 
Alterations [REMA] to The London Plan 2011. From this date, the REMA are operative 
as formal alterations to The London Plan 2011 and therefore form part of the 
development plan for Harrow. 
 
Further Alterations to London Plan (FALP) now post examination and may be given 
significant weight 
 
MAIN CONSIDERATIONS  
Principle of Development  
Affordable Housing  
Design, Character and Appearance of the Area  
Residential Amenity 
Traffic, Safety and Parking 
Landscaping, Trees and Biodiversity 
Accessibility  
Development and Flood Risk 
Contaminated Land 
Sustainability 
Environmental Impact Assessment  
Statement of Community Involvement 
Equalities Impact 
S17 Crime & Disorder Act 
Consultation Responses 
 
Principle of Development  
Proposed Land Use 
The proposed development seeks to establish a part four storey / part five-storey 
building, to provide sheltered retirement accommodation for elderly residents. While the 
site is currently vacant, the last lawful use was a petrol filling station (Class sui generis). 
The site included a single storey building at the northern end, a canopy-covered fuel-
filling area in the central part and a mechanical car washing facility to the south-west of 
the canopy. The applicant has indicated that the petrol filing station ceased trading at the 
end of June 201. Following this, the buildings were demolished and the site was levelled. 
Accordingly, at present, the site is entirely hardstanding.   
 
There are no specific policies contained within the Development Management Policies 
Document (2013) that directly relate to the loss of petrol filing stations. Similarly, there is 
no specific policy within the London Plan. Accordingly, in the absence of any specific 
policies within the development plan to safeguard this type of use, and also considering 
the petrol filing station ceased operation and was demolished in late 2015, there are no 
objections to the redevelopment of the site. 
 
Furthermore, the site is regarded as previously developed land for the purposes of the 
policies contained within the National Planning Policy Framework and the Harrow Core 
Strategy. These policies seek to redirect all new development the Harrow and 
Development Opportunity Area, to town centres and to previously developed land. On 
this basis, the proposal to develop this site is considered to be acceptable in principle. 
 
In terms of the proposed use of the site, the proposal seeks to establish 29 sheltered 
retirement flats for elderly residents. This use would fall within Use Class C2 (category II) 
Retirement Living.  
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Paragraph 50 of the National Planning Policy Framework outlines that “local planning 
authorities should plan for a mix of housing based on current and future demographic 
trends, market trends and the needs of different groups in the community (such as, but 
not limited to, families with children, older people, people with disabilities, older people, 
people with disabilities, service families and people wishing to build their own homes). 
 
London Plan policy (2015) 3.16 outlines the need for additional and enhanced social 
infrastructure provision to meet the needs of its growing and diverse population.  It states 
that “development proposals which provide high quality social infrastructure will be 
supported in light of local and strategic needs assessments…Facilities  should be 
accessible to all sections of the community and be located within easy reach by walking, 
cycling and public transport”.  Further to this, 3.17 ‘Health and Social Care Facilities 
states that “proposals that provide high quality health and social care facilities will be 
supported in areas of identified need, particularly in places easily accessible by public 
transport , cycling and walking”. 
 
The London Plan (2015) also identifies a need for specialist accommodation for older 
people (including sheltered accommodation, extra care accommodation and nursing 
home care).  Paragraph 3.50b states: 
 
“Research suggests that the choices open to older Londoners to move into local 
specialist housing may have been constrained through inadequate supply.  Extending 
these choices through a higher level of specialist provision will in turn free up larger 
family homes for family occupation.  Over the period 2015-2025, older Londoners may 
require 3,600-4,200 new specialist units per annum.  At the mid-point of this range, 
these might be broken down broadly into 2,600 private units pa, 1000 in shared 
ownership and some 300 new affordable units.  There may also be a requirement for 
400-500 new bed spaces per annum in care homes” 
 
Table A5.1 of The London Plan provides indicative strategic benchmarks to inform local 
targets and performance indicators for specialist housing for older people (including 
sheltered accommodation, extra care accommodation and nursing home care) between 
2015 and 2025. The annual benchmark figure for Harrow is stated as 150 units. 
 
Local plan policy DM 29 states that “the Council will support proposals on previously 
developed land for sheltered housing, care homes and extra care housing (across all 
tenures) for older people and those who may be vulnerable, provided that the proposal is 
accessible by public transport with good access to local amenities including shops and 
local facilities”. 
 
The application site is located on the south-western side of Marsh Road, a busy route 
running from the south east of Pinner’s town centre. The application site has a Public 
Transport Accessibility Level of 3. The site is approximately 400m to the Pinner Station, 
while bus stops are providing directly opposite the site and approximately 120m on 
Eastcote Road. It is considered that the location of the application property, in highways 
terms, is highly sustainable and would comply with this part of Policy DM29. 
 
The application site is located adjacent to a small parade of shops on Marsh Road, 
300m from the High Street and 450m from Bridge Street; both streets having an 
extensive range of shops and amenities. Given the age of the future residents, 
accessibility to health services, fresh food shops, leisure facilities and other local 
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amenities are likely to be the key services of interest. Access to employment and 
education is not considered to be of significance.  In this respect, it is noted that shops 
along Marsh Road include a newsagent, take-away shops, pharmacy, dry cleaners, and 
barbers. Off Marsh Road there is a library. The High Street includes restaurants, 
supermarkets and a range of retail and coffee shops. Given the proximity to the vast 
number of amenities, the proposed location is considered to satisfy policy DM29 in this 
respect.    
 
It is noted that objections have been received from surrounding residents regarding the 
proposed use as sheltered accommodation for the elderly. Specifically, in light of the 
high amount of proposals for residential development within Pinner, it was suggested 
that the site should accommodate a medical centre to serve the growing population. 
While the need for additional health and social facilitates is acknowledged, The London 
Plan also identifies the need for sheltered accommodation for the elderly. In this context, 
the proposal is considered to address the needs for social care facilities as outlined 
within policies 3.16 and 3.17 of the London Plan (2015). 
 
In conclusion, having regard to the fact that there is no presumption against the loss of 
the site as a petrol filling station, and taking into consideration that the site is regarded 
as previously developed land, the proposed redevelopment is considered to be 
acceptable. Furthermore, given the site’s good access to public transport and local 
amenities, the provision of sheltered accommodation is considered acceptable in the 
location, in accordance with Policy DM29 of the DMP. Notwithstanding this, given the 
site is located within floodplain zones 2 and 3, the proposed development of the site 
must meet the sequential and exceptions test as discussed below. 
 
Functional Flood Plain 
The Council’s Strategic Flood Risk Assessment maps show that the site is located within 
floodplain zones 2 and 3. The site is therefore has a Medium – High Probability of 
flooding and is within the functional floodplain. Only essential infrastructure and water 
compatible development may be permitted within the functional floodplain.  
 
Any development located within floodplains 2 and 3 requires a Sequential test to be 
applied as required by National Planning Policy Framework (2012), policy DM9 of the 
DMP and the adopted Strategic Flood Risk Assessment (Level 1 SFRA) Volume 1- 
Planning & Policy Report (2009). Following the Sequential test, it will also need to be 
demonstrated that the development would meet the Exception test as set out under the 
Technical Guidance to the National Planning Policy Framework.   
 
The applicant has submitted a Sequential Assessment (SA). Since the submission of 
this application, the applicant has updated the SA to incorporate comments by the 
Council’s Policy Officer in regards to the selection criteria and site selection. The 
amendments are discussed as follows: 
 
The applicant initially proposed the following parameters: 
• within 0.5mile level walk to town centre shops and amenities; 
• regularly shaped and between 0.3 and 1.5 acres; 
• reasonably available; 
• site must be lower risk of flooding than the application site; and, 
• site must be able to accommodate a single block development without unacceptable 

impact on the character of the area. 
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Further detail was requested as to the methodology for judging whether the walk to the 
centre would involve a long or steep climb. It was noted that a number of sites were 
dismissed for this reason, and given many services in Pinner require walking uphill, 
therefore a comparison of the ascent or difficulties in accessing services from the 
discounted sites relative to Marsh Rd should be provided. 
 
All other selection criteria were accepted.  
 
With regards to the selection of sites, it was noted that the applicant solely focused on 
those allocated within the Development Plan. In addition to these sites, it was requested 
that sites identified within the Council’s most recent housing trajectory (fitting the agreed 
criteria) were also considered and assessed.  
 
An updated Sequential test was prepared in response to these comments. Whilst the 
applicant didn’t provide a firm methodology for assessing walking routes with regards to 
inclines, the sites previously excluded for that reason (H9: Jubilee House, 10: Land at 
Stanmore Station, 13: Wolstenholme, Rectory Lane and 16: Hills Yard, Bacon Lane) 
have been re-appraised, and it is agreed they are not available for the reasons stated. 
Additionally those sites identified within the Council's most recent housing trajectory 
fitting the agreed selection criteria have now been assessed and none found reasonably 
available.  
 
Accordingly, the Council’s Planning Policy Officer has confirmed that there are no 
objections to the site exclusions and has concluded that the SA has passed.  
 
In terms of the Exception Test (ET), the applicant has put forward some justification to 
the wider sustainable benefits of the development, which includes the provision of a high 
quality development in a sustainable location, delivery of new sheltered homes for the 
elderly and has provided a site-specific flood risk assessment to demonstrate that the 
proposal would be safe and would not give rise to risk of flooding within the site and 
elsewhere. The Council’s drainage authority is satisfied with the submitted flood risk 
assessment for the site. While the proposed development does not include the 
naturalisation of the river banks (as discussed in detail below), an off-site contribution 
aimed towards enhancing the ecology and biodiversity of the surrounding area has been 
agreed. On this basis, the exception test has also been met. 
 
Conclusion  
In conclusion, the proposed redevelopment of the vacant site within a functional flood 
plain has met the requirements of the sequential and exception tests in line with the 
above policies. Furthermore, the cash-in-lieu payment (as discussed in detail) would 
allow for river corridor enhancement works in the surrounding area which would not have 
been possible had this site not come for redevelopment. The site is regarded as 
previously developed land and the proposed development is considered to be 
acceptable within this context. On this basis, the proposal is considered to be acceptable 
with regard to the above policies.  
 
Affordable Housing 
Policy CS1.J of the Harrow Core Strategy 2012 sets an aim for 40% of new housing 
development in the borough to be affordable housing and states that the Council will 
seek the maximum reasonable amount of affordable housing on all development sites 
with a capacity to provide for ten or more units having regard to various criteria and the 
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viability of the scheme. Such requirements are in line with London Plan policy 3.12.A/B 
which requires the maximum reasonable level of affordable housing to be provided. The 
reasoned justification to policy 3.12.A/B of The London Plan 2015 states that boroughs 
should take a reasonable and flexible approach to securing affordable housing on a site 
by site basis. As noted under section 1 of the appraisal, the consolidated London Plan 
2015 designates Harrow and Wealdstone as an Opportunity Area and seeks to increase 
the minimum annual housing target for Harrow from 350 to 593 per annum. 
 
Policy 3.11A of The London Plan sets out that of the 60% of the affordable housing 
should be for social and affordable rented accommodation and 40% for intermediate rent 
or sale of the overall affordable housing provision on any given development site. Policy 
3.11B sets out that individual boroughs should set out in their LDF the amount of 
affordable housing provision needed.  
 
Having regard to Harrow’s local circumstances, Policy CS1 (J) of the core Strategy sets 
a Borough-wide target for 40% of all homes delivered over the plan period (to 2026) to 
be affordable, and calls for the maximum reasonable amount to be provided on 
development sites having regard to the following considerations: 
The availability of public subside; 
The housing mix; 
The provision of family housing; 
The size and type of affordable housing required; 
Site circumstances/ scheme requirements; 
Development viability; and, 
The need to meet the 40% Borough-wide target.  
 
Policy DM24 (Housing mix) of the Development Management Policies Local Plan 
document supports proposals that secure an appropriate mix of housing on site. The 
policy undertakes to have regards inter alia to the target mix for affordable housing set 
out in the Planning Obligations SPD and the priority to be afforded to the delivery of 
affordable family housing.  
 
It is noted that application P/2304/15 included the following reason for refusal: 
 
The applicant has failed to supply an appropriate affordable housing viability assessment 
or supporting evidence which demonstrates that the maximum level of affordable 
housing that could be feasibly provided. Therefore the proposed development fails to 
address strategic housing objectives including the provision of mixed, balanced and 
sustainable communities, contrary to the National Planning Policy Framework (2012), 
the National Planning Policy Practice Guidance (2014), policies 3.11, 3.12 and 3.13 of 
The London Plan (2015), core policies CS1(I) and CS1(J) of The Harrow Core Strategy 
(2012) and policy DM 24 of the Harrow Development Management Policies Local Plan 
(2013). 
 
Notwithstanding this, within refused scheme P/2304/15, it was agreed between the Local 
Authority and the applicant that a financial contribution towards the provision of off-site 
affordable housing was the accepted option for this development.  In this respect, the 
Financial Viability Assessment submitted with this application proposed a contribution of 
£260,583.00.  
 
An independent assessment of the Financial Viability Assessment concluded that an 
affordable housing contribution of £260,583.00 is not the optimum amount that the 
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scheme could viably provide. Alternatively, it was demonstrated that the proposed 
scheme could viably provide an off-site contribution payment towards affordable housing 
of £470,000. The applicant has agreed to this payment.  
 
The Council’s Housing Enabling Team has confirmed that no objections are raised in 
this respect. Accordingly, it is considered that the affordable housing contribution, 
subject to appropriate mechanisms to secure its provision through the s106 agreement, 
would be consistent with the objective of maximising affordable housing output from the 
site. For these reasons, the proposed development would accord with the spatial 
development strategy for the borough set out in the Core Strategy, whereby providing 
the development within the borough that would be in a coherent, efficient and effective 
manner, according with National Planning Policy Framework 2012, Policy 3.5A of The 
London Plan 2015 and policies CS1.A and CS1.B of the Harrow Core Strategy 2012.    
 
Design, Character and Appearance of the Area 
Policy 7.4 (B) of the London Plan requires that buildings, streets and open spaces 
should provide a high quality design response that has regard to the pattern and grain of 
the existing spaces and streets in orientation, scale, proportion and mass.  
  
Core Policy CS1.B specifies that ‘All development shall respond positively to the local 
and historic context in terms of design, siting, density and spacing, reinforce the positive 
attributes of local distinctiveness whilst promoting innovative design and/or enhancing 
areas of poor design; extensions should respect their host building.’ 
  
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.’’ 
  
Marsh Road is characterised by a mixed pattern of development with varying styles of 
buildings depicting the era that the buildings were built in. Specifically, development 
further south along Marsh Road is generally characterised by traditional, two-storey 
detached and semi-detached dwellings. A more modern four storey commercial building 
(Evans House), constructed of redbrick and metal cladding is located to the south of the 
site. This property has been converted to flats under prior approval. Pinner Library is 
located opposite. Further north along Marsh Road, towards the railway line, is 
Monument House, a 4 storey 1980’s purpose built office block. This northern end of 
Marsh road also includes a parade of 2 storey terraced properties, comprising of ground 
floor commercial units with residential/ offices above. These appear to be 1920’s/ 30’s 
construction. On the northern side of the railway bridge is Bridge Street and High street, 
which fall within the boundary of Pinner High Street Conservation Area.  
  
Within the surrounding context, there is an extant planning permission (reference 
P/4013/14) to redevelop the former George Public House. This permission allowed for 
the redevelopment of the site to provide a part four / five / six storey building comprising 
25 flats and flexible commercial floorspace. This construction of this approval would 
introduce a high standard of contemporary architecture to the surrounding context.  
 
The application site is currently vacant in terms of use, but has been used most recently 
as a petrol filling station. The site is also void of any physical structures. Whilst it is noted 
that an objection was received in relation to the loss of the petrol station and associated 
structures, the buildings occupying the application site were not afforded any protection 
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by virtue of being listed or within a conservation and as such, the demolition of these 
structures did not require planning permission. Furthermore, there are no specific 
policies contained within the Development Management Policies Document (2013) that 
directly relate to the loss of petrol filing stations.  
  
Siting & Layout 
It is acknowledged that the previously refused scheme (ref: P/2304/15), included the 
following reason for refusal, relating to the design and appearance of the new build: 
  
‘The proposed building, by reason of its contrived roof form, proximity to the highway, 
bulk and massing and unacceptable design would give rise to a form of development 
which would be disproportionate, incongruous in appearance and overly dominant. The 
proposed building would appear visually obtrusive and overbearing to the detriment of 
the character and appearance of streetscene, and the visual amenities of the area’. 
  
Within the refused scheme, the building was located 2.7m from the public footpath and 
1.5m from the north and south boundaries. It was considered that the proximity of the 
development to the back edge of the pavement failed to provide a sufficient defensible 
barrier or a reasonable sense of privacy to the future occupiers. The building also failed 
to respect the existing building line of the neighbouring buildings, which are generally 
sited further from the pavement.  
  
The siting of the building was also considered to result in issues in terms of the overall 
layout of the site. Specifically, the close proximity of the front balconies and ground floor 
amenity spaces to a busy main road and existing street tree was considered 
unacceptable. The lack of ground floor amenity space was also raised as an issue.  
  
In response to this, the amended scheme has been set back from the Marsh Road 
frontage by an additional 1.7m. No significant amendments have been made to the 
setback from the side boundaries. It is considered that the increased setback from the 
Marsh Road frontage (1.7m), the reduction in the depth of the building and the 
amendments to the design which result in a stepped, articulated frontage, adequately 
address the concerns raised within P/2304/15. Specifically, the front elevation is now set 
back from the Marsh Road frontage by a maximum distance of 5.0m, with a distance of 
3.2m from the front projections. The maximum depth of the building has also been 
reduced from 21.5m to 18.5m. Accordingly, when considered in context with the 
surrounding development on this side of Marsh Road, the proposed new build would 
generally follow the established front building lines. While the north-eastern corner of the 
building remains to sit marginally forward of no. 137-149 Station Road, given the 
curvature in the road and the separation provided by the adjoining access road, this 
difference would not be overly discernible within the streetscene.  
  
The increased setback from Marsh Road and the reduced depth of the building also 
improves the overall layout of the site, allowing for improved circulation around the 
building and a suitable arrangement of hard and soft landscaping.  
  
Ground level planting, areas of hard landscaping and a low-level hedge would be 
located along the front of the building, which would soften the frontage along Marsh 
Road and would enhance the overall appearance of the development. While concerns 
were previously raised to the proximity of the front facing amenity areas to Marsh Road, 
the increased setback is considered to address this concern. In addition, it is also 
intended to line the front of the building with soft landscaping which would serve a dual 
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purpose in creating a soft/ green landscaped corridor and to also provide a defensible 
area between the proposed public realm and the ground floor units. Notwithstanding, in 
order to ensure an adequate degree of privacy is maintained to the ground floor units, a 
condition of approval will require further detail regarding the proposed defensible 
planting. Given the site constraints and the location of the site along a busy road, it is 
considered that any form of landscape feature to the front of the building would enhance 
the development at this location, which at present has no formal landscaped areas.  
  
While further concerns were raised in regards to the siting of the building to an existing 
street tree, the applicant has submitted an aboricultural impact assessment addressing 
the impacts on this tree. This will be discussed in forthcoming sections of this report.  
 
Within the amended scheme, the layout of the rear of the site has been altered to 
accommodate required changes to the car parking area. Specifically, the hardstanding 
area has been increased to accommodate wheelchair parking bays, cycle parking and 
an electrical charging point. The layout has also been amended to provide improved 
access to the refuse storage and cycle / buggy storage areas. As a result, the 
landscaped area, which was previously considered to be unacceptable as an amenity 
space due to its size and location, has now been further reduced. While this loss of soft 
landscaping is regrettable, the requirement to retain 8 parking spaces was considered 
imperative to the favourable recommendation of the proposed scheme. However, in 
order to compensate for the loss of soft landscaping at the rear of the site, the LPA has 
confirmed with the applicant that the provision of soft and hard landscaping must be 
provided to a high standard. Specifically, soft landscaping and boundary planting should 
be provided where practical and the palette of materials utilised within the hard 
landscaping must relate well to the proposed building. A planning condition will ensure 
that an appropriate landscape strategy is agreed prior to works commencing on site. 
Furthermore, as the amended scheme includes a rooftop garden, the reduction of the 
ground floor landscaped area does not raise concerns in regards to amenity space.  
  
While it is acknowledged that the proposed site coverage of the new build is substantial, 
the revised siting of the building appropriately relates to the surrounding development 
and allows for a suitable amount of soft landscaping to enhance the appearance of the 
property within the streetscene. Accordingly, the revised siting of the building and 
associated alterations to the layout of the site are considered acceptable in addressing 
the reason for refusal raised within P/2304/15.  
  
Massing and Scale 
Within refused scheme P/2304/15, the massing of the proposal was considered 
unacceptable given the siting of the building and the excessive depth of the flank 
elevations.  
  
As discussed, the combination of the amended siting, reduction to the depth of the 
building and the articulated contemporary design are considered to reduce the overall 
bulk and dominance of the proposal, therefore overcoming the previous reason for 
refusal. 
  
In terms of height, the proposed building would include a maximum height of 5 storeys. 
The recessed fifth storey element would only extend over part of the development, with 
the remaining building being 4 storeys in height. Furthermore, the use of metal cladding 
ensures that the fifth floor would be distinguished from the appearance of the lower 
levels, thereby breaking up the mass of the building. The inset of the fifth floor from all 
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parapets ensures that this top floor appears as a recessive element, which does not 
dominate the appearance of the building within the streetscene. 
  
It is noted that a number of objections have been received with respect to the part four / 
part five storey height of the building. In addition to this, comments have been made in 
regards to the scale of the building being inappropriate within a village setting. Whilst it is 
noted that many local residents still associate Pinner as a village, it is important to point 
out that for the purposes of the development plan, the application site is in close 
proximity to the designated district town centre. Accordingly, whilst there are examples 
of the old village mainly around the High Street area, the area is densely developed to 
the extent that it would now be categorised as an urban area due to the varying scale 
and uses that are more associated with an urban form of development.  
  
When considering the proposed height in context with the surrounding area, it is noted 
that the four-storey element of the building would be in keeping with the pitched roofs of 
the adjacent three-storey terrace building, located to the north-west of the site (no. 137-
149). While the five storey element would extend marginally higher than this adjoining 
terrace, given the bulk of the fifth floor has been set away from the north-western end of 
the building and also considering the separation between the buildings, the difference in 
height would not be overly discernible within the streetscene. Furthermore, the maximum 
height of the building would not exceed that of the adjoining property to the south-east, 
Evans House.  
  
Accordingly, when considering the character and massing of surrounding development, 
together with the amended siting and reduced width of the new build, the height and 
proportions of the proposed development is considered acceptable.  
 
Architecture 
Within refused scheme P/2304/15, the proposed roof form of the more traditional style 
building was considered to be overly complicated. Specifically, the roof included a 
number of pitches that altered the character of the building from the front, rear and side 
elevations and resulted in an incongruous design. Overall, the roof design was 
considered unacceptable as it would unbalance the building to the detriment of the 
character and appearance of the surrounding locality. 
  
Within the amended scheme, the applicant has replaced the traditional pitched roof 
design with a more contemporary style, which includes a recessed flat roofed fifth floor. 
The building elevations now incorporate a stepped design with projecting elements and 
recessed balconies to provide articulation to the facades. Overall, the generous window 
pattern and use of projecting elements with recessed balconies, results in a coherent 
and legible façade to the building along Marsh Road.  
  
The articulation in design is continued within the proposed roof profile. Specifically, small 
steps are proposed within the height of the roofline in line with the projecting elements 
below. The proposal plans demonstrate a white parapet line and the extension of glazed 
screening panels atop of the roofline. The proposed parapet should be constructed in 
materials that complement the proposed building, while the parapet detailing should 
provide an appropriate termination to the roofline. Furthermore, the proposed glazed 
panels should be set behind the parapet to obscure their presence within the 
streetscene. Accordingly, a condition of approval will require that further information is 
submitted in this respect.  
 



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

20 
 

The generous solid to void ratio and legible pattern of fenestration helps to delineate 
each of the proposed storeys, while the use of Juliet balconies within the front elevation 
provides a degree of vertical emphasis to the proposal. Overall, it is considered that the 
pattern of fenestration and inset balconies would provide a sense of rhythm and legibility 
to the building. Details have not been submitted to demonstrate the depth of the reveals 
to the windows or full-length doors. Providing depth to these elements is important as 
this ensures that there would be sufficient articulation within the elevations. It is therefore 
considered reasonable that a condition requiring details of the reveal depth of the 
proposed fenestration is attached to this decision.  
  
On the rear elevation of the building, it is proposed to include projecting balconies. This 
design of balcony would not be widely visible from the surrounding area and as such, is 
considered acceptable. In addition, the balconies would assist in providing natural 
surveillance into the rear car parking area. 
  
In terms of the appearance of the building, the applicant is seeking to use two tones of 
brick. A red / orange brick finish would be utilised throughout, with a darker brick (grey / 
brown) at ground floor level. The use of the two tones of brick is considered to be a 
successful method to provide visual articulation to the building. The top floor would be 
constructed of fibre cement wall cladding, while the windows and doors would be dark 
grey uPVC. The balconies would include glazed panels with aluminium railings.  In line 
with the proposed balcony railings, the use of aluminium for the proposed windows and 
doors is favourable to uPVC in quality and appearance. While the principal materials are 
generally considered to be acceptable, the final palette of materials will be subject to a 
pre-commencement condition requiring samples and further information on specific 
detailing of the materials, including alternatives to uPVC.   
 
Refuse and Servicing 
It is proposed that a refuse storage area is located to the rear of the site adjacent to the 
car parking area. The refuse store is accessible externally by residents and has doors 
which remain locked at all times when not in use. Harrow Council’s ‘Code of Practice for 
the Storage and collection of Refuse and Materials for recycling in domestic properties’, 
was consulted to determine the amount of space needed for the refuse room. Due to 
this, the size and layout of the proposed refuse storage shelter reflects the capacity 
required for this development and complies with Policy DM45 of the Development 
Management Plan policies. Notwithstanding this, no further details have been provided 
regarding the scale and appearance of this structure. A condition of approval will require 
further details in this respect.  
 
The applicant’s Design and Access statement indicates that the Lodge Manager would 
be responsible for taking bins to an area outside of the refuse storage area prior to 
refuse collection. It is therefore considered that the proposed servicing, subject to 
appropriate conditions, would be satisfactory and would accord with the Development 
Management Plan policies. 
 
In conclusion, the proposed development would provide a good quality development on 
the vacant site. The contemporary design of the building would add positively to the built 
form, setting out a high quality contemporary design that other developments in the town 
centre will set as a standard. It is considered that the development proposal overcomes 
the design lead reason for refusal within P/2304/15 and would accord with policies 7.4.B 
and 7.6.B of the London Plan 2011, policy CS1.B of The Harrow Core Strategy 2012 and 
policy DM1 of the Development Management Policies Local Plan 2013.  
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Residential Amenity 
Residential Amenity of Future Occupiers 
Policy 7.6B, subsection D, of The London Plan (2015) states that new buildings and 
structures should not cause unacceptable harm to the amenity of surrounding land and 
buildings, particularly residential buildings, in relation to privacy, overshadowing, wind 
and microclimate.   
 
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”.  
 
Policy 3.5C of The London Plan requires all new residential development to provide, 
amongst other things, accommodation which is adequate to meet people’s needs.  
 
The proposed development is a purpose built scheme to provide sheltered 
accommodation for elderly people. The applicant, Churchill Retirement Living, has 
indicated that the self-contained apartments would be sold with a lease containing an 
age restriction which ensures that only people of 60 years or over (or those over this age 
with a partner of at least 55) can live in the development. The development would 
provide 29 units, comprising 8 x 2 bedroom flats and 21 x 1 bedroom flats.  
 
A lodge manager would be employed to provide assistance and security for the 
residents. The manger would be on call during normal working hours, however, at times 
when the manager is off site, there is an emergency alarm system fitted in each of the 
apartment and communal areas for use by the residents in an emergency, The residents 
would also have the option of an emergency button on a pendant which would activate 
this alarm.  
 
An owners lounge and library would be provided at fifth floor, for use by all of the 
residents and their guests. In addition to the use of this space for leisure purposes, this 
area would be used for special events and residents meetings. A communal landscaped 
garden would also be located at this level.  
 
Internal Layout 
The applicant has confirmed that the building has internal layouts, specifications and 
construction details that would allow safe and convenient use by owner and visitors and 
would meet the requirements of Part M of the current Building Regulations. It is an 
essential feature of Category II types sheltered housing that access within the building is 
achievable without the needs for steps, with level floor plans provided throughout the 
development. Accordingly, the proposed development has lift access to all floors. The 
staircases are also deigned to suit the needs of ‘ambient disabled’ people in accordance 
with the Building Regulations.  
 
In terms of individual rooms and units, the applicant has indicated that each of the rooms 
and private amenity space would accommodate the required 1500mm manoeuvring 
area. All units would also be wheelchair adaptable. The flats would comply with the 
minimum room and flat space standards as required by the London Plan (2015).  
 
In terms of the layout and relationship between the proposed flats, despite some minor 
conflicts identified between the horizontal stacking of the units, on balance the layout 
would not result in an undue level of noise and disturbance to the future occupiers. 
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Furthermore, as a new build construction, the building would be rigorously tested 
regarding sound insulation internally.  
 
Although the proposed flats include windows within the flank elevations, these would be 
finished in obscured glazing. In this context, all of the flats are considered to be single 
aspect. Whilst the preference would be dual aspect units, the proposed units would have 
east and west facing aspects and thereby each unit would receive adequate levels of 
natural daylight and sunlight. Furthermore, given the layout and relatively narrow 
configuration of the units, all habitable rooms would be served by an appropriate level of 
outlook and natural light.  
 
It is noted that the previous scheme (P/2304/15) included a reason for refusal relating to 
the amenity of the future occupiers of ground floor flats 2, 3, 4, 5 and 6. Specifically, it 
was noted that these flats were sited in close proximity to the public highway and would 
be separated from the pavement by only a thin strip of landscaping (1.3m deep). This 
landscaped buffer zone was considered to be inadequate for the future occupiers of 
these flats as it would likely result in unacceptable levels of noise and disturbance, as 
well as overlooking and a loss of privacy. 
 
As previously discussed, the scheme has been amended to include an increased 
setback from Marsh Road. A distance of approximately 5.0m would now be maintained 
between the front facing windows and the public footway. A distance of approximately 
3.0m would be provided to the front facing private amenity spaces. Notwithstanding this, 
while it is noted that the level of privacy maintained to the ground floor windows would to 
some degree be affected, the use of a defensible buffer zone can ameliorate this.  While 
the proposal plans demonstrate the inclusion of defensible planting outside these 
windows and amenity areas, further detail is required in this respect to ensure that the 
defensible barrier / screening is sufficient in protecting the privacy of these residents. 
Notwithstanding this, it is acknowledged that this relationship it not uncommon in flatted 
developments and would not result in a substandard level of accommodation to these 
residents.  
 
In terms of private amenity space on the upper floors, all balconies within the front 
elevation of the building would be recessed and in general, the return stepped element 
of these balconies would provide screening for these private amenity areas. The 
projecting rear balconies would include obscured privacy screens. Where there are 
instances when two balconies adjoin, these would be provided with privacy screens to 
protect the privacy of the occupiers of each respective unit. The detail for the privacy 
screens will be conditioned to ensure that an appropriate form of material is used and 
that the correct level of obscurity is achieved. This is of specific importance for the 
proposed one bedroom flat at fifth floor, to ensure that the occupiers do not experience 
an undue loss of privacy from the users of the communal amenity space.  
 
Outdoor Amenity Space 
Policy DM1 of the DMP seeks to inter alia ensure that development proposals provide an 
appropriate form of useable outdoor space. This is further reinforced under paragraph 
4.64 of the SPD requires that residential development should provide appropriate 
amenity space.  
 
The applicant has demonstrated that a form of private amenity space would serve each 
of the units. The ground floor units would include small courtyard areas, while the upper 
levels would include roof terraces.  
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While the private amenity spaces would all meet the minimum depth of 1.5m set out in 
the Mayors SPG, in some cases, the amenity areas fall marginally short the minimum 
space standard of 5sqm. Notwithstanding this, is it considered that the marginal shortfall 
would be offset by the provision of a 130 sqm communal roof garden. Given the nature 
of the residential accommodation and scale of the development, it is considered that the 
communal roof garden is an appropriate form of amenity space for the future occupiers. 
Notwithstanding this, a condition of approval will require further detail regarding the 
layout and landscaping of this area.  
 
In conclusion, subject to the imposition of appropriate planning conditions 
aforementioned, it is considered that the proposed internal layouts, specifications and 
management of the proposed development is compliant with the aspirations, principles 
and objectives of the National Service Framework for Older People (2001) and would 
provide an acceptable standard of accommodation, in compliance with  policies 7.4B 
and 7.6B of The London Plan (consolidated with alterations since 2011)(2015), policies 
DM1 and DM30 of the DMP and the Council’s adopted Supplementary Planning 
Document ‘Residential Design Guide (2010)’ in that respect. 
 
Impact on neighbouring properties 
The proposed development would introduce 29 residential units to the application 
property. It is likely that up to a maximum of 58 people would occupy the proposed 
development. Given the mixed character of the surrounding area and also considering 
the location of the site on a busy road, close to the Pinner District Centre, the proposed 
development would not unacceptably exacerbate any existing levels of noise and 
disturbance experienced within the area. In this respect, any potential amenity impacts 
would be limited to the scale and siting of the proposed building.  
 
The application site adjoins Marsh Road to the east, unadopted vehicular access roads 
to the north and south and the bank to the River Pin to the south. In this context, the 
proposed new build would not directly adjoin the surrounding development. 
Notwithstanding this, an assessment of the potential amenity impacts on surrounding 
residents has been undertaken: 
 
Evans House 
Evans House, a four storey office to residential conversion building, is located to the 
south-east of the site, on the opposite side of the private vehicular access road. The 
ground floor of the building is located approximately 10m from the flank elevation of the 
new build, while a separation of 13.6m is provided to the upper floors.  
 
