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LONDON BOROUGH OF HARROW 
 

PLANNING COMMITTEE 
 

22nd January 2020 
 

APPLICATION 
NUMBER: 

P/3837/19 

VALIDATE DATE: 17TH SEPTEMBER 2019 
LOCATION: 1-20 CANONS PARK CLOSE, DONNEFIELD AVENUE 
WARD: CANONS 
POSTCODE: HA8 6RJ 
APPLICANT: HAYSPORT PROPERTIES LTD 
AGENT: BROOKS/MURRAY ARCHITECTS 
CASE OFFICER: NABEEL KASMANI 
EXTENDED EXPIRY 
DATE: 

30TH JANUARY 2020 

 
PROPOSAL 
 
Creation Of Third Floor To North And South Wings Comprising Of 6 Flats (6 X 1 Bed); 
Parking and cycle storage 
 
RECOMMENDATION  

 
The Planning Committee is asked to: 
 
1)  agree the reasons for approval as set out in this report, and  
 
2)  grant planning permission subject to the conditions listed in Appendix 1 of this 

report:  
 
REASON FOR THE RECOMMENDATIONS 
 
The proposal would respond appropriately to the site, local context, massing and 
architectural appearance and would bring forward housing provision of a satisfactory mix, 
layout and design to ensure that the future occupiers would benefit from a high standard of 
living accommodation. Given the context of the site, the proposal would not unacceptably 
impact upon the adjacent heritage designations, amenity of neighbouring occupiers or 
biodiversity. Furthermore, the transport aspects of this proposal are considered to be in 
accordance with strategic and local transport policies. Accordingly, weighing up the 
development plan policies and proposals, and other material considerations including 
comments received in response to notification and consultation as set out below, officers 
conclude that the proposed development is worthy of support.  
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INFORMATION 
 
This application is reported to Planning Committee as it would provide the construction of 
more than three dwellings and therefore falls outside category 1(b) of Schedule 1 of the 
Scheme of Delegation. 
 
Statutory Return Type:  (E)13 Minor Dwellings 
Council Interest:  
Net Additional Floorspace:  

n/a 
360m2 

GLA Community 
Infrastructure Levy (CIL): 

 
£21,600 

Local CIL requirement:  £57,101 
 
HUMAN RIGHTS ACT 
 
The provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. 
 
EQUALITIES 
 
In determining this application the Council has regard to its equalities obligations including 
its obligations under section 149 of the Equality Act 2010. 
 
For the purposes of this application there are no adverse equalities issues. 
 
S17 Crime & Disorder Act 
 
Policies 7.3.B and 7.13.B of The London Plan and Policy DM1 of the Development 
Management Polices Local Plan require all new developments to have regard to safety 
and the measures to reduce crime in the design of development proposal. It is considered 
that the proposed access does not adversely affect crime risk. 
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1.0  SITE DESCRIPTION  
 
1.1 The application site consists of a part 2 storey, part 3 storey building comprising 

twenty flats located on the eastern side of Donnefield Avenue. The subject building 
is set back from the highway with generous soft landscaping around the building 
which serves as the communal amenity space. A block of detached garages is 
located abutting the southern boundary of the application site. 

 
1.2 An identical building comprising flat numbers 21-49 Canons Park Close is located 

to the north of the application. No. 4 Donnefield Avenue, a semi-detached 
dwellinghouse, adjoins the application site to the south. 

 
1.3 Adjoining the application site to the east is Arnold House School Playing Fields. 

The single storey pavilion is sited immediately adjacent to the application site 
along the north part of that shared boundary. The playing fields fall within the 
Grade II Historic Canons Park, which is also designated as Metropolitan Open 
Land and is within the Canons Park Conservation Area.    

 
1.4 The application site has a public transport accessibility level (PTAL) of 3. 
  
2.0  PROPOSAL   
 
2.1 The subject proposal is for the construction of an additional floor to the north and 

south wings of the building to provide 6 x 1 bed self-contained flats.  
 
