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LONDON BOROUGH OF HARROW 
PLANNING COMMITTEE 

 
17th March 2021 

 
APPLICATION NUMBER: P/4670/20 
VALID DATE: 08/01/2021 
LOCATION: STATION HOUSE, 11-13 MASONS AVENUE,  
WARD: MARLBOROUGH 
POSTCODE: HA3 5AH                                  
APPLICANT: WESTGOLD GROUP LTD 
AGENT: DP9 
CASE OFFICER: NABEEL KASMANI 
EXTENDED EXPIRY DATE: 31/05/2021 

 
PROPOSAL 
 
Change of use of first, second and third floors from offices (use class E) to 9 residential 
units (use class C3); external alterations; bin and cycle stores; new vehicle access from 
Palmerston Road 
 
RECOMMENDATION A 

 
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 authority being delegated to the Interim Chief  
Planning  Officer  in  consultation  with  the  Director  of  Legal  and Governance  
Services  for  the  completion  of  the  Section  106  legal  agreement  and other  
enabling  legislation and  issue  of  the  planning  permission,  subject  to 
amendments  to  the  conditions,  including  the  insertion  or  deletion  of  condition  
as deemed  fit  and  appropriate  to  the  development  or  the  amendments  to  the  
legal agreement  as  required.  The Section 106 Agreement Heads of Terms would 
cover the following matters: 

 
 Transport and Highways 
 

¶ The development to be óresident permit restrictedô  in accordance with section 16 
of the GLC (Gen Powers) Act 1974 and the developer to ensure that: (i) all 
marketing/advertising material makes reference to the fact that; and (ii) all sales 
and lettings agreements contain a covenant to the effect that; future owners, 
occupiers and tenants (other than those that are registered disabled) will not be 
entitled to apply for a residents parking permit or a visitor parking permit. 
 

¶ A financial contribution for amending the relevant traffic management order in 
accordance with the adopted fees and charges schedule . 
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Legal costs, administration and monitoring  
 

¶ Legal fees and administration/monitoring: Payment of Harrow Councilôs reasonable 
costs in the preparation of the Legal agreement and administration costs/monitoring 
costs in accordance with the adopted fees and charges schedule. 

 
 

RECOMMENDATION B 
 
That if the Section 106 Agreement is not completed by 31 May 2021 or such extended 
period as may be agreed in writing by the Interim Chief  Planning  Officer, 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 appropriate 
improvements, benefits and monitoring that directly relate to the development, would fail to 
adequately mitigate the impact of the development on the wider area and provide for 
necessary transport mitigation arising directly from the development, contrary to the 
National Planning Policy Framework (2019), , Policies T6.1 and DF1 of the  London Plan 
(2021), Policy CS1 of the Harrow Core Strategy (2012) and Policies DM42 and DM50, of 
the Harrow Development Management Policies Local Plan (2013) and the Harrow 
Planning Obligations SPD (2013) 
 
REASON FOR THE RECOMMENDATIONS 
 
The proposed development would make efficient use of an underutilised site within an 
Opportunity Area, district centre and that is well-connected by public transport. As detailed 
in the report, the loss of the existing office space within a Locally Strategic Industrial Site 
designation would be justifiable and the provision of new homes would accord with the 
spatial strategy for growth.  

 
The proposed external alterations would improve the appearance of Station House within 
the streetscene and improve the character and appearance of the locality. In the context of 
the site intensification within an urban location, officers consider that the proposal would 
maintain an appropriately high standard of residential amenity for neighbouring and future 
occupiers.  

 
Subject to appropriate conditions and planning obligations, the proposal would enhance 
biodiversity, appropriately address surface water flood risk, improve drainage measures, 
and contribute towards sustainable patterns of travel. In accordance with the NPPF, 
including its presumption in favour of sustainable development, officers recommend that 
the planning application should be approved, and planning permission granted, subject to 
the section 106 Planning Obligations and schedule of conditions. 
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INFORMATION 
 
This application is reported to Planning Committee as it is for a residential conversion to 
provide more than 6 new units and therefore falls outside Schedule 1 of the Scheme of 
Delegation. 
 