Refused scheme P/2304/14 included the following reason for refusal, relating to the 
impact on the amenity of Evans House: 
 
‘The building reason of excessive bulk and siting would be overbearing and result in the 
loss of light and outlook to the detriment of the residential amenities of the occupiers of 
Evans House, contrary to policy 7.6B of The London Plan (2015), policy DM1 of the 
Development Management Policies Development Plan Documents and of the adopted 
Supplementary Planning Document Residential Design Guide (2010)’. 
 
Specifically, the officer’s report identified that the flank windows within the northern 
elevation of Evans House serves habitable rooms. Contrary to paragraph 4.68 of the 
Residential Design Guide SPD, the proposal interrupted the 45 degree horizontal splay 
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from these flank windows, resulting in a loss of light. Given the proximity to these 
windows and the overall bulk of the new build, it was also considered that the proposal 
would result in an overbearing impact to these flank wall windows.  
 
As aforementioned, the amended scheme represents significant changes to the overall 
design, massing and siting of the building. In additional to this, the applicant has 
submitted a light and outlook study (DWG No. 40017PN/SK102), demonstrating that the 
proposal now meets the 45 degree horizontal and vertical splay, in accordance with 
paragraph 4.68 of the SPD. In this respect, the amended scheme is not considered to 
result in an undue loss of light to the habitable room windows of Evans House.  
 
While the previous scheme also included a loss of outlook from Evans House as a 
reason for refusal, it is considered that the redesign of the building and appropriate 
articulation provided to the southern flak elevation would result in a suitable level of 
outlook from the north facing windows of Evans House.  
 
In terms of real and perceived overlooking, it is noted that windows have been provided 
at first, second and third floors, within the southern flank elevation of the proposal. These 
windows serve living areas, bedrooms and hallways. While the applicant had originally 
proposed smaller windows within this flank elevation, these windows were enlarged in 
response to officer’s recommendations. Specifically, given the previous concerns 
relating to loss of outlook from Evans House, it was considered that larger windows 
would help to break up the solid areas of the flank elevation, adding articulation and 
visual interest. It is considered that a condition requiring these widows to be unopening 
and constructed of obscured glazing would sufficiently restrict overlooking between the 
flank windows of these buildings. Furthermore, given the location of the roof terraces, it 
is not considered that any direct overlooking would result in this respect.  
 
Accordingly, the amended proposal is considered to sufficiently overcome the previous 
reason for refusal and would have an acceptable impact on the occupiers of Evans 
House.   
 
137-149 Marsh Road 
No. 137-149 Marsh Road is a three-storey end of terrace property, located to the north-
west of the application site. This property includes a commercial ground floor with 
residential above. A vehicular access road and parking area separates the application 
site from this property (approximately 11m).  
 
While the application property sits marginally forward of the building line of this 
neighbour, this would not have an impact on the amenity of the upper floor residents due 
to the separation provided by the vehicle access road and also the curvature at this part 
of Marsh Road. As this property does not include flank wall windows oriented towards 
the application site, it is also considered that the proposal would not have an impact on 
the outlook of these residents. Notwithstanding the absence of flank wall windows, a 
condition of approval would require the proposed windows in the northern flank of the 
proposal to be fixed shut and constructed of obscured glazing.   
 
Properties at Ashridge Gardens 
The site backs on to the bank of the River Pin at the rear. On the opposite side of this 
bank is the rear of properties at Ashridge Gardens. Objections have been received from 
residents of this street, raising concerns in regards to overlooking and a loss of privacy 
as a result of the roof terraces.  
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A minimum distance of 32m separates the rear elevation of the proposed development 
from the rear elevation of the closest properties at Ashridge Gardens. In this respect, no 
loss of light would occur to these neighbouring properties. While some degree of mutual 
overlooking is not unusual given the compact nature of the urban built form, it is 
considered that the separation distance would severely restrict the potential of 
overlooking. While concerns were raised in regards to the impact of the rear facing 
terraces, a condition of approval will require that further details regarding the screening 
of these areas is provided to the LPA for approval prior to development commencing.  
 
Properties on the opposite side of Marsh Road 
While the application site primarily sits opposite the Pinner library, the eastern side of 
Marsh Road is generally characterised by two-storey detached and semi-detached 
dwellings. Given these properties are located over 20m from the proposed building, it is 
considered that there would be no detrimental impacts to the amenity of these 
properties.  
 
Accordingly, the proposed development would have an acceptable impact on the 
amenities of neighbouring occupiers, and would therefore accord with the aims and 
objectives of policies 7.4B and 7.6B of The London Plan (2015), Core Policy CS1B of 
the Harrow Core Strategy (2012), policy DM1 of the Harrow Development Management 
Policies Plan (2013), and the adopted SPD: Residential Design Guide (2010). 
  
Traffic, Safety and Parking   
The NPPF recognises that transport policies have an important role to play in facilitating 
sustainable development but also contribute to wider sustainability and health 
objectives. It further recognises that different policies and measures will be required in 
different communities and opportunities to maximise sustainable transport solutions will 
vary from urban to rural areas. London Plan policy 6.3 states that ‘development 
proposals should ensure that impacts on transport capacity and the transport network, 
at both a corridor and local level, are fully assessed’. Policies 6.9 and 6.10 relate to the 
provision of cycle and pedestrian friendly environments, whilst policy 6.13 relates to 
parking standards. Core Strategy policy CS1.Q seeks to ‘secure enhancements to the 
capacity, accessibility and environmental quality of the transport network’, whilst policy 
CS1.R reinforces the aims of London Plan policy 6.13, which aims to contribute to 
modal shift through the application of parking standards and implementation of a Travel 
Plan.  
 
Policies DM26 and DM42 of the DMP give advice that developments should make 
adequate provision for parking and safe access to and within the site and not lead to any 
material increase in substandard vehicular access.   
 
The application site is located within an area with a PTAL (public transport accessibility 
level) of 3. The site and surrounding area is well served by public transport both in bus 
and rail terms with relatively extensive parking controls in the surrounding residential 
streets. 
 
The proposed development would include 8 parking spaces within a car parking area to 
the rear of the building. An electrical charging point and two wheelchair accessible bays 
would be provided. The applicant has indicated that the site has the benefit of an 
established right of way giving vehicular access to the land immediately south of the site. 
Accordingly, vehicular access to the site would be taken from Marsh Road. The 
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secondary access to the site will be closed.  
 
The applicant has provided a transport assessment (TA) in support of the proposal 
which concludes that the proposal would be acceptable in terms of highway safety and 
transport congestion. Specifically, it is noted that the site is located within walking 
distance to local shops and services. A local bus service, with stops located opposite the 
site, also links the proposed development to these retail areas.  
 
In terms of on-site parking, the TA indicates that the provision of 8 spaces is considered 
appropriate based on evidence from similar established sheltered housing sites. 
Furthermore, when considering the permitted use of the site as a petrol filling station, it is 
considered that the proposed development would result in a net reduction of trips.  
 
While concerns have been raised by surrounding residents in regards to the provision of 
parking, on balance, the proposed ratio of car parking is considered to be acceptable for 
the use of the site. As previously demonstrated through compliance with the sequential 
test and Policy 20 of the DMP (2013), the application site was selected due to its easy 
and close proximity to public transport and local amenities. In this context, it is 
reasonable to consider that car ownership within sheltered housing developments is 
generally lower than a C3 residential development. Notwithstanding this, a condition of 
approval and legal agreement would be entered, restricting the future residents from 
applying for parking permits. This restriction would not apply to blue badge holders.  
 
Given the above, it is considered that the on-site parking would predominantly 
accommodate visitors. No information has been provided regarding the management of 
the parking or proposed travel arrangement for staff and visitors. Accordingly, the 
submission of a Travel Plan is required by way of a condition of approval.   
 
Secure and readily accessible cycle parking has been demonstrated at the rear of the 
building. The Highways Authority has noted that a lower provision for cycle parking could 
be permitted for this development given the target market. Specifically, in accordance 
with London Plan requirements (2015), cycle parking could be provided at 1 space per 5 
staff (long stay) and 1 space per 20 bedrooms. Accordingly, the provision of 4 spaces is 
acceptable in this case.   
 
It is therefore considered that the development would not result in any unreasonable 
impacts on highway safety and convenience and subject to safeguarding conditions 
would therefore accord with policies DM26 and DM42 of the DMP (2013). 
 
Notwithstanding this, given the physical site constraints and the traffic sensitivity of the 
site location, a construction management plan would need to be secured via planning 
condition to help ensure minimal disruption to the local public realm.  
 
Landscaping, Trees and Biodiversity 
Policy 7.21B of The London Plan (2015) states that “Existing trees of value should be 
retained and any loss as the result of development should be replaced following the 
principle of ‘right place, right tree’. Wherever appropriate, the planting of additional trees 
should be included in new developments, particularly large-canopied species”. 
 
Policy DM 20 seeks to protect biodiversity and access to nature outlining that “The 
design and layout of new development should retain and enhance any significant 
existing features of biodiversity value within the site. Potential impacts on Biodiversity 
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should be avoided or appropriate mitigation sought. Where loss of a significant existing 
feature of biodiversity is unavoidable, replacement features of equivalent biodiversity 
value should be provided on site or through contributions towards the implementation of 
relevant projects in Harrow's Biodiversity Action Plan.” 
 
Policy DM 21 of the Harrow Development Management Policies Local plan (2013) seeks 
to enhance biodiversity and access to nature stating “A. Opportunities to enhance locally 
important habitats and to support locally important species will be sought in accordance 
with the Harrow Biodiversity Action Plan. Where possible, proposals should secure the 
restoration and re-creation of significant components of the natural environment as part 
of the design and layout of development. Particular attention will be paid to: 
a. green corridors and green chains, including the potential to extend or add to the 
network; 
b. gardens, including planting for wildlife, green roofs and green walls; 
c. landscaping, including trees, hedgerows of historical or ecological importance and 
ponds; 
d. allotments; and 
e. habitat creation, such as nesting and roosting boxes, especially when replacing an old 
building that provided certain habitats.” 
 
Policy DM 22 of the Harrow Development Management Policies Local plan (2013) seeks 
the following: 
B. Development proposals will be required to include hard and soft landscaping that: 
a. is appropriate to the character of the area; 
b. is well laid out in terms of access, car parking and the living conditions of future and 
neighbouring occupiers; 
c. achieved a suitable visual setting for the buildings; provides for sufficient space for 
new of existing trees to grow; and, 
d. supports biodiversity.  
 
Tree Protection 
Application P/2304/14 included the following reason for refusal: 
 
The application has failed to demonstrate that the development would not result in the 
loss of the tree sited on the boundary with Marsh Road, which is of significant amenity 
value, as a result of post development pressure, to the detriment of the character and 
appearance of the surrounding area, contrary to policies 7.4B and 7.21B of The London 
Plan (2015) and policy DM22 of the Harrow Development Management Policies Local 
Plan (2013). 
 
In response to this, the proposed building has been set further from the boundary with 
Marsh Road. Furthermore, the new application has been supported by an Aboricultural 
Assessment and Method Statement, prepared by Barell tree consultancy.  
 
This report concludes that while no trees would be lost as a result of the proposal, 
construction activity may affect trees if appropriate measures are not taken. The report 
identifies potential trees at risk from the proposed development and provides generic 
recommendations on the protection of these trees during construction.  
 
While it is considered that the increased setback from Marsh Road would lessen any 
impact on this tree, specific protection measures are required. In this respect, the 
applicant has indicated that temporary ground protection would be installed during the 
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construction phase, which will be removed without digging into the soil below. Although 
further details are required in this respect, it has been demonstrated that the previous 
reason for refusal is able to be overcome.  
 
A review of the proposal demonstrates that a retaining wall is to be constructed at the 
rear of the site. Various mature trees run parallel to this boundary. The exact details of 
how the retaining wall is to be constructed and the type / design of foundation to be used 
has not been specified. Furthermore, without access to the design and engineering 
specifications, the arboricultural report has only been able to provide generic 
recommendations for the protection of these trees.  
 
The Council’s tree protection officer has reviewed the document and has advised that a 
site specific method statement and tree protection plan is required to demonstrate that 
the retaining wall is feasible without undue tree impact. A pre-commencement condition 
has been attached to this decision requiring this submission and approval of this 
information prior to development.  
 
Accordingly, subject to the approval and compliance with this condition, the proposal is 
considered to comply with Policy DM22 of the DMP (2013). 
 
Landscaping 
Given the significant site coverage and areas of hard standing associated with the 
development, the proposal would leave minimal space for meaningful soft landscaping. 
Specifically, due to the proximity of the building to the side boundaries, landscaping 
would be restricted to the area to the front of the building and to the rear. While it is 
acknowledged that the overall amount of soft landscaping has been reduced from the 
refused scheme, this is due to the amendments required to the rear parking area. These 
amendments were fundamental in securing a positive recommendation for the proposal. 
Notwithstanding this, due to the amended siting of the building, the current proposal 
represents a larger area of soft landscaping along the Marsh Road frontage.  Given the 
minimal areas for landscaping, the applicant has been advised that the Local Authority 
will be seeking a high standard of soft landscaping and planting to soften the 
appearance within the streetscene and from surrounding properties. The areas of 
hardstanding must also be finished to a high standard, consisting of a palette of 
materials that complements the building.  
 
In this context, and despite the submission of a landscape plan by the applicant, the 
Council’s Landscape Architect has requested that detailed information is submitted to 
the LPA for approval, relating to landscaping (hard and soft), planting and levels. 
Specifically, the Landscape Officer has advised that the native planting proposed for the 
site is inappropriate. The applicant has been advised that the planting should include 
ornamental planting, suitable for a garden space.  
 
Further concerns are raised in regards to the landscaping of the proposed roof terrace 
and the specifications of the green roof. The applicant has been advised that the 
proposed planting at this level would need to be robust and able to endure the exposed 
location, which is prone to different weather and microclimate. Further details relating to 
the maintenance and management of the green roof are required.   
 
As previously discussed, the applicant is also required to submit details of the proposed 
retaining wall, located adjacent the rear boundary. This information should include 
details of heights, width foundations and impacts on the surrounding spaces.  
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Accordingly, while it is acknowledged that a significant amount of further detail is 
required in regards to the proposed landscaping, the applicant has displayed willingness 
to work with the Council’s Landscape Officer to ensure the current concerns are 
addressed to the Council’s requirements. Furthermore, it is not unusual for this type of 
information to be requested by way of pre-commencement condition. In this respect, 
subject to the aforementioned conditions, the proposal is considered to comply with 
Policy DM22 of the DMP 2013.  
 
Biodiversity 
Following initial comments from the Council’s Biodiversity Officer, the proposal has been 
amended to include the installation of house sparrow terraces and bat boxes. As 
recommended, these features have been incorporated into the building. Accordingly, it is 
considered that the ecological and aesthetic value of the area would be enhanced and 
the development would thereby comply with policies DM 20 and 21 of the DMP (2013).    
 
Accessibility  
Policy DM2 of the DMP and policies 3.5 and 3.8 of The London Plan (consolidated with 
alterations since 2011)(2015) seek to ensure that all new housing is built to ‘Lifetime 
Homes’ standards.  Furthermore, The London Plan policy 7.2 requires all future 
development to meet the highest standards of accessibility and inclusion.  
Policy CS1.K of the Harrow Core Strategy requires all new dwellings to comply with the 
requirements of Lifetime Homes. Supplementary Planning Document Accessible Homes 
2010 (SPD) outlines the necessary criteria for a ‘Lifetime Home’.  
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’. 
The Design and Access Statement has confirmed that the common areas within the 
building, including the stairwells corridors and lobbies, would be designed to comply with 
Part M of the Building Regulations and Wheelchair standards. The applicant has also 
indicated that all of the proposed flats would comply with Part M and would be 
wheelchair adaptable.  
Level / gentle sloped thresholds have been provided at the primary front entrance from 
Marsh Road and also from the rear car parking area. In addition to this, the scheme 
proposes a covered mobility vehicle store and wheelchair parks.  
While the above compliance with Part M of the Building Regulations is acknowledged, a 
condition of approval will ensure that the proposed development would meet regulation 
M4 (2) of the building Regulations as demonstrated on the proposal plans, which would 
secure an appropriate standard for future occupiers and make the units accessible to all. 
Accordingly, subject to compliance with this condition, it is considered that the proposed 
accommodation would be satisfactory and as such would comply with policy 3.5 of The 
London Plan (2015), standard 5.4.1 of the Housing SPG (2012). 
 
Development and Flood Risk  
As noted above, the Council’s Strategic Flood Risk Assessment maps show that the site 
is located within floodplain zone 2 and 3. The site therefore has a Medium – High 
Probability of flooding and is within the functional floodplain. Only essential infrastructure 
and water compatible development may be permitted within the functional floodplain.  
 
As previously discussed, the applicant has met the requirements of the Sequential and 
Exception Test. As such, the principle to develop on this site could be supported subject 
to a robust Flood Risk Assessment for the site.  
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Following extensive correspondence with the local authority drainage officer, the 
applicant has provided all the required information to address the flood risk associated 
with the site and proposed development. Specifically, further information was requested 
in regards to flood mitigation measures and emergency evacuation. Accordingly, the 
proposal is considered to meet the requirements of policy 10 and 11 of the DMP (2013).  
 
Buffer Zone to the River Pinn 
The River Pinn is located adjacent the rear boundary and therefore this application is 
required to be assessed against Policy DM11 of the DMP. This policy requires inter alia 
in the case of sites containing main river within the site boundary to maintain an 
undeveloped buffer zone of 8 metres either side of a main river, or an appropriate width 
as may be agreed by the Environment Agency (EA), which manages the main river.   
Within the previously refused scheme, a suitable buffer zone was not provided to the 
River Pinn. The Environment Agency (EA) objected in this respect.   
Following the above objection, the current scheme sought to address the concerns 
raised by the EA. Following extensive correspondence, it has been agreed that the 
development would provide unrestricted 24 hour access to the River and a cash-in-lieu 
payment of £20,000 to mitigate the lack of enhancement within the buffer zone.  
 
While it was preferable for the buffer zone to be maintained, the applicant provided 
suitable justification as why this could not be achieved at the application site. The LPA 
and EA accepted these reasons and agreed that the only remaining option was to 
explore offsite mitigation, in accordance with part C of DM11. The sum of £20,000 was 
then agreed based on similar projects for river bank neutralisation.  
  
The EA agreed in principle to the removal of the initial objection, subject to a suitably 
worded section 106 agreement and condition. 
 
Accordingly, it has been agreed that the Scheme will prohibit the inclusion of a 
naturalised buffer strip and naturalisation of the River Pinn and cannot provide 
necessary mitigation/compensation on the River Pinn. In order to mitigate for this, the 
developer has agreed to pay the sum of £20,000 for ecological enhancements on the 
River Pinn. If, after 2 years a suitable project cannot be identified along the River Pinn, 
an alternative site on the council’s wider river networks may be considered. This cash-in-
lieu payment enables offsite mitigation in compliance with Policy DM11 and the Water 
Framework Directive actions.  
 
Contaminated Land 
The applicants have submitted a preliminary desk study assessment of contamination at 
the site. This report indicates that, due to the previous use of the site as a petrol filling 
station, it is possible that fuels, including petrol (with BTEX compounds and MTBE) and 
diesel could have entered the ground as a result of leaks from underground fuel tanks or 
spillages during fuelling operations. The report concludes that it is necessary to 
undertake ground investigation works to assess the identified pollutant linkages and to 
obtain data for foundation design. It was recommended that any ground investigation 
should consider the impaction of soils adjacent to potentially contaminative features on 
site (such as tanks, fuel lines, interceptors etc), the impaction of groundwater beneath 
the site and the groundwater regime and potential for contaminant migration off site. 
 
The applicant has also submitted an Environmental Site Assessment Report and Soil, 
Gas Monitoring and Updated Detailed Risk Assessment Desk study appraisal. Both of 
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these reports conclude that there is the potential for active pollutant linkages for human 
health and water resource receptors.  
 
Given that the site is known to be contaminated, suitable conditions regarding 
investigation and remediation are recommended, as required by policy 5.21 of The 
London Plan and policy DM15 of the DMP (2013).  
 
Sustainability 
Policy 5.1 of The London Plan (2015) seeks to achieve an overall reduction in London’s 
carbon dioxide emissions of 60 per cent by 2025. For ‘major’ developments (i.e. 10 or 
more dwellings) Policy 5.2A/B of The London Plan (2015) sets out the ‘lean, clean, 
green’ approach to sustainability, which is expanded in London Plan policies 5.3A, 5.7B, 
5.9B/C, 5.10C and 5.11A.  Overall, The London Plan (2015) requires a 40% reduction in 
carbon dioxide emissions over Building Regulations 2010 Target Emissions Rate (TER), 
and to achieve Code for Sustainable Homes (CSH) Level 4 (for residential) and 
BREEAM Very Good (for the commercial uses).   
 
Policy DM12 of the DMP requires the design and layout of development proposals to 
inter alia utilise natural systems such as passive solar design, incorporate high 
performing energy retention materials, incorporate techniques that enhance biodiversity, 
such as green roofs and green walls.  
 
The applicant has submitted an energy strategy for the building which indicates that the 
proposed building would achieve a 32.4% reduction in target carbon emissions set out in 
2013 Building Regulations. This falls short of the desired 40% target reduction set out in 
the London Plan. However, it is noted that paragraph 18.6 of the prepared energy 
statement indicates that this shortfall could be resolved through the consideration of 
additional renewables / energy efficiency measures.  
 
Accordingly, in this respect, a condition of approval has been attached to this decision, 
requiring that a revised sustainability strategy is submitted and agreed in writing from the 
LPA, prior to development commencing. The revised statement should demonstrate how 
the development will meet the 40% improvement on building regulations, as required by 
policy 5.1 of The London Plan (2015).  
 
Environmental impact Assessment 
The application has been screened under the Town and Country Planning 
(Environmental Impact Assessment) (England) Regulations 2011 (as amended) and it is 
considered that the development does not constitute Environmental Impact Assessment 
(EIA) Development as the development would have relatively low impact on the wider 
environment. The associated environmental impact associated within the site itself and 
more specifically associated with the management of the River Pinn would be addressed 
through appropriate conditions in order to enhance the ecology and biodiversity value of 
the site.  
  
Statement of Community Involvement  
The NPPF, Localism Act and the Council’s Statement of Community Involvement 
encourage developers, in the cause of major applications such as this to undertake 
public consultation exercise prior to submission of a formal application. 
 
The Council also sent out letters of consultation to local residents in the surrounding 
area inviting them to make representations on the proposed development. 
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The applicant has sought to encourage public consultation in respect the proposal in line 
with the guidance set out in the NPPF and the Localism Act. 
 
Equalities Impact  
Section 149 of the Equalities Act 2010 created the public sector equality duty. 
Section149 states:- 
(1) A public authority must, in the exercise of its functions, have due regard to the need 
to: 
(a) eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act; 
(b) advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; 
(c) foster good relations between persons who share a relevant protected characteristic 
and persons who do not share it. 
When making policy decisions, the Council must take account of the equality duty and in 
particular any potential impact on protected groups. It is considered that this application 
does not raise any equality implications. 
 
S17 Crime & Disorder Act 
Policies 7.3.B and 7.13.B of The London Plan and policy DM2 of the DMP require all 
new developments to have regard to safety and the measures to reduce crime in the 
design of development proposal.  
 
The applicant has set out in their Design Access Statement, the measures that would be 
put in place to achieve a Secure by Design scheme. This would include, appropriate 
height boundary treatments, defensible landscaping and a video entry system linked to 
an access control system. The building would benefit from natural surveillance at the 
front and rear. It is considered that the development design would not result in any 
specific concerns in this respect of the above policies. Nonetheless, it should be 
demonstrated in detail that the development would accord with ‘Secured by Design’ 
principles. It is considered that this requirement could be secured by condition. 
Accordingly, and subject to a condition, it is considered that the proposed development 
would not increase crime risk or safety in the locality, thereby according with the policies 
stated above.  
 
Consultation Responses 
• 5 storey height is too tall and out of scale of the site and surrounding development. 
• A maximum of 3 storeys should be considered.  
A full assessment of the scale and massing of the proposed new build has been 
discussed within section 3 of this report. As detailed, the proposed height is considered 
to be acceptable within the surrounding context of development.  
 
• Pinners population is already biased towards the elderly. 
• The additional flats for elderly residents would put a strain on local services, in 

particularly the medical centre, which is already over capacity. 
• The application site is an appropriate location for a medical centre.  
The proposal to provide 29 residential units for the elderly addresses the needs for 
social care facilities as outlined within policies 3.16 and 3.17 of the London Plan (2015). 
The principle of the proposed development is therefore supported. Further detail is 
provided within section 1 of this report.   



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

33 
 

 
• Pinner is losing its identity as a village due to the saturation of building of bocks 

rather than family homes. 
The scale, design and appearance of the proposed building would be appropriate within 
the wider context of the site and would not appear unduly obtrusive or bulky. The 
proposal complies with the intent of Policy DM1 of the DMP (2013). Further discussion is 
provided within section 3 of this report.  
 
• The proposal would increase traffic flow to an already congested area. 
• 8 parking spaces for 27 flats is insufficient. 
Please refer to section 5 of this report. The applicant has submitted a Transport 
Assessment in support of the proposed application. Subject to the imposition of 
conditions, the proposal is not considered to have a detrimental impact on the highways 
network.  
 
• The site plan omits a 12m monopole and associated equipment located on the 

footway outside the site. The omission of this implies that the developers are 
intending to removal this. 

The applicant has provided amended plans to demonstrate the location of the monopole. 
No alterations are proposed to this equipment within this application.  
 
• The proposal would overlook properties in Ashridge Gardens and would cause a 

significant loss of privacy. 
• The roof top amenity area would result in a loss of privacy and perception of 

overlooking to surrounding residents. 
Given the separation distances provided between the application site and the properties 
in Ashridge Gardens and the relationship with surrounding properties, no undue loss of 
amenity would result. Please refer to section 4 for further discussion.  
 
CONCLUSION 
The proposed redevelopment of the site would provide a high quality development 
comprising of sheltered accommodation for the elderly. The proposed internal layouts, 
specifications and services offered by the proposed development would provide an 
acceptable standard of accommodation in accordance with the National Service 
Framework for Older People (2001), Policies 3.16 and 3.17 of The London Plan (2015), 
Policy DM1 of the DMP (2013). 
 
The site is currently vacant and the proposal would enhance the urban environment in 
terms of material presence, attractive streetscape and makes a positive contribution to 
the local area, in terms of quality and character.  The applicant has submitted a 
Sequential and Exception Test in support of this application which demonstrates that 
there are no other sites available of comparable site area and town centre location that 
can deliver the development.  In order to facilitate the development, the applicant has 
agreed to pay the sum of £20,000 for future naturalisation and re-grading of the river 
banks to help improve flood defence, bring about environment benefits and improve 
ecology and biodiversity value.  
 
The layout and orientation of the buildings and separation distance to neighbouring 
properties is considered to be satisfactory to protect the amenities of the neighbouring 
occupiers and the development would contribute towards the strategic objectives of 
reducing the carbon emissions of the borough.  
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The decision to GRANT planning permission has been taken having regard to the 
National Planning Policy Framework 2012, the policies and proposals in The London 
Plan 2015, the Harrow Core Strategy 2012 and the Development Management Policies 
Local Plan 2013, and to all relevant material considerations, and any comments received 
in response to publicity and consultation. 
 
CONDITIONS 
1 The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission.  
REASON: To comply with the provisions of Section 92 of the Town and Country 
Planning Act 1990. 
 
2 The development hereby permitted shall be carried out in accordance with the 
following documents and plans: 40017PN/PL020; 40017PN/PL021 Revision E; 
40017PN/PL022 Revision C; 40017PN/PL023 Revision B; 40017PN/PL024 Revision B; 
40017PN/PL025 Revision B; 40017PN/PL026 Revision B; 40017PN/SK101 Revision A; 
40017PN/SK102; 40017PN/SK103; Design and Access Statement Rev B; Planning 
Statement, dated December 2015; The Need for Private Retirement Housing in LB 
Harrow August 2015; Stakeholder Engagement Statement May 2015; Sequential Test 
December 2015; Sequential Test Addendum Report, April 2016; Affordable housing and 
viability report, dated December 2015; Flood risk assessment, Revision B; Flood 
Resilient Construction measures statement (40017PN/AJK/180316); Emergency River 
Bank Access Strategy, dated May 2016; Soil Gas Monitoring and Quantitative Risk 
Assessment, dated December 2013; Transport Statement, Revision B; Extended Phase 
1 Habitat Survey, Revision 1; Correspondence from planning issues, dated 7 March 
2016; Ecological Enhancement Plan, May 2016; Flood Emergency Evacuation Plan, 
March 2016; Environmental Site Assessment Report, October 2013; Arboricultural 
Assessment & Method Statement (15342-AA2-AS); 15342-BT2; 149_PP_300-A; 
149_PP_301-A.  
REASON: For the avoidance of doubt and in the interests of proper planning.  
 
3  No site works or development shall commence until details of the levels of the 
building(s), road(s) and footpath(s) in relation to the adjoining land and highway(s), and 
any other changes proposed in the level of the site or land adjacent (inclusive of 
retaining wall(s) structural detail), have been submitted to, and agreed in writing by the 
local planning authority. The development shall be carried out in accordance with the 
details so agreed. 
REASON:  To ensure that the works are carried out at suitable levels in relation to the 
highway and adjoining properties in the interests of the amenity of neighbouring 
residents, the appearance of the development, drainage, gradient of access and future 
highway improvement in accordance with Policies DM1 and DM42 of the Harrow 
Development Management Policies Local Plan (2013).  Details are required PRIOR TO 
THE COMMENCEMENT OF DEVELOPMENT. 
 
4  Notwithstanding the details shown on the approved drawings, the development 
hereby approved shall not progress beyond 150mm above ground level until samples of 
the materials (or appropriate specification) to be used in the construction of the external 
surfaces noted below have been submitted to, provided on site, and agreed in writing by, 
the local planning authority: 
a) facing materials for the building, including brickwork and spandrel detail; 
b) windows/ doors; 
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c) boundary fencing including all pedestrian/ access gates; 
d) external materials of the proposed bin, cycle and buggy storage; and,  
e) external seating 
 
The development shall be carried out in accordance with the details so agreed and shall 
be retained as such thereafter. 
REASON: To safeguard the appearance of the locality and to ensure a satisfactory form 
of development in accordance with policy 7.4B of The London Plan 2015, policy CS.1B 
of the Harrow Core Strategy and policy DM1 of the Development Management Policies 
Local Plan 2013. Details are required PRIOR TO THE COMMENCEMENT OF 
DEVELOPMENT BEYOND 150MM ABOVE GROUND LEVEL. 
 
5  Notwithstanding the details shown on the approved drawings, all windows in the flank 
elevations should: 
a) be of purpose-made obscure glass, 
b) be permanently fixed closed below a height of 1.7 metres above finished floor level, 
and shall thereafter be retained in that form. 
REASON: To ensure the development would not have any undue overlooking of the 
neighbouring properties, in accordance with policy DM1 of the Development 
Management Policies Local Plan 2013. 
 
6  Notwithstanding the details shown on the approved drawings, the development 
hereby permitted shall not progress beyond 150mm above ground level until there has 
been submitted to and approved in writing by the Local Planning Authority: 
i) detailed sections at metric scale 1:20 through all external reveals of the windows and 
doors on each of the elevations; 
ii) sections and elevations of the parapet detail and roofline of the proposed building 
The development shall be completed in accordance with the approved details and shall 
thereafter be retained. 
REASON: To enhance the appearance of the development and safeguard the character 
and appearance of the area, in accordance with policy 7.4.B of The London Plan 2015 
and policy DM1 of The Development Management Policies Local Plan 2013.  Details are 
required PRIOR TO THE COMMENCEMENT OF DEVELOPMENT BEYOND 150MM 
ABOVE GROUND LEVEL. 
 
7  Notwithstanding the details shown on the approved drawings, the development 
hereby approved shall not progress beyond 150mm above ground level until a scheme 
for inclusion of green roofs has been submitted to and agreed in writing by the Local 
Planning Authority. Thereafter the development shall be carried out in accordance with 
the approved scheme and any subsequent amendments shall be agreed in writing with 
the local planning authority. The scheme shall include planting details and extent of the 
green roof.  
REASON:  Green roofs will improve the biodiversity of the site and help to mitigate for 
the close proximity of the development to the River Pinn corridor. This condition is 
supported by the National Planning Policy Framework (NPPF), paragraph 109 which 
recognises that the planning system should aim to conserve and enhance the natural 
and local environment by minimising impacts on biodiversity and providing net gains in 
biodiversity where possible and policies DM11 and DM12 of the Development 
Management Policies Local Plan 2013. 
 
8  Prior to commencement of the development hereby permitted, a Travel Plan shall be 
submitted to, and approved in writing by the local planning authority. The travel plan 
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shall be implemented in accordance with the approved details from the commencement 
of the use on site and retained thereafter.   
REASON: To safeguard the amenities of neighbouring residents and to ensure that 
highway safety is not prejudiced in accordance with policies DM1 & DM42 of the Harrow 
Development Management Policies Local Plan (2013). 
 
9  The development hereby approved shall not progress beyond 150mm above ground 
level until a scheme for the hard and soft landscaping of the development, to include 
details of the planting, hard surfacing materials, raised planters and external seating, has 
been submitted to, and agreed in writing by, the local planning authority. Soft 
landscaping works shall include: planting plans (at a scale not less than 1:100), written 
specification of planting and cultivation works to be undertaken and schedules of plants, 
noting species, plant sizes and proposed numbers / densities and an implementation 
programme. The hard surfacing details shall include samples to show the texture and 
colour of the materials to be used and information about their sourcing/manufacturer. 
The hard and soft landscaping details shall demonstrate how they would contribute to 
privacy between the approved private amenity space and the public pedestrian footpath, 
and communal areas. The development shall be carried out in accordance with the 
scheme so agreed and shall be retained as such thereafter. 
REASON:  To ensure that the development makes provision for hard and soft 
landscaping which contributes to the creation of a high quality, accessible, safe and 
attractive public realm and to ensure a high standard of design, layout and amenity in 
accordance with policy 7.4B of The London Plan (2015), policy CS.1B of the Harrow 
Core Strategy (2012) and policy DM22 of The Development Management Policies Local 
Plan 2013. Details are required PRIOR TO THE COMMENCEMENT OF 
DEVELOPMENT BEYOND 150MM ABOVE GROUND LEVEL. 
 