2.2 The additional storey would have a maximum height of 4.75m and would follow the 

form of the host building with a hipped roof profile finish. 
 
2.3 Access to the proposed flats would be via the existing stairwells located within the 

northern and southern wings of the building.  
 
2.4 The proposed flats would access the existing refuse storage which would have an 

increased capacity. Five additional parking spaces would be provided opposite the 
existing garage and would utilise the crossover at the southern part of the site. A 
cycle store providing eight new cycle spaces would be sited adjacent to the 
existing garages.  

 
3.0  RELEVANT PLANNING HISTORY    
 
 There is no relevant planning history relating to the subject site 
 
4.0  CONSULTATION     
 
4.1 A total of 53 consultation letters were sent to neighbouring properties regarding 

this application. The minimum statutory consultation period expired on 8th October 
2019.  

 
4.2 A site notice was placed outside the application site on 14th October 2019. The 

application was advertised in the local press on 10th October 2019.    
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4.3 A total of 11 objections have been received. A letter addressing the neighbour 

comments was also submitted by the architects in support of the application.  
 
4.4 A summary of the responses received are set out below with officer comments in 

Italics: 
 

Summary of Comments on original consultation 

Character 
Out of character; excessive mass/height; harmful to visual amenity; 
overdevelopment 
This has been addressed in section 5.3 of the report 
 
Residential Amenity 
Overlooking; overbearing; loss of daylight and sunlight, single bed 
units will result in increased noise generation,  
This has been addressed in section 5.4 of the report. It is 
considered that the residential mix (1 bedroom units) would not have 
a material correlation to the noise that is likely to be generated 
simply because the units are not family sized. In any instance, if 
anti-social behaviour was to be experienced by existing or future 
residents, this would need to brought to the attention to the 
Council’s Environmental Health Team.  
 
Highways and Parking  
Insufficient parking in area; road safety compromised by increasing 
number of flats,  
This has been addressed in section 5.5 of the report 
 
Ecology 
Proposal will reduce number of bats using space 
This has been addressed in section 5.7 of the report 
 
Other 
Noise, disturbance and pollution during construction and impact on 
trees; impact on structure of building; freeholder has not resolved 
issues relating to broken manhole 
An informative is included which requires adherence to the 
considerate contractor code of practice in relation to noise and 
hours of construction; a condition is attached in relation to an 
arboricutural method statement for construction; the structural 
considerations of the proposal would be dealt with under building 
control regulations; the involvement of the freeholder in maintaining 
the current site is a civil matter   
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4.5 Statutory and Non Statutory Consultation  
 
4.6 The following consultations have been undertaken and a summary of the 

consultation responses received are set out below. 
 
 LBH Conservation Officer 
 This proposal is in the setting of the Canons Park Conservation Area and the 

grade II listed registered park and garden. Given the scale, siting, design and 
trees, this would preserve the setting of these heritage assets in my view as long 
as materials and details were conditioned to be provided for approval to ensure 
they would match existing. A specific condition is also needed to state: brickwork 
bond to match the existing’. 

 
 LBH Highways  
 No Comment 
 
 LBH Drainage 
 No Objection 
 
 LBH Biodiversity Officer 
 Provided appropriate measures are taken to avoid disturbance to breeding birds 

during preparatory and construction works, and any new lighting systems or 
lighting used during the construction phase are so designed and used to avoid 
impacts on roosting or foraging bats there should be little or nor direct impact on 
biodiversity interest from this development. The development should deliver net 
gain for biodiversity and conditions therefore recommended for bird and bat boxes.  

 
 LBH Waste and Refuse  
 No Comment  
 
 The Gardens Trust 
 No Comment 
  
5.0 ASSESSMENT    
 
5.1 The main issues are: 
 

 Principle of the Development  

 Character, Appearance and Heritage 

 Residential Amenity  

 Transport and Parking 

 Flood Risk and Drainage 

 Biodiversity  
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5.2 Principle of Development  
  
5.2.1 The relevant policies are: 
 

 National Planning Policy Framework (2019) 

 The London Plan (2016): 3.3, 3.8 

 The Draft London Plan (2019): H1 

 Harrow Core Strategy (2012): CS1, CS10  

 Harrow Development Management Policies (2013): DM40 
 
5.2.2 Having regard to Policy 3.8 of the London Plan (2016), it is considered that the 

proposed flats would provide an increase in smaller housing stock within the 
Borough, thereby complying with the housing growth objectives and policies of the 
Harrow Development Plan. The principle of development is therefore considered 
acceptable.  