Statutory Return Type:  E.13 Minor Dwellings 
Council Interest:  
Net Additional Floorspace:  

n/a 
n/a 

GLA Community 
Infrastructure Levy (CIL): 

 
£37,440 (provisional) 

Local CIL requirement:  £98,057 (provisional) 
 
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 equalityôs obligations including 
its obligations under section 149 of the Equality Act 2010. 
 
For the purposes of this application there are no adverse equalities issues. 
 
S17 Crime & Disorder Act 
 
Policy D11 of the London Plan (2021) and Policy DM1 of the Development Management 
Polices Local Plan require all new developments to have regard to safety and the 
measures to reduce crime in the design of development proposal. It is considered that the 
development does not adversely affect crime risk. However, a condition has been 
recommended for evidence of certification of Secure by Design Accreditation for the 
development to be submitted to and approved in writing by the Local Planning Authority 
before any part of the development is occupied or used. 
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1.0 SITE DESCRIPTION  

 
1.1. Station House comprises of a four storey mid-terraced property located on the 

northern side of Masons Avenue. The ground floor of the building is in use as a 
place of worship/religious instruction (Use Class F1), while the upper floors are 
currently vacant, but have a lawful use as offices (Use Class E). The upper floors 
are accessed via an entrance door on the western side of the front elevation. 
 

1.2. The rear of the site currently comprises hardstanding and serves as an on-site 
car park. An application was submitted last year for a four-storey building to the 
rear of the site (reference P/0681/20). The application was recommended for 
grant and presented to Members of the Planning Committee, where the 
resolution was to grant the application subject to the completion of the Section 
106 which is yet to be finalised. 

 
1.3. The neighbouring ground floor unit to the west is a public house (Sui Generis) 

while the neighbouring ground floor unit to the east is a hot food takeaway (Sui 
Generis). The upper floors of the adjoining terraced buildings are in residential 
use.  

 
1.4. The application site is located within the Wealdstone district centre, a designated 

Business and Industrial Use Area and Environment Agency Flood Zones 2 and 3. 
The application site is within the Harrow and Wealdstone Opportunity Area. 
 

1.5. The application site has a public transport accessibility level (PTAL) of 6a and is 
therefore considered to have an excellent level of access to public transport.  

 
2.0 PROPOSAL   

 
2.1 Full planning permission is sought for the change of use of first second and third 

floors from offices (use class E) to 9 residential units, external alterations, bin and 
cycle stores and new vehicle access from Palmerston Road 

 
2.2 The proposed residential units would comprise of the following mix: 

 

¶ 3 x 1 bed 1 person (studio) units 

¶ 6 x 2 bed, 3 person units 
 

2.3 The proposed residential development would be ócar-freeô, but would provide 18 
cycle parking spaces for the future residential occupiers. The proposed cycle and 
refuse storage would be located integrally within the ground floor. 

 
2.4  The vehicle access is prosed to provide access to two car parking spaces in 

relation to the ground floor commercial use.  
 

2.5 The residential units would be accessed via the existing ground floor entrance on 
Masons Avenue. The proposed flexible commercial use on the first floor would 
also be accessed from the entrance fronting Gladstone Way.  
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2.6 During the course of the application the layout of the studio units have been 
amended and the roof terrace has been omitted. 

 
3.0 RELEVANT PLANNING HISTORY    
 

Ref no.  Description  Status & date 
of decision 
 

LBH/4926/3 Erection of 2-storied building to provide 
shop and showroom with offices over  
 

Grant: 
09/12/1971 

P/2559/10 Change of use of ground floor from class 
a1 use (retail) to a dual / alternative use 
namely either class d1 use (non-
residential institution) or class b1 use 
(business) 
 

Grant:  
26/11/2010 

P/0681/20 Construction of four storey building to 
with green roof to rear of Station House to 
create six flats (1 X studio, 3 X 1 bed and 
2 X 2 bed) (Use Class C3); Office at 
ground floor (Use Class B1);  New vehicle 
access from Palmerston Road; Refuse 
and Cycle Storage; One blue-badge 
parking bay 
 

Committee 
Resolution to 
Grant subject to 
completion of 
S106 

 
4.0 CONSULTATION     
 
4.1 A total of 105 consultation letters were sent to neighbouring properties regarding 

this application. The letters were sent on 8th January 2021 and residents were 
provided with a minimum 28 day period of consultation in which to provide a 
response.  
 