10  All planting, seeding or turfing comprised in the approved details of landscaping shall 
be carried out in the first planting and seeding seasons following the occupation of the 
building, or the completion of the development, whichever is the sooner.  Any existing or 
new trees or shrubs which, within a period of 5 years from the completion of the 
development, die, are removed, or become seriously damaged or diseased, shall be 
replaced in the next planting season, with others of a similar size and species, unless 
the local authority agrees any variation in writing. 
REASON: To safeguard the appearance and character of the area, and to enhance the 
appearance of the development in accordance with policy DM22 of The Development 
Management Policies Local Plan 2013.   
 
11  Notwithstanding the details provided within the Arboricultural Assessment & Method 
Statement, no works or development shall take place until a site-specific Tree Protection 
Plan and Method Statement has been approved in writing by the LPA.  This scheme 
shall include: 
a) Plans showing the position, crown spread and Root Protection Area of every retained 

tree on site and on neighbouring or nearby ground to the site in relation to the 
approved plans and particulars. The positions of all trees to be removed shall be 
indicated on this plan. 

b) Details and positions of Tree Protection Barriers (identified separately where required 
for different phases of construction work (e.g. demolition, construction, hard 
landscaping). The Tree Protection Barriers must be erected prior to construction 
commencing and remain in place, and undamaged for the duration of development.   

c) Details of site access, construction access routes, storage area, site huts etc (to be 
shown on plan) 
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d) Details and positions of Ground Protection Zones, Construction Exclusion Zones, 
details of any no-dig methodology to be used in relation to installation of footpaths, 
driveways etc within RPA of retained trees 

e) Details of any special engineering required to accommodate the protection of 
retained trees in relation to proposed retaining walls in close proximity to existing 
retained trees 

f) Details of how the tree protection measures will be assessed before construction 
starts and how the tree protection (and any procedures described within approved 
arboricultural method statements) will be supervised during construction. 

REASON:  To ensure protections measures and put in place to protect the existing trees 
at the application site and on adjacent land in accordance with Policy DM22 of The 
Development Management Policies Local Plan 2013. Details are required PRIOR TO 
THE COMMENCEMENT OF DEVELOPMENT. 
 
12  Notwithstanding the approved plans, prior to construction of the development beyond 
150mm above ground level, details of privacy screens to be installed to all balconies and 
the proposed landscape buffer to proposed flat ‘30’ at fifth floor shall be submitted to and 
agreed in writing by, the local planning authority. The development shall be carried out in 
accordance with the details so agreed and shall be retained as such thereafter. 
REASON:  To ensure that the development achieves a high standard of amenity for 
future occupiers of this and the neighbouring buildings, in accordance with Policy 7.6 of 
the London Plan (2015) and Policy DM 1 of the Development Management Policies 
Local Plan (2013). Details are required PRIOR TO THE COMMENCEMENT OF 
DEVELOPMENT BEYOND 150MM ABOVE GROUND LEVEL. 
 
13  Prior to commencement of the development hereby permitted, a Construction 
Method Statement & Logistics Plan shall be submitted to, and approved in writing by, the 
local planning authority. The Method Statement shall provide for: 
a) detailed timeline for the phases and implementation of the development; 
b) demolition method statement; 
c) the parking of vehicles of site operatives and visitors; 
d) loading and unloading of plant and materials; 
e) storage of plant and materials used in constructing the development; 
f) measures to control the emission of dust and dirt during construction; and 
g) scheme for recycling/disposing of waste resulting from demolition and construction 

works. 
The development shall be carried out in accordance with the approved Method 
Statement & Logistics Plan, or any amendment or variation to it as may be agreed in 
writing by the local planning authority.  
REASON:  To minimise the impacts of construction upon the amenities of neighbouring 
occupiers, in accordance with Policy DM1 of the Local Plan, and to ensure that 
development does not adversely affect safety on the transport network in accordance 
with Policy 6.3 of the London Plan and Policy DM43 of the Local Plan. 
Details are required PRIOR TO COMMENCMENY OF DEVELOPMENT. 
 
14  Prior to occupation of the development hereby permitted, measures to minimise the 
risk of crime in a visually acceptable manner and meet the specific security needs of the 
development shall be installed in accordance with details to be submitted to and agreed 
in writing by the local planning authority.  Any such measures should follow the design 
principles set out in the relevant design guides published on the Secured by Design 
website: http://www.securedbydesign.com/guides/index.aspx.  
The development shall be carried out in accordance with the details so agreed and shall 
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be retained as such thereafter. 
REASON:  In the interests of creating safer and more sustainable communities and to 
safeguard amenity by reducing the risk of crime and the fear of crime, in accordance 
with Policy DM2 of the Harrow Development Management Plan (2013), and Section 17 
of the Crime & Disorder Act 1998. Details are required PRIOR TO OCCUPATION OF 
DEVELOPMENT. 
 
15  Notwithstanding the details within the submitted energy statement, prepared by 
NHBC, dated May 2016, prior to the commencement of development, a revised 
sustainability strategy shall be submitted to and agreed in writing by the LPA. The 
revised sustainability strategy shall demonstrate how the development hereby permitted 
will meet the 40% improvement on building regulations, as required by policy 5.1 of the 
London Plan 2015. The details approved shall be implemented as approved and 
retained thereafter 
REASON: To ensure the delivery of a sustainable development in accordance with 
National Planning Policy Framework, policies 5.2.B/C/D/E of The London Plan 2015, 
policy D12 of the Harrow Development Management Policies Local Plan 2015. 
 
16  Within 3 months (or other such period agreed in writing by the Local Planning 
Authority) of the first occupation of the development a post construction assessment 
shall be undertaken for each phase demonstrating compliance with the approved Energy 
Strategy and Sustainability Strategy which thereafter shall be submitted to the Local 
Planning Authority for written approval. 
REASON: To ensure the delivery of a sustainable development in accordance with 
National Planning Policy Framework, policies 5.2.B/C/D/E of The London Plan 2015, 
policy D12 of the Harrow Development Management Policies Local Plan 2015. 
 
17  The refuse bins shall be stored at all times in the designated refuse storage area, as 
shown on the approved drawing plans. 
REASON:  To enhance the appearance of the development and safeguard the character 
and appearance of the area, in accordance with policies 7.4.B of The London Plan 2015 
and policy DM1 of The Development Management Policies Local Plan 2013.   
 
18  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 policies 3.5 and 3.8 of The London 
Plan 2015, policy CS1.K of The Harrow Core Strategy 2012 and policies DM1 and DM2 
of the Development Management Policies Local Plan 2013.  
 
19  No persons under 60 years of age, with the exception of a partner living with them 
who is not less than 55 years of age, shall occupy any of the apartments hereby 
permitted unless otherwise agreed in writing by the local planning authority. 
REASON: To ensure the development continues to cater for those users requiring 
sheltered housing, and thereby maintaining an appropriate housing choice and offer in 
the borough, thereby according with policy 3.8 of The London Plan 2015 and policy 
DM29 of the Development Management Policies Local Plan 2013. 
 
20 No plant or machinery, including that from fume extraction, ventilation and air 
conditioning, which may be required by reason of granting this permission, shall be 
installed within the building without the prior written approval of the local planning 
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authority. Any approved plant or machinery shall be operated only in accordance the 
approved details. 
REASON: To ensure that the proposed development does not give rise to noise or odour 
nuisance to neighbouring residents, thereby according with policies 7.6B and 7.15B of 
The London Plan 2011 and policy DM1 of the Development Management Policies Local 
Plan 2013. 
 
21  The development permitted by this planning permission shall be carried out in 
accordance with the approved Flood Risk Assessment (FRA) Esso Service Station, 
Marsh Road, Pinner (Revision B) December 2015 and the following mitigation measures 
detailed within the FRA:  
Provision of compensatory flood storage measures detailed within the FRA.  
Provision of 24hour access to the watercourse via gate marked on drawing number 
40017PN/SK103 dated February 2015. A key/gate code must be provided to the 
Environment Agency to ensure 24 hour access.  
 
The mitigation measures shall be fully implemented prior to occupation and 
subsequently in accordance with the timing / phasing arrangements embodied within the 
scheme, or within any other period as may subsequently be agreed, in writing, by the 
local planning authority. 
REASON: To ensure that the development would not exacerbate the risk of flooding 
within the site or increase the risk and consequences of flooding elsewhereachieves, in 
accordance with policies 5.12B/C of The London Plan (2015), Core Policy CS1 U of 
Harrow Core Strategy (2012) and policies DM 9 and DM 10 of the Harrow Development 
Management Polices Local Plan (2013). 
 
22  Prior to the occupation of the development hereby permitted, additional details of a 
strategy for the provision of communal facilities for television reception (eg. aerials, 
dishes and other such equipment) shall be submitted to and approved in writing by the 
Local Planning Authority. Such details shall include the specific size and location of all 
equipment. The approved details shall be implemented prior to the first occupation of the 
building and shall be retained thereafter. No other television reception equipment shall 
be introduced onto the walls or the roof of the building without the prior written approval 
of the Local Planning Authority. 
REASON: In order to prevent the proliferation of individual television reception items on 
the building which would be harmful to the character and appearance of the building and 
the visual amenity of the area, thereby according with policy 7.4.B of The London Plan 
(2015) and policy DM1 of the Harrow Development Management Policies Local Plan 
2013. Details are required PRIOR TO OCCUPATION as the approval of details beyond 
this point would be likely to be unenforceable.  
 
23  The development hereby permitted shall not be commenced until an investigation 
and risk assessment, in addition to any assessment provided with the planning 
application, must be completed in accordance with a scheme to assess the nature and 
extent of any contamination on the site, whether or not it originates on the site. The 
contents of the scheme are subject to the approval in writing of the Local Planning 
Authority. The investigation and risk assessment must be undertaken by competent 
persons and a written report of the findings must be produced. The written report is 
subject to the approval in writing of the Local Planning Authority. The report of the 
findings must include:  
(i) a survey of the extent, scale and nature of contamination;  
(ii) an assessment of the potential risks to:  
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•  human health,  
•  property (existing or proposed) including buildings, crops, livestock, pets, woodland 

and service lines and pipes,  
•  adjoining land,  
•  groundwaters and surface waters,  
•  ecological systems,  
•  archeological sites and ancient monuments;  
(iii) an appraisal of remedial options, and proposal of the preferred option(s).  
This must be conducted in accordance with DEFRA and the Environment Agency’s 
‘Model Procedures for the Management of Land Contamination, CLR 11’. 
REASON: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with policy 5.21 of The London Plan 2015 and policy DM15 of the Harrow 
Development Management Polices Local Plan (2013). 
 
24  The development hereby permitted shall not be commenced until a detailed 
remediation scheme to bring the site to a condition suitable for the intended use by 
removing unacceptable risks to human health, buildings and other property and the 
natural and historical environment must be prepared, and is subject to the approval in 
writing of the Local Planning Authority. The scheme must include all works to be 
undertaken, proposed remediation objectives and remediation criteria, timetable of 
works and site management procedures. The scheme must ensure that the site will not 
qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in 
relation to the intended use of the land after remediation. 
REASON: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with policy 5.21 of The London Plan 2015 and policy DM15 of the Harrow 
Development Management Polices Local Plan (2013). 
 
25  The approved remediation scheme must be carried out in accordance with its terms 
prior to the commencement of development other than that required to carry out 
remediation, unless otherwise agreed in writing by the Local Planning Authority. The 
Local Planning Authority must be given two weeks written notification of commencement 
of the remediation scheme works. Following completion of measures identified in the 
approved remediation scheme, a verification report that demonstrates the effectiveness 
of the remediation carried out must be produced, and is subject to the approval in writing 
of the Local Planning Authority.  
REASON: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with policy 5.21 of The London Plan 2011 and policy DM15 of the Harrow 
Development Management Polices Local Plan (2013). 
 
26 In the event that contamination is found at any time when carrying out the approved 
development that was not previously identified it must be reported in writing immediately 
to the Local Planning Authority. An investigation and risk assessment must be 
undertaken in accordance with the requirements of condition 1, and where remediation 
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is necessary a remediation scheme must be prepared in accordance with the 
requirements of condition 12, which is subject to the approval in writing of the Local 
Planning Authority.  
Following completion of measures identified in the approved remediation scheme a 
verification report must be prepared, which is subject to the approval in writing of the 
Local Planning Authority in accordance with condition 13. 
REASON: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with policy 5.21 of The London Plan 2011 and policy DM15 of the Harrow 
Development Management Polices Local Plan (2013). 
 
27 A monitoring and maintenance scheme to include monitoring the long-term 
effectiveness of the proposed remediation over a period of 5 years, and the provision of 
reports on the same must be prepared, both of which are subject to the approval in 
writing of the Local Planning Authority.  
Following completion of the measures identified in that scheme and when the 
remediation objectives have been achieved, reports that demonstrate the effectiveness 
of the monitoring and maintenance carried out must be produced, and submitted to the 
Local Planning Authority.  
This must be conducted in accordance with DEFRA and the Environment Agency’s 
‘Model Procedures for the Management of Land Contamination, CLR 11’.  
REASON: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with policy 5.21 of The London Plan 2015 policy DM15 of the Harrow 
Development Management Polices Local Plan (2013). 
 
INFORMATIVES: 
1 The following policies are relevant to this decision: 
 
National Planning Policy Practice Guidance (2012) 
 
The London Plan (consolidated with alterations since 2011) (2015)  
3.3 Increasing Housing Supply  
3.5 Quality and Design of Housing Developments  
3.8 Housing Choice  
3.9 Mixed and balanced communities  
3.11 Affordable Housing Targets  
3.12 Negotiating affordable housing on individual private residential and mixed use 
schemes  
3.13 Affordable Housing Thresholds  
5.2 Minimising Carbon Dioxide Emissions  
5.3 Sustainable Design and Construction  
5.12 Flood Risk Management  
5.13 Sustainable Drainage  
6.3 Assessing Effects of Development on Transport Capacity  
6.9 Cycling  
6.13 Parking  
7.1Building London’s Neighbourhoods and Communities  
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7.2 An Inclusive Environment  
7.3 Designing Out Crime  
7.4 Local Character  
7.5 Public Realm  
7.6 Architecture  
7.19 Biodiversity and Access to Nature  
 
Harrow Core Strategy 2012  
Core Policy CS 1 – Overarching Policy Objectives  
 
Harrow Development Management Polices Local Plan (2013)  
Policy DM 1 – Achieving a High Standard of Development Policy  
DM 2 – Achieving Lifetime Neighbourhoods Policy  
DM 9 - Managing Flood Risk Policy  
DM 10 – On Site Water Management and Surface Water Attenuation  
Policy DM 11 – Protection and Enhancement of River Corridors and Watercourses  
Policy DM 12 – Sustainable Design and Layout  
Policy DM15 – Prevention and Remediation of Contaminated Land  
Policy DM 20 – Protection of Biodiversity and Access to Nature  
Policy DM 21 –Enhancement of Biodiversity and Access to Nature  
Policy DM 22 – Trees and Landscaping  
Policy DM 23 – Streetside Greenness and Forecourt Greenery  
Policy DM 24 – Housing Mix  
Policy DM 27 – Amenity Space Policy  
Policy DM 42 – Parking Standards  
Policy DM 44 - Servicing  
Policy DM 45 – Waste Management 
 
Relevant Supplementary Documents  
Supplementary Planning Document – Access for All (2006)  
Supplementary Planning Document: Sustainable Building Design (2010)  
Supplementary Planning Document – Residential Design Guide (2010)  
Supplementary Planning Document - Accessible Homes (2010)  
Mayor Of London, Housing Supplementary Planning Guidance (November 2012)  
Code of Practice for Storage and Collection of Refuse and Materials for Recycling in 
Domestic Properties (2008). 
 
2  CONSIDERATE CONTRACTOR CODE OF PRACTICE 
The applicant's attention is drawn to the requirements in the attached Considerate 
Contractor Code of Practice, in the interests of minimising any adverse effects arising 
from building operations, and in particular the limitations on hours of working. 
 
3  PARTY WALL ACT: 
The Party Wall etc. Act 1996 requires a building owner to notify and obtain formal 
agreement from adjoining owner(s) where the building owner intends to carry out 
building work which involves: 
1. work on an existing wall shared with another property; 
2. building on the boundary with a neighbouring property; 
3. excavating near a neighbouring building, 
and that work falls within the scope of the Act. 
Procedures under this Act are quite separate from the need for planning permission or 
building regulations approval. 
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“The Party Wall etc. Act 1996: Explanatory booklet” is available free of charge from: 
Communities and Local Government Publications, PO Box 236, Wetherby, LS23 7NB  
Please quote Product code: 02 BR 00862 when ordering 
Also available for download from the CLG website: 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/133214.pdf 
Tel: 0870 1226 236 Fax: 0870 1226 237 
Textphone: 0870 1207 405 
E-mail: communities@twoten.com 
 
4  COMPLIANCE WITH PLANNING CONDITIONS 
IMPORTANT: Compliance With Planning Conditions Requiring Submission and 
Approval of Details Before Development Commences 
- You will be in breach of planning permission if you start development without complying 
with a condition requiring you to do something before you start.  For example, that a 
scheme or details of the development must first be approved by the Local Planning 
Authority. 
- Carrying out works in breach of such a condition will not satisfy the requirement to 
commence the development within the time permitted. 
- Beginning development in breach of a planning condition will invalidate your planning 
permission. 
- If you require confirmation as to whether the works you have carried out are 
acceptable, then you should apply to the Local Planning Authority for a certificate of 
lawfulness. 
 
5  INFORMATIVE:  
Please be advised that approval of this application (either by Harrow Council, or 
subsequently by PINS if allowed on Appeal following a Refusal by Harrow Council) will 
attract a liability payment of £73,885.00 of Community Infrastructure Levy.  This charge 
has been levied under Greater London Authority CIL charging schedule and s211 of the 
Planning Act 2008. 
Harrow Council as CIL collecting authority on commencement of development will be 
collecting the Mayoral Community Infrastructure Levy (CIL).  
Your proposal is subject to a CIL Liability Notice indicating a levy of £73,885.00 for the 
application, based on the levy rate for Harrow of £35/sqm and the stated increase in 
floorspace of 2,111sqm 
   
You are advised to visit the planningportal website where you can download the 
appropriate document templates. 
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil 
 
6  INFORMATIVE: 
Harrow has a Community Infrastructure Levy which will apply Borough wide for certain 
uses of over 100sqm gross internal floor space. The CIL has been examined by the 
Planning Inspectorate and found to be legally compliant. It will be charged from the 1st 
October 2013. Any planning application determined after this date will be charged 
accordingly. 
Harrow's Charges are: 
 
Residential (Use Class C3) - £110 per sqm; 
Hotels (Use Class C1), Residential Institutions except Hospitals, (Use Class C2), 
Student Accommodation, Hostels and HMOs (Sui generis)-  £55 per sqm; 
Retail (Use Class A1), Financial & Professional Services (Use Class A2), Restaurants 

http://www.communities.gov.uk/documents/planningandbuilding/pdf/133214.pdf
mailto:communities@twoten.com
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/ci
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and Cafes (Use Class A3) Drinking Establishments (Use Class A4) Hot Food 
Takeaways (Use Class A5) - £100 per sqm 
All other uses - Nil. 
 
The Harrow CIL contribution for this development is £116,105.00 
 
7  INFORMATIVE: 
A yellow Site Notice relating to this planning application describing the development and 
alerting interested parties of the development has been placed in the vicinity of the 
application site. You should now REMOVE this Site Notice. 
 
8  INFORMATIVE: 
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_n
umbering 
 
9  INFORMATIVE: 
The proposed development site appears to have been the subject of past industrial 
activity which poses a high risk of pollution to controlled waters. We are however unable 
to provide detailed site-specific advice relating to land contamination issues at this site 
and recommend that you consult with your Environmental Health / Environmental 
Protection Department for further advice. Where necessary we would advise that you 
seek appropriate planning conditions to manage both the risks to human health and 
controlled waters from contamination at the site. This approach is supported by 
Paragraph 109 of the National Planning Policy Framework. We recommend that 
developers should: 1. Follow the risk management framework provided in CLR11, Model 
Procedures for the Management of Land Contamination, when dealing with land affected 
by contamination. 2. Refer to the Environment Agency Guiding principles for land 
contamination for the type of information that is required in order to assess risks to 
controlled waters from the site. The Local Authority can advise on risk to other receptors, 
such as human health. 3. Refer to the contaminated land pages on GOV.UK for more 
information. The CLAIRE Definition of Waste: Development Industry Code of Practice 
(version 2) provides operators with a framework for determining whether or not 
excavated material arising from site during remediation and/or land development works 
are waste or have ceased to be waste. Under the Code of Practice:  
• excavated materials that are recovered via a treatment operation can be re-used on-

site providing they are treated to a standard such that they fit for purpose and unlikely 
to cause pollution  

• treated materials can be transferred between sites as part of a hub and cluster 
project  

• some naturally occurring clean material can be transferred directly between sites. 
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Developers should ensure that all contaminated materials are adequately characterised 
both chemically and physically, and that the permitting status of any proposed on site 
operations are clear. If in doubt, the Environment Agency should be contacted for advice 
at an early stage to avoid any delays. The Environment Agency recommends that 
developers should refer to:  
• the Definition of Waste: Development Industry Code of Practice on the CL:AIRE 

website and;  
• The Environmental regulations page on GOV.UK. 
Contaminated soil that is, or must be, disposed of is waste. Therefore, its handling, 
transport, treatment and disposal are subject to waste management legislation, which 
includes:  
• Duty of Care Regulations 1991  
• Hazardous Waste (England and Wales) Regulations 2005  
• Environmental Permitting (England and Wales) Regulations 2010  
• The Waste (England and Wales) Regulations 2011  
 
Developers should ensure that all contaminated materials are adequately characterised 
both chemically and physically in line with British Standard BS EN 14899:2005 
'Characterization of Waste - Sampling of Waste Materials - Framework for the 
Preparation and Application of a Sampling Plan' and that the permitting status of any 
proposed treatment or disposal activity is clear. If in doubt, the Environment Agency 
should be contacted for advice at an early stage to avoid any delays.  
If the total quantity of waste material to be produced at or taken off site is hazardous 
waste and is 500kg or greater in any 12 month period the developer will need to register 
with us as a hazardous waste producer. Refer to the Hazardous Waste pages on 
GOV.UK for more information. 
 
Plan Nos: 40017PN/PL020; 40017PN/PL021 Revision E; 40017PN/PL022 Revision C; 
40017PN/PL023 Revision B; 40017PN/PL024 Revision B; 40017PN/PL025 Revision B; 
40017PN/PL026 Revision B; 40017PN/SK101 Revision A; 40017PN/SK102; 
40017PN/SK103; Design and Access Statement Rev B; Planning Statement, dated 
December 2015; The Need for Private Retirement Housing in LB Harrow August 2015; 
Stakeholder Engagement Statement May 2015; Sequential Test December 2015; 
Sequential Test Addendum Report, April 2016; Affordable housing and viability report, 
dated December 2015; Flood risk assessment, Revision B; Flood Resilient Construction 
measures statement (40017PN/AJK/180316); Emergency River Bank Access Strategy, 
dated May 2016; Soil Gas Monitoring and Quantitative Risk Assessment, dated 
December 2013; Transport Statement, Revision B; Extended Phase 1 Habitat Survey, 
Revision 1; Correspondence from planning issues, dated 7 March 2016; Ecological 
Enhancement Plan, May 2016; Flood Emergency Evacuation Plan, March 2016; 
Environmental Site Assessment Report, October 2013; Arboricultural Assessment & 
Method Statement (15342-AA2-AS); 15342-BT2; 149_PP_300-A; 149_PP_301-A. 
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GREENHILL SERVICE STATION, MARSH ROAD, PINNER 
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ITEM NO: 1/02 
  
ADDRESS: WHITCHURCH PLAYING FIELDS, WEMBOROUGH ROAD, 

STANMORE 
  
REFERENCE: P/4910/15 
  
DESCRIPTION: THE ERECTION OF A THREE STOREY BUILDING FOR USE AS A 

SCHOOL WITH DETACHED SPORTS HALL/COMMUNITY 
CHANGING BLOCK, HARD AND SOFT LANDSCAPING, SPORTS 
PITCHES AND MULTI-USE GAMES AREAS (MUGA), HARD AND 
SOFT PLAY AREAS, PARKING, BIN STORAGE AND BOUNDARY 
TREATMENT 

  
WARD: BELMONT 
  
APPLICANT: BOWMER & KIRKLAND / EDUCATION FUNDING AGENCY 
  
AGENT: DPP PLANNING 
  
CASE OFFICER: PETER BARRON 
  
EXPIRY DATE: 18TH JANUARY 2016 
  
  
RECOMMENDATION A 
 
GRANT planning permission subject to: 
i) conditions; and 
ii) the completion of a section 106 Planning Obligation; 
 
by 31st August 2016 or such extended period as may be authorised by the Divisional 
Director in consultation with the Chairman of the Planning Committee. Authority to be 
given to the Divisional Director of Regeneration, Enterprise and Planning, in consultation 
with the Director of Legal and Governance Services, for the sealing of the section 106 
Planning Obligation and to agree any minor amendments to the conditions, informatives, 
drawing numbers and the Planning Obligation terms. The proposed section 106 Planning 
Obligation Heads of Terms cover the following matters: 
 
a) The developer to enter into a section 278 Agreement to secure highways 

improvements to the Wemborough Road/Whitchurch Lane/Marsh Lane/Honeypot 
Lane junction and (if necessary) agree interim arrangements for safe crossing at 
the junction 

b) Community Use Agreement to be implemented 
c) Implementation of the Green Travel Plan 
d) Undertaking that the applicant will work with Harrow Council on relevant mitigation 

works or promotional activities that would contribute to air quality improvement 
outcomes in the area of the site 

e) contribution of £40,000 to fund publicly accessible sport and recreation 
infrastructure and improvements within the site 
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RECOMMENDATION B 
That if, by 31st August 2016, or such extended period as may be authorised, the section 
106 Planning Obligation is not completed, then delegate the decision to the Divisional 
Director of Planning to REFUSE planning permission for the appropriate reason. 
1. The proposed development, in the absence of a Planning Obligation to (i) fund the 

provision of infrastructure directly related to the development and (ii) secure necessary 
agreements and commitments in relation to the development, would fail to mitigate the 
impact of the development upon infrastructure and the wider area, contrary to the 
National Planning Policy Framework, Policies 3.19, 6.3, 7.14 and 8.2 of the London 
Plan (2015), Policies CS 1 G and Z of the Harrow Core Strategy (2012) and Policies 
DM 43, DM 46 and DM 50 of the Local Plan (2013), and the provisions of the Harrow 
Planning Obligations supplementary planning document. 

 
INFORMATION:  
Details of this application were reported to the Planning Committee on 17th February 
2016. As modified in the addendum information, the Divisional Director’s recommendation 
to the Committee was to grant planning permission subject to: 
i) referral to the National Planning Casework Unit should Sport England’s holding 

objection not be withdrawn; 
ii) referral to the Greater London Authority (GLA); 
iii) conditions; and 
iv) the completion of a section 106 Planning Obligation. 
 
The reported Heads of Terms for the section 106 Planning Obligation, as modified in the 
addendum information, were as set out under Recommendation A above.  
 
A copy of the application report and addendum information presented to the 17th February 
meeting of the Committee is attached to this report at Appendix A. 
 
The Planning Committee, at its meeting on 17th February 2016, unanimously resolved to 
grant the application subject to the completion of a section 106 Planning Obligation and 
referral back to the Planning Committee, in relation specifically to the Travel Plan and the 
Community Use Agreement, by 31st August 2016. 
 
The application was reported back to the Planning Committee on 25th May 2016. At that 
meeting, the Committee resolved to defer the application to enable the traffic 
management issues associated with the proposal to be referred to the Council’s Traffic 
and Road Safety Advisory Panel (TARSAP). A special meeting of TARSAP has been 
arranged for 27th June 2016. TARSAP’s findings will be reported to this 29th June meeting 
of the Planning Committee as addendum information. 
 
The following report replicates that reported to the Planning Committee on 25th May, 
incorporating the addendum information reported to that meeting. 
 
Statutory Return Type: Largescale Major Development 
Council Interest: Yes 
Gross Existing Floorspace (GIA): not known1 

Net Proposed Floorspace: 9,285 square metres 
GLA CIL (provisional): Nil2 

                                            
1 There is an existing pavilion building on the site which it is proposed to demolish. The floorspace of the 
building, which is derelict, is not known. 
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Harrow CIL (provisional): Nil3 
 
Site Description 
• see report to Planning Committee 17th February 2016 (Appendix A) 
 
Proposal Details 
• see report to Planning Committee 17th February 2016 (Appendix A) 

 
Relevant History 
• see report to Planning Committee 17th February 2016 (Appendix A) 
 
Additional Documents Submitted by the Applicant 
• Highways and Transport Briefing Note March 2016 
• Eco Green Roofs specification and drawing numbered 29800 
• Email dated 11th April 2016 (detailing brown roof costings calculated by Bowmer and 

Kirkland) 
• Drawing number L-1439-PRP-005 (Trees to be retained and removed) 
• Drawing number L-1439-SKP-028 (Additional tree planting) 
• Energy Statement Rev D dated 29th April 2016, drawing numbered 000-PE-01-03-DR-

A-0104 Rev. P05; BRUKL Output Documents 
 
Advertisement & Site Notices 
• see report to Planning Committee 17th February 2016 (Appendix A) 

 
Notification Responses 
Supports: 220 representations were noted in the report to Planning Committee on 17th 
February 2016, a further 367 were reported on the addendum and a further 55 were 
reported verbally at the meeting. A further 13 representations (12 in the report and 1 in 
the addendum information) were reported to the Planning Committee on 25th May 2016, 
bringing the total number of representations in support of the proposal to 655. Additional 
issue raised as follows: 
• contrary to the Council’s records I have never sent an e-mail or letter of support in 

connection with this application 
 
Objections: 52 representations were noted in the report to Planning Committee on 17th 
February 2016, a further 59 were reported on the addendum and a further 14 were 
reported verbally at the meeting. A further 10 representations (7 in the report and 3 in the 
addendum information) were reported to the Planning Committee on 25th May 2016 
bringing the total number of representations objecting to the proposal to 135. Additional 
issues raised as follows: 
 
• Alternative site at junction of Marsh Lane & Wemborough Road should be considered 

– this would eliminate the transport problems; council tax will be withheld to reflect site 
maintenance cost savings to council and loss of green space to residents; small space 
left over for residents is a joke; school has ignored Councillors and residents’ 
concerns; submitted report by transport consultants is woefully inadequate with no 
sensible conclusions; the application should be adjourned to allow a rethink of 
highways and transport solutions; assume the council have commissioned their own 

                                                                                                                                                  
2 The Mayor of London’s CIL includes an exemption for development “…wholly or mainly for the provision of 
education as a school or college under the Education Acts or as an institution of higher education. 
3 The Harrow CIL does not apply to development for uses falling within Classes D1 or D2. 
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experts to alleviate traffic chaos of three schools; location of the school makes any 
acceptable traffic solution or traffic plan extremely hard to succeed; staggering start 
and finish times will extend period of congestion – financial penalties in S106 if targets 
not met?; widening junction do not show sufficient details or measurements; road 
junction would speed traffic and would cause traffic congestion further along the road; 
double yellow lines should be positioned from Winton Gardens up to the traffic lights; 
students to the school should not be allowed to use cars; traffic pollution; S106 monies 
should be used that would increase public use of the fields rather than junction 
widening; boundary fences should be built 2 m from neighbours boundary; area 
around the pavilion should be part of the open space for public use; EIA should be 
carried out after school has been built; suggest that before final approval is given a 
public meeting should take place to present application to residents; artificial lighting 
and public address system will result in intensively used sports pitch harming amenity 
and health of residents; field south of Edgware Brook will have 3 football pitches 
leaving little for informal public use; no further expansion of the school beyond 1300 to 
be permitted; design should be reconsidered regarding brown roof/sedum roof; loss of 
trees will set a precedent. 

 
Consultation Responses 
The following additional responses from consultees were reported to the Planning 
Committee as addendum information on 25th May 2016: 
 
LBH Environmental Health Officer: I confirm the dust management risk assessment and 
plan, including NRMM [non-road mobile machinery], are now satisfactory. 
 
LBH Travel Planner: I have read through the plan and approve the additions included. I 
visited Avanti School on Wednesday and they are fully supportive of working with the 
other schools on traffic issues. We have agreed to approach the Stanburn and 
Whitchurch in September, with a view to establishing termly meetings starting towards the 
end of the Spring Term 2017. 
 
LBH Highways Authority: We will raise the question of bus termination at Edgware with 
our contacts at TfL but we won’t be able to give a decision by committee. With regard to 
the figures set out in the briefing note, the consultant has used a widely recognised 
method of assessment and we are confident that the figures reflect the outputs 
demonstrated. The meaning of the figures is described in the technical note, however 
officers of the Traffic team would be happy to meet any members of the Planning 
committee to discuss this separately should they wish at a mutually convenient time. 
 
APPRAISAL 
The main and other considerations relevant to this application are as set out in the report 
to the Planning Committee and associated addendum dated 17th February 2016 
(Appendix A). This report updates Members on progress relating to the completion of the 
Planning Obligation, in relation specifically to the Travel Plan and the Community Use 
Agreement, and addresses other matters relating to the application recommendation to 
the Planning Committee on 17th February. 
 
Planning Obligation 
A draft of the section 106 Planning Obligation has been prepared, based on the heads of 
terms set out in the officers’ report and as amended in the addendum to the Planning 
Committee on 17th February, and is currently undergoing scrutiny and refinement as 
necessary between the Council’s and the applicant’s legal representatives. The Council’s 
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legal representative has advised that the conclusion of the necessary legal work and the 
completion of the Planning Obligation may take slightly longer than originally envisaged. 
Whilst every effort will continue to be made to complete the Obligation by 31st July, it is 
considered prudent to extend the deadline imposed by the Planning Committee at the 17th 
February meeting by one month, to 31st August. Such a deadline extension is, therefore, 
recommended. 
 
Travel Plan 
A draft school Travel Plan was submitted with the planning application. As was reported4 
to the Committee at the 17th February meeting, the Plan targets gold standard against the 
TfL STARS accreditation criteria and is considered by the Highway Authority to be 
underpinned by a comprehensive and deliverable action plan. 
 