 
5.2.3 The application site adjoins Canons Park to the east, which is designated as 

Metropolitan Open Land. Given the modest increase in height of the proposal, the 
siting away from the boundary and the intervening trees and screening, officers 
consider that the proposal would not have a materially harmful impact on the 
openness/visual amenities of the Metropolitan Open Land. 

 
5.3 Character, Appearance and Heritage  
 
5.3.1 The relevant policies are: 
 

 National Planning Policy Framework (2019) 

 The London Plan (2016): 7.4, 7.6, 7.8 

 The Draft London Plan (2019): D1, D2 

 Harrow Core Strategy (2012): CS1,   

 Harrow Development Management Policies (2013): DM1, DM7 
 

5.3.2 The application site consists of a block of flats on the east side of Donnefield 
Avenue. The block of flats has twin flat-roofed two-storey wings arranged in two 
staggered rectangular blocks and a central three storey section which features a 
hipped roof. An identical block of flats is located to the north of the application 
site. Adjoining the application site to the east is Arnold House School Playing 
Fields which falls within the Grade II Historic Canons Park, Metropolitan Open 
Land and Conservation Area. Across Donnefield Avenue from the application site 
is the car park for the Canons Park London Underground Station. 

 
5.3.3 The proposal consists of the creation of a third floor to the twin flat-roofed two-

storey wings. The proposed extensions would respect the rhythm, architectural 
vernacular and detailing of the host building. While the proposed extensions 
would result in a continual built form at three-storey level, officers consider that 
the resulting mass would not appear overly bulky or unremitting. Furthermore, the 
proposed hipped roof profile would provide a uniform roofscape and relate 
appropriate with the existing hipped roof of three storey central section.  
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5.3.4 The application site is within the setting of the Canons Park Conservation Area 
and grade II listed registered park and garden. The application was referred to the 
Council’s Conservation Officer who has advised that the proposal would preserve 
the setting of the heritage assets subject to conditions for materials and brickwork 
bond to match the existing. 

 
5.3.5 The proposed extension would have a brick finish with a tiled hipped roof. In order 

to ensure secure a high quality palette of materials, key details such as materials 
and balconies will be secured by condition.  

 
5.4.6 The submitted proposed site plan shows an increased refuse bin provision within 

the existing refuse storage area. While the location of the proposed refuse bins 
would be acceptable, the additional bins would give rise to visual clutter. Officers 
consider that the location and enclosure for the additional refuse bins could be 
satisfactorily addressed through a condition.   

 
5.4.7 For these reasons, officers consider that the proposal would not have a 

detrimental impact on the character or appearance of the host building, the 
surrounding area or the Historic Grade II listed Canons Park and Conservation 
Area. The proposal would therefore comply with the relevant policies in this regard 
subject to appropriate conditions.  

 
5.4 Residential Amenity 
 
5.4.1 The relevant policies are: 
 

 National Planning Policy Framework (2019) 

 The London Plan (2016): 3.5, 7.6,  

 The Draft London Plan (2019): D2, D4 

 Harrow Core Strategy (2012): CS1  

 Harrow Development Management Policies (2013): DM1, DM27, DM45, 

 Mayor’s Housing SPG (2016)  
 

 Neighbouring Occupiers 
 
5.4.2 The subject building is located 10m to the north of the shared boundary with no. 4 

Donnefield Avenue. Given the separation distance, orientation and siting of that 
neighbouring dwellinghouse, it is considered that the proposed third floor 
extension to the southern wing of the host building would not have a detrimental 
impact on the residential amenities of those adjoining occupiers by reason of 
undue overshadowing, loss of light or loss of outlook.  