In accordance with the Committee’s wishes for a continuing dialogue, pursuant to 
securing the optimum package of measures to mitigate the highways and transport 
impacts of the development, officers met with the applicant on 1st March. Following that 
meeting, the applicant’s transport planning consultant has issued a briefing note, a copy 
of which is appended to this report (Appendix B). In summary, the briefing note provides 
the following information/clarification: 
• transport assessment modelling reveals that the overall performance of the 

Wemborough Road/Abercorn Road/St. Andrew’s Drive junction would not be improved 
by replacement of the existing roundabout with an optimised signal controlled junction; 

• there would be one school minibus with a capacity to carry 50 pupils and would make 
3 trips in each of the AM & PM periods (i.e. 150 pupils each way); 

• TfL has confirmed the availability of Mayor of London funds for an additional AM & PM 
bus peak service to serve the school, likely to be on the 186 bus route; 

• the local Highway Authority will investigate the option of controlling commuter/long 
stay parking in the Whitchurch Playing Fields public car park; and 

• the Travel Plan will be updated to include the additional 186 bus route capacity and a 
commitment to termly meetings with neighbouring schools to co-ordinate travel issues 
and traffic marshalling, but that the 9% target for modal split by car is already 
ambitious and be retained as originally proposed; and 

 
It is therefore recommended that the updated version of the school Travel Plan (April 
2016) addressing the matters in the final bullet point above, be accepted and given effect 
through the section 106 Planning Obligation. A copy of the updated Travel Plan is 
appended to this report (Appendix C). Furthermore, an additional condition is proposed 
as a safeguard against the potential highways and transport impacts of any future school 
expansion – please refer to the conditions section of this report (below). 
 
In relation to the minibus service the following details are added: 
• The minibus service will be provided by a private operator, most likely the same 

operator as currently used at the Avanti site in Pinner. Testing would be undertaken to 
confirm the timing / routing of the minibus and a consultation evening held with parents 
to agree these details. 

• The service will be charged for - currently parents pay the operator directly.  
• Demand will be monitored through the Travel Plan and additional buses provided if 

demand goes up.  
• Exact pick-up points will be confirmed based on 2017/2018 home postcodes when 

                                            
4 See page 110 of the published report to Planning Committee on 17th February 2016. 
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available, but there are currently pick-up points throughout Kenton / Queensbury / 
Kingsbury. Parents will be consulted on pick-up locations 

 
Community Use Agreement 
Council officers have been separately working to progress to completion a Community 
Use Agreement that would secure controlled access for the community to the school’s 
sports hall and outdoor sports facilities. As with the Travel Plan, the final version will be 
given effect through the section 106 Planning Obligation. 
 
Sport England 
As was reported verbally by officers at the 17th February meeting, Sport England has 
withdrawn its objection confirming that, subject to additional conditions (proposed in the 
addendum to the 17th February meeting), it is satisfied that the proposed development 
meets its policy exceptions [for development on playing fields] as follows: 
• Policy Exception E4: ‘The playing field or playing fields, which would be lost as a result 

of the proposed development, would be replaced by a playing field or playing fields of 
an equivalent or better quality and of equivalent or greater quantity, in a suitable 
location and subject to equivalent or better management arrangements, prior to the 
commencement of development’; and 

• Policy Exception E5: ‘The proposed development is for an indoor or outdoor sports 
facility, the provision of which would be of sufficient benefit to the development of sport 
as to outweigh the detriment caused by the loss of the playing field or playing fields’. 

 
Accordingly, it has not been necessary to refer the application to the National Planning 
Casework Unit. 
 
Referral to the Mayor of London  
On 3rd May 2016 confirmation was received that the Mayor of London is content for 
Harrow Council to determine the application and that he does not wish to direct refusal. 
 
During the course of the Mayoral referral, Greater London Authority (GLA) officers 
requested the submission of a revised Energy Statement to demonstrate, using 
methodology compliant with GLA energy planning guidance, that the proposal would meet 
the London Plan carbon dioxide reduction target. A revised Energy Statement and 
associated documents/drawing have been submitted and GLA officers have confirmed 
that they are satisfied with this. 
 
The GLA officers’ report notes that 4 letters and a petition (30 signatories) objecting to the 
proposed development were sent directly to the Mayor. These are addressed in the GLA 
officers’ report and would have been taken into account by the Mayor in reaching his 
decision not to call-in the application or direct refusal. 
 
Conditions 
 
Construction Impacts Management Plans 
The report to Planning Committee of 17th February 2016 recommended that planning 
permission be granted subject to a number of conditions, and further conditions were 
recommended in the addendum. Prior to the Committee, in order to expedite the progress 
of this development project, the applicant submitted an acceptable Construction and 
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Logistics Plan. The relevant pre-commencement condition5 was amended, in the 
addendum, to reflect this. 
 
Two of the other pre-commencement conditions6 require the approval of a Dust, Noise 
and Vibration Management Plan and of a Demolition and Construction Waste 
Management Plan. Details pursuant to these conditions have been submitted by the 
applicant and dialogue with the Council’s Environmental Health Officer, as regards their 
acceptability, is underway. The outcome of this dialogue and a recommendation as to the 
acceptability of the details submitted, will be reported to the Committee as addendum 
information. 
 
Brown Roof Feasibility 
A progression point condition7 requires details for the provision of appropriate biodiversity 
planting on roofs within the development to be agreed, unless it is demonstrated to the 
satisfaction of the local planning authority that such a ‘brown roof’ is not feasible and/or 
practical. 
 
Pursuant to the condition, the applicant submitted a letter from the project’s senior 
contract manager stating that the provision of a ‘brown roof’ would add sufficient weight to 
the load of the building as to necessitate enhancements to the structural specifications of 
the proposed development, and so add an estimated £400,000 to the construction cost. 
At officers’ request, the applicant provided further information as to the specification of 
‘brown roof’ investigated and a breakdown of the specific components of the additional 
£400,000 cost. GLA officers were asked to comment on the submissions, following which 
it was accepted that the provision of a full ‘brown roof’ is not feasible in this instance. 
 
Finally, as an alternative that would still have some biodiversity value, the possibility of a 
lightweight sedum roof was suggested to the applicant. In response the applicant states 
that even this would require structural redesign with associated additional costs and 
delays in the delivery of the school, and points out that the development would create new 
and enhanced habitat features on the site in other ways. 
 
Tree Retention 
It came to light in early April that a number of trees/existing planting to the west of the 
derelict pavilion building had recently been removed. None of the trees removed are the 
subject of a Tree Preservation Order but they were identified on the drawing L-I439-PRP-
005 Rev. 07 (trees to be retained and removed). 
 
The matter has been raised with the applicant who has apologised for the inadvertent 
removal of the trees. A revised version trees to be retained and removed drawing has 
been submitted along with a new drawing showing indicative proposals for replacement 
planting. As a result it will be necessary to amend conditions8 relating to the agreement of 
details of the proposed swale in relation to retained trees and to the agreement of new 
landscaping details. 
 

                                            
5 Condition numbered 5 in the published report to Planning Committee on 17th February 2016. 
6 Conditions numbered 3 (dust, noise and vibration management plan) and 4 (demolition and construction 
waste management plan) in the published report to Planning Committee on 17th February 2016. 
7 Condition numbered 7 (biodiversity on roofs) in the published report to Planning Committee on 17th February 
2016. 
8 Conditions numbered 13 (alignment of the swale) and 14 (landscaping details) in the published report to 
Planning Committee on 17th February 2016. 



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

60 
 

Correction of Errors 
Due to typographical issues, the text of a number of conditions9 in the published report to 
Planning Committee of 17th February was erroneously cut short. Furthermore, a 
condition10 requiring a noise management plan is duplicated whilst another condition11, 
restricting the hours of use of the outdoor sport facilities, erroneously refers to an evening 
limit of 22:00 hours, at odds with the limit of 21:00 hours recommended by the Council’s 
Environmental Health Officer12. It is therefore considered necessary to amend the 
affected conditions to correct these errors. 
 
Additional Conditions 
Policy DM 43 B of the Development Management Policies Local Plan (2013) gives effect 
to the strategic transport policies in the London Plan (2015) and the Harrow Core Strategy 
(2012) by requiring proposals for major development to satisfactorily mitigate transport 
impacts, including through the preparation and implementation of travel plans. 
 
The transport assessment of the subject proposal, and the resulting travel plan measures, 
are predicated on the impacts associated with the school at full capacity of 1,260 pupils 
and the proposed staggered start and finish times as set out in the travel plan. The travel 
plan would be secured and enforceable via the section 106 Planning Obligation and the 
proposed staggered start and finish times would be secured by condition13. However, as a 
safeguard against any future school expansion to increase pupil numbers and, therefore, 
to potentially increase the highways and transport impacts beyond those assessed and 
mitigated as part of this planning application, it is considered necessary and reasonable to 
cap pupil numbers as a condition of planning permission. To provide the school with a 
small amount of flexibility to accommodate bulge years, it is recommended that a cap of 
1,300 pupils should be imposed. 
 
As noted in the relevant sections of the report to Planning Committee of 17th February 
2016, the site is on land designated as open space in the Local Plan, parts are subject to 
fluvial and surface water flood risk, a number of trees are the subject of Tree Preservation 
Orders and parts of the site are of recognised local biodiversity value. Furthermore, the 
development the subject of this planning application incorporates measures within the 
curtilage of the proposed buildings for sustainable drainage and nature conservation, 
whilst other parts of the site are to be retained as playing fields for the school and 
controlled community access. 
 
Part 7 (to Schedule 2) of The Town and Country Planning (General Permitted 
Development) (England) Order 2015 includes a range of permitted development rights for 
non-domestic premises. Class M of that part allows for the erection, extension and 
alteration of school (and other) buildings subject to certain limitations and conditions, 
whilst Class N allows for the provision and replacement of hard surfaces within the 
curtilage of school (and other) buildings again subject to certain limitations and 
restrictions. Having regard to the relevant sections of the NPPF and the relevant policies14 

                                            
9 Conditions numbered 10 (materials details), 12 (SUDS maintenance) and 13 (alignment of the swale) in the 
published report to Planning Committee on 17th February 2016. 
10 Conditions numbered 18 and 21 in the published report to Planning Committee on 17th February 2016. 
11 Condition numbered 26 (hours of use) in the published report to Planning Committee on 17th February 
2016. 
12 See page 114 of the published report to Planning Committee on 17th February 2016. 
13 See the proposed new condition reported as addendum information to Planning Committee on 17th 
February 2016. 
14 Refer to the relevant sections of the report to Planning Committee of 17th February 2016. 
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of the London Plan and Local Plan as they relate to the site constraints and proposal 
described above, it is considered necessary and reasonable to control what would 
otherwise be permitted development under Classes M and N of Part 7 (to Schedule 2) of 
the Order or any equivalent provisions in any replacement Order. An additional condition 
to this effect is, therefore, also recommended. 
 
Summary of Changes to Recommended Conditions 
In view of the above and on the expectation that agreement can be reached prior to the 
Committee’s meeting on 27th May (this will be confirmed as addendum information) it is 
considered that the previously published conditions relating to the requirement for a Dust, 
Noise and Vibration Management Plan and a Demolition and Construction Waste 
Management Plan should be amended to reflect the receipt of acceptable details in these 
two regards. Minor amendments to other conditions can correct the identified errors in the 
originally published list of conditions and can ensure that the recent inadvertent removal 
of trees from the site are taken into account and remediated. The applicant has 
demonstrated that a ‘brown roof’ is not feasible in this instance and it is therefore also 
recommended that this condition can now be dropped. Two new conditions are 
recommended for the reasons set out above. 
 
A full list of the recommended conditions, re-ordered where necessary to reflect these 
changes/additions and the changes/additions published in the addendum to the 17th 
February meeting, together with an updated list of drawings and documents to be 
approved, is provided at the end of this report. 
 
Equalities Impact  
• see report to Planning Committee of 17th February 2016 (Appendix A); the additional 

information and matters set out in this report are not considered to alter the previous 
findings in terms of equalities impact 

 
Human Rights Act 
• see report to Planning Committee of 17th February 2016 (Appendix A); the additional 

information and matters set out in this report are not considered to alter the previous 
findings in terms of the Human Rights Act 

 
S17 Crime & Disorder Act 
• see report to Planning Committee of 17th February 2016 (Appendix A); the additional 

information and matters set out in this report are not considered to alter the previous 
findings in terms of the Crime and Disorder Act 

 
Consultation Responses 
In response to the additional consultation responses identified in this report: 
• the alternative site [Stanmore Marsh] referred to was not considered as it is not 

available for development nor large enough to accommodate the school, sports hall 
and associated outdoor sports facilities and the whole site is of local nature 
conservation importance; 

• council tax matters are not material planning considerations and so cannot be taken 
into account as part of this planning application; 

• the loss of open space/provision of retained space for general public access is 
addressed in the report to Planning Committee of 17th February 2016. 
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CONCLUSION 
In accordance with the Committee’s wishes, officers have maintained a dialogue with the 
applicant as a result of which additional information/clarification has been provided about 
the transport and highways impacts of the development, and some minor changes to the 
school Travel Plan are proposed. Work on the Community Use Agreement has also 
continued. Both the Travel Plan and the Community Use Agreement will be given effect 
through the section 106 Planning Obligation. 
 
In the meantime, the application has been referred to the Mayor of London who has 
confirmed that he does not wish to call-in the application for his own decision, nor to direct 
refusal. As reported verbally to the Planning Committee on 17th February, Sport England 
has formally withdrawn its holding objection. 
 
The Planning Committee is now invited to approve certain amendments, two additions 
and the removal of one duplication to the previously recommended list of conditions, for 
the reasons set out in this report, and to delegate authority to the Divisional Director of 
Regeneration, Enterprise and Planning to complete the section 106 Planning Obligation, 
and grant planning permission for the development, by the extended deadline of 31st 
August 2016. 
 
CONDITIONS 
 
General Conditions 
1  The development hereby approved shall be begun before the expiration of three years 
from the date of this planning permission. 
REASON: To comply with the provisions of section 91 of the Town and Country Planning 
Act 1990. 
 
2  Unless otherwise agreed in writing by the local planning authority, the development 
shall be carried out in accordance with the approved drawings. 
REASON: To ensure that the development is carried out in accordance with the details 
submitted in the planning application. 
 
Pre-Commencement Conditions 
3  The development hereby approved shall not be commence until details of the means of 
protection of the trees, hedgerows and other existing planting to be retained within the 
site, and adjacent trees within adjoining sites, have been submitted to, and agreed in 
writing by, the local planning authority. The details shall include: 
a) arrangements for audited arboricultural monitoring of the site during the construction 

works; 
b) identification of root protection areas; 
c) the method of any excavation proposed within the root protection areas; 
d) the type, height and location of protective fencing; and 
e) measures for the prevention of soil compaction within the root protection areas. 
 
The construction of the development shall be carried out in accordance with the details so 
agreed or any amendment or variation to them as may be agreed in writing by the local 
planning authority.  
REASON: To ensure that the retention and survival of trees, hedgerows and other 
planting of significant amenity value within the site that are to be retained, and trees within 
adjoining sites, are safeguarded during construction, in accordance with Policy DM 22 of 
the Development Management Policies Local Plan (2013). 
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Development Phase Conditions 
4  The approved Construction and Logistics Plan, or any amendment or variation to it as 
may be agreed in writing by the local planning authority, shall be adhered to throughout 
the construction of the development. 
REASON: To ensure that the transport network impact of demolition and construction 
work associated with the development is managed in accordance with Policy 6.3 of the 
London Plan (2015). 
 
5  The approved dust, noise and vibration management plan, or any amendment or 
variation to it as may be agreed in writing by the local planning authority, shall be adhered 
to throughout the construction of the development. 
REASON: To ensure that measures are put in place to manage and reduce dust 
emissions, noise and vibration impacts during demolition and construction and to 
safeguard the amenity of neighbouring occupiers, in accordance with Policies 7.14 & 7.15 
of the London Plan (2015) and Policy DM 1 of the Development Management Policies 
Local Plan (2013). 
 
6  The approved demolition and construction waste management plan, or any amendment 
or variation to it as may be agreed in writing by the local planning authority, shall be 
adhered to throughout the construction of the development. 
REASON: To ensure that waste management on the site is addressed from construction 
stage and to promote waste as a resource, in accordance with Policy CS1 X of the Core 
Strategy (2012). 
 
Progression Point Conditions 
7  Before the construction of the sports hall building on the site reaches damp proof 
course level, details of the acoustic qualities within the building fabric of the sports hall as 
assessed in the Environoise report dated 30th March 2015 shall be submitted to, and 
agreed in writing by, the local planning authority.’ The development of the sports hall shall 
be carried out in accordance with the details so agreed. 
REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise 
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM 
1 of the Development Management Policies Local Plan (2013). 
 
8  Before the construction of any building on the site reaches damp proof course level, the 
following specifications shall be submitted to, and agreed in writing by, the local planning 
authority: 
a) the detailed design of all ramps, steps and pathways within the external areas of the 

development; 
b) the thresholds, door opening widths and landing areas at all entrances between the 

external areas of the development and the approved buildings; and 
c) the levels and layout of pedestrian route(s) between the parking areas within the site 

and the entrances of the approved buildings. 
 
The development shall be carried out in accordance with the specifications so agreed, or 
any amendment or variation to them as may be agreed in writing by the local planning 
authority, and shall be permanently retained as such thereafter. 
REASON: To ensure that the development contributes to the creation of a Lifetime 
Neighbourhood and an inclusive environment, in accordance with Policies 7.1 & 7.2 of the 
London Plan (2015) and Policy DM 2 of the Development Management Policies Local 
Plan (2013). 
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9  Before the construction of any building on the site reaches damp proof course level, 
details of the materials to be used in the external surfaces of the buildings shall be 
submitted to, and agreed in writing by, the local planning authority. The development shall 
be carried out in accordance with the details so agreed or any amendment or variation to 
them as may be agreed in writing by the local planning authority.  
REASON: To ensure that the development achieves a high standard of design in 
accordance with Policy 7.6 of the London Plan (2015) and Policy DM 1 of the 
Development Management Policies Local Plan (2013). 
 
10  Before the construction of any building on the site reaches damp proof course level, 
and notwithstanding the details shown on the approved drawings, a drawing to show 
revised cycle parking arrangements on the site, and to show how the area to the north of 
the sports hall building will be secured, shall be submitted to, and agreed in writing by, the 
local planning authority. The development shall be carried out in accordance with the 
details so agreed or any amendment or variation to them as may be agreed in writing by 
the local planning authority.  
REASON: To ensure that the development achieves a high standard of design, and is 
safe & secure, in accordance with Policy 7.6 of the London Plan (2015) and Policies DM 1 
and DM 2 of the Development Management Policies Local Plan (2013). 
 
11  Before the construction of any building on the site reaches damp proof course level, a 
plan for the on-going maintenance of the sustainable drainage measures to be 
implemented across the development shall be submitted to, and agreed in writing by, the 
local planning authority. The plan shall thereafter be implemented for the lifetime of the 
development, or any amendment or variation to the plan as may be agreed in writing by 
the local planning authority. 
REASON: To ensure that adequate measures for the control and disposal of surface 
water from the development are maintained on the site, in accordance with Policy 5.13 of 
the London Plan (2015) and Policies DM 10 of the Development Management Policies 
Local Plan (2013). 
 
12  Before the construction of any building on the site reaches damp proof course level, 
details of the provision of appropriate bird nesting boxes, bat roosting boxes/tubes and 
invertebrate habitat for the enhancement of biodiversity within the development shall be 
submitted to, and agreed in writing by, the local planning authority. The details shall 
comprise: 
a) species catered for, number, location, orientation and type of bird boxes 
incorporated into or affixed to new buildings; 
b) number, location, orientation and type of bat boxes/tubes incorporated into or 
affixed to new buildings; 
c) number, location, orientation and type of bird and bat boxes affixed to appropriate 
trees; and 
d) location and form of invertebrate habitat i.e. log piles and stag beetle loggeries. 
The development shall not be first used until the details so agreed have been 
implemented, and shall thereafter be retained. 
REASON: To ensure that the development appropriately protects and enhances the 
biodiversity value of the site in accordance with Policy 7.19 of the London Plan (2015) and 
Policies DM 20 and DM 21 of the Development Management Policies Local Plan (2013). 
 
13  No public address system shall be installed on the site until details of the system have 
first been submitted to, and agreed in writing by, the local planning authority. The system 
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shall be installed and operated in accordance with details so agreed. 
REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise 
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM 
1 of the Development Management Policies Local Plan (2013). 
 
14  No cricket pitch on the site shall be prepared and laid out until details of its location, 
construction and layout have first been submitted to, and agreed in writing by, the local 
planning authority. The cricket pitches shall thereafter be located, constructed and laid out 
in accordance with the details so agreed. 
REASON: To ensure that the development delivers outdoor sport facilities which are fit for 
purpose and to ensure sufficient benefit of the development to sport. 
 
15  No work to prepare, construct or lay out outdoor sports facilities on the site shall be 
carried out until: 
(i) a detailed assessment of ground conditions has been submitted to, and agreed in 
writing by the local planning authority; and 
(ii) any improvements (including a timetable for implementation) arising out of the 
assessment under (i) above have been submitted to, and agreed in writing by, the local 
planning authority. 
The works to prepare, construct and layout the outdoor sports facilities on the site shall be 
carried out in accordance with any improvements so agreed under (ii) above and shall 
thereafter be retained. 
REASON: To ensure that the development delivers outdoor sport facilities which are fit for 
purpose and to ensure sufficient benefit of the development to sport. 
 
16  No artificial grass pitch and no multi use games area shall be installed on the site until 
details of its location, construction and layout have first been submitted to, and agreed in 
writing by, the local planning authority. The artificial grass pitch and multi-use games area 
shall thereafter be located, constructed and laid out in accordance with the details so 
agreed. 
REASON: To ensure that the development delivers outdoor sport facilities which are fit for 
purpose and to ensure sufficient benefit of the development to sport. 
 
17  Notwithstanding the details shown on approved drawings numbered L-1439-PRP-005 
Rev. 09, L-1439-PRP-006 Rev. 07 and L-1439-PRP-007 Rev. 14, no work on the swale 
shall commence until a drawing revising the alignment of the swale in relation to retained 
trees (including tree T36) has been submitted to, and agreed in writing by, the local 
planning authority. The swale shall be constructed and thereafter retained in accordance 
with the revised drawing so agreed. 
REASON: To ensure that trees of significant amenity value of the site and identified for 
retention are not adversely affected by the construction of the swale, in accordance with 
Policy 7.21 of the London Plan (2015) and Policy DM 22 of the Development 
Management Policies Local Plan (2013). 
 
18  Before any landscaping is carried out within the site, including any works preparatory 
to such landscaping, a scheme for the hard and soft landscaping of the whole site shall be 
submitted to, and agreed in writing by, the local planning authority. Details shall include: 
a) planting plans (at a scale not less than 1:100), written specification of planting and 

cultivation works to be undertaken and schedules of plants, noting species, plant sizes 
and proposed numbers / densities and an implementation programme; 

b) existing and proposed site levels, clearly identifying changes to landform; 
c) details of hard surface materials; 
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d) details of all boundary treatment, including fences, means of enclosure and gates; 
e) detailed drawings and specifications for the areas identified for habitat retention, 

protection and enhancement on approved drawing numbered L-1439-PRP-005 Rev. 
09;  

f) detailed drawings and specifications of proposals for a trim trail in the location 
identified for this purpose on approved drawing numbered L-1439-PRP-005 Rev. 09; 

g) details of the layout of all sports pitches, the outdoor learning/classroom area on the 
site of the former pavilion, footpaths and gates to those parts of the site to be made 
permanently accessible to the community; 

h) details of the buffer zones either side of Edgware Brook and flood protection bund and 
protection for these zones during preparatory and landscaping works; and 

i) detailed drawings and specifications of proposals for replacement tree and ground 
cover planting in the location identified on approved drawing L-1439-SKP-028 Rev. 04. 

The development shall be carried out in accordance with the scheme so agreed, and shall 
thereafter be retained. 
REASON: To ensure that the development secures satisfactory hard and soft landscaping 
details for all parts of the site, in accordance with Policies DM 1 and DM 22 of the 
Development Management Policies Local Plan (2013). 
 
19  No impact piling shall take place until a piling method statement has been submitted 
to, and agreed in writing by, the local planning authority. The statement shall detail the 
depth and type of piling to be undertaken and the methodology by which such piling will 
be carried out, including measures to prevent and minimise the potential for damage to 
subsurface sewerage infrastructure and the programme for works. All piling activities on 
the site shall be undertaken in accordance with the statement so agreed. 
REASON: To ensure that sewerage infrastructure is safeguarded from potential damage 
in the interests of flood risk management and reduction, in accordance with Policy DM 9 
of the Development Management Policies Local Plan (2013). 
 
20  The site wide heating system boiler(s) shall be installed and thereafter retained in 
accordance with a specification that shall first have been submitted to, and agreed in 
writing by, the local planning authority. 
REASON: To ensure that the emissions from the combined heat and power system 
comply with the standards published at Appendix 7 of the Mayor of London’s Sustainable 
Design & Construction supplementary planning document (2014) (or such appropriate 
standards as may supersede them) and that the development is consistent with the 
provisions of Policy 7.14 of the London Plan (2015). 
 
21  No external lighting shall be installed anywhere on the site until details of such lighting 
has been submitted and, and agreed in writing by, the local planning authority. Such 
details shall include: 
a) the siting, height and appearance of the proposed lighting and any associated 

mounting structures; 
b) the type and strength of luminance of the luminaires; 
c) isoline (lux) diagrams; 
d) times and controls of illumination; 
e) the measures proposed to reduce light pollution; and 
f) the measures proposed to ensure minimal UV light emittance of luminaires. 
 
The external lighting shall be installed and thereafter retained in accordance with the 
details so agreed or any amendment or variation to them as may be agreed in writing by 
the local planning authority.  
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REASON: To ensure that the development achieves a high standard of amenity in 
accordance with Policy 7.6 of the London Plan (2015) and Policy DM 1 of the 
Development Management Policies Local Plan (2013); to ensure that the development 
appropriately protects and enhances the biodiversity value of the site in accordance with 
London Plan Policy 7.19 and Local Plan Policies DM 20 and DM 21. 
 
22  The windows in the east elevation of the school building and which would serve the 
stair core at the eastern end of that building shall be installed with obscure glazing and 
shall be non-openable, and shall thereafter be retained in that form unless otherwise 
agreed in writing by the local planning authority. 
REASON: To safeguard the privacy of the occupiers of neighbouring property in Green 
Verges and to ensure that the development achieves a high standard of privacy and 
amenity in accordance with Policy DM 1 of the Harrow Development Management 
Policies Local Plan (2013).  
 
Pre-Use Conditions 
23 The development hereby approved shall not be first used until a noise management 
plan has been submitted to, and agreed in writing by, the local planning authority. The 
development shall be used at all times in accordance with the noise management plan so 
agreed, or any amendment or variation to it as may be agreed in writing by the local 
planning authority. 
REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise 
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM 
1 of the Development Management Policies Local Plan (2013). 
 
24  The development hereby approved shall not be first used until an emergency plan for 
the safe evacuation of staff, pupils and visitors to the site in the event of a modelled 1 in 
100 year fluvial flood event and 1 in 30 year surface water flood event, taking into account 
the predicted effects of climate change upon those modelled events, has first been 
submitted to, and agreed in writing by, the local planning authority. The plan shall 
thereafter be put into effect in accordance with implementation measures that shall be 
specified in the plan. 
REASON: To safeguard the users of the development in the event of fluvial and surface 
water flooding within the wider area, in accordance with Policy 5.12 of the London Plan 
(2015) and Policy DM 9 of the Harrow Development Management Policies Local Plan 
(2013). 
 
25 The development hereby approved shall not be first used until photo voltaic panels 
have been installed in accordance with a drawing showing the location, orientation and 
pitch of the photo voltaic panels that shall first have been submitted to, and agreed in 
writing by, the local planning authority. The panels shall thereafter be retained. 
REASON: To ensure that the development makes appropriate provision for the 
minimisation of carbon dioxide emissions in accordance with Policy 5.2 of the London 
Plan (2015). 
 
26 The development hereby approved shall not be first used until a plan detailing 
staggered student start and finish times has been submitted to, and agreed in writing by, 
the local planning authority. The development shall be operated in accordance with the 
plan so agreed, or any amendment or variation to it as may be agreed in writing by the 
local planning authority. 
REASON: To ensure that the transport impacts of the development are satisfactorily 
mitigated, in accordance with Policy 6.3 A of the London Plan (2015) and Policies DM 42 
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C and DM 44 C of the Harrow Development Management Policies Local Plan (2013), and 
in the interests of the amenities of the neighbouring occupiers in accordance with Policy 
DM 1 C & D of the Harrow Development Management Policies Local Plan (2013). 
 
27 The development hereby approved shall not be first used until details of the measures 
to make efficient use of mains water within the school building and sports hall have been 
submitted to, and agreed in writing by, the local planning authority. The measures shall be 
implemented in accordance with the details so agreed or any amendment or variation to 
them as may be agreed in writing by the local planning authority.  
REASON: To ensure that the development makes efficient use of mains water in 
accordance with Policy 5.15 of the London Plan (2015) and Policy DM 10 of the 
Development Management Policies Local Plan (2013). 
 
28 The outdoor sports facilities shall not be brought into first use until 2.4 metres high 
close boarded fencing, as indicated on the approved drawing L-1439-PRP-002 Rev. 09, 
has been erected in accordance with details that shall first have been submitted to, and 
agreed in writing by, the local planning authority. The details shall include metric scale 
drawings to show the precise alignment of the proposed fencing (in relation to the 
boundary and any neighbouring walls and fences to be retained) at all points along its 
length and its appearance, and a detailed specification of its acoustic qualities. The 
fencing shall thereafter be retained in accordance with the details so agreed. 
REASON: To ensure that the fencing is appropriate to the character of the area and is 
well laid out in relation to neighbouring property and existing landscaping; and to ensure 
that the fencing makes the maximum possible contribution to noise reduction consistent 
with the amenity of the neighbouring occupiers; in accordance with Policy 7.15 of the 
London Plan (2015) and Policies DM 1 and DM 22 of the Development Management 
Policies Local Plan (2013).  
 
29 Before the sports hall, artificial grass pitches, MUGA and grass pitches are brought 
into use, a management and maintenance scheme for the facility including management 
responsibilities, a maintenance schedule and a mechanism for review shall be submitted 
to and approved in writing by the local planning authority. This should include measures 
to ensure that the surface of the artificial grass pitch is replaced at the end of its usual 
lifespan.  The measures set out in the approved scheme shall be complied with in full, 
with effect from commencement of use of the sports hall, artificial grass pitches, MUGA 
and grass pitches. 
REASON: To ensure that a new facility is capable of being managed and maintained to 
deliver facilities which are fit for purpose, sustainable and to ensure sufficient benefit of 
the development to sport. 
 
30 All planting, seeding or turfing comprised in the approved scheme of landscaping shall 
be carried out in the first planting and seeding seasons following the first use of the 
building(s), or the completion of the development, whichever is the sooner.  Any existing 
or new trees or shrubs which, within a period of 5 years from the completion of the 5 
development, die, are removed, or become seriously damaged or diseased, shall be 
replaced in the next planting season, with others of a similar size and species, unless the 
local authority agrees any variation in writing. 
REASON: To ensure that the development makes appropriate provision for soft 
landscaping in accordance with Policy DM 22 of the Development Management Policies 
Local Plan (2013). 
 
On-Going Conditions 
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31 The outdoor sports facilities shall not be used before 07:00 hours and after 21:00 
hours on any day, unless otherwise agreed in writing by the local planning authority. 
REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise 
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM 
1 of the Development Management Policies Local Plan (2013). 
 
32 The level of noise emitted from any plant (e.g. air conditioning system) installed on the 
site shall be lower than the existing background level by at least 10 LpA. Noise levels 
shall be determined at one metre from the boundary of the nearest noise sensitive 
premises. The measurements and assessments shall be made in accordance with British 
Standard 4142 (or any document revoking and replacing British Standard 4142, with our 
without modification). The background noise level shall be expressed as the lowest LA90 
(10 minutes) during which the plant is or may be in operation. If requested in writing at 
any time by the local planning authority, measurements of the noise from the plant must 
be taken and a report/impact assessment demonstrating that the plant (as installed) 
meets the design requirements shall be submitted to the local planning authority within 
three months of such request. 
REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise 
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM 
1 of the Development Management Policies Local Plan (2013). 
 
33 The approved Car Park Management Plan, or any amendment or variation to it as may 
be agreed in writing by the local planning authority, shall be adhered to throughout the 
operation of the development. 
REASON: To ensure that the on-site car parking is properly managed and available to 
meet the needs of the school and community users of the site, and does not give rise to 
conditions prejudicial to the free flow and safety of traffic using the surrounding public 
highway network, in accordance with Policy 6.3 of the London Plan (2015) and Policy DM 
42 of the Development Management Policies Local Plan (2013). 
 
34 The approved Delivery and Servicing Plan, or any amendment or variation to it as may 
be agreed in writing by the local planning authority, shall be adhered to throughout the 
operation of the development. 
REASON: To minimise the impact of deliveries and servicing upon the amenity of 
neighbouring occupiers and to manage the impact upon the surrounding highway 
network, in accordance with Policy 6.3 of the London Plan (2015) and Policies DM 1, DM 
43 and DM 44 of the Development Management Policies Local Plan (2013). 
 
35 Any telecommunications apparatus, extraction plant, air conditioning units and other 
plant or equipment that is required to be installed on the exterior of the buildings hereby 
approved shall be carried out in accordance with details that shall first have been 
submitted to, and agreed in writing by, the local planning authority, and shall be 
permanently retained as such thereafter. The details shall include siting, appearance, any 
arrangements for minimising the visual and (if relevant) odour impacts and any 
arrangements for mitigating potential noise or vibration. 
REASON: To ensure that the development achieves a high standard of design and 
amenity; and to ensure that neighbouring occupiers are not exposed to unreasonable 
noise, disturbance and odour; in accordance with Policies 7.6 and 7.15 of the London 
Plan (2015) and Policy DM 1 of the Development Management Policies Local Plan 
(2013). 
 
36 Unless otherwise agreed in writing by the local planning authority, the development 



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

70 
 

hereby approved shall be carried out in accordance with the proposals for emissions 
savings that are documented in the approved Energy Statement Rev. D dated 29th April 
2016. 
REASON: To ensure that the development makes appropriate provision for the 
minimisation of carbon dioxide emissions in accordance with Policy 5.2 of the London 
Plan (2015). 
 
37 The refuse bins shall be stored at all times, other than on collection days, in the 
designated refuse storage area. 
REASON: To ensure a high standard of amenity for future occupiers of the development 
and to ensure that the bins do not impede inclusive access within the site, in accordance 
with Policies DM1 and DM2 of the Development Management Policies Local Plan (2013). 
 
38 The development hereby approved shall be used for education and community sports 
use only, and shall not be used for any other purpose, including any other use that would 
fall within Classes D1 or D2 of the schedule to the Town and Country Planning (Use 
Classes) Order 1987 (or in any provision equivalent to those classes in any statutory 
instrument revoking and re-enacting that order with or without modification). 
REASON: To ensure that the transport impacts of the development are satisfactorily 
mitigated, in accordance with Policy 6.3 A of the London Plan (2015) and Policies DM 42 
C and DM 44 C of the Harrow Development Management Policies Local Plan (2013), and 
in the interests of the amenities of the neighbouring occupiers in accordance with Policy 
DM 1 C & D of the Harrow Development Management Policies Local Plan (2013). 
 
39 Unless otherwise agreed in writing by the local planning authority, the number of pupils 
under the age of 18 on the school roll and present on the site at any time shall not exceed 
1,300. 
REASON: To ensure that the transport and highway impacts of the development are 
restricted to those assessed through the transport assessment of the approved 
development and managed through the approved travel plan, and to enable any future 
school expansion generating significant amounts of additional movement to be supported 
by further transport assessment and travel planning, in accordance with paragraphs 32 
and 36 of the National Planning Policy Framework (2012), Policy 6.3 of the London Plan 
(2015) and Policy DM 43 of the Harrow Development Management Policies Local Plan 
(2013). 
 
40  No development that would otherwise fall within Classes M and N to Part 7 (of 
Schedule 2) of The Town and Country Planning (General Permitted Development) Order 
2015, or any equivalent Classes of any statutory instrument amending or replacing that 
Order with or without modification, shall be carried out on the site without the permission, 
in writing, of the local planning authority. 
REASON: To ensure that the erection, extension or alteration of further school buildings 
and the provision of any further hardsurfacing on the site does not: result in the 
unnecessary erosion of designated open space; result in the loss of playing fields; 
prejudice the site’s function as a flood storage area or reduce the effectiveness of the 
development’s sustainable drainage system; or prejudice the health and survival of 
protected trees and biodiversity on the site. In accordance with the paragraphs 74, 100-
104 and 118 of the National Planning Policy Framework (2012), Policies 5.12, 5.13, 7.18, 
7.19 and 7.21 of the London Plan (2015), Policies CS 1 F and U of the Harrow Core 
Strategy (2012) and Policies DM 9, DM 10, DM 11, DM 18, DM 20, DM 21, DM 22 and 
DM 47 of the Harrow Development Management Policies Local Plan (2013).  
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Plan Numbers:  
Site Plans and Architectural Drawings:  
000-DR/A-100 Rev. P02; 000-PE-01-03-DR-A-0104 Rev. P05; 000-PE-00-ZZ-DR-A-105 
Rev. P01; 000-PE-01-GF-DR-A-0128 Rev. P03; 000-PE-01-01-DR-A-0129 Rev. P03; 
000-PE-01-02-DR-A-0130 Rev. P03; 000-PE-01-ZZ-DR-A-0201 Rev. P03; 000-PE-01-ZZ-
DR-A-0202 Rev. P03; 000-PE-01-ZZ-DR-A-0203 Rev. P03; 000-PE-02-01-DR-A-0106 
Rev. P03; 000-PE-02-GF-DR-A-0100 Rev. P11; 000-PE-02-ZZ-DR-A-0111 Rev. P05; 
14042/03 (Cycle Access Strategy) 
Landscape Drawings: 
L-1439-GAP-001 Rev. 02; L-1439-GAP-002 Rev. 02; L-1439-GAP-003 Rev. 02; L-1439-
GAP-004 Rev. 02; L-1439-GAP-005 Rev. 02; L-1439-GAP-006 Rev. 02; L-1439-GAS-001 
Rev. 03; L-1439-GAS-002 Rev. 02; L-1439-GAS-003 Rev. 02; L-1439-GAS-004 Rev. 0; 
L-1439-GAS-005 Rev. 01; L-1439-GAS-006 Rev. 01; L-1439-PPP-001 Rev. 04; L-1439-
PPP-002 Rev. 06; L-1439-PRP-002 Rev. 09; L-1439-PRP-003 Rev. 10; L-1439-PRP-005 
Rev. 09; L-1439-PRP-006 Rev. 07; L-1439-PRP-007 Rev. 14; L-1439-PRP-009 Rev. 01; 
L-1439-SKP-028 Rev. 04; CPW-14606-EX-100-01 Rev. T3; 003 Rev. A (Tree Constraints 
Plan – South); 002 Rev. A (Tree Constraints Plan – Northeast); 001 Rev. A (Tree 
Constraints Plan – Northwest)  
Drainage Drawings and Documents: 
1177-CUR-Z0-00-DR-C-0050 S0 Rev. 6; 1177-CUR-Z0-00-DR-C-0051 S0 Rev. 6; 1177-
CUR-Z0-00-DR-C-0052 S0 Rev. 6; 1177-CUR-Z0-00-DR-C-0058 S0 Rev. 1; NO1177-E-
010 Rev. P01; Document by Micro Drainage, MUGA & STP Storage (dated 25 September 
2015); Document by Micro Drainage, Attenuation Design (dated 25 September 2015); 
Document titled ‘Micro Drainage Calculation -2016-01-11 MUGA & STP’ 
Impact Mitigation Plans: 
Biodiversity Management Plan dated October 2015; Car Park Management Plan dated 
January 2016; Construction and Logistics Plan dated February 2016; Site Management 
Plan Version 5 dated 18th May 2016 and Bowmer & Kirkland letter dated 11th May 2016; 
Delivery and Servicing Plan dated January 2016; Site Waste Management Plan Vibration 
dated 8th February 2016; Travel Plan dated April 2016 
Reports: 
Air Quality Assessment (Version 4) dated 18th January 2016; Design & Access Statement 
(not dated); Energy Statement Rev. D dated 29th April 2016; Environoise Report dated 
30th March 2015; Environoise Technical Planning Note dated 25th September 2015; 
Executive Summary – Flood Egress/Access Strategy dated 15th February 2016; Executive 
Summary – Surface Water Strategy dated 15th February 2016; Flood Risk Assessment 
dated 28th September 2015 and Addendum A dated 13th October 2015 and SUDS 
Maintenance Plan (not dated); Letter from Environoise Consulting Limited dated 21st 
December 2015; Noise Impact Assessment (Ref: 20537R01PKmdw dated 30th March 
2015); Services Utility Report Rev. A dated 15th October 2015; Transport Assessment 
dated October 2015 
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Appendix A: Officers’ Report and Addendum to  

Planning Committee 17th February 2016 
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Appendix B: Highways and Transport Briefing Note March 2016 
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Appendix C: Travel Plan 
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WHITCHURCH PLAYING FIELDS, WEMBOROUGH ROAD, STANMORE 
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ITEM NO: 1/03 
  
ADDRESS: HASLAM HOUSE, HONEYPOT LANE, STANMORE 
  
REFERENCE: P/1112/16 
  
DESCRIPTION: REDEVELOPMENT TO PROVIDE TWO BLOCKS OF  THREE 

STOREY TERRACED DWELLINGS , ONE BLOCK OF  TWO 
STOREY TERRACED DWELLINGS, ONE PAIR OF SEMI-
DETACHED DWELLINGS AND ONE DETACHED DWELLING (15 
IN TOTAL); PARKING; LANDSCAPING; REFUSE AND CYCLE 
STORAGE: ALTERATIONS TO EXISTING VEHICLE ACCESS 
(RESIDENT PERMIT RESTRICTED) 

  
WARD: QUEENSBURY 
  
APPLICANT: MR TOBIAS GOEVERT 
  
AGENT: STEPHEN TAYLOR ARCHITECTS 
  
CASE OFFICER: PETER BARRON 
  
EXPIRY DATE: 15TH JUNE 2016 
  
 
GRANT planning permission subject to conditions. The applicant is advised that it is the 
Planning Committee’s instruction that: 
 
A contribution of £10,000 to be made to the local highway authority towards the 
investigation of implementing a controlled parking zone (CPZ) within the vicinity of the 
site. 
 
INFORMATION 
This application is reported to the Committee as the number of residential units falls 
outside of the threshold (two units) set by category 1(d) of the Council’s Scheme of 
Delegation for the determination of new development, and as the site is Council owned 
land. 
 
Statutory Return Type: Smallscale Major Dwellings 
Council Interest: Yes 
Gross Floorspace: 1,014m2 
Net additional Floorspace: 600m2 
GLA Community Infrastructure Levy (CIL) Contribution: £35,490.00 
Harrow CIL: £111,540.00 
 
Site Description 
• 0.16 hectare irregularly shaped site located on the north-east side of Honeypot Lane, 

Queensbury 
• site occupied by a single and two storey former children’s home (six 

bedrooms/414m2) at the rear with bin storage and surface car parking (seven 
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spaces) fronting Honeypot Lane 
• existing building has main hipped roof (north-west corner) to a ridge height of 7.5 

metres and a series of subordinate gable projections to a ridge height of 6.5 metres; 
eaves height of two storey elements is 5.5 metres15 

• site also incorporates land from adjacent part of Chichester Court estate (approx.. 
331m2) 

• adjacent to the site’s car park are no. 304 Honeypot Lane (a detached bungalow set 
back from Honeypot Lane) and no. 306 Honeypot Lane (a single storey estate 
agent’s office fronting Honeypot Lane) 

• the south-east boundary of the site is contiguous with the side garden boundary to 
Everton Court and the rear garden boundary of nos. 55a-d Everton Drive 

• Everton Court is a two and three storey block of flats fronting Honeypot Lane 
however adjacent part (no. 302 Honeypot Lane) is a later addition comprising a two 
storey dwellinghouse with integral garage 

• nos. 55a-d Everton Drive is a two storey block of 4 flats set back from the western 
corner of Everton Drive and orientated at an angle of approximately 45 degrees to 
the application site boundary 

• the north-east boundary of the site is contiguous with the rear garden boundary of 
nos. 50-60 Chichester Court, a two storey block of terraced houses and flats 

• the west boundary of the site is contiguous with the boundary of Chichester Court, an 
estate of flats in three and four storey detached blocks with garage courts and 
amenity areas surrounding 

• the application site and surroundings form part of a critical drainage area as 
designated in the Local Plan 

• the application site contains 16 individual and one group of trees16 and a number of 
trees to the rear of nos. 50-60 Chichester Court are the subject of tree preservation 
orders 

• the application site, Everton Court, Chichester Court and nos. 304 & 306 Honeypot 
Lane are accessed from a service road which is separate to the adjacent section of 
Honeypot Lane 

• on-street parking on the service road and surrounding residential roads is not the 
subject of resident permit restrictions 

• the site has a public transport accessibility level (PTAL) score of 2 
• the site is within fluvial flood zone 1 (based on Environment Agency flood maps) but 

is within a critical drainage area (as shown on the adopted Local Plan policies map) 
 
Proposal Details 
• demolition of former children’s home and redevelopment to provide 15 dwellings with 

car parking, landscaping and refuse & cycle storage 
• the accommodation would comprise: 

o 4 x two-bedroom dwellinghouses in a three storey terrace on the part of the 
site currently forming land within the Chichester Court estate 

o 4 x one-bedroom dwellinghouses in a two storey terrace on the part of the site 
to the north-east of no. 304 Honeypot Lane 

o 4 x two-bedroom dwellinghouses in a three storey terrace also on the part of 
the site to the north-east of no. 304 Honeypot Lane 

o 2 x one-bedroom dwellings in a semi-detached pair on the part of the site to 
the rear of nos. 55a-d Everton Drive 

                                            
15 Measures scaled from approved drawings for planning permission P/1201/04. 
16 Not including saplings, shrubs etc. 
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o 1 x studio flat in a detached ‘gate house’ building at the site’s frontage to 
Honeypot Lane 

• the three storey terraces would have a ridge height of 8.5 metres and eaves of 6 
metres (front) and 5 metres (rear); the front elevations would contain second floor 
‘dormers’ each 3.25 metres wide and sitting directly above the front elevation up to 
ridge height 

• the two storey terraces would have a ridge height of 7.5 metres and eaves height of 5 
metres 

• car parking would be provided in broadly the same location as the existing surface 
car park and would comprise 7 spaces including 2 for ‘blue badge’ holders 

• communal refuse storage would be provided within the ground floor of the 
‘gatehouse’ building 

• 2 cycle parking spaces would be provided within the gardens of each of the proposed 
dwellinghouses and 1 space would be provided for the studio flat in an undercroft 
area of the ‘gatehouse’ 

• vehicular access would continue to be from the Honeypot Lane service road (but with 
the position of the crossover slightly relocated) 

• in addition to private gardens communal amenity space and children’s play space 
would be provided on the site 

• the proposal would also provide storage spaces for residents of Chichester Court (to 
the rear of the terrace on the part of the site currently forming land within the 
Chichester Court estate) and would transfer land from the Haslam House site to 
provide additional amenity space for the Chichester Court estate (approx. 52m2) 

 
Revisions to Application following Submission 
A constructive dialogue with the applicant has been maintained during the course of the 
application as a result of which there have been corrections/clarifications to some of the 
documents received – the updated versions are reflected in the list of application 
documents below. Revised drawings have also been sought to secure minor 
amendments to the fenestration of some of the dwellings (mainly to substitute high level 
windows where there were privacy concerns about full size windows). 
 
Relevant History 
P/1201/04: Redevelopment to Provide Part Single, Part Two Storey Care Home with 
Parking and Refuse Store 
GRANTED : 29th July 2004 
 
P/0888/11: Conversion of Property into Two Flats; Single Storey Rear Extension 
following Demolition of Existing Conservatory; External Alterations; Refuse; 
Landscaping; Access Ramp 
REFUSED :  27th September 2011 
Reasons for Refusal  
1. The proposal by reason of unacceptable layout, inadequate Gross Internal Areas and 

room sizes, and inadequate refuse/waste storage facilities, together with failure to 
demonstrate that the proposed flats would be accessible and inclusive in design for 
all, would provide substandard and poor quality accommodation which would be to 
the detriment of the residential amenities of future occupiers of the property, contrary 
to Planning Policy Statement 3, policies 3.5C, 3.8B, 7.1C, 7.2C and 7.6B(h) of The 
London Plan (2011), saved policies D4, D5 and C16 of the Harrow Unitary 
Development Plan (2004), the adopted Supplementary Planning Document - 
Residential Design Guide (2010) and the  adopted Supplementary Planning 
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Document - Accessible Homes (2010). 
2. The proposal, by reason of inappropriate siting of the refuse storage and recycling 

bins for the proposed flats, would be unattractive in the streetscene, to the detriment 
of the character and appearance of the property and the area, contrary to Policy 7.4B 
of The London Plan (2011), saved policy D4 of the Harrow Unitary Development Plan 
(2004) and the Council's adopted Supplementary Planning Document - Residential 
Design Guide (2010). 

3. The proposed development, by reason of the provision of a main entrance door in the 
flank wall of the dwelling would result in an unsafe and unsatisfactory living 
environment, leading to a risk or a fear of crime, contrary to policies 7.3B of The 
London Plan (2011) and saved Policy D4 of the Harrow Unitary Development Plan 
(2004). 

 
P/3457/11: Conversion of Property into Two Flats; Single Storey Rear Extension 
following Demolition of Existing Conservatory; External Alterations; Refuse; 
Landscaping; Access Ramp 
REFUSED : 10th February 2012 
Reasons for Refusal  
1. The proposal by reason of unacceptable layout, inadequate Gross Internal Areas and 

room sizes, and inadequate refuse/waste storage facilities, together with failure to 
demonstrate that the proposed flats would be accessible and inclusive in design for 
all, would provide substandard and poor quality accommodation which would be to 
the detriment of the residential amenities of future occupiers of the property, contrary 
to Planning Policy Statement 3, policies 3.5C, 3.8B, 7.1C, 7.2C and 7.6B(h) of The 
London Plan (2011), Core Policy CS 1 (B) and CS (K) of the Emerging Harrow Core 
Strategy and saved policies D4, D5 and C16 of the Harrow Unitary Development 
Plan (2004), the adopted Supplementary Planning Document - Residential Design 
Guide (2010) and the  adopted Supplementary Planning Document - Accessible 
Homes (2010). 

2. The proposed development, by reason of poor design would result in an 
unsympathetic, visually obtrusive form of development, to the detriment of the 
character and appearance of the property and the area, contrary to Policy 7.4B of 
The London Plan (2011), Core Policy CS 1 (B) of the Emerging Harrow Core 
Strategy saved policy D4 of the Harrow Unitary Development Plan (2004) and the 
adopted Supplementary Planning Document - Residential Design Guide (2010). 

3. The proposed development, by reason of the provision of a main entrance door in the 
flank wall of the dwelling would result in an unsafe and unsatisfactory living 
environment, leading to a risk or a fear of crime, contrary to policies 7.3B of The 
London Plan (2011) and saved Policy D4 of the Harrow Unitary Development Plan 
(2004). 

 
P/2722/12: Conversion of Property into Three Flats; First Floor Extension to Create a 
Two storey Building; Single Storey Rear Extension following Demolition of Existing 
Conservatory; External Alterations 
REFUSED : 8th March 2013 
Reasons for Refusal 
1. The proposed development, by reason of its poor design, its siting and scale in 

relation to Nos 306 and 304 (Haslam House Children’s Home) would result in an 
unsympathetic, visually obtrusive form of development, to the detriment of the 
character and appearance of the property and the area, contrary to the guidance 
contained in the National Planning Policy Framework, Policies 7.4B and 7.6B of The 
London Plan 2011, Core Policy CS 1 (B) of the Harrow Core Strategy 2012, saved 
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policy D4 of the Harrow Unitary Development Plan 2004 and the adopted 
Supplementary Planning Document - Residential Design Guide 2010. 

4. The proposed first floor extension by reason of its bulk, siting and scale in relation to 
No. 304 (The Children's Home) Honeypot Lane, would cause demonstrable harm to 
the privacy and amenity of the neighbouring residents by virtue of the overshadowing 
and overbearing impact of the proposal upon the neighbouring properties and private 
space, contrary to Policy CS1 of the Harrow Core Strategy 2012, saved policy D4 of 
the Harrow Unitary Development Plan 2004 and the adopted Supplementary 
Planning Document - Residential Design Guide 2010. 

5. The proposal by reason of unacceptable layout, inadequate Gross Internal Areas and 
room sizes together with failure to demonstrate that the proposed flats would be 
accessible and inclusive in design for all, would provide substandard and poor quality 
accommodation which would be to the detriment of the residential amenities of future 
occupiers of the property, contrary to the National Planning Policy Framework, 
policies 3.5C, 3.8B, 7.1C, 7.2C and 7.6B(h) of The London Plan 2011, Core Policy 
CS1 (B) and CS1 (K) of the Harrow Core Strategy 2012 and saved policies D4, D5 
and C16 of the Harrow Unitary Development Plan 2004, the adopted Supplementary 
Planning Document - Residential Design Guide 2010 and the adopted 
Supplementary Planning Document - Accessible Homes 2006. 
 

P/5720/15: Application for Prior Approval of Proposed Demolition of Haslam House 
GRANTED : 7th January 2016 

 
Application Documents 
• Arboricultural Report (Stage 1) dated 23rd August 2015 
• Arboricultural Report (Impact Assessment and Method Statement) dated 18th 

January 2016 
• Community Infrastructure Levy form dated 4th March 2016 
• Daylight and Sunlight Study (Neighbouring Properties) dated 8th June 2016 
• Daylight and Sunlight Study (Within Development) dated 7th June 2016 
• Design and Access Statement version P1 
• Planning Statement (incorporating Housing Statement and Statement of Community 

Involvement) dated March 2016 
• Precedents and Planting Palette (Stage C) dated 4th March 2016 
• Sustainability and Energy Statement dated March 2016 
• Transport Statement dated 4th March 2016 

 
Advertisement & Site Notices 
Harrow Times 24th March 2016 (major development) 
Site Notice (on site fence post fronting Honeypot Lane) 23rd March 2016 
 
Notifications 
Sent: 176 (17th March 2016) 
Replies: 3 
Expiry: 7th April 2016 
 
Summary of Responses 
poor crammed design/squashed buildings; gardens too small to be usable; communal 
garden hidden away in corner; fewer houses around a central courtyard would be better; 
insufficient car parking; encroaches on Chichester Court and destroys ancient boundary 
line which should be preserved; prejudice future redevelopment of Chichester Court; 
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existing mature boundary trees provide screening and should not be removed; residents 
will be cocooned into very tight spaces; limited parking/access; poor natural light; 
diminished view of surroundings; increased congestion; loss of privacy and amenity 
space to Chichester Court residents; recommend underground parking, maximum three 
storeys and further bin collections; suggest a swap of units 1 & 2 with units 3-11 to allow 
retention of trees on boundary with Chichester Court; the proposed development could 
make use of the new play area planned for Chichester Court. 
 
Summary of Consultees’ Responses 
Affinity Water - No response received. 
 
Environment Agency - There are no constraints which fall within our remit for this 
application. 
 
LBH Arboricultural Officer (summarised) 
• siting of play area under oak tree could lead to pressure for pruning or removal in 

future 
• any new hardsurfacing within root protection areas must be permeable and 

constructed using ‘no-dig’ methods 
• piled foundations must be used for the boundary wall 
• fruit trees in the gardens of the proposed private gardens unlikely to be suitable 
 
LBH Drainage Engineer (summarised) 
• Thames Water permission for connections to public sewers 
• the development requires flood storage (including an allowance for climate change) 

to limit discharge to 5 litres per second 
• full drainage layout details required 
• full flow restriction details required 
• full sustainable drainage (and maintenance plan) details required 
 
LBH Highways Engineer (summarised) 
• contribution of £10,000 required towards investigation of a local controlled parking 

zone (CPZ) 
• the development would be resident permit restricted in the event of a CPZ 
• a travel plan with robust action plan should be conditioned 
LBH Biodiversity Officer (summarised) 
• the proposed garden fruit trees are unlikely to thrive and therefore of no significant 

gain to biodiversity 
• proposed planting palate has an over balance of non-native species 
• have green roof systems been considered? 
• Bird boxes and bat tubes should be integrated into the fabric of the buildings at 

appropriate locations 
 
LBH Housing Enabling team (summarised) 
• the financial viability appraisal indicates that the scheme cannot viably provide any 

more affordable housing (based on a policy compliant mix) 
• a review mechanism should be imposed in the event that the viability position 

changes 
• the Council will nominate both affordable rent and intermediate 
• the private rented sector units should be secured for a minimum period of 5-15 years 
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LBH Landscape Architect (summarised) 
• soft landscaping enhancement has been provided wherever possible however the 

overall effect is a site dominated by terraced houses, hard landscape and car parking 
• the retained trees are important in providing landscape softening, enhancing the site 

and the biodiversity of the area 
• opportunities for additional landscape enhancement, visual setting and meaningful 

amenity spaces are limited 
• various landscape related conditions suggested 
 
Metropolitan Police Designing Out Crime Officer (summarised) 
• risk that gate from Chichester Court will lead to use of site as a cut-through 
• front doors would be hidden from view allowing potential attack to go undetected 
• perimeter treatment relies on existing structures 
• very limited natural surveillance from the road 
• no [front] defensible space for central block- direct access to properties’ doors and 

windows 
• no reference to any lighting plan 
 
Thames Water (summarised) 
• piling method statement required 
• groundwater discharges into the public sewer should be minimised 
• proper provision should be made for surface water drainage 
• Thames Water approval needed for erection of buildings within 3 metres of a public 

sewer 
 
APPRAISAL 
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.’ 
 
The Government has issued the National Planning Policy Framework (NPPF) which 
consolidates national planning policy and is a material consideration in the determination 
of this application. The Government has also issued National Planning Practice 
Guidance. 
 
In this instance, the Development Plan comprises The London Plan (2015) and the Local 
Plan. The Local Plan comprises (as relevant to the site) the Harrow Core Strategy 
(2012), the Development Management Policies (2013) and the accompanying Local 
Plan policies map. 
 
MAIN CONSIDERATIONS 
Policy considerations 
Principal of Development 
Loss of Children’s Home 
 
Housing and residential amenity considerations 
Affordable Housing 
Housing Supply, Density and Overall Housing Mix 
Residential Amenity of Future Occupiers 



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

280 
 

Residential Amenity of Neighbouring Occupiers 
 
Transport and parking considerations 
Parking and Highway Safety 
 
Townscape and accessibility considerations 
Design and Local Character 
Lifetime Neighbourhoods 
Designing Out Crime 
 
Flood and drainage considerations 
Sustainable Drainage 
 
Landscaping and ecological considerations 
Landscaping 
Trees 
Ecology and Biodiversity 
 
Climate change and environmental considerations 
Carbon Dioxide Emissions Reductions 
Sustainable Design and Construction 
Air Quality and Ventilation 
Noise 
 
Infrastructure considerations 
Electricity and Gas Supply 
Water Use and Waste Water Capacity 
Waste and Recycling 
Other infrastructure 
 
Other considerations 
Equalities Impact   
Human Rights Act 
S17 Crime & Disorder Act  
Consultation Responses 
 
The NPPF definition of previously developed land sets out a number of exclusions, 
including private residential gardens, and paragraph 53 states that local planning 
authorities should consider the case for setting out policies to resist inappropriate 
development of residential gardens. Having regard to London Plan Policy 3.5 A, Harrow 
Core Strategy Policy CS 1 B states that proposals that garden development will be 
resisted. To assist with the interpretation and implementation of this policy, the 
supplementary planning document (SPD) Garden Land Development was adopted in 
2013. Paragraph 3.3 of the SPD sets out types of land not to be treated as garden land, 
and this includes (d) communal parking courts and garage blocks within the curtilage of 
housing estates and purpose built blocks of flats. Paragraph 3.4 goes on to advise that a 
degree of judgement will be required by decision makers as to what is/is not garden 
land.  
 
The proposal would involve the development of land which currently forms garden space 
within the curtilage of the Haslam House former children’s home and of approximately 
83 sq. metres from a garage/parking court and clothes drying area within the curtilage of 
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Chichester Court. Given the institutional (rather than conventional residential) use of the 
former Haslam House it is considered that its curtilage can be considered previously 
developed rather than garden land. The utilisation of a part of a parking court at 
Chichester Court would fall wall within one of the examples of non-garden land identified 
at paragraph 3.3 of the SPD. The drying area at Chichester Court is hardsurfaced and 
enclosed, clearly setting it apart as a functional utility rather than as recreational amenity 
space for estate residents. As such, although drying areas are not identified as non-
garden land for the purposes of SPD paragraph 3.3, in accordance with SPD paragraph 
3.4 it is considered that a judgement can reasonably be reached that the characteristics 
of the drying area in this case means that it does not constitute garden land. Therefore it 
is concluded that the proposal would not be contrary to Core Strategy Policy CS 1 B in 
this regard. 
 
Principle of Development 
The effective re-use of previously developed land is one of the twelve core planning 
principles enshrined in the NPPF. This principle underpins the spatial strategies and 
policies set out in the London Plan (2015) and in Harrow’s Core Strategy (2012). 
 
In addition to directing growth to the Harrow & Wealdstone opportunity area and district 
& local centres, Harrow’s spatial strategy makes provision for the development of 
strategic brownfield suburban sites and regeneration areas. The strategy anticipates 
that, in addition to those already identified, other such sites will come forward over the 
plan period17 and that the Council will encourage development on such sites that 
respects the local character, is well designed and makes optimum use of the site in 
terms of balance between built coverage and other on-site requirements18. The 
redevelopment of the subject site, as a previously developed site within a suburban 
setting, is considered to be consistent with this part of the spatial strategy and therefore 
complies with Core Strategy Policy CS 1A (Managing Growth in Harrow). 
 
The site is within the Kingsbury & Queensbury sub area of the Core Strategy. The 
corresponding sub area Policy CS 9 A supports development that would inter alia 
contribute to the vitality of Queensbury local centre. In this regard it is considered that 
the proposal, by securing the more effective use of the (now vacant) Haslam House site, 
would support footfall within the nearby Queensbury local centre and so contribute 
positively to the vitality of the centre consistent with policy objectives for this Core 
Strategy sub area. 
 
Taking all of the above into account, it is concluded that the principle (in spatial planning 
terms) of redeveloping this site is acceptable. 
 
Loss of Children’s Home 
Paragraph 70 of the NPPF states that planning decisions should inter alia plan positively 
for community facilities and guard against the unnecessary loss of valued facilities and 
services. London Plan Policy 3.16 B resists the loss of social infrastructure in areas of 
defined need for that type of infrastructure without realistic proposals for re-provision, 
and states that the suitability of relevant premises for other forms of social infrastructure 
for which there is a defined need in the locality should be assessed before alternative 
developments are considered. Core Strategy Policy CS 1 Z similarly resists the loss of 
community facilities unless there are adequate arrangements in place for the 

                                            
17 See paragraph 3.30 of the Core Strategy. 
18 See paragraph 3.28 of the Core Strategy. 
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replacement or enhancement of other existing facilities. 
 
Policy DM 47 A of the Development Management Policies Local Plan sets out criteria for 
the determination of proposals involving the loss of a community facility. It should be 
noted that the criteria are alternatives, meaning that it is only necessary to satisfy one of 
them. 
 
A letter dated 8th February 2016 from the Council’s Head of Service, Corporate 
Parenting, has been submitted as supporting evidence with the application. The letter 
includes following information: 
• the building is no longer required as a People Services facility having been closed 

permanently on 31st October 2013; 
• the building was used by People Services between 2007 and 2013 as 

accommodation for a small number of looked-after children; 
• the closure followed a conclusion that the building was no longer suitable for People 

Services needs, due in part to its size and relatively isolated location, and there is no 
requirement for this building in the future; 

• the closure had no detrimental impact on service provision as the service is now 
commissioned through West London Alliance. 

 
An e-mail dated 3rd July 2016 from the Council’s Head of Service, Corporate Parenting, 
further clarifies that it is the Service’s preference to place looked after children in foster 
care in the first instance and that where, exceptionally, more institutional placements are 
needed, these are purchased from existing providers across West London. The 
consequence of this model of service provision therefore being that the closure of 
Haslam House has not given rise to any requirement for a replacement facility in 
Stanmore or elsewhere within the Borough. 
 
It is considered that this evidence provides sufficiently robust information, in this case, to 
demonstrate that there is no longer a need for the existing Haslam House building as a 
children’s home. Consequently, it is concluded that the loss of this existing community 
facility complies with Core Strategy Policy CS1 Z and criteria (a) of Local Plan Policy DM 
47 A, as well as the first part of London Plan Policy 3.16 B. 
 
However, as noted above, the second part of the London Plan policy requires 
consideration to also be given to alternative social infrastructure needs in the locality. 
The Planning Statement submitted with the application addresses this part of the policy 
with a review of Harrow’s 2011 Infrastructure Delivery Plan (IDP) and notes that the IDP 
identifies a general requirement for day nurseries and dental surgeries but no specific 
defined need for either in the location of the application site. The Planning Statement 
goes on to observe that there are five day nurseries and five dental surgeries within 
close proximity of the site, and opines that in any event the application premises are not 
suitable for these alternative social infrastructure uses, before concluding that existing 
premises are therefore redundant. 
 
This conclusion is accepted. It is therefore considered that the proposal would also 
comply with the second part of London Plan Policy 3.16 B. 
 
Affordable Housing 
Paragraph 50 of the NPPF states that, where affordable housing is needed, local 
planning authorities should set policies to meet this need on site unless off-site provision 
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or a financial contribution of broadly equivalent value can be robustly justified. The 
London Plan seeks the maximum reasonable contribution to affordable housing on 
individual sites, having regard to various factors, and requires affordable housing to 
normally be provided on site (Policy 3.12 A), and includes a strategic target for 
affordable housing to be provided in proportions of 60% social or affordable rent and 
40% for intermediate rent or sale. Having regard to Harrow’s local circumstances, Policy 
CS1 (J) of the Core Strategy sets a Borough-wide target for 40% of all homes delivered 
over the plan period (to 2026) to be affordable and calls for the maximum reasonable 
amount to be provided on development sites. 
 
Policy DM 24 A of the Development Management Policies Local Plan supports 
proposals that secure an appropriate mix of housing on the site. The policy undertakes 
to have regard inter alia to the target mix for affordable housing set out in the Planning 
Obligations SPD and the priority to be afforded to the delivery of affordable family 
housing. 
 
The applicant has confirmed that 4 x two-bedroom houses would be provided as 
affordable rented homes and 2 x one-bedroom houses would be provided as 
intermediate rented homes. 
 
The resulting overall quantum of affordable homes being offered – 6 houses – equates 
to a proportion of 40% of the 15 houses proposed on the site. Both the London Plan and 
Core Strategy policy tests are for the ‘maximum reasonable’ affordable housing 
contribution. In this regard, the applicant has submitted as supporting evidence, a 
viability assessment to show that the proposed affordable housing offer results in a non-
viable development (i.e. in deficit). The Council’s Housing Enabling team has reviewed 
the submitted viability information and compared it to some of the inputs and 
construction costs of recent tenders for ‘Homes for Harrow’ projects. Upon the advice of 
the Housing Enabling team and given the level of deficit identified it is not considered 
necessary, in this instance, to subject the proposal to independent viability assessment. 
 
The proposal would not deliver affordable family housing (defined as 3+ bedroom 
homes) and the proposed affordable housing mix – 33% as one bedroom homes and 
66% as two bedroom homes – would not match the target19 for social affordable rent as 
set out in the Council’s Planning Obligations SPD. Nevertheless, the proposal would 
deliver its affordable housing contribution on site and in the form of houses rather than 
(as is more commonly the case in new development) as flats; and at a proportion of 40% 
by unit numbers would make a valuable contribution to the Core Strategy Borough-wide 
target. Taking into account also the relatively modest scale of the proposed development 
and the available evidence of viability as set out above, it is concluded that the proposed 
offer does represent the maximum reasonable contribution for this development. 
 