 
5.4.3 The proposed north facing flank elevation of the third floor along the northern wing 

of the subject building would be sited approximately 30m away from the flank 
elevation of the adjacent flatted block, nos. 21-40 Canons Park Close. The 
proposal would therefore not have an unduly harmful impact on the residential 
amenities of those adjoining occupiers.  
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5.4.4 The pavilion serving Arnold House School Playing Fields is located approximately 

18m to the east of the proposed extension. However, given the non-residential use 
of that building and the limited openings in the west elevation facing the subject 
property, it is considered that the amenity impact would be acceptable in this 
instance.   

 
5.4.5 With regard to the impact of the proposal on the residential amenities of the 

existing occupiers, the proposed third storey would result in vertical and horizontal 
stacking relationships with the existing first and second floor flats. While details of 
the existing floor layouts have not been provided, given the modest number of 
units proposed as an extension to the building and the soundproofing 
requirements which would be secured through building regulations, it is considered 
that the proposal would not have a detrimental impact on the residential amenities 
of the existing occupiers in this regard.  

 
5.4.6 The proposal would provide 6 x one bedrooms flats which could therefore increase 

the occupancy of the building by a further twelve persons. Given the scale of the 
subject building, its location, the setting space afforded and the numerous access 
points into the building, it is considered that the proposed residential intensification 
would not have a materially harmful impact on the amenity of the existing 
occupiers by reason of increased noise or disturbances by reason of trip 
generation.  

 
5.4.7 Comments from neighbouring residents have referred to loss of light to the existing 

flats. It is acknowledged that the stairwell within the front elevation and balconies 
within the rear elevation would protrude beyond the main footprint of the building. 
A daylight and sunlight report has been submitted with the application. The report 
concludes that while there would be some isolated windows/rooms that do not 
meet the base line BRE criteria on the host building, the proposed development 
would have no material impact on either daylight or sunlight levels in neighbouring 
properties. 

 
5.4.8 With regard to the continuation of the external stairwell on the front elevation, 

officers consider that the brick façade would result in an unfavourable relationship 
with the adjacent bay window for the first-floor flats. However, a more considered 
external finish to the external stairwell (e.g. through the use of obscured glazing), 
would be less obtrusive and allow for more light to penetrate through the adjacent 
bay window. Officers therefore consider that this detail could be satisfactorily 
addressed by means of a pre-commencement condition.  

 
5.4.9 With regard to the proposed protruding balconies, these would sit centrally within 

the rear elevation of the staggered wings. The balconies sited within the middle of 
the rear elevation would be above the glazed windows and door which likely serve 
the kitchen and bathrooms for the first-floor flats. These windows are not 
‘protected’ in accordance with the adopted Residential Design Guide SPD. 
Therefore, while it is considered that the loss of light to these windows would be 
limited, the resulting impact would nonetheless have an amenity impact 
commensurate with the adopted SPD. The balconies at the end of each wing 
would protrude 1.5m beyond the rear elevation but would be sited approximately 
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500mm above the windows on the first-floor. Therefore, while the balconies may 
result in the loss of some ambient daylight to those respective rooms, officers 
consider that the impact would not be harmful enough to would warrant a reason 
for refusal on this basis.   

 
5.4.10 The proposal would provide five parking bays adjacent to the rear elevation of the 

southern wing which would be sited perpendicular to the building. Given the layout 
of the parking bays, the limited number of parking spaces proposed and the 
established vehicular access at the southern part of the building, officers consider 
that this element of the proposal would not have a detrimental impact on the 
residential amenities of the adjoining occupiers. 

 
5.4.11 For these reasons, the proposal subject to appropriate conditions, would comply 

with the relevant requirements of the policies with regard to residential amenity.  
 