In its formal consultation response, the Council’s Housing Enabling team has advised 
that a viability review mechanism should be secured, so that any improvement in the 
development’s financial performance can be taken into account to ensure that the policy 
test of achieving the maximum reasonable affordable housing contribution is revisited at 
an appropriate stage of the development. This is accepted and should, it is 
recommended, be secured as a condition of planning permission. 
 
In terms of product mix, the proposal would provide 66% of the affordable homes as 

                                            
19 For social/affordable rent, the SPD target mix is: 1 bed 12%; 2 bed 48%; 3 bed 28%; 4 bed 7%; 5 bed 5%. 
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affordable rent and the remaining 33% as intermediate rent. In broad terms this is 
consistent with the London Plan 60/40 target split and is considered to be acceptable. 
 
To ensure that the affordable housing is secured in the quantum and mix proposed it is 
recommended that this be the subject of a condition of planning permission. 
 
Housing Supply, Density and Overall Housing Mix 
Paragraph 48 of the NPPF reminds local planning authorities that housing applications 
should be considered in the context of the presumption in favour of sustainable 
development. London Plan20 Policy 3.4 A seeks to optimise housing output from 
development, by applying the sustainable residential quality density matrix at Table 3.2 
of the Plan, and Policy 3.8 B sets out a number of housing choice considerations 
including the contribution of the private rented sector in addressing housing needs and 
increasing housing delivery. Policy CS1 (I) of the Core Strategy seeks a mix of housing 
in new residential development. Policy DM 24 A of the Development Management 
Policies Local Plan undertakes to determine the appropriate housing mix of proposals 
having regard inter alia to the location of the site, the character of its surroundings and 
the need to optimise housing output on previously-developed land. 
 
The proposal’s 15 dwellings on this ‘windfall’ previously developed site would make a 
modest but welcome contribution to the Borough’s supply over the plan period to 2026 
and the delivery of new homes within the Core Strategy’s Kingsbury & Queensbury sub 
area. 
 
It is calculated that the proposal would equate to density (based on gross site area) of 94 
dwellings per hectare, and the applicant’s Planning Statement advises that (by habitable 
rooms) the proposal would equate to 231 habitable rooms per hectare. By both 
measures, the proposal would fall within – albeit at the upper end – of the appropriate 
range for a suburban setting with a PTAL score of 2-3 of the sustainable residential 
quality density matrix at Table 3.2 of the London Plan. However, the matrix is only the 
starting point for considering the density. In this case, it is acknowledged that the 
proposal has had to respond to a number of constraints including the irregular 
configuration of the site, the proximity of development on neighbouring sites (not least 
nos. 304 & 306 Honeypot Lane) and the retention/protection of trees of amenity value, 
whilst producing a deliverable development for the site as part of the Council’s wider 
Homes for Harrow and regeneration programmes. Taking these considerations into 
account, it is to the proposal’s credit that (other than the studio flat) the development 
would deliver traditional houses – and so make a positive contribution to the types of 
new homes being delivered in the Borough – and a policy-compliant quantum of 
affordable housing on the site. It is therefore considered that the density of proposed 
development would appropriately optimise housing output from the site in accordance 
with London Plan Policy 3.4A. 
 
The housing mix of the proposal overall is as follows: 
 
 
 
 
 
 

                                            
20 As amended by the Minor Alterations to the London Plan (2016). 
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Table 1: Overall Housing Mix 
 
 

Dwelling Type Number Proportion 
Studio Flat: 1 7% 

One Bedroom House: 6 40% 
Two Bedroom House: 8 53% 

Totals: 15 100% 
 
Consistent with the support for this tenure provided by Policy 3.8 B of the London Plan, 
nine of the proposed dwellings would be for the private rented sector. These would 
comprise 1 x studio flat, 4 x one-bedroom flats and 4 x two-bedroom flats. 
 
Local Plan Policy DM 24 A does not prescribe a target mix for the market component of 
new residential development advocates a more balanced and flexible approach having 
regard to site location and surroundings. In this case the site is located within a 
suburban setting and, within the immediate vicinity, there is much existing 1 & 2 
bedroom flatted development in the form of 1930s blocks (e.g. Everton Court and above 
the retail parades of Queensbury Circle local centre), 1930s maisonettes (e.g fronting 
Honeypot Lane and Everton Drive) and post-war local authority blocks (i.e. neighbouring 
Chichester Court). By contrast much of the wider area provides 3+ bedroom traditional 
family housing. By providing 1 & 2 bedroom houses the proposal is, it is considered, an 
innovative response to the location of the site and the character of the wider 
surroundings. Although lacking 3+ bedroom family housing, which is regrettable, it is 
acknowledged that such provision in appropriately sized buildings on this constrained 
site would be likely to reduce the quantum of housing output on this ‘windfall’ previously 
developed land. 
 
Taking all of these considerations into account, it is therefore concluded that the 
proposed overall housing mix is acceptable. 
 
Residential Amenity of Future Occupiers 
Paragraph 56 of the NPPF emphasises the importance to be attached to good design 
and paragraph 61 confirms that good design goes beyond [solely] aesthetic 
considerations. London Plan21 Policy 3.4 gives effect to minimum space standards, 
Policy 3.5 B & C set out a range of criteria for achieving good quality residential 
development and Policy 3.8 B sets out a number of housing choice considerations 
including accessibility considerations. In March 2016 the Mayor of London adopted 
minor alterations to the London Plan in order to give city-wide effect to new national 
minimum space standards and optional Building Regulation requirements in respect of 
‘accessible and adaptable dwellings’ and ‘wheelchair user dwellings’. At the same time, 
the Mayor adopted a revised version of his Housing supplementary planning document 
(SPG). 
 
Core Strategy Policy CS1 K requires a high standard of residential design and layout 
consistent with the London Plan and associated guidance. Policies DM 1 C & D and DM 
27 A of the Development Management Policies Local Plan set out a number of privacy, 
amenity and amenity space criteria for the assessment of residential development 
proposals. 
 

                                            
21 As amended by the Minor Alterations to the London Plan (2016). 
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Minimum Internal Space Standards 
Table 2 below shows the proposal’s performance in relation to the national minimum 
space standards for the gross internal area (GIA) of new development. As no minimum 
space standard is prescribed for a three storey 2 bedroom dwelling, the relevant 
standard for a two storey 2 bedroom 4 person dwelling has been applied. 
 
 
Table 2: Minimum Space Standards 
 
 House Type 

A (1b/2p) B (2b/4p) C (studio) 
Total GIA 
(m2) 

Required 58 79 39 
Proposed 58 75 46 

Bedroom 1 
(m2) 

Required 11.5 - 
Proposed 14.8 17.2 - 

Bedroom 2 
(m2) 

Required - 11.5 - 
Proposed - 11 - 

Built-in 
Storage (m2) 

Required 1.5 2 1 
Proposed 1.5 3 1 

 
As can be seen, house type B would not strictly comply with the minimum space 
standards: the second floor bedroom is shown as a double bedroom but (once areas 
with a headroom of less than 1.5 metres are excluded) its size falls 0.5 metre short of 
the required 11.5m2; and as a 2 bedroom 4 person dwelling this house type would fall 
4m2 overall below the proxy minimum space standard. However, it is considered that 
taken as a whole house type B is well laid out and that it would – notwithstanding these 
space shortfalls – provide high quality accommodation for their future occupiers. In all 
other respects the proposal complies with the minimum space standards. 
 
Minimum Floor to Ceiling Heights 
The national minimum space standards include a floor to ceiling height minimum 
requirement of 2.3 metres for at least 75% of the GIA. Floor to ceiling heights in excess 
of the standard would be achieved at ground and first floor levels throughout the 
proposed development. The second floor (house type A only) of the development would 
be contained partially within the roofslope and so, owing to this aspect of the design, 
would not achieve 2.3 metres floor to ceiling height across the whole of the second 
floor22. Nevertheless, house type A would achieve the requirement for a minimum of 2.3 
metres height over 67.7m2 representing a proportion of 93% of its total 73m2 GIA, 
exceeding the national standard in this regard. 
 
Similarly, owing to the design of the proposed ‘gatehouse’ building, the proposed studio 
flat would have a small area of its floorspace that would not achieve 2.3 metres floor to 
ceiling height. Nevertheless, the area of the studio in excess of 2.3 metres floor to ceiling 
height would far exceed the minimum requirement of at least 75% of the GIA. 
 
The proposal therefore complies with the national standards in this regard. 
 
 

                                            
22 The second floor bedroom would have a floor area of 11m2, of which 6.8m2 would have a floor to ceiling 
height of 2.3m+ and 5.3m2 would have a floor area of more than 1.5m but less than 2.3m. In accordance with 
the national standards, spaces with less than 1.5m floor to ceiling height are excluded from calculation. 
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Dual Aspect 
All of the proposed dwellings would be at least dual aspect and five of them would be 
triple aspect. It should be noted however that four of the ‘type A’ 2 bedroom homes 
achieve dual aspect only by virtue of a first floor rear stair window. 
 
Daylight and Sunlight 
A revised Daylight & Sunlight Study (Within Development), dated 7th June 2016, has 
been submitted with the application. The Study tests the performance of the proposed 
dwellings and their gardens in accordance with the widely-recognised British Research 
Establishment (BRE) methodologies and guidelines. In its preamble, the Study confirms 
that the impact of trees upon daylight and sunlight has been taken into account. 
 
The Study uses the Average Daylight Factor (ADF) method for assessing daylight and 
reports that all but two windows within the development meet or exceed BRE guidelines 
for winter daylight, meaning that daylight all year round is likely to be adequate. For 
completeness, the Study also includes modelled ‘no skyline contours’ within the 
proposed dwellings. These show that, with one exception, the proposed dwellings 
perform well. 
 
Turning to sunlight within the proposed dwellings, the Study applies the Annual Probable 
Sunlight Hours (APSH) methodology of testing the performance of all living room 
windows that are within 90 degrees of south. The Study reports that every living room 
has at least one window that passes BRE guidelines for annual probable and winter 
sunlight hours. 
 
Further analysis of the results contained within the Study shows that the proposed 
dwelling labelled as unit 3 on the submitted site block plan (a one-bedroom house) 
performs the least well. Its two (south-east facing) ground floor windows – which would 
serve an open plan living/dining/kitchen area - fall marginally short of the BRE 
guideline23 for winter sunlight, whilst the rear part of the room (the kitchen area) is shown 
as receiving no direct skylight24. On the other hand, it is worth noting that proposed unit 
3 would contain a first floor window in its south-west flank elevation; this window would 
serve a stairwell which is open to the ground floor living/dining/kitchen area. 
 
Taking into account that the marginal nature of the shortfall below the relevant BRE 
guideline and observing that kitchens situated behind open plan living areas are not 
uncommon in modern developments, it is not considered that unit 3 would create 
unacceptable living conditions for its future occupiers. Taken as a whole, it is considered 
that the development would achieve good levels of daylight and sunlight within the 
buildings and so would achieve a high standard of amenity in this respect. 
 
Finally, the Study tests the performance of the proposed dwellings’ gardens relative to 
the BRE guidance which states that 50% of the area of any garden should achieve at 
least two hours of sunlight on 21st March. The Study reports that none of the proposed 
gardens achieve this BRE guideline. 
 
Further analysis of these results shows that the gardens to the dwellings labelled as 
units 3, 4, 11 & 12 on the submitted site block plan would receive no sunlight on 21st 

                                            
23 The Study reports that these achieve an average daylight factor of 1.9% whereas the relevant BRE 
guideline is for 2%. 
24 Based on the modelled ‘no skyline contours’. 
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March, and that the area of other gardens receiving sunlight on that date would range 
from 17% to 42%. Clearly it would be desirable for all of the gardens to meet the BRE 
guidance and it is considered likely that their failure to do so is at least in part a function 
of the proximity and height of the proposed terraces relative to each other. 
 
Local Plan Policy DM 1 C & D require new development to achieve a high standard of 
amenity having regard to a range of factors, of which light to outdoor spaces is one. 
Whilst the proposal does not perform well in terms of sunlight to gardens, the 
development would deliver an overall high standard of amenity for its future residents in 
other respects. Thus, whilst regrettable, refusal of planning permission solely on this 
ground is not recommended. 
 
Privacy and Outlook 
With reference to the unit numbering on the submitted site block plan, the relationship 
between the facing elevations within the development would be as follows: 
 
Units 1 & 2 (two storeys) and Units 3 & 4 (three storeys) 
The north-west (front) elevation of units 1 & 2 would face the main south-east (front) 
elevation of units 3 & 4 at distances of between 3 to 6 metres, and would face the front 
garden boundaries of units 3 & 4 at a distance of 1.5 metres. The north-west elevation of 
units 1 & 2 would contain the front door and a kitchen window at ground floor level, and 
a bathroom window at first floor level. The south-east elevation of units 3 & 4 would 
contain the front door and a living room window at ground floor level, a ‘Juliette balcony’ 
bedroom window at first floor level and a further bedroom window at second floor level. 

 
Units 3-6 (three storeys) and Units 7-10 (two storeys) 
The north-west (rear) elevation of units 3-6 would face the south-east (rear) elevation of 
units 7-10 at a distance of 5 metres, and would abut the rear garden boundary of units 7-
10. The north-west elevation of units 4-6 would contain a stair window at first floor level 
and no windows at second floor level (the stair window to unit 3 would be on the south-
west flank elevation). The south-west elevation of units 7-10 would contain patio doors to 
a living room at ground floor level and ‘Juliette balcony’ bedroom windows at first floor 
level. 
 
Units 7-10 (two storeys) and Units 11-14 (three storeys) 
The north-west (front) elevation of units 7-10 would face the main east (front) elevation 
of units 11-15 at distances of between 3 and 10 metres, and would face the front garden 
boundaries of units 11-14 at a distance of 1.5 metres. The north-west elevation of units 
7-10 would contain the front door and a kitchen window at ground floor level, and a 
bathroom window at first floor level. The east elevation of units 11-14 would contain the 
front door and a living room window at ground floor level, a ‘Juliette balcony’ bedroom 
window at first floor level and a further bedroom window at second floor level. 
 
Unit 15 (first floor studio flat) and Unit 1 (two storeys) 
The north-east (rear elevation) of unit 15 (the first floor ‘gatehouse’ studio flat) would 
face the south-west (flank) wall and garden side boundary of unit 1 at a distance of 
between 20 and 21 metres. The north-east elevation of unit 15 would contain two 
windows to the combined living and bedroom area at first floor level. The south-west 
flank wall of unit 1 would contain a secondary bedroom window at first floor level. 
 
From the above analysis it is considered that, within the development, the following 
privacy concerns arise: 
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• perceived overlooking from the first floor rear bathroom windows of units 1 & 2 to 
the front gardens and ground/first floor front windows of units 3 & 4; 

• perceived overlooking from the first floor rear stair windows of units 4-6 to the rear 
gardens and ground/first floor rear windows of units 7-10; and 
perceived overlooking from the first floor rear bathroom windows of units 7-10 to 
the front 

• gardens and ground/first floor front windows of units 11-14. 
 

To address these concerns, it is considered that the bathroom windows to units 1 & 2 
and 7-10 and the stair windows to units 4-6 should be high level and obscure glazed. A 
condition to secure this is recommended. 
 
As noted above, the ground floor front doors and kitchen windows of units 1 & 2 and of 
units 7-10 would face the front garden boundary of other dwellings within the 
development at a distance of only 1.5 metres. Those garden boundaries would be 
delineated by a 2 metres high wall which, it is considered, would prevent harmful inter-
visibility between these properties. 
 
However, privacy of the front doors and kitchen windows of units 1 & 2 and of units 7-10 
would also be affected more generally by their positioning adjacent to the access 
footways used by other residents and their visitors. Such an arrangement could not be 
said to be a characteristic of development within the locality, but would be more akin to 
Victorian terraced housing of the type that opens directly onto the street. The resulting 
implications for the privacy of the future occupiers of the development cannot, therefore, 
be related to any prevailing standard of privacy in the wider area. Nevertheless, taking 
into account the configuration of the site and other constraints, and the need to make 
effective use of this previously developed land, it is accepted that this aspect of the 
scheme’s standard of privacy is a reflection of the distinctive character of this one-off 
development. 
 
In terms of outlook from the kitchen windows of units 1 & 2 and 7-10, the proximity of the 
facing 2 metres high garden wall would not be ideal, although the ground floor of the 
houses would serve an open plan kitchen/dining living area with patio doors at the rear 
meaning that the proximity of the wall when viewed from the kitchen window would not 
create an undue sense of enclosure to the entire room. More generally across the 
development, the ground floor of the proposed dwellings would look out onto 
uncharacteristically small (and in some instances very small) gardens, enclosed by the 2 
metres high walls and, in the case of units 7-10, facing the two storey rear wall of units 
3-6. Again however, taking into account the configuration of the site and other 
constraints, and the need to make effective use of this previously developed land, it is 
accepted that this aspect of the scheme’s standard of amenity is a reflection of the 
distinctive character of this one-off development. 
 
Given the close proximity between buildings and garden spaces within the development, 
it is recommended that planning permission be subject to a condition controlling the 
future installation of any further windows, doors or other openings to the dwellings. This 
would allow the local planning authority to safeguard the privacy of future occupiers from 
any future alterations that would otherwise (in respect of the houses) be permitted 
development. 
 
Noise 
Acoustic privacy between adjoining dwellings, and between dwellings and outdoor 
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spaces, are equally important as inter-visibility and overlooking in establishing the quality 
of amenity that may be enjoyed by a development.  
 
Unlike flatted developments, the vertical stacking of rooms within single dwellinghouses 
is not an issue as any internal noise conflicts can be resolved within the household 
concerned. In terms of horizontal stacking, the internal arrangement of the terraces is 
such that the bedrooms of one dwelling adjoin the stairs and bathroom of the 
neighbouring dwelling. Insofar as this gives rise to potential for the transition of noise 
and vibration between dwellings this arrangement is not ideal, however as a new build 
development the standard of construction as regards acoustic performance will be 
required to meet the relevant requirements of the Building Regulations. 
 
The proposed studio flat would be situated in the ‘gatehouse’ building towards the front 
of the site, facing Honeypot Lane. Part of the ground floor of this building would 
accommodate bin storage for refuse and recycling. Although not ideal, the bin store 
would be enclosed (a condition is recommended to secure details of the proposed gated 
to the bin store) and, given the relatively modest number of dwellings proposed within 
the development, it is not considered that noise and disturbance from the bin store would 
be unreasonably detrimental to the occupiers of the proposed studio flat. 
 
As noted above, the first floor level stair windows to units 4-6 would be directly adjacent 
to the rear gardens of units 7-10. To ensure satisfactory acoustic privacy for the future 
occupiers of the development, it is therefore considered that these windows should be 
installed and retained as fixed closed units, and a condition to this effect is therefore 
recommended. 
 
Amenity Space 
All of the houses within the development would have a private garden space and the 
studio flat would have a balcony. The Mayor’s Housing SPG lays down a minimum 
requirement of 5m2 of private outdoor space for 1 & 2 person dwellings and an extra 1m2 
for each additional occupant. With reference to the unit numbering on the submitted site 
block plan, details of the minimum required and proposed amenity space25 provision are 
set out in Table 3 below: 
 
Table 3: Outdoor Amenity Spaces 
 
Unit No. House Type Required (m2) Provided (m2) Location 

1 A (1b/2p) 5 27 Back 
2 A (1b/2p) 5 27 Back 
3 B (2b/3p) 6 10 Front 
4 B (2b/3p) 6 21 Front 
5 B (2b/3p) 6 32 Front 
6 B (2b/3p) 6 27 Front 
7 A (1b/2p) 5 30 Back 
8 A (1b/2p) 5 30 Back 
9 A (1b/2p) 5 30 Back 

10 A (1b/2p) 5 26 Back 
11 B (2b/3p) 6 11 Front 
12 B (2b/3p) 6 22 Front 

                                            
25 The amenity space areas include the footprint of proposed cycle storage areas. 
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13 B (2b/3p) 6 32 Front 
14 B (2b/3p) 6 28 Front 
15 C (studio) 5 5 Front 

 
Local Plan Policy DM 27 states that the appropriate form and amount of amenity space 
should have regard to: location and dwelling mix; the likely needs of future occupiers, the 
character and pattern of existing development in the area; the privacy and amenity of 
neighbouring occupiers; and the quality of the proposed space including landscaping. 
Taking each of these in turn: 
• in this more suburban (rather than town centre or opportunity area) location and 

that the proposal would be for houses (rather than flats), the provision of private 
garden spaces is considered to be the appropriate design response; 

• as dwellings of less than 3 bedrooms, the proposed houses are not regarded as 
family houses and so modest – albeit very modest in some instances – private 
garden spaces need not be inherently at odds with the likely needs of the future 
occupiers of the development; 

• although the wider area of Queensbury contains traditional suburban houses with 
characteristically long gardens, the immediate vicinity of the site contains blocks of 
maisonettes with smaller gardens26 and, within those smaller gardens, 
subdivisions to create private spaces for the occupiers of those maisonettes, 
meaning that the proposal would not be inherently at odds with the pattern and 
character of its immediate surroundings; 

• it is acknowledged that the proposed development has been laid out in such a way 
as to minimise the impact of the small gardens upon the privacy and amenity of the 
neighbouring occupiers; 

• in reality, it is considered that the proposed dwellings would be predominantly if not 
wholly hardsurfaced and as such would resemble yards rather than more traditional 
suburban gardens; since this is consistent with the distinctive character of this one-
off development it is not considered to be unacceptable in this instance. 

 
The Mayor’s SPG states that the minimum depth and width of private balconies should 
be 1.5 metres. The applicant has clarified that the proposed balcony would have 
dimensions of 3.1 metres x 1.6 metres, therefore complying with the Mayor’s SPG in this 
regard. 
 
Children’s Play Space 
London plan (2015) Policy 3.6 B requires housing development proposals to make 
provision for play and informal recreation. The requirement is reiterated by Policy DM 28 
A of the Development Management Policies Local Plan (2013). 
 
Appendix 1 of the Harrow Planning Obligations SPD provide formulae for calculating 
child yield. On this basis it is calculated that the proposed development would yield 
(rounded up) 4 x 0-4 year olds, 2 x 5-10 year olds and 1 x 11-15 year old. Applying 
Harrow’s local standard of 4m2 playspace provision per child, this equates to a total 
requirement for 28m2. The proposal makes provision for a total area of 134m2 located 
underneath the oak tree in the north-east corner of the site and, therefore, far exceeds 
the quantum required and is acceptable. 
 
In qualitative terms however it is considered that the proposed provision (natural play 

                                            
26 Such as Everton Court, Everton Drive, nos. 219-339 Honeypot Lane and 10-44 Taunton Way. 
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features for climbing, jumping, balancing & etc) would be suitable for younger age 
groups but would not meet the needs of teenagers. The Planning Obligations SPD 
allows for contributions to be paid towards off site provision; however it is calculated that 
the proposal would yield only 1 x 11-15 year old and so the impact in terms of increased 
demand for teenage playspace from the development is considered to be negligible. 
 
The Daylight & Sunlight Study has been updated to include an assessment of 
shadowing to the proposed children’s play space. This shows that 83% of the play space 
area would receive at least 2 hours of sunlight on 21st March, thus meeting the BRE 
guideline that at least 50% of amenity spaces should receive at least 2 hours of sunlight 
on that date. However, the applicant has clarified that the overshadowing test does not 
take account of the retention of trees, referring to BRE guidance which states that: 
 

“…where the effect of a new building on existing buildings nearby is being 
analysed, it is usual to ignore the effect of existing trees. This is because daylight is 
at its scarcest and most valuable in winter when most trees will not be in leaf. 
Additionally this is because the dappled shade of a tree is more pleasant than the 
deep shadow of a building”.  

 
Taking the above into account, whilst perhaps not ideal for all times of the year, it is not 
considered that the location of the proposed play space underneath a tree is inherently 
unacceptable. 

 
Residential Amenity of Neighbouring Occupiers 
Paragraph 61 of the NPPF states inter alia that planning decisions should address the 
integration of new development into the built environment. London Plan Policy 7.6 B 
states that buildings should not cause unacceptable harm to the amenity of surrounding 
land and buildings in relation inter alia to privacy and overshadowing. Core Strategy 
Policy CS1 B requires development to respond positively to the local context in terms of 
design, siting, density and spacing. Policy DM1 C & D of the Development Management 
Policies Local Plan require development to achieve a high standard of design and layout 
and set out a number of privacy and amenity criteria for the assessment of the impact of 
development upon neighbouring occupiers to this end. The Council has also produced a 
Residential Design Guide SPD. 
 
Privacy, Outlook and Visual Impact 
The privacy and visual impacts in relation to the nearest neighbouring residential 
properties are as follows: 
 
55A-D Everton Drive 
The rear wall of proposed units 1 & 2 would be 5 metres from the common boundary and 
between 10 & 21 metres from the rear wall of nos. 55A-D Everton Drive. Units 1 & 2 
would be two storeys, rising to a ridge height of 7.5 metres and with an eaves height of 5 
metres. The first floor rear wall would contain a window to the bedroom of each of these 
proposed dwellings. 

 
The rear elevation of nos. 55A-D Everton Drive is orientated so as not to directly face the 
common boundary, meaning that from the rear windows and balconies of these 
neighbouring dwellings, units 1 & 2 would be perceived at a more oblique angle of view. 
At its nearest corner, nos. 55A-D would be 5 metres from the common boundary and so 
the units 1 & 2, also with 5 metres separation, would not appear unduly obtrusive when 
viewed from gardens of nos. 55A-D Everton Drive. 



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

293 
 

 
To ensure that units 1 & 2 do not give rise to harmful overlooking of the rear elevations 
and gardens of nos. 55A-D Everton Drive it is recommended that the first floor rear 
windows be high level only and obscure glazed. A condition to secure this is 
recommended. 

 
50-53 Chichester Court 
The main flank wall of unit 2 would be 14 metres from the common boundary of nos. 50-
53 Chichester Court. The flank wall would contain a bedroom window. Given the 
separation distance and noting also the retention of the existing mature tree in the 
adjacent part of the application site, it is not considered that this relationship would be 
detrimental to the visual amenity or privacy of the occupiers of nos. 50-53 Chichester 
Court. 

 
The front elevation of unit 6 would be visible from nos. 50-53 Chichester Court. However 
this proposed terrace (units 3-6) would be orientated away from the common boundary 
meaning that the angle of overlooking from the front windows of unit 6 would be an 
oblique one, and it is noted that there is an existing mature tree to the rear of nos. 50-53 
Chichester Court. Again, therefore, it is considered that there would be no detriment to 
the visual amenity or privacy of the neighbouring occupiers. 
 
54-60 Chichester Court 
The flank walls of proposed unit 6 and of unit 10 would each be between 0.7 and 2 
meters from the common boundary and between 16 & 17 metres from the rear wall of 
nos. 54-55 Chichester Court and of nos. 56-57 Chichester Court respectively, these 
being the closest affected dwellings in the neighbouring terrace. Unit 6 would be three 
storeys, with a ridge height of 8.5 metres and eaves heights of 5 & 6 metres; the edge of 
the second floor dormer of unit 6 would be set in by 2.5 from the gable end and the flank 
wall would contain a window to the kitchen at ground floor level. Unit 10 would be two 
storeys, rising to a ridge height of 7.5 metres and with an eaves height of 5 metres, and 
the flank wall would contain a stair window at first floor level. 

 
The proposal would bring development closer to the common boundary than the existing 
Haslam House and the gabled design of the proposed terrace roofs would mean that the 
ridge heights (8.5 metres in respect of unit 6 and 7.5 metres in respect of unit 10) would 
be fully perceived when viewed from the neighbouring terrace. On the other hand, the 
footprint of existing Haslam House spans a substantial width (approx. 18 metres overall) 
whereas the two proposed flank elevations would each be only 5.6 metres in width and 
with a gap of 5 metres between the two. Furthermore, the eaves height of the rear of unit 
6 would be 5 metres – to match that of the eaves of the two storey unit 10. Taking all of 
these circumstances into account, and acknowledging the existing tree screening along 
the boundary, it is considered that units 6 & 10 would not appear unduly obtrusive when 
viewed from the rear windows and gardens of nos. 54-60 Chichester Court. 

 
To ensure that units 6 & 10 do not give rise to harmful overlooking of the rear elevations 
and gardens of nos. 54-55 Chichester Court and of nos. 56-57 Chichester Court, it is 
recommended that the aforementioned kitchen and stair windows be high level only and 
obscure glazed. A condition to secure this is recommended. 
 
1-20 Chichester Court 
The rear wall of proposed units 11 & 12 would be between 10 and 15 metres from the 
south-east elevation of nos. 13-16 Chichester Court whilst proposed units 13 & 14 would 
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be between 9 and 14 metres from the south-east elevation of nos. 17-20 Chichester 
Court, these being the closest affected blocks in the neighbouring part of the Chichester 
Court estate. The proposed terrace would have a ridge height 8.5 metres and its facing 
rear wall would have an eaves height of 5 metres. The first floor rear wall of units 12-13 
would contain a stair window and, at ground floor level, there would be a single storey 
projection (1.8m x 2m) behind each dwelling. These would provide storage for the 
residents of Chichester Court. 

 
The existing soft interface between the Haslam House site and the Chichester Court 
estate would be removed and the 5 metres high rear wall of proposed units 11-14 would 
delineate the new boundary. In so doing, the proposal would significantly change the 
visual setting of this part of the Chichester Court estate by forming a new hard edge to 
the adjacent outdoor area (albeit that this area currently features a wall-enclosed clothes 
drying area), and by bringing a building that is wider and taller than the existing Haslam 
House closer to the neighbouring blocks at Chichester Court. 

 
However, this change does not in itself equate to harm. The existing amenity spaces 
within the Chichester Court estate are fragmented and not uncommonly delineated by 
building edges (such as garages, pram stores and the blocks of flats themselves). The 
rear of the terrace would appear as a two (rather than conventional three) storey building 
by virtue of the 5 metres eaves height, and the first floor stair windows & ground floor 
projections would provide some visual relief to an otherwise blank rear elevation. Taken 
together with the above separation distances, it is considered that units 11-14 would not 
appear unduly obtrusive when viewed from the neighbouring blocks and adjacent 
outdoor area of the Chichester Court estate. 

 
Subject to obscure glazing, which may be secured as a condition of planning permission, 
it is not considered that the first floor rear stair windows of units 11-14 would give rise to 
harmful overlooking of the neighbouring blocks and adjacent outdoor area of the 
Chichester Court estate. 

 
304 Honeypot Lane 
The flank wall of proposed unit 3 (containing stair windows at first and second floor 
levels) would be 1.6 metres from the common boundary and 3 metres from the flank wall 
of no. 304 Honeypot Lane, whilst the flank wall of proposed unit 7 (containing a first floor 
bedroom window) would be 3.8 metres and 5 metres away respectively. Proposed unit 1 
(containing a first floor bedroom window) would be 8 metres from the north-east front 
corner whilst proposed unit 11 (containing stair windows at first and second floor levels) 
would be 7.5 metres from the north rear corner and proposed unit 15 (the ‘gatehouse’ – 
containing first floor windows to the studio flat) would be 6 metres from the south front 
corner of that neighbouring bungalow. 

 
Proposed unit 7 would be entirely behind a 45 degree line drawn, on plan, from the rear 
corner of no. 304 Honeypot Lane, however the main three storey flank wall of proposed 
unit 3 would sit forward of a 45 degree line taken from the north-east front corner of the 
bungalow by approximately 1.5 metres. The flank walls of proposed units 1 and 11 
would also sit beyond the 45 degree lines from the front and rear corners respectively of 
no. 304 Honeypot Lane.  

 
The bungalow contains four windows to habitable rooms in the front elevation and 
windows to a conservatory, kitchen and a further habitable room at the rear. The flank 
walls of units 1 & 3 and the rear of the ‘gatehouse’ building would be visible from the 
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front windows of no. 304 and unit 11 would be a prominent feature in the outlook of the 
bungalow’s rear windows and garden space. However, the bungalow is an alien feature 
within the surrounding development pattern – having no conventional street frontage and 
so comprising instead more of a ‘backland’ development – and consequently its outlook 
already features other buildings including the flank wall of 302 Honeypot Lane, the rear 
of nos. 55A-D Everton Drive and, at the rear, the four storey blocks of Chichester Court. 
The proposal would clearly bring development closer to the bungalow than existing 
surrounding buildings, and therefore have a greater visual impact, but the resulting 
impact (which would not be insignificant) needs to be balanced against the need to make 
effective use of this constrained previously-developed site. In these circumstances, it is 
not considered that the visual impact upon no. 304 Honeypot Lane would justify 
withholding planning permission for the development. 

 
The bungalow also has two windows (to a utility room and a secondary habitable room 
window) and a door on its north flank elevation. These are not considered to be 
‘protected’ within the meaning of the Council’s SPD and so the impact on these is not 
considered to be unacceptable. 

 
It is not considered that the flank windows of units 1 & 3 and the rear windows of unit 15 
would lead to harmful overlooking of the front of no. 304 Honeypot Lane, which is 
already open to view the adjacent part of Honeypot Lane and from surrounding property. 
However to maintain a greater sense of privacy to the rear of the bungalow it is 
considered that the flank bedroom window to unit 7 (which is a secondary window – the 
main window to the bedroom of that unit being at the rear) and the flank stair windows to 
unit 11 should be high level only and obscure glazed. A condition to secure this is 
recommended. 

 
302 & 306 Honeypot Lane 
The south-east flank wall of proposed unit 15 would be 2.3 metres from the front corner 
of no. 302 Honeypot Lane and would sit 2.3 metres forward of it. The flank wall would 
have an eaves height of 5 metres and the part of the proposal roof adjacent to no. 302 
would reach a ridge height of 7 metres. 

 
Proposed unit 15 would sit entirely within a 45 degree line drawn, on plan, from the rear 
corner of no. 302 Honeypot Lane. In these circumstances it is not considered that the 
unit would appear unduly obtrusive in the outlook from the adjacent front kitchen and 
habitable room windows at no. 302. The flank wall of no. 302 contains that dwelling’s 
main entrance and a secondary kitchen window at ground floor level, and a bathroom 
window at first floor level. These are not considered to be ‘protected’ within the meaning 
of the Council’s SPD and so the impact on these is not considered to be unacceptable. 