 Future Occupiers 
  
5.4.12  The proposed flats would adhere to or exceed the minimum space standards. 

Moreover, all the double bedrooms would be generously sized and would meet the 
minimum size and width requirements. All the flats would be dual aspect and 
therefore benefit from acceptable levels of light and outlook and would feature the 
minimum quantum of private amenity space. Officers consider that the proposed 
flats would provide a high quality of accommodation for the future occupiers and 
would accord with the relevant policies in this regard. 

 
5.5 Traffic and Parking  
 
5.5.1 The relevant policies are: 
 

 National Planning Policy Framework (2019) 

 The London Plan (2016): 6.3, 6.9, 6.13 

 The Draft London Plan (2019): T4, T5, T6, T6.1 

 Harrow Core Strategy (2012): CS1  

 Harrow Development Management Policies (2013): DM42, DM44 
 

5.5.2 The subject site has a PTAL 3 and therefore benefits from moderate accessibility 
to sustainable transport modes. The proposal would provide five new parking bays 
for the future occupiers which would accord with the draft London Plan with regard 
to maximum parking standards. Eight cycle spaces would also be provided within 
a designated cycle store. However, the draft London Plan standards require nine 
long stay parking spaces and two short stay parking spaces. A condition is 
attached to ensure the policy compliant number of cycle spaces would be 
provided. On this basis, it is considered that the proposal would not have a 
detrimental impact on the safety and functioning of the highway and would not 
result in undue parking stress within the locality.    
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5.6 Flood Risk and Drainage  
 
5.6.1 The relevant policies are: 
 

 National Planning Policy Framework (2019) 

 The London Plan (2016): 5.13, 5.14 

 The Draft London Plan (2019): SI13 

 Harrow Core Strategy (2012): CS1  

 Harrow Development Management Policies (2013): DM10 
 
5.6.2 The Council’s Drainage Officer has reviewed the proposal and raised no objection 

to the proposal, subject to safeguarding conditions and informatives.  The proposal 
would therefore comply with the relevant policies in this regard. 

 
5.7 Biodiversity and Trees 
 
5.7.1 The relevant policies are: 
 

 National Planning Policy Framework (2019) 

 The London Plan (2016): 7.19, 7.21 

 The Draft London Plan (2019): G6 

 Harrow Core Strategy (2012): CS1  

 Harrow Development Management Policies (2013): DM20, DM21, DM22 
  

5.7.2 The application site lies in close proximity to the Canons Park and Stanmore 
Railway Embankments Sites of Interest for Nature Conservation which is of 
Borough Grade importance and forms a strategically important link in Harrow’s 
ecological network. The application was referred to the Council’s Biodiversity 
Officer who has advised that the development should deliver net biodiversity 
gain. In this instance, this would be achieved by installing and maintaining bat 
and bird boxed permanently within the fabric of the building. Subject to securing 
this by condition, the proposal would therefore comply with the relevant policies 
in this regard.  

 
5.7.3 There are statutory protected trees located along the eastern boundary of the 

application site. Given the separation distance between the host building and the 
trees, and as the proposal is for a third floor extension, it is considered that the 
proposed development would not have a detrimental impact on the protected 
trees. In order to safeguard the protected trees during the construction phase, a 
condition is included requiring the submission and approval of an Arboricultural 
Method Statement prior to commencement of development.  
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6.0 CONCLUSION AND REASONS FOR APPROVAL  
 
6.1  The proposal would respond appropriately to the site, local context, massing and 

architectural appearance and would bring forward housing provision of a 
satisfactory mix, layout and design to ensure that the future occupiers would 
benefit from a high standard of living accommodation. Given the context of the 
site, the proposal would not unacceptably impact upon the adjacent heritage 
designations, amenity of neighbouring occupiers or biodiversity. Furthermore, the 
transport aspects of this proposal are considered to be in accordance with 
strategic and local transport policies.  

 
6.2 For all the reasons considered above, and weighing up the development plan 

policies and proposals, and other material considerations including comments 
received in response to notification and consultation as set out above, this 
application is recommended for grant. 
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APPENDIX 1: Conditions and Informatives  
 
Conditions 
 
1.  Timing 
 
 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 91 of the Town and Country 

Planning Act 1990.  
 