 
By reason of its shallow depth and forward siting, proposed unit 15 would not project 
rearward of no. 302 Honeypot Lane. Overlooking of the rear garden of no. 302 from the 
first floor rear windows of unit 15 would be at a conventional oblique angle and so would 
not be detrimental to the privacy of the occupiers of that neighbouring residential 
property. 

 
The flank wall of proposed unit 1 (containing a secondary bedroom window) would be 8 
metres from the common boundary and approximately 17 metres from the main rear wall 
of no. 302 Honeypot Lane. It is not considered that this unit, or any of the other proposed 
buildings on the site, would be detrimental to the visual amenity or privacy of the 
occupiers of no. 302. 
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The proposed studio flat would contain a recessed balcony with openings to the front 
and north-west flank elevations. Taking into account the separation of the ‘gatehouse’ 
building from residential property on the opposite side of Honeypot Lane, and that the 
flank wall would overlook only the neighbouring estate agent’s office, it is not considered 
that this aspect of the proposal would be detrimental to privacy. 
 
As is evident from the above analysis, the application site is constrained by its 
configuration and relationship with surrounding property. It is recognised that the 
applicant has made every effort in the design and layout of the proposal to minimise 
wherever possible the impacts upon neighbouring the nearest neighbouring property 
whilst making effective use of this previously developed land. However, it is considered 
that future alterations and extensions to the proposed dwellinghouses that could 
otherwise be carried out as permitted development pose the potential for harmful 
amenity impacts to existing neighbouring occupiers and to future occupiers of the 
development itself. For this reason, it is recommended that development that would 
otherwise be permitted by Part 1 (Classes A-E) to Schedule 2 of The Town and Country 
Planning (General Permitted Development) England Order 2015 (as amended) should 
be controlled. A condition to this effect is recommended. 
 
Daylight, Sunlight and Overshadowing 
A revised Daylight & Sunlight Study (Neighbouring Properties), dated 8th June 2016, has 
been submitted with the application. The Study assesses the impact of the proposed 
development upon neighbouring dwellings and gardens in accordance with the widely-
recognised British Research Establishment (BRE) methodologies and guidelines. The 
impact upon a total of 272 windows has been assessed at the following neighbouring 
properties: 
• 304 Honeypot Lane; 
• 306 Honeypot Lane; 
• Chichester Court (nos. 1-36 and 50-60); 
• 55 a-d, 57-59, 61-63, 65-67 and 69-71Everton Drive; 
• Everton Court (nos. 286-292, 300 and 302); and 
• 321, 323, 325, 329, 335 and 339 Honeypot Lane. 
 
The Study uses the Vertical Sky Component (VSC)27 and Daylight Distribution (DD)28 
methods for assessing the impact of the development upon daylight to neighbouring 
windows. The Study confirms that all main habitable room windows tested pass the VSC 
test and all rooms pass the DD test, indicating that there would be no adverse impact 
upon daylight to the windows of the neighbouring properties. 
 
The Study goes on to apply the Annual Probable Sunlight Hours (APSH)29 methodology 
of testing the performance of all living room and conservatory windows that are within 90 

                                            
27 The report states that this is a measure of the percentage of sky visible from the centre if a window. By this 
measure, daylight is considered to be adversely affected if the VSC is both less than 27% and less than 0.8 
its former value. 
28 The report states that this is a measure of the area of a room that does not have a direct view of the sky. By 
this measure, daylight is considered to be adversely affected if the DD less than 0.8 its former value. 
29 The report states that sunlight availability is considered to be adversely affected if the centre of the window: 
receives less than 25% of annual probable sunlight hours, or less than 5% of the annual probable sunlight 
hours between 21st September and 21st March; receives less than 0.8 times its former sunlight hours in either 
period; or has a reduction in sunlight received over the whole year greater than 4% of annual probable 
sunlight hours. 
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degrees of south. The Study reports that all windows tested were found to pass the BRE 
guidelines for annual probable and winter sunlight hours. 
 
The Study also considers the impact of the proposed development in terms of 
overshadowing of neighbouring gardens. The BRE guidance states that 50% of the area 
of any garden should receive at least two hours of sunlight on 21st March and that, if as 
a result of new development, an existing garden does not meet this guideline, then the 
loss of light is likely to be noticeable if the area which can receive two hours of sunlight is 
less than 0.8 its former value. The following neighbouring gardens have been assessed: 
• amenity area behind nos. 1-20 Chichester Court; 
• amenity area behind nos. 21-36 Chichester Court;  
• private gardens of nos. 54-60 Chichester Court; 
• communal garden of nos. 50-53 Chichester Court; 
• private gardens of nos. 57-71 Everton Drive; and 
• private gardens of nos. 286-302 Everton Court. 

 
The results show that, with two exceptions30, all of the gardens assessed would receive 
at least two hours of sunlight to at least 50% of their area on 21st March. Of the two 
gardens found to below this threshold, one is already (i.e. in the existing situation) below 
the threshold and would be unaffected by the proposed development, whilst the other 
would suffer a sunlight loss of 7% and so would be within the 20% tolerance of the BRE 
guidance. 
 
Taking into account the evidence provided by the Study, it is considered that the 
proposal’s impact on daylight, sunlight and shadow to neighbouring properties would be 
acceptable. 
 
Noise 
The proposal would increase activity on the site. However, by its residential nature and 
in the context of the surrounding pattern and character of development, it is not 
considered that this would be incompatible with the amenities of existing neighbouring 
occupiers. Neither is it considered, given the relatively modest number and size of 
dwellings proposed, that use by residents of the communal amenity spaces and 
children’s play area within the development would give rise to harmful levels of noise 
and disturbance to neighbouring occupiers. 
 
The proposed car park would run alongside the flank boundary of no. 302 Honeypot 
Lane and would be in front of bungalow at no. 304 Honeypot Lane. However, this 
arrangement is as existing for Haslam House and it is not considered that the proposal 
would be likely to lead to any significant increase in noise and disturbance associated 
with use of the car park. 
 
The existing bin store on the site is situated behind the rear boundary of nos. 55A-D 
Everton Drive. The proposal would result in the relocation of bin storage towards the 
side frontage and adjacent to the flank wall of no. 302 Honeypot Lane. However, the bin 
store would be enclosed (a condition is recommended to secure details of the proposed 
gated to the bin store) and, given the relatively modest number of dwellings proposed 
within the development, it is not considered that noise and disturbance from the bin store 
would be unreasonably detrimental to the occupiers of the neighbouring property no. 302 
Honeypot Lane. 

                                            
30 Nos. 300 & 302 Everton Court. 
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Parking and Highway Safety 
Paragraph 32 of the NPPF states that decisions should take account of whether: 
opportunities for sustainable transport modes have been taken up; safe and suitable 
access for all people can be achieved; and whether cost-effective improvements to the 
transport network can be undertaken. Paragraph 36 goes on to state that all 
developments which generate significant amounts of movement should be required to 
provide a Travel Plan. Policy 6.3 of the adopted London Plan (2015)31 requires the 
impact of development proposals on the transport capacity to be fully assessed. Policies 
6.9 and 6.13 give effect to the Plan’s maximum car parking and minimum cycle parking 
standards. Policy DM 42 of the Development Management Policies Local Plan (2013) 
reiterates the need to comply with the London Plan car and cycle parking standards, 
seeks motorcycle/scooter parking spaces in all developments with more than 10 spaces, 
and requires the design and layout of parking areas (including those for 
scooters/motorcycles and bicycles) to be safe, secure and fit for purpose. 
 
A Transport Statement dated 4th March 2016 has been submitted with the application. In 
terms of parking, the Statement estimates that the likely demand for parking associated 
with the proposed development would be 19 cars and it includes the results of an on-
street parking survey of the area which indicates occupancy rates of the on-street space 
in the region of 71-74%. 
 
The London Plan residential parking standards32 specify a maximum of less than 1 car 
parking space per 1 & 2 bedroom dwelling. The proposal would make provision for 5 
general and 2 disabled car parking spaces, which equates to a ratio of just over 0.4 
space per dwelling.  
 
The site is within an area with a public transport accessibility level of 2, which is 
comparatively low but not unexpected in this predominantly suburban area. The 
quantum of proposed on-site provision is less than the demand for car parking likely to 
be generated by the development, as estimated in the submitted Transport Statement. 
 
The Transport Statement goes on to demonstrate with reference to the survey results 
that there is sufficient available on-street space to accommodate the balance of 12 cars 
for which provision is not made on the site. Nevertheless, the proposed quantum of on-
site parking provision is considered to be at the lower end (within the maximum) of what 
is acceptable for the development in operational terms, subject to the mitigations 
recommended by the local highway authority. Those mitigations being: 
• a contribution of £10,000 to be made towards the investigation of implementing a 

controlled parking zone (CPZ) within the vicinity of the site; 
• the proposed development being designated ‘resident permit restricted’ in the 

event of such a CPZ coming into force; and 
• the submission for approval and then implementation of a travel plan for the 

development. 
 
It is therefore recommended that the applicant be advised that a the above financial 
contribution must be made to the local highway authority and that the development will 
be resident permit restricted in the event of a surrounding CPZ (‘resident permit 
restricted’ has also been added to the description of the proposed development). A 

                                            
31 As amended by the Minor Alterations to the London Plan (2016) 
32 See Table 6.2 of the Parking Standards Minor Alterations to the London Plan (2016). 
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condition is recommended to secure a travel plan. 
 
Trip generation data provided in the submitted Transport Statement indicates that the 
proposal would give rise to a total of 18 two-way trips in the AM peak (of which 8 would 
be by car/van) and 10 such trips in the PM peak (of which 4 would be by car/van). There 
is no indication in the Transport Statement that the proposal would give rise to any 
highway safety issues, and it is noted that no objection has been raised by the local 
highway authority on highway safety grounds. 
 
The London Plan (2015) Policy 6.13 D and accompanying Table 6.3 seek the provision 
of a minimum of one long stay space per studio/one-bedroom dwelling and two long-stay 
cycle parking spaces per 2+ bedroom dwelling, together with (for schemes of 40 or more 
dwellings) one short-stay space per 40 dwellings (for developments of 40+ dwellings). 
Policy DM42 (A) of Harrow’s Development Management Policies Local Plan (2013) 
undertakes to support proposals where the number of cycle parking spaces would meet 
or exceed the minimum London Plan standards. 
 
Each of the proposed houses would be provided with cycle parking space for two 
bicycles within their private garden spaces. As such, the proposal would meet the short-
stay quantitative requirements of the London Plan in respect of the two-bedroom 
dwellings and would exceed the requirements in respect of the one-bedroom dwellings. 
One cycle long stay parking space would be provided internally within ground floor level 
of the ‘gatehouse’ building for the proposed studio. No short-stay spaces are required as 
the development involves less than 40 dwellings. 
 
In qualitative terms, the provision of cycle parking within the private curtilages of the 
proposed dwellings would mean that the spaces would be relatively secure. However, in 
a number of instances, this would mean that bicycles would have to be wheeled through 
the house (and in the case of the studio would be stored within the dwelling itself) which 
is not ideal. To minimise the number of instances where this occurs it is considered that 
those gardens with a boundary contiguous to part of the public realm within the 
development should be provided with a garden gate into that public realm. Furthermore, 
to encourage use of this more sustainable mode, it is considered that the parking spaces 
should be weather protected. It is recommended to secure details in respect of both of 
these matters as a condition of planning permission. 
 
Design and Local Character 
Paragraph 56 of the NPPF reiterates the Government’s commitment to good design and 
its strong relationship with good planning, and paragraph 60 goes on to advise that local 
planning authorities should not attempt to impose architectural styles or particular tastes 
(although it is proper to seek to promote or reinforce local distinctiveness). London Plan 
(2015) Policy 7.4 provides some context criteria for the consideration of design whilst 
Policy 7.6 sets out a wide ranging set of criteria for the consideration of proposed 
buildings and structures. 
 
Core Strategy Policy CS 1 B requires development proposals to respond positively to the 
local and historic context, and to reinforce positive attributes of local distinctiveness 
whilst promoting innovative design and/or enhancing areas of poor design. Policy DM1 
of the Development Management Policies Local Plan (2013) requires all development to 
achieve a high standard of design and layout. It goes on to set out a number of design 
and layout considerations to this end. Further, local guidance is set out in the Harrow 
Residential Design Guide SPD. 
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The subject proposal follows extensive pre-application discussions with officers. As 
documented in the Design & Access Statement (DAS) submitted with the application, the 
proposal follows the exploration of an alternative prospective scheme for a block of flats 
(24 units) which was rejected on the grounds of its amenity and other impacts and 
refinement (from 17 to 15 units) following public consultation. It is clear from the DAS 
that the subject proposal has evolved in response to the constraints of this site, in 
particular to: 
• minimise loss of light/overshadowing to neighbouring properties; 
• minimise overlooking of neighbouring properties and between properties within the 

development; 
• create a built presence onto the Honeypot Lane frontage and provide natural 

surveillance of the site’s car parking area; 
• appropriately respond to the scale of surrounding buildings whilst making effective 

use of the site.  
 
The DAS also points out that the scheme design results in each home having its own 
front door (i.e. no communal entrances/lobbies) at ground level and ensures that there is 
no visual differential between the various tenures within the development. The proposed 
materials as specified in the DAS are brick facades with features comprising pre-cast 
concrete window cills & lintels and tile cladding to the ‘dormers’ of the three storey 
dwellings. 
 
The wider area is predominantly characterised by traditional 1930s suburban 
development of buildings set back from the street frontage and typically generous rear 
gardens. The proposal self-evidently does not seek to emulate this local development 
pattern (although 4-dwelling terraces are not uncommon in the area). Rather, the result 
of the proposal is a form of development more akin to Victorian terraced housing – 
relatively small wall-enclosed gardens and some dwellings opening directly onto the 
public realm – and illustrative material included with the DAS confirms this architectural 
inspiration. Furthermore, the provision of some of the proposed houses with their entire 
amenity space at the front rather than the rear, the front ‘dormer’ features and the urban 
grain that would be created by the irregular and tight arrangement of buildings on the 
site, would be without precedent in the locality. 
 
However, as noted above, the NPPF is clear that local planning authorities should not 
seek to impose architectural styles or particular tastes and the circumstances of the site 
are such that it does not form part of a streetscene (other than the narrow site frontage 
to Honeypot Lane) or plot rhythm that contributes positively to the local pattern and 
character of development. The proposal’s design provides an innovative response to the 
site constraints and would result in a distinctive development of unique character in this 
part of Queensbury.  
 
The proposed ‘gatehouse’ building would, together with the existing neighbouring (but 
single storey) estate agent’s building no. 306 Honeypot Lane and garages at Chichester 
Court, sit forward of the notional building line created by Everton Court and the block 
nos. 1-8 Chichester Court. At two storeys, the proposed ‘gatehouse’ would increase the 
prominence of the intrusion beyond the notional building line whilst its design, featuring 
two front-to-back gable roofs and an inset front balcony at first floor level, would be alien 
to the character of other development in the streetscene. However this is (exceptionally) 
considered to be acceptable in this case as a landmark device, to aid legibility to this 
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otherwise ‘backland’ site and to draw attention to this unique development within the 
locality. The building would retain a set-back of 2.5 metres from the back edge of the 
adjacent pavement which would allow for some hard & soft landscaping as a setting for 
the building. 
 
Subject to control of materials details, as a condition of planning permission, it is 
concluded that the proposal would – in a unique and distinctive way – achieve a high 
standard of design and layout and would not be detrimental to the character and 
appearance of the locality. 
 
Lifetime Neighbourhoods 
London Plan33 Policy 3.5 B requires, inter alia, 90% of new housing to meet Building 
Regulation requirement M4(2) (relating to accessible and adoptable dwellings) and 10% 
of new housing to meet Building Regulation requirement M4(3) (relating to wheelchair 
user dwellings); Policy 7.1 D requires the design of new buildings and spaces to 
reinforce or enhance the character, legibility, permeability and accessibility of the 
neighbourhood. Policy DM 2 A & B of the Development Management Policies Local Plan 
(2013) sets out further, detailed local criteria for the creation of Lifetime Neighbourhoods. 
 
Although within an area with a relatively modest public transport accessibility level, the 
site is within a reasonable walking distance of Queensbury local centre (via Honeypot 
Lane to the north-west) and Morrison’s supermarket (to the south-east). As such, the 
proposed development would enjoy reasonably good access to local services and 
facilities. The proposal would make provision for replacement storage spaces to be 
provided for the occupiers of Chichester Court and, in this respect, would contribute to 
the creation of a lifetime neighbourhood beyond the site boundary. 
 
The submitted Design & Access Statement (DAS) confirms that: 
• all fifteen dwellings including approaches to them have been designed to meet or 

exceed Building Regulations Part M4(2) and, in so doing, would provide greater 
accessibility than the minimum statutory requirements of Part M; and 

• in addition, one dwelling (proposed unit 2) has been designed in order to be easily 
adaptable and to meet Building Regulations Part M4(3). 

 
It is concluded that the proposal would make a positive contribution to the creation of a 
lifetime neighbourhood. A condition is recommended to ensure, as required by the 
London Plan, that the proposed development complies with Buildings Regulations 
requirements M4(2) and M4(3). 
 
Designing Out Crime 
Paragraphs 58 and 69 of the NPPF state that planning decisions should inter alia create 
safe environments where crime and disorder, and the fear of crime, do not undermine 
quality of life or community cohesion. London Plan (2015) Policy 7.3 B states that 
development should reduce the opportunities for criminal behaviour and contribute to a 
sense of security without being overbearing or intimidating. Core Strategy Policy CS 1 E 
requires new development to create and maintain safe and secure neighbourhoods in 
accordance with best practice standards. Policy DM 2 A (d) of the Development 
Management Policies Local Plan (2013) requires all proposals to be safe and secure for 
everyone in line with Secured by Design principles. 
 

                                            
33 As amended by the Minor Alterations to the London Plan (2016). 
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The Association of Chief Police Officers (ACPO) publication Homes (2016) sets out up-
to-date design and layout guidance for minimising opportunities for crime in new 
development. 
 
The proposal has been the subject of discussion with the Metropolitan Police’s 
Designing Out Crime officer. In response to the officer’s concerns (see consultation 
responses section above) the applicant has advised that: 
• there would be secure locked gate to the north-west perimeter of the site – keys 

would be held by the management company; 
• the building layouts are determined by the need to meet space and internal 

arrangement requirements for the 2-bedroom dwellings, and to avoid building 
within the root protection areas of retained trees; 

• a 2.1 metres high wall is proposed on the western boundary and 1.8 metres high 
walls with a secure self-closing gate would enclose the gardens; 

• there is insufficient space to add a walled garden to the front of units 7-10 however 
pre-cast concrete window sills with planters are proposed as a buffer between the 
kitchen windows and the path; and 

• a well-designed lighting plan that complies with BS 5489 will be development. 
 
Notwithstanding the above response, the Metropolitan Police’s Designing Out Crime 
officer remains unsatisfied that his concerns have been addressed. 
 
In terms of natural surveillance from Honeypot Lane, it is acknowledged that much of the 
site is not particularly visible from the street this being a function of the site’s 
configuration and ‘backland’ nature. However, the site would be the subject of some 
natural surveillance from neighbouring properties as well as from the dwellings within the 
proposed development itself. In these circumstances, it is not considered that the low 
level of natural surveillance from Honeypot Lane would lead to increased potential for 
crime and anti-social behaviour on the site. 
 
Details of site boundary treatment and the arrangements for locking (and controlling) any 
gates may be secured as a condition of planning permission, to ensure that the site’s 
potential permeability to criminals is minimised. Similarly details of a lighting plan, to 
ensure appropriate levels of lighting throughout the public realm areas within the 
proposed development, may be secured by condition.  
 
The Designing Out Crime officer’s concerns as regards the relative concealment of the 
front doors of proposed units numbered 3-6 and 11-14 are noted and understood. 
Equally, however, it is acknowledged that the applicant has investigated the potential to 
address this by handing the position of the ground floor w.c. projections to these units 
and that this possibility is constrained by the internal layouts of the units and (to the 
north) the site boundaries and tree root protection areas. This aspect of the proposal, 
and indeed the lack of defensible space to the front of some of the dwellings, therefore 
appears to present an unresolvable problem in terms of designing out crime. 
Nevertheless it is concluded, on balance, that the public benefits of securing dwellings of 
acceptable size & internal layout, and of retaining trees wherever possible, outweighs 
this acknowledged threat. 
 
In terms of the path along the north boundary, it is considered that this could be resolved 
by the incorporation of that narrow space within the gardens of the adjacent proposed 
units 6 & 10. Revised plans have now been secured to address this. 
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Sustainable Drainage 
London Plan (2015) Policy 5.13 A states that development should utilise urban drainage 
systems, unless there are practical reasons for not doing so, and should aim to achieve 
greenfield run-off rates. Core Strategy Policy CS 1 U requires development to be 
managed to reduce flood risk and increase resilience to flood events. Policy DM 10 A of 
the Development Management Policies Local Plan (2013) gives substantial weight to the 
achievement of greenfield run-off rates and part B of the policy sets out the design and 
layout criteria for major development proposals. 
 
A Sustainability & Energy Statement (dated March 2016) has been submitted with the 
application. Section 3.5 of the Statement acknowledges that the site is within a critical 
drainage area and confirms that the proposed landscaping is designed to achieve a 
greenfield run-off rate and, further, that sustainable drainage systems (SUDS) are 
proposed to control the rate and volume of surface water run-off.  
 
Section 2.11 of the Design & Access Statement advises that open storm water runnels 
will run the length of the access paths and that permeable paving will used throughout 
the scheme. A document entitled ‘Precedents and Planting Palette: Stage C’ has also 
been submitted with the application and this identifies two areas – one to the north of 
unit 14 and one to the south of unit, for the formation of SUDS gardens. However full 
details of the proposed sustainable drainage measures, and how it will be 
managed/maintained, have not been submitted. However, the Council’s Infrastructure 
Engineer has confirmed that she has no objection subject to securing full details of the 
proposed arrangements for the disposal of foul and surface water from the development, 
and surface water attenuation, as conditions of planning permission. To secure full 
compliance with Policy DM 10 it is considered that details of adequate arrangements for 
the management and maintenance of the sustainable drainage measures are also 
required and a condition to this end is therefore also recommended. 
 
Landscaping 
Paragraph 58 of the NPPF states that planning decisions to ensure that developments 
are visually attractive as a result of, inter alia, appropriate landscaping. London Plan 
(2015) Policy 7.5 seeks landscape treatment, street furniture and infrastructure of the 
highest quality and calls for opportunities for greening to be maximised. Policy DM22 
Trees and Landscaping of the Development Management Policies Local Plan (2013) 
requires landscaping that: is appropriate to the character of the area; is well laid out; 
achieves a visual setting for buildings; provides sufficient space for new planting to grow; 
and supports biodiversity. 
 
As noted above, a document entitled ‘Precedents and Planting Palette: Stage C’ has 
been submitted with the application. This identifies six landscape zones within the 
proposed development and includes outline landscape proposals for them as follows: 
 
public paths 
These are the access paths serving the houses within the development. These would be 
hardsurfaced with storm water runnels along their length. The runnels would be bridged 
over to provide access to the private dwellings. 
 
SUDS gardens 
The storm water runnels would flow into these areas. That to the north of unit 14 would 
be a planted rain garden with stepping stones. That to the south of unit 7 would be a 
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wider public path with gravel trenches either side. 
 

playspace/shade garden 
This would be the 134m2 area under the oak tree at the north-east corner of the site. The 
area would be covered in wood chippings with shade tolerant ground cover planting and 
natural play features for climbing, jumping, balancing & etc. 

 
boardwalk 
This would have linked the SUDS area north of unit 14 with the playspace/shade garden. 
However, this area has now been omitted in response to secured by design issues (see 
above). 

 
private gardens 
These are the gardens (various sizes) of the proposed dwellings. The gardens would be 
paved and enclosed by perforated brick walls. It is also stated that each garden would 
be provided with one fruit tree. 

 
parking area 
This is the remaining (predominantly car parking) area towards the front of the site and 
would be paved. It is stated that a pergola (with no columns) would lead pedestrians 
along the western edge of the car park and that climbers would be used to soften 
surrounding walls. 

 
The Council’s Landscape Architect has critiqued some of the detailed aspects of the 
proposed landscaping including the amount of hard surfacing, the provision of trees 
within the small private gardens, the provision of a play area underneath the retained 
oak tree, the adequacy of space for planting within the car park area, and the absence of 
details regarding the proposed SUDS areas and runnels. Nevertheless, as with other 
aspects of the scheme, it is noted that the site is constrained by its configuration and that 
there is a need to make efficient use of this previously developed site. In this context it is 
considered that the landscape proposals are in outline terms appropriate to the site and 
the nature of the development, and that full and appropriate details of hard & soft 
landscaping including surface materials, boundary treatment, levels, and arrangements 
for the management & maintenance of communal areas, as well as for the 
implementation of approved details, may be secured as conditions of planning 
permission. 
 
Trees 
Paragraph 118 of the NPPF states, inter alia, that planning permission should be refused 
for development resulting in the loss of aged or veteran trees unless the need for, and 
benefits of, development in that location clearly outweigh the loss. London Plan (2015) 
Policy 7.21 states that existing trees of value should be retained and that, wherever 
appropriate, additional trees should be planted in new development. Policy DM 22 of the 
Development Management Policies Local Plan (2013) resists the loss of TPO and other 
trees of significant amenity value only where it can be demonstrated that their loss would 
be outweighed by the wider public benefits of the proposal. 
 
An Arboricultural Report (Stage 1) dated 23rd August 2015 and an Arboricultural Report 
(Impact Assessment and Method Statement) dated 18th January 2016, together with 
detailed tree survey drawings, have been submitted with the application.  
 
There are no tree preservation orders (TPOs) relating to trees within the curtilage of the 



_______________________________________________________________________________________ 
Planning Committee                                         Wednesday 29th June 2016 
 

305 
 

site but there are trees to the rear of the site the subject of TPO no. 546. The 
aforementioned reports provide a comprehensive quality assessment of trees within and 
immediately surrounding the site and identified those that are proposed for retention and 
those for removal. In total, the Reports provide an assessment of impacts on 22 
individual trees and 1 group of trees on and within the vicinity of the site. 
 
The quality assessment uses the following grading system: 
• Category A: these are trees of high quality with an estimated remaining lifespan of 

at least 40 years; 
• Category B: these are trees of moderate quality with a remaining life expectancy of 

at least 20 years; 
• Category C: these are trees of low quality with a remaining life expectancy of at 

least 10 years, or young trees with a stem diameter below 150mm; and 
• Category U: these are trees in such a condition that they cannot realistically be 

retained as living trees for longer than ten years. 
 
The Reports identify that the proposal would necessitate the removal of the following 
trees on the site: 
• 1 x category B tree 
• 10 x category C trees and 1 x group of category C trees 
 
In addition, it identifies the following potential tree impacts of the development: 
• 4 x trees requiring pruning; 
• 2 x trees affected by building or wall foundations within their root protection 

areas; 
• 5 x trees affected by new surfaces or play equipment within their root protection 

areas; and 
• 5 x trees at risk of soil compaction within their root protection areas 
 
Whilst any tree loss is regrettable it is noted that no category A trees and only 1 category 
tree B trees would be removed. The remainder of the removal would be category C trees 
and other saplings/shrubs on the site of little/no amenity value. The Council’s 
Arboriculture Officer has raised no objection to the potential impacts upon those trees 
identified for removal subject to mitigation that can be secured through detailed 
controls/protection measures as a condition of planning permission. 
 
Ecology and Biodiversity 
Paragraph 118 of the NPPF states, inter alia, that opportunities to incorporate 
biodiversity in and around developments should be encouraged. London Plan (2015) 
Policy 7.19 C calls for development proposals to make a positive contribution to 
biodiversity, to protect statutory sites, species and habitats, and to help achieve 
Biodiversity Action Plan targets. Policy DM 20 and DM 21 of the Development 
Management Policies Local Plan (2013) set out criteria for the protection and 
enhancement respectively of biodiversity and access to nature, and give effect to 
Harrow’s biodiversity action plan. 
 
No details of proposals for the protection or enhancement of biodiversity have been 
submitted with the application. However, the site does not form part of (nor is it near) a 
designated site of importance for nature conservation. It is considered that proposals for 
the enhancement of the site’s biodiversity value, through appropriate landscaping and 
the provision of bird/bat boxes where appropriate, may be secured as conditions of 
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planning permission. 
 
Carbon Dioxide Emissions Reductions 
Paragraph 96 of the NPPF requires new development to comply with adopted local 
policies on decentralised energy supply. London Plan (2015) Policy 5.12 A applies the 
following hierarchy for the reduction of carbon dioxide emissions from new development: 
use less energy; supply energy more efficiently; and use renewable energy. Part B of the 
policy goes on to set out a carbon dioxide reduction targets for residential development 
and requires detailed energy assessments to be submitted with applications for major 
development. 
 
A Sustainability & Energy Statement (dated March 2016) has been submitted with the 
application. It identifies a range of measures for making the proposed dwellings more 
energy efficient (use less energy) but the possibility of installing a community heating 
and power scheme (supply energy more efficiently) has been discounted due to the 
relatively modest scale of the proposed development and consequent 
commercial/feasibility implications.  The Statement goes on to advise that photovoltaic 
panels or an energy efficient solar assisted heat pump system would also be installed to 
the proposed dwellings (use renewable energy). The Statement concludes that the 
combination of the selected measures would result in the development performing to a 
35% improvement upon Part L of the 2013 Building Regulations (equivalent to a 40% 
improvement upon Part L of the 2010 Building Regulations). 
 
Accordingly, it is concluded that the proposal would comply with the London Plan 
requirements for carbon dioxide emissions reductions. Implementation of the measures 
specified in the Sustainability & Energy Statement may be secured as a condition of 
planning permission. 
 
Sustainable Design and Construction 
Paragraph 96 of the NPPF requires new development to take account of landform, 
layout, building orientation, massing and landscaping to minimise energy consumption. 
London Plan (2015) Policy 5.3 B & C set out the principles and criteria for sustainable 
design and construction in new development. Policy DM 12 of Harrow’s Development 
Management Policies (2013) Local Plan sets out Harrow’s local requirements.  
 
Details of measures for avoiding internal overheating and the urban heat island effect 
have not been submitted. However, as noted elsewhere in this report, the proposal 
makes provision for some existing trees on/within the vicinity of the site to be retained 
and provides some opportunities for new low level and climber planting on the site, both 
of which would be likely to help to mitigate any exacerbated urban heat island effect 
resulting from the increase in buildings and hardsurfacing on the site. As all of the 
dwellings would have dual (or better) aspect it is considered that there are satisfactory 
opportunities for cross ventilation to help manage internal overheating, without the need 
for specific mechanical or non-mechanical measures to be designed-in. 
 
As noted elsewhere in this report, every living room within the development would have 
at least one window that passes BRE guidelines for annual probable and winter sunlight 
hours. As such, all dwellings would benefit from at least some solar gain. 
 
Also as noted elsewhere in this report, it is intended to secure a Travel Plan for the 
development. This would help to minimise pollution from the development by 
encouraging journeys to and from the site to be made by more sustainable modes. 
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The submitted Sustainability & Energy Statement (dated March 2016) states that, 
wherever possible, new materials for the development would be sustainably sourced to 
achieve an A or A+ rating under the green Guide for Housing. In so doing, the proposal 
makes provision of use natural resources required for the development more efficiently. 
 
Subject to adequate details of the measures for sustainable drainage, to be secured by 
condition, the risk of natural hazards to the development would be appropriately 
mitigated. 
 
It is concluded that the proposal would be consistent with sustainable design and 
construction principles and requirements. 
 
Air Quality 
Paragraph 124 of the NPPF states that planning decisions should ensure that new 
development in air quality management areas is consistent with the local air quality 
action plan. London Plan (2015) Policy 7.14 B provides decision making criteria in 
relation to the air quality impacts of development. The air quality impact of proposed 
use/activity is also one of the privacy and amenity considerations set out in Policy DM 1 
B of the Development Management Policies Local Plan (2013). 
 
The whole of the Borough has been designated as an air quality management area 
(AQMA). However, as a ‘backland site’ surrounded by existing residential development it 
is not envisaged that future occupiers of the proposed houses would be exposed to 
unacceptable levels of air pollution. The proposed studio flat would be situated on the 
part of the site fronting Honeypot Lane and, as such, has the potential to be exposed to 
pollution from traffic. However, as with other residential property in this part of Honeypot 
Lane, the site is separated from the main carriageway by a service road and a grass 
verge. 
 
The submitted Sustainability & Energy Statement confirms that the contractor would be 
required to adopt best practice policies in respect of air/dust pollution from site activities. 
Nevertheless, to safeguard the amenity of neighbouring occupiers with regards to the 
impact of dust/air pollution during construction, it is recommended that a construction 
management plan be secured as a condition of planning permission. 
 
Noise 
Paragraph 123 of the NPPF states that planning decisions should aim to avoid noise 
from giving rise to significant adverse impacts on health and quality of life as a result of 
new development. London Plan (2015) Policy 7.15 B sets out planning decisions criteria 
for the management of noise by and affecting development proposals. The noise impact 
of proposed use/activity is also one of the privacy and amenity considerations set out in 
Policy DM 1 B of the Development Management Policies Local Plan (2013). 
 
As a ‘backland site’ surrounded by existing residential development it is not envisaged 
that future occupiers of the proposed houses would be exposed to significant noise 
levels. The proposed studio flat would be situated on the part of the site fronting 
Honeypot Lane and, as such, would be exposed to traffic noise. However the submitted 
Sustainability & Energy Statement (dated March 2016) confirms that noise levels within 
all of the dwellings would be better than the minimum requirements of Part E of the 
Building Regulations. 
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The submitted Sustainability & Energy Statement confirms that construction work would 
be carried out in accordance with the Considerate Contractor Scheme Code of Practice. 
Nevertheless, to safeguard the amenity of neighbouring occupiers with regards to the 
impact of noise during construction, it is recommended that a construction management 
plan be secured as a condition of planning permission. 
 
Electricity and Gas Supply 
London Plan (2015) Policy 5.4 A calls for developers to engage with boroughs and 
energy companies to identify the gas and electricity requirements of their proposals. 
Core Strategy Policy CS1 Z requires proposals to demonstrate that adequate existing or 
proposed infrastructure capacity exists or can be secured both on and off the site to 
serve the development. 
 