2.  Approved Plans and documents  
 
 Save where varied by the other planning conditions comprising this planning 

permission, the development hereby permitted shall be carried out, completed and 
retained in accordance with the following approved plans and documents: 

  
 1195.17-001, 1195.17-002, 1195.17-010, 1195.17-011, 1195.17-020, 1195.17-

030, 1195.17-100, 1195.17-200, 1195.17-300, 1195.17-500, Heritage 
Assessment, Daylight and Sunlight report (August 2019 Rev 1a), Design and 
Access Statement, Bat Survey Report (version 001),  

 
 REASON: For the avoidance of doubt and in the interests of proper planning.  
 
3.  Materials 
 
 Notwithstanding the details shown on the approved plans, the development hereby 

permitted shall not commence until samples of the external facing materials and 
brickwork bond details have been made available to view on site, and approved in 
writing by, the local planning authority. The relevant works shall be carried out in 
accordance with the approved sample details. 

 
 REASON: To enhance the appearance of the development and safeguard the 

character and appearance of the area  
 
4.  External Stairwell Details 
 
 Notwithstanding the details shown on the approved plans, the development hereby 

permitted shall not commence until revised drawings for the detailing and 
treatment of the external stairwells within the front elevation have been submitted 
to, and approved in writing by, the local planning authority. The development shall 
be carried out and retained in accordance with the approved details or any 
amendment or variation to it as may be agreed in writing by the local planning 
authority. 

 
 REASON: To safeguard the residential amenities of the neighbouring occupiers.  



 
 

______________________________________________________________________________________________ 
Planning Committee       P/3837/19                                 
Wednesday 22

nd 
January 2020 

 

 
5.  Bird and Bat Boxes 
  
 The development hereby permitted shall not be occupied until full details of the 

provision of bird and bat boxes to be installed within the fabric of the building have 
been submitted to, and agreed in writing by, the local planning authority. The 
enhancements shall include; 
a) Six Schwegler 2FR interconnecting bat tubes (or equivalent) in two groups of 

3 at just below the new roof eaves level on the south elevation 
b) Five Schwegler 17C double cavity swift nesting boxes (or equivalent) at just 

below the new roof eaves level on the north elevation 
c) Two Schwegler 1SP sparrow terraces (or equivalent) at or just below the 

current maximum height on the north elevation of the existing building.  
The development shall be carried out in accordance with the approved details or 
any amendment or variation to it as may be agreed in writing by the local planning 
authority, and maintained in accordance with the approved scheme. The 
development shall not be occupied until bird and bat boxes have been installed in 
accordance with the approved details. Photographs of the boxes in situ will be 
submitted to the Local Planning Authority prior to occupancy of the proposed units 
 
REASON: To enhance the ecology and biodiversity of the area in accordance with 
Policies 5.10, 5.11 and 7.19 of the London Plan (2016) and Policy DM21 of the 
Harrow Development Management Policies (2013). This is a pre-commencement 
condition to ensure that measures are agreed and built-in to the development to 
provide a satisfactory form of development  

 
6.  Arboricultural Method Statement and Tree Protection Plan 
 

 The development hereby permitted shall not commence until a detailed 
Arboricultural Method Statement and Tree protection Plan have been submitted to 
and approved in writing by the Local Planning Authority. The Arboricultural Method 
Statement shall contain full details of the following:  
a) sequence of operations 
b) tree protection methods 
c) tree protective fencing and ground protection 

 The development shall be carried out in accordance with the approved details. 
 
 REASON: The existing trees represent an important amenity feature which the 

Local Planning Authority considers should be protected, as required by policy 
DM22 of the Harrow Development Management Policies Local Plan (2013). 
Details are required prior to commencement of development to ensure a 
satisfactory form of development. 
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7.  Permeable Paving 
 
 Notwithstanding the details submitted, the development hereby permitted shall not 

commence until full details of the permeable paving and the long term 
maintenance and management of the on-site drainage has been submitted to, and 
approved in writing by the Local Planning Authority. The development shall be 
carried out and retained in accordance with the approved details 

 
 REASON: To ensure that the development has adequate drainage facilities, to 

reduce and mitigate the effects of flood risk in accordance with Policy 5.13 of the 
London Plan (2016) and policies DM1 and  DM10 of the Harrow Development 
Management Local Policies Plan (2013). 

 
8.  Refuse Storage 
 
 Notwithstanding the approved plans, the development hereby permitted shall not 

be occupied until revised details of refuse and waste bin storage has been 
submitted to and approved in writing by the Local Planning Authority. The refuse 
bins shall be stored at all times, other than on collection days, within the 
designated refuse storage area to be approved, unless otherwise agreed in writing 
by the local planning authority. 

 
 REASON: To avoid visual clutter within the streetscene and safeguard the 

character and appearance of the area. 
 
9.  Cycle Storage 
 
 Notwithstanding the details shown on the approved plans, the development shall 

not be occupied until details of secure cycle storage including location of stands, 
type of cycle stands and shelters have been submitted to and approved in writing, 
by the Local Planning Authority. There is a requirement to provide a minimum of 9 
long stay spaces for residents and 2 short stay spaces for visitors.  

 
 REASON: To provide secure, convenient and accessible cycle parking facilities for 

patrons in accordance with Policy 6.9 of the London Plan (2016) 
 
 
10.  Accessible Dwellings 
 

 Unless otherwise agreed in writing by the local planning authority, the internal 
specification of the individual flats shall comply with Building Regulation Standard 
M4(2). 

 
 REASON: To ensure that all of the homes within the development are accessible 

to all, in accordance with Policy 3.8 of the London Plan (2016) Policy CS1(K) of 
the Harrow Core Strategy (2012) and Policy DM1 of the Harrow Development 
Management Policies (2013). 
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Informatives 
 
1.  Planning Policies 
  
 The following policies are relevant to this decision: 
 National Planning Policy Framework (2019) (NPPF) 
 London Plan (2016): 3.3, 3.5, 3.8, 5.13, 5.14, 6,3, 6.9, 6.13, 7.4, 7.6 
 Draft London Plan (2019): H1, D1, D2, D4, T4, T5, T6, T6.1, SI13, 
 Harrow Core Strategy (2012): CS1, CS10 
 Development Management Policies (2013): DM1, DM10, DM27, DM45, DM40, 

DM42, DM44,  
 Supplementary Planning Document: Residential Design Guide (2010) 
 
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.  The Party Wall etc. Act 1996 
 
 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 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: 
Ucommunities@twoten.comU4T 

 
4.  Mayoral Community Infrastructure Levy (provisional) 
 
 Please be advised that approval of this application (either by Harrow Council, or 

subsequently by the Planning Inspectorate if allowed on appeal following a refusal 
by Harrow Council) will attract a Community Infrastructure Levy (CIL) liability, 
which is payable upon the commencement of development. This charge is levied 
under s.206 of the Planning Act 2008 Harrow Council, as CIL collecting authority, 
has responsibility for the collection of the Mayoral CIL  

 
 The Provisional Mayoral CIL liability for the application, based on the Mayoral CIL 

levy rate for Harrow of £60/sqm is £21,600. This amount includes indexation which 
is 323/323. The floorspace subject to CIL may also change as a result of more 
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detailed measuring and taking into account any in-use floor space and relief grants 
(i.e. for example, social housing). 
 