Details of the adequacy of electricity and gas supply to serve the development have not 
been submitted. However, given the relatively modest scale of the development in this 
instance and the demands likely to have been generated by the previous children’s 
home on the site, this is not considered to be unacceptable. 
 
Water Use and Waste Water Capacity 
London Plan34 Policy 5.15 B states that development should minimise the use of mains 
water by incorporating water saving measures and equipment and sets a water 
consumption target of 105 litres or less per person per day for new residential 
development. Core Strategy Policy CS1 Z requires proposals to demonstrate that 
adequate existing or proposed infrastructure capacity exists or can be secured both on 
and off the site to serve the development. Policy DM10 A of the Development 
Management Policies Local Plan (2013) requires proposals to make provision for the 
installation and management of measures for the efficient use of mains water. 
 
The submitted Sustainability & Energy Statement (dated March 2016) states that, to 
reduce water consumption within the home, the dwellings would be provided with flow 
restrictors on taps, efficient washing machines & dishwashers and dual flush systems for 
WCs, but that rainwater harvesting/water recycling is not viable for this scheme. Also, 
individual water meters would be installed to each dwelling. The submitted details do 
not, however, demonstrate compliance with the London Plan water consumption target; 
it is therefore recommended that this matter be addressed as a condition of planning 
permission. 
 
Details of the arrangements for the disposal of waste water have not been submitted. 
However, there has been no objection from Thames Water subject to conditions. 
 
Waste and Recycling 
London Plan (2015) Policy 5.13 requires development to minimise the generation of 
waste and maximise reuse or recycling. These sentiments are echoed in Core Strategy 
Policy CS1 X. Policy DM 45 of the Development Management Policies Local Plan (2013) 
requires all proposals to make on-site provision for general waste, the separation of 
recyclable materials and the collection of organic material for composting. Specifically, 
proposals must provide satisfactory storage volume, ensure satisfactory access for 
collectors and avoid nuisance and adverse visual impact to neighbouring occupiers. 
 
The Council’s Code of Practice for the Storage and Collection of Refuse and Materials 

                                            
34 As amended by the Minor Alterations to the London Plan (2016). 
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for Recycling in Domestic Properties (2016) sets out technical specifications for the form 
and capacity of provision in new development. 
 
Recognising the constraints of the site, in particular the configuration of the site, the 
Council’s Waste Management team leader was involved in pre-application discussions 
to provide a workable waste and recycling storage arrangement for the proposed 
development. As a consequence of these discussions, even though the proposal 
involves (predominantly) houses rather than flats, it was agreed that communal storage 
to serve the whole development, and located at the front of the site for ease of collection, 
represents the best solution in this instance. 
 
The proposal would make provision for 2 x 1,100 litre general waste bins and 2 x 1,280 
recycling bins and these would be located in a dedicated enclosure within the proposed 
‘gatehouse’ building. In terms of capacity this is compliant with the requirements of the 
Council’s Code of Practice “two bin” system. Collection would take place from service 
road kerbside in accordance with normal practice across the Borough. Although the 
resulting arrangement means that some dwellings would have carry distances in access 
of the recommended 25 metres maximum, this is considered to be preferable to a layout 
that would have necessitated bin lorries reversing into the site to collect directly from 
individual properties.  
 
Landscaping within the site would be maintained and managed by the developer, 
allowing any associated organic waste to be collected and disposed of by contractors. 
Individual dwellings would be supplied with caddies for kitchen waste and these would 
need to be carried to the bin store by householders for collection on the appropriate day. 
 
The proposed arrangements are, as a necessary departure from the Council’s normal 
requirements for development of houses, therefore considered to be acceptable. 
 
Other Infrastructure 
On 1st April 2012 the Mayor of London’s Community Infrastructure Levy (CIL) came into 
force and applies to all development except medical and educational uses. In Harrow, 
the Mayor’s CIL is charged at a rate of £35.00 per square metre. It used to help fund the 
Crossrail infrastructure project. On 1st October 2013 Harrow Council’s CIL came into 
force. It applies to new residential development at a rate of £110.00 per square metre. 
 
The proposed residential development comprises 1,014 square metres floorspace35. 
This generates a liability of £35,490.00 for the Mayoral CIL and £111,540.00 for the 
Harrow CIL. An informative to draw the applicant’s attention to the CIL liability of the 
development is recommended. 
 
Equalities Impact  
Section 149 of the Equalities Act 2010 created the public sector equality duty. 
Section149 states:- 
 

(1) A public authority must, in the exercise of its functions, have due regard to the 
need to: 
 
(a) eliminate discrimination, harassment, victimisation and any other conduct that is 

                                            
35 Based on 997.3 sq. metres residential gross internal area (GIA) as specified at 3.2 of the submitted 
Planning Statement plus 16.5 sq. metres enclosed bin store as scaled from the submitted drawings. 
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prohibited by or under this Act; 
(b) advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; 
(c) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

 
Officers have taken this into account in the assessment of this application and the 
Committee must be mindful of this duty inter alia when determining all planning 
applications. 
 
The proposal would make a contribution to the supply of accessible & adoptable  and 
wheelchair user dwellings and to the delivery of affordable housing. It would also be 
liable to CIL contributions to mitigate the development’s impacts upon, and help to 
improve, infrastructure in the wider area. It is therefore considered that the proposal 
would achieve a high level of inclusive access and would contribute positively to social 
cohesion. 
 
In light of the above, it is considered that the proposed development would not result in 
any infringement on Equalities legislation. 
 
Human Rights Act 
In addition Members should note that the Human Rights Act 1998 (HRA 1998) makes it 
unlawful for the Council to act incompatibly with Convention rights.  Decisions by the 
Committee must take account of the HRA 1998. Therefore, Members need to be aware 
of the fact that the HRA 1998 makes the European Convention on Human Rights (“the 
Convention”) directly applicable to the actions of public bodies in England and Wales. 
The specific parts of the Convention relevant to planning matters are 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). 
 
This report has outlined the consultation that has been undertaken in relation to this 
planning application and the opportunities for people to make representations to the 
Council as the local planning authority. Members need to satisfy themselves that the 
measures proposed to minimise, inter alia, any adverse effects of the development are 
acceptable and that any potential interference with Article 8 rights will be legitimate and 
justified. 
 
Both public and private interests are to be taken into account in the exercise of the 
Council's planning authority's powers and duties. Any interference with a Convention 
right must be necessary and proportionate. Members must, therefore, carefully consider 
the balance to be struck between individual rights and the wider public interest.  
 
As set out above, it is necessary, having regard to the Human Rights Act 1998, to take 
into account any interference with private property rights protected by the European 
Convention on Human Rights and ensure that the interference is proportionate and in 
the public interest. 
 
In this context, the balance to be struck between individual rights and the wider public 
interest has been carefully considered. Officers consider that any interference with 
Convention rights is justified. Officers have also taken into account the mitigation 
measures governed by planning conditions and the other associated requirements. 
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S17 Crime & Disorder Act 
The proposed development would lead to the redevelopment of this ‘backland’ site with 
new residential use that would increase activity, footfall and natural surveillance within 
and around the site. These consequences are all likely to act as a natural deterrent to 
crime. The proposal’s performance in terms of the Secured by Design guidelines has 
been assessed in the relevant section of this report. 
 
It is concluded that the proposal would therefore not increase the risk or fear of crime. 
 
Consultation Responses 
In response to matters not addressed in the main report: 
• fewer houses around a central courtyard would be better/recommend underground 

parking: the subject proposal follows pre-application discussions of alternative 
proposals; underground parking unlikely to be viable for such a relatively modest 
development 

• prejudice future redevelopment of Chichester Court: the subject proposal has 
evolved alongside initial thinking for possible development at Chichester Court 

• diminished view of surroundings: the loss of private views is not a material planning 
consideration 

• suggest a swap of units 1 & 2 with units 3-1: noted however the proposed layout is 
the result of a desire to retain the oak tree at the north-east corner of the site 

• the proposed development could make use of the new play area planned for 
Chichester Court: to comply with London Plan policy the proposal is requires to 
make its own on-site provision for play space 

 
CONCLUSION 
The proposed development would make a more efficient use of this previously 
developed site and would make a welcome contribution to the supply of new houses 
including a proportion as affordable homes. It would accord with the Borough’s spatial 
vision and strategy as set out in the Harrow Core Strategy. The development of the site 
is therefore considered to be acceptable in principle. 
 
The proposal would achieve a high standard of design and layout and the applicant has 
made every effort, through design and layout, to mitigate the impacts on neighbouring 
occupiers. It has been demonstrated that, subject to mitigation measures, the impact 
upon traffic, parking and other components of local transport infrastructure would be 
acceptable. The proposal achieves a high level of environmental performance and would 
contribute to infrastructure via payments due through the Harrow CIL.  
 
For all the reasons considered above, and weighing up the development plan policies 
and proposals and other material considerations, this application is recommended for 
grant. Conditions are recommended to ensure necessary mitigation and control over 
detailed matters over the proposal to ensure that the final development is acceptable. 
 
 
CONDITIONS 
1  The development hereby approved shall be begun before the expiration of three years 
from the date of this permission. 
REASON:  To comply with the provisions of Section 91 of the Town & Country Planning 
Act 1990. 
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2 Unless otherwise required by any other condition of planning permission and agreed in 
writing by the local planning authority, the development hereby permitted shall be carried 
out in accordance with the following approved drawings numbered 256_00_01; 
256_00_10; 256_00_300; 256_10_010 Rev. P2; 256_10_100 Rev. P4; 256_10_101 
Rev. P3; 256_10_102 Rev. P3; 256_10_103 Rev. P2; 256_10_300 Rev. P2; 
256_10_301; 256_10_302 Rev. P4; 256_10_400 Rev. P2; 256_sk_160607; 
256_SK1_160608; 256_SK2_160608; 256_SK2_160613; 256_SK2_160613; Design 
and Access Statement version P1; Sustainability and Energy Statement dated March 
2016 
REASON: To ensure a satisfactory form of development 
 
Pre-Commencement Conditions 
3 The development hereby approved shall not commence until arrangements for 
undertaking a review of the development’s financial viability have been submitted to, and 
agreed in writing by, the local planning authority. In the event that the review 
demonstrates that the approved development is financially capable of providing 
affordable housing units in excess of four (4) affordable rented housing units and two (2) 
intermediate housing units, then: 
(i) the development shall not progress beyond damp proof course level, or such 

other point in the construction process as may be agreed in writing by the local 
planning authority, until proposals for an additional number of affordable housing 
units on the site have been submitted to, and agreed in writing by, the local 
planning authority; and 

(ii) the development shall be carried out in accordance with the proposals for an 
additional number of affordable housing units on the site as agreed under (i) 
above. 

REASON: To ensure that the development provides the maximum reasonable amount of 
affordable housing on the site, in accordance with Policy 3.12 A of the London Plan 
(2015) and Policy CS 1 J of the Harrow Core Strategy (2012). To ensure that a financial 
viability review is carried out in time for any additional affordable units may be provided 
within the development, this is a PRE-COMMENCEMENT condition. 
 
4 The development hereby permitted shall not commence until works for the disposal of 
sewage have been provided on site in accordance with details to be submitted to, and 
agreed in writing by, the local planning authority. The development shall be carried out in 
accordance with the works so agreed and the works shall thereafter be retained. 
REASON: To ensure that there is adequate waste water infrastructure in place to serve 
the development and to ensure the separation of surface and foul water systems, in 
accordance with Policy 5.14 B of the London Plan (2015) and Policy DM 10 B of the 
Development Management Policies Local Plan (2013). To ensure that the works are 
agreed in time to be incorporated into the development, this is a PRE-
COMMENCEMENT condition. 
 
5 The development hereby permitted shall not commence until works for the attenuation, 
storage and disposal of surface water have been provided on site in accordance with 
details to be submitted to, and agreed in writing by, the local planning authority. The 
development shall be carried out in accordance with the works so agreed and the works 
shall thereafter be retained. 
REASON: To ensure that the development incorporates sustainable drainage systems 
and achieves greenfield run-off rates, and to ensure the separation of surface and foul 
water systems, in accordance with Policy 5.13 A of the London Plan (2015) and Policy 
DM 10 A & B of the Development Management Policies Local Plan (2013). To ensure 
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that the works are agreed in time to be incorporated into the development, this is a PRE-
COMMENCEMENT condition. 
 
6 The development hereby permitted shall not commence until details of measures to 
minimise the use of mains water have been submitted to, and agreed in writing by, the 
local planning authority. The development shall be completed in accordance with the 
details so agreed and shall thereafter be retained. 
REASON: To ensure that the development contributes to the efficient use of mains water 
consumption in accordance with Policy 5.15 B of the London Plan (as amended by Minor 
Alterations to the London Plan 2016) and Policy DM 10 A of the Development 
Management Policies Local Plan (2013). To ensure that the measures are agreed in 
time to be incorporated into the development, this is a PRE-COMMENCEMENT 
condition. 
 
7 The development hereby approved shall not be commence until details of the means 
of protection of the trees and other existing planting to be retained within the site, and 
adjacent trees within adjoining sites, have been submitted to, and agreed in writing by, 
the local planning authority. The details shall include: 
a. identification of root protection areas; 
b. the method of any excavation proposed within the root protection areas; 
c. the type, height and location of protective fencing; 
d. measures for the prevention of soil compaction within the root protection areas; and 
e. the permeability of any hardsurfacing to be laid within the root protection areas. 
The construction of the development shall be carried out in accordance with the details 
so agreed or any amendment or variation to them as may be agreed in writing by the 
local planning authority. To ensure that the means of protection are agreed in time to be 
put in place during the construction works, this is a PRE-COMMENCEMENT condition. 
REASON: To ensure that the retention and survival of trees and other planting of 
significant amenity value within the site that are to be retained, and trees within adjoining 
sites, are safeguarded during construction, in accordance with Policy 7.21 B of the 
London Plan (2015) and Policy DM 22 D of the Development Management Policies 
Local Plan (2013). 
 
8 The development hereby approved shall not be commence until a dust, noise and 
vibration management plan has been submitted to, and agreed in writing by, the local 
planning authority. The plan shall detail measures for the control and reduction of dust 
emissions, noise and vibration impacts associated with demolition, earthworks, 
construction and track out, and arrangements for monitoring air quality during 
construction. The development shall be carried out in accordance with the plan so 
agreed. 
REASON: To ensure that measures are put in place to manage and reduce dust 
emissions, noise and vibration impacts during demolition and construction and to 
safeguard the amenity of neighbouring occupiers, in accordance with Policies 7.14 B 
and 7.15 B of the London Plan (2015). To ensure that measures are agreed and in place 
to manage and reduce dust during the demolition and construction phases of the 
development, this condition is a PRE-COMMENCEMENT condition. 
 
9  The development hereby approved shall not be commence until a Construction 
Logistics Plan has been submitted to, and agreed in writing by, the local planning 
authority. The development shall be carried out in accordance with the Plan so agreed, 
or any amendment or variation to it as may be agreed in writing by the local planning 
authority.  
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REASON: To minimise the impacts of construction upon the amenities of neighbouring 
occupiers, in accordance with Policy DM 1 B & C of the Harrow Development 
Management Policies Local Plan (2013), and to ensure that the development does not 
adversely affect the free flow and safety of traffic on the transport network, in 
accordance with Policy 6.3 A & C of the London Plan (2015). To ensure that measures 
are agreed and in place to manage the amenity and transport impacts during the 
construction phase of the development, this condition is a PRE-COMMENCEMENT 
condition. 
 
Progression Point Conditions 
10 The development hereby approved shall not progress 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 agreed in writing by, the local 
planning authority: 

a. the buildings; 
b. the ground surfacing; and 
c. the boundary treatment. 

The development shall be carried out in accordance with the details so agreed and shall 
thereafter be retained. 
REASON: To ensure that the development achieves a high standard of design and 
layout and to ensure that the ground surfacing materials are permeable in accordance 
with Policy DM 1 A & B and DM 10 B of the Harrow Development Management Policies 
Local Plan (2013). 
 
11 The development hereby approved shall not progress beyond damp proof course 
level until details of the means of enclosure of the bin store have been submitted to, and 
agreed in writing by, the local planning authority. The details shall include the 
appearance of the means of enclosure and measures to mitigate the potential impacts of 
noise and odour associated with the use of the bin store. The development shall be 
carried out in accordance with the details so agreed and shall thereafter be retained. 
REASON: To ensure that means of enclosure of the bin store achieve a high standard of 
design and layout, having regard to the character and appearance of the area, and that 
the development achieves a high standard of amenity for neighbouring occupiers of the 
site and future occupiers of the development, in accordance with Policy DM 1 A & B and 
C & D of the Harrow Development Management Policies Local Plan (2013). 
 
12 With reference to the unit numbers denoted on the approved proposed block plan 
(drawing numbered 256_10_010 Rev. P2) and notwithstanding the details shown on any 
other approved drawing, the development hereby approved shall not progress beyond 
damp proof course level until details of gates from the each of the gardens of units 1, 2, 
7 and 10 to public realm areas within the development, and details of secure and 
weather-protected cycle parking provision to be provided within each of the gardens of 
units 1-14 (inclusive), have been submitted to, and agreed in writing by, the local 
planning authority. The development shall be carried out in accordance with the details 
so agreed and shall thereafter be retained. 
REASON: To ensure that the cycle parking provision within the development is 
convenient and fit for purpose, in accordance with Policy 6.9 B of the London Plan 
(2015) and Policy DM 42 C of the Harrow Development Management Policies Local Plan 
(2013). 
 
13 The development hereby approved shall not progress beyond damp proof course 
level until a plan for the on-going management and maintenance of the sustainable 
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drainage measures to be implemented across the development shall be submitted to, 
and agreed in writing by, the local planning authority. The plan shall thereafter be 
implemented for the lifetime of the development, or any amendment or variation to the 
plan as may be agreed in writing by the local planning authority. 
Reason: To ensure that adequate measures for the control and disposal of surface water 
from the development are maintained on the site, in accordance with Policy 5.13 A of the 
London Plan (2015) and Policy DM 10 B of the Development Management Policies 
Local Plan (2013). 
 
14 The development hereby approved shall not progress beyond damp proof course 
level until details of the provision of appropriate bird nesting boxes, bat roosting 
boxes/tubes and invertebrate habitat for the enhancement of biodiversity within the 
development shall be submitted to, and agreed in writing by, the local planning authority. 
The details shall comprise: 
a) species catered for, number, location, orientation and type of bird boxes 
incorporated into or affixed to new buildings; 
b) number, location, orientation and type of bat boxes/tubes incorporated into or 
affixed to new buildings; and 
c) number, location, orientation and type of bird and bat boxes affixed to appropriate 
trees. 
The development shall not be first occupied until the details so agreed have been 
implemented, and shall thereafter be retained. 
REASON: To ensure that the development appropriately protects and enhances the 
biodiversity value of the site in accordance with Policy 7.19 C of the London Plan (2015) 
and Policy DM 21 A of the Development Management Policies Local Plan (2013). 
 
15 No piling shall take place until a piling method statement (incorporating design 
details) has been submitted to, and agreed in writing by, the local planning authority. The 
statement shall detail the depth and type of piling to be undertaken and the methodology 
by which such piling will be carried out, including measures to prevent and minimise the 
potential for damage to subsurface sewerage infrastructure, and the programme for 
works. All piling activities on the site shall be undertaken in accordance with the 
statement so agreed. 
REASON: To ensure that sewerage infrastructure is safeguarded from potential damage 
in the interests of flood risk management and reduction, in accordance with Policy 5.14 
B of the London Plan (2015); and to ensure that the retention and survival of trees and 
other planting of significant amenity value within the site that are to be retained, and 
trees within adjoining sites, are safeguarded during construction, in accordance with 
Policy 7.21 B of the London Plan (2015) and Policy DM 22 D of the Development 
Management Policies Local Plan (2013). 
 
16 Before any landscaping is carried out within the site, including any works preparatory 
to such landscaping, a scheme for the hard and soft landscaping of the whole site shall 
be submitted to, and agreed in writing by, the local planning authority. Details shall 
include: 
a. planting plans (at a scale not less than 1:100), written specification of planting and 

cultivation works to be undertaken and schedules of plants, noting species, plant 
sizes and proposed numbers / densities and an implementation programme; 

b. existing and proposed site levels, clearly identifying changes to landform; 
c. details of hard surface materials; 
d. details of all boundary treatment, including fences, means of enclosure and gates; 

and 
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e. details of management and maintenance objectives and a programme for all of the 
communal landscape areas. 

The development shall be carried out in accordance with the scheme so agreed, and 
shall thereafter be retained. 
REASON: To ensure that the development secures satisfactory hard and soft 
landscaping details (including planting appropriate to biodiversity enhancement) for all 
parts of the site, in accordance with Policies DM 1 A & B, DM 21 A and DM 22 B of the 
Development Management Policies Local Plan (2013). 
 
17 No external lighting shall be installed anywhere on the site until details of such 
lighting has been submitted and, and agreed in writing by, the local planning authority. 
Such details shall include: 
a. the siting, height and appearance of the proposed lighting and any associated 

mounting structures; 
b. the type and strength of luminance of the luminaires; 
c. isoline (lux) diagrams; 
d. times and controls of illumination; 
e. the measures proposed to reduce light pollution; and 
f. the measures proposed to ensure minimal UV light emittance of luminaires. 
The external lighting shall be installed and thereafter retained in accordance with the 
details so agreed or any amendment or variation to them as may be agreed in writing by 
the local planning authority.  
REASON: To ensure that the public realm areas of the development are appropriately lit, 
having regard to the safety and security of future occupiers of and visitors to the 
development; and to ensure that the development achieves a high standard of amenity 
for neighbouring occupiers of the site; and to ensure that the level of lighting is 
conducive with habitat protection and enhancement; in accordance with Policies 7.3 B 
and 7.19 C of the London Plan (2015), Policy CS 1 E of the Harrow Core Strategy 
(2012) and Policies DM 1 A & B and DM 2 A of the Harrow Development Management 
Policies Local Plan (2013). 
 
Pre-Occupation Conditions 
18 The dwellings hereby approved shall not be first occupied until arrangements for the 
implementation, including monitoring and review, of a Travel Plan for the site (that shall 
first have been submitted to, and agreed in writing by, the local planning authority) have 
been secured. The Travel Plan (as so agreed in writing) shall remain in force for the 
duration of the development hereby approved unless otherwise agreed in writing by the 
local planning authority. 
REASON: To ensure that opportunities for more sustainable transport modes are fully 
exploited in accordance with paragraphs 32, 35 & 36 of the National Planning Policy 
Framework (2012), Policy 6.3 C of the London Plan (2015) and Policy DM 43 B of the 
Harrow Development Management Policies Local Plan (2013). 
 
On-Going Conditions 
19 Unless otherwise agreed in writing by the local planning authority, the development 
hereby approved shall be carried out in accordance with the proposals for emissions 
savings and sustainable design & construction that are documented in the approved 
Sustainability and Energy Statement dated March 2016 
REASON: To ensure that the development makes appropriate provision for the 
minimisation of carbon dioxide emissions and sustainable design & construction in 
accordance with Policies 5.2 B and 5.3 B & C of the London Plan (2015) and Policy DM 
12 A of the Development Management Policies Local Plan (2013). 
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20 All planting, seeding or turfing comprised in the approved scheme of landscaping 
shall be carried out in the first planting and seeding seasons following the first use of the 
building(s), or the completion of the development, whichever is the sooner.  Any existing 
or new trees or shrubs which, within a period of 5 years from the completion of the 5 
development, die, are removed, or become seriously damaged or diseased, shall be 
replaced in the next planting season, with others of a similar size and species, unless 
the local authority agrees any variation in writing. 
REASON: To ensure that the development maintains appropriate provision for soft 
landscaping soft landscaping details (including planting appropriate to biodiversity 
enhancement), in accordance with Policies DM 1 A & B, DM 21 A and DM 22 B of the 
Development Management Policies Local Plan (2013). 
 
21 The development hereby approved shall provide four (4) Affordable Rented Housing 
Units and two (2) Intermediate Housing Units as defined by Policy 3.10 of The London 
Plan (2015). The Intermediate Housing Units shall be available for Rent only at 80% of 
market rental levels. 
REASON: To ensure the Affordable Housing units are delivered and tenures secured, 
thereby according with policies 3.8, 3.9, 3.10 & 3.11 of The London Plan 2015, policy 
CS1.J of The Harrow Core Strategy 2012 and policy DM24 of the Development 
Management Policies Local Plan 2013. 
 
22 No more than 75% of the Open Market Units (private units) shall be occupied until the 
four (4) Affordable Rented Housing Units and two (2) Intermediate Housing Units have 
been completed (completion being the issuing of a certificate of completion by the 
developer’s architect, agent, civil engineer or chartered surveyor) in accordance with the 
details of the Planning Permission. From the date of completion, the Affordable Rented 
Units and Intermediate Units shall not be occupied for any other purpose, other than as 
defined by Policy 3.10 of The London Plan (2015).    
REASON: To ensure the Affordable Housing units are delivered and tenures secured, 
thereby according with policies 3.8, 3.9, 3.10 & 3.11 of The London Plan 2015, policy 
CS1.J of The Harrow Core Strategy 2012 and policy DM24 of the Development 
Management Policies Local Plan 2013. 
 
23 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015, as amended, (or any order revoking and re-
enacting that order with or without modification), no development which would otherwise 
fall within Classes A, B, D and E in Part 1 of Schedule 2 to that Order shall be carried 
out without the prior written permission of the local planning authority. 
REASON: To ensure that any alterations (including new windows/doors) to the approved 
dwellings and any other development on the site achieves a high standard of design and 
layout, having regard to the character and appearance of the area, and achieves a high 
standard of privacy and amenity for neighbouring occupiers of the site and future 
occupiers of the development, in accordance with Policy DM 1 A & B and C & D of the 
Harrow Development Management Policies Local Plan (2013). 
 
24 With reference to the unit numbers denoted on the approved proposed block plan 
(drawing numbered 256_10_010 Rev. P2) and notwithstanding the details shown on any 
other approved drawing, the following windows shall be high level (minimum cill height 
1.7 metres above the relevant internal finished ground, first floor or second floor level) 
and fitted with obscure glazing:  
a. all windows in the north flank walls of units 6 and 10; 
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b. all windows above ground floor level in the rear walls of units 1, 2, 12, 13 and 14; and 
c. all windows in the south flank walls of units 7 and 11. 
The windows shall be retained as such unless otherwise agreed in writing by the local 
planning authority. 
REASON: To ensure that the development achieves a high standard of privacy for 
neighbouring occupiers of the site, in accordance with Policy DM 1 C & D of the Harrow 
Development Management Policies Local Plan (2013). 
 
25 With reference to the unit numbers denoted on the approved proposed block plan 
(drawing numbered 256_10_010 Rev. P2) and notwithstanding the details shown on any 
other approved drawing, all windows in the rear walls of units 4, 5 and 6 shall be high 
level (minimum cill height 1.7 metres above internal finished first floor level) and fitted 
with obscure glazing and shall be fixed closed. The windows shall be retained as such 
unless otherwise agreed in writing by the local planning authority. 
REASON: To ensure that the development achieves a high standard of privacy for future 
occupiers of the development, in accordance with Policy DM 1 C & D of the Harrow 
Development Management Policies Local Plan (2013). 
26. With reference to the unit numbers denoted on the approved proposed block plan 
(drawing numbered 256_10_010 Rev. P2) and notwithstanding the details shown on any 
other approved drawing, units 1 and 3-15 (inclusive) shall meet Building Regulation 
Requirement M4(2) (accessible and adaptable dwellings) and unit 2 shall meet Building 
Regulation requirement M4(3) (wheelchair user dwellings). 
REASON: To ensure that the proposed dwellings are accessible and adaptable, and that 
the proposal makes a contribution to the supply of wheelchair user dwellings, in 
accordance with Policy 3.8 B of the London Plan (2015) (as amended by Minor 
Alterations to the London Plan 2016) and Policy CS 1 K of the Harrow Core Strategy 
(2012). 
 
INFORMATIVES 
1  INFORMATIVE:  
There are public sewers crossing or close to the development. In order to protect public 
sewers and to ensure that Thames Water can gain access to those sewers for repair 
and future maintenance, approval should be sought from Thames Water where the 
erection of a building or an extension to a building or underpinning work would be over 
the line of, or would come within 3 metres of, a public sewer. Thames water will usually 
refuse such approval in respect of the construction of new buildings, but approval may 
be granted for extensions to existing buildings. The applicant is advised to visit 
www.thameswater.co.uk/buildover  
 
2  INFORMATIVE:   
A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water Industry 
Act 1991. We would expect the developer to demonstrate what measures would be 
undertaken to minimise groundwater discharges into the public sewer. Permit enquires 
should be directed to Thames Water’s Risk Management Team by telephoning 020 3577 
9483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should 
be completed online via www.thameswater.co.uk/wastewaterquality  
 
3  INFORMATIVE:  
Where the developer proposes to discharge to a public sewer, prior approval from 
Thames Water Developer Services will be required. They can be contacted on 0800 009 

http://www.thameswater.co.uk/buildover
mailto:wwqriskmanagement@thameswater.co.uk
http://www.thameswater.co.uk/wastewaterquality
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3921. 
 
4  INFORMATIVE: 
The applicant's attention is drawn to the requirements in the  Considerate Contractor 
Code of Practice.  In the interests of minimising any adverse effects arising from building 
operations, the limitations on hours of working are as follows: 
0800-1800 hours Monday - Friday (not including Bank Holidays) 
0800-1300 hours Saturday 
 
5  INFORMATIVE: 
The Party Wall etc. Act 1996 requires a building owner to notify and obtain formal 
agreement from adjoining owner(s) where the building owner intends to carry out 
building work which involves: 
1. work on an existing wall shared with another property; 
2. building on the boundary with a neighbouring property; 
3. excavating near a neighbouring building, 
and that work falls within the scope of the Act. 
Procedures under this Act are quite separate from the need for planning permission or 
building regulations approval.  
"The Party Wall etc. Act 1996: explanatory booklet" is available free of charge from: 
Communities and Local Government Publications, PO Box 236, Wetherby, LS23 7NB 
Please quote Product code: 02 BR 00862 when ordering. 
Also available for download from the Portal  website: 
https://www.gov.uk/party-wall-etc-act-1996-guidance 
 
6  INFORMATIVE: 
IMPORTANT: Compliance With Planning Conditions Requiring Submission and 
Approval of Details Before Development Commences 
- You will be in breach of planning permission if you start development without complying 
with a condition requiring you to do something before you start.  For example, that a 
scheme or details of the development must first be approved by the Local Planning 
Authority. 
- Carrying out works in breach of such a condition will not satisfy the requirement to 
commence the development within the time permitted. 
- Beginning development in breach of a planning condition will invalidate your planning 
permission. 
- If you require confirmation as to whether the works you have carried out are 
acceptable, then you should apply to the Local Planning Authority for a certificate of 
lawfulness. 
 
7  INFORMATIVE: 
Please note that guidance on permeable paving has now been published by the 
Environment Agency on 
http://www.communities.gov.uk/publications/planningandbuilding/pavingfrontgardens   
 
8  INFORMATIVE: 
Please be advised that approval of this application (either by Harrow Council, or 
subsequently by PINS if allowed on Appeal following a Refusal by Harrow Council)  will 
attract a liability  payment of  [ insert amount] of Community Infrastructure Levy.   This 
charge has been levied under Greater London Authority CIL charging schedule and 
s211 of the Planning Act 2008. 
 

https://www.gov.uk/party-wall-etc-act-1996-guidance
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Harrow Council as CIL collecting authority on commencement of development   
will be collecting the Mayoral Community Infrastructure Levy (CIL).  
Your proposal is subject to a CIL Liability Notice indicating a levy of £“£35,490.00 for the 
application, based on the levy rate for Harrow of £35/sqm and the stated increase in 
floorspace of 1,014m2sqm   
You are advised to visit the planningportal website where you can download the 
appropriate document templates. 
 
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil 
 
9  INFORMATIVE: 
Harrow has a Community Infrastructure Levy which will apply Borough wide for certain 
uses of over 100sqm gross internal floor space. The CIL has been examined by the 
Planning Inspectorate and found to be legally compliant. It  will be charged from the 1st 
October 2013. Any planning application determined after this date will be charged 
accordingly. 
Harrow's Charges are: 
Residential (Use Class C3) - £110 per sqm; 
Hotels (Use Class C1), Residential Institutions except Hospitals, (Use Class C2), 
Student Accommodation, Hostels and HMOs (Sui generis)-  £55 per sqm; 
Retail (Use Class A1), Financial & Professional Services (Use Class A2), Restaurants 
and Cafes (Use Class A3) Drinking Establishments (Use Class A4) Hot Food 
Takeaways (Use Class A5) - £100 per sqm 
All other uses - Nil. 
 
The Harrow CIL Liability for this development is: £111,540.00 
 
10  INFORMATIVE: 
The applicant is advised to ensure that the highway is not interfered with or obstructed at 
any time during the execution of any works on land adjacent to a highway. The applicant 
is liable for any damage caused to any footway, footpath, grass verge, vehicle crossing, 
carriageway or highway asset. Please report any damage to nrswa@harrow.gov.uk or 
telephone 020 8424 1884 where assistance with the repair of the damage is available, at 
the applicant’s expense. Failure to report any damage could result in a charge being 
levied against the property. 
 
11  INFORMATIVE: 
Statement under Article 35(2) of The Town and Country Planning (Development 
Management Procedures) (England) Order 2015 
This decision has been taken in accordance with paragraphs 187-189 of The National 
Planning Policy Framework. Pre-application advice was sought and provided and the 
submitted application was in accordance with that advice. 
 
 
Plan numbers: 256_00_01; 256_00_10; 256_00_300; 256_10_010 Rev. P2; 
256_10_100 Rev. P4; 256_10_101 Rev. P3; 256_10_102 Rev. P3; 256_10_103 Rev. 
P2; 256_10_300 Rev. P2; 256_10_301; 256_10_302 Rev. P4; 256_10_400 Rev. P2; 
256_sk_160607; 256_SK1_160608; 256_SK2_160608; 256_SK2_160613; 
256_SK2_160613; Design and Access Statement version P1; Sustainability and Energy 
Statement dated March 2016 

http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil
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HASLAM HOUSE, 304 HONEYPOT LANE, STANMORE 
 
 

 