You are advised to visit the planningportal website where you can download the 
appropriate document templates. Please complete and return the Assumption of 
Liability Form 1 and CIL Additional Information Form 0.  
https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liabil
ity.pdf https://ecab.planningportal.co.uk/uploads/1app/forms/cil_questions.pdf  
If you have a Commencement Date please also complete CIL Form 6:  
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_not
ice.pdf  
The above forms should be emailed to   HarrowCIL@Harrow.gov.uk Please note 
that the above forms must be completed and provided to the Council prior to the 
commencement of the development; failure to do this may result in surcharges 
and penalties 
 

5.  Harrow Community Infrastructure Levy (provisional) 
 

Harrow has a Community Infrastructure Levy which applies Borough wide for 
certain developments of over 100sqm gross internal floor space.  
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 Provisional Harrow CIL liability for the application, based on the Harrow CIL 
levy rate for Harrow of  £110/sqm is £57,101 
This amount includes indexation which is 323/224. The floorspace subject to CIL 
may also change as a result of more detailed measuring and taking into account 
any in-use floor space and relief grants (i.e. for example, social housing).  
The CIL Liability is payable upon the commencement of development. 
You are advised to visit the planningportal website where you can download the 
relevant CIL Forms. 
Please complete and return the Assumption of Liability Form 1 and CIL Additional 
Information Form 0 .  
https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liabil
ity.pdf  
https://ecab.planningportal.co.uk/uploads/1app/forms/cil_questions.pdf  
If you have a Commencement Date please also complete CIL Form 6: 
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_not
ice.pdf  
The above forms should be emailed to HarrowCIL@Harrow.gov.uk  
Please note that the above forms must be completed and provided to the Council 
prior to the commencement of the development; failure to do this may result in 
surcharges  

https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liability.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liability.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/cil_questions.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_notice.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_notice.pdf
mailto:HarrowCIL@Harrow.gov.uk
https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liability.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liability.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/cil_questions.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_notice.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_notice.pdf
mailto:HarrowCIL@Harrow.gov.uk
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6  Pre-application engagement  
 
 Statement under Article 35(2) of The Town and Country Planning (Development 

Management Procedure) (England) Order 2015. This decision has been reached 
in accordance with paragraphs 187-189 of The National Planning Policy 
Framework. Harrow Council has a pre-application advice service and actively 
encourages applicants to use this service. Please note this for future reference 
prior to submitting any future planning applications. 

 
7. Thames Water 
 
 The applicant is advised to contact Thames Water regarding confirmation of 

capacity within their system to receive the proposed discharge from the new 
development 

 
8. Sustainable Urban Drainage 
  
 The applicant is advised that surface water run-off should be controlled as near to 

its source as possible through a sustainable drainage approach to surface water 
management (SUDS). SUDS are an approach to managing surface water run-off 
which seeks to mimic natural drainage systems and retain water on or near the 
site as opposed to traditional drainage approaches which involve piping water off 
site as quickly as possible. SUDS involve a range of techniques including 
soakaways, infiltration trenches, permeable pavements, grassed swales, ponds 
and wetlands. SUDS offer significant advantages over conventional piped 
drainage systems in reducing flood risk by attenuating the rate and quantity of 
surface water run-off from a site, promoting groundwater recharge, and improving 
water quality and amenity. Where the intention is to use soak ways they should be 
shown to work through an appropriate assessment carried out under Building 
Research Establishment (BRE) Digest 365. Support for the SUDS approach to 
managing surface water run-off is set out in the National Planning Policy 
Framework (NPPF) and its accompanying technical guidance, as well as the 
London Plan. Specifically, the NPPF (2012) gives priority to the use of sustainable 
drainage systems in the management of residual flood risk and the technical 
guidance confirms that the use of such systems is a policy aim in all flood zones. 
Policy 5.13 of the London Plan (2012) requires development to utilise sustainable 
drainage systems unless there are practical reasons for not doing so. Sustainable 
drainage systems cover the whole range of sustainable approaches to surface 
drainage management. They are designed to control surface water run-off close to 
where it falls and mimic natural drainage as closely as possible. Therefore, almost 
any development should be able to include a sustainable drainage scheme based 
on these principles. The applicant can contact Harrow Drainage Section for further 
information 
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9. Compliance with conditions 
 
 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. 

 
10. Highways Interference 
 
 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 applicants expense. Failure to 
report any damage could result in a charge being levied against the property. 
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APPENDIX 2: SITE PLAN 
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APPENDIX 3: SITE PHOTOGRAPHS 
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APPENDIX 4: PLANS AND ELEVATIONS  
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