4.2 No neighbour representations have been received.  
 
4.3 Statutory and Non-Statutory Consultation  

 
4.4 The following consultations have been undertaken and a summary of the 

consultation responses received are set out below. 
  

Consultee and Summary of Comments 
 

LBH Planning Policy 
The Principle of development can be supported 
 
Highways Officer 
No objection subject to S106 agreement and conditions 
 
Drainage Officer 
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No objections to the proposed development, subject conditions. 
 
Landscape Officer 
No objection subject to conditions 
 
Vehicles Crossing Officer 
No objection 
 

 
5.0 POLICIES 
 
5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that: 
 
 óIf 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.ô 

 
5.2 The Government has issued the National Planning Policy Framework [NPPF 

2019] sets out the Governmentôs planning policies for England and how these 
should be applied, and is a material consideration in the determination of this 
application. 

 
5.3 In this instance, the Development Plan comprises The London Plan 2021 [LP] 

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

 
5.4 A full list of all the policies used in the consideration of this application is provided 

as Informative 1 in Appendix 1 of this report. 
 
6.0 ASSESSMENT    
 
6.1 The main issues are;  
 

¶ Principle of the Development and Housing Output 

¶ Character and Appearance 

¶ Residential Amenity and Accessibility   

¶ Transport and Parking 

¶ Landscape and Ecology 

¶ Flood Risk and Drainage  

¶ Planning Obligations and Infrastructure  
 
6.2 Principle of Development and Housing Output 
  
6.2.1 The relevant policies are: 

¶ National Planning Policy Framework (2019) 

¶ The London Plan (2021): SD1, SD6, H2, E1, H1, H10 
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¶ Harrow Core Strategy (2012): CS1A, CS1H, CSI, CS1L, CS1O, CS2 

¶ Development Management Policies (2013): DM24, DM31, DM32 

¶ Harrow and Wealdstone Area Action Plan (2013): AAP13, AAP15 
 

Loss of the Office Use 
 

6.2.2 The application seeks to change the use of the offices to a residential use. A 
marketing report has been submitted with the application and sets out the active 
marketing that has been undertaken for the existing office use on site. The report 
notes that the office stock on the site is dated, in poor condition and would 
require substantial refurbishment to bring the space up to standard that may 
allow it to be let for an office use. However, it is noted in the marketing evidence 
that the existing layout provides a limited floor to ceiling height, which prohibits 
standard office fit-out of suspended ceilings, raised access floors and air 
conditioning. The physical constraints of refurbishing the existing office space in 
conjunction with the inflated costs of achieving this, in part indicates reasoning as 
to why there is little interest in the existing floor space to utilise as existing, or 
indeed to look to refurbish the space to bring it up to a modern standard as this is 
likely to be cost prohibitive. 
 

6.2.3 With regards to the extent of marketing, the measures taken include website 
advertisement, sandwich board on the property, and direct mailing of circa 175 
potential applicants. This is considered to be an appropriate spread of 
advertisement techniques and potential applicants to give confidence that the 
property has been marketed to a satisfactory extent. It is also noted that rental 
value was initially set at £25 per sq ft, but this was eventually replaced by all 
reasonable rental offers considered. The marketing evidence details that neither 
approach achieved any positive responses. For these reasons, officers consider 
that the loss of the office space would be acceptable in this instance and accord 
with the relevant policies in this regard. 

 
6.2.4 The application site is also located within a Locally Strategic Industrial Site 

(LSIS). The Harrow Core Strategy set out a sequential test to the loss of 
industrial land, with the up to date monitoring indicating clearly that Harrow is not 
in a position to lose any industrial land from its stock. However, it is noted that 
while the application site is located on the edge of the LSIS, it is also within the 
Wealdstone Town Centre designation, and the site is not currently in an industrial 
use (nor are the adjacent sites). Given the existing use of the site as a non-
industrial use, and that the proposed residential use is wholly appropriate in a 
town centre location, it is considered in this instance that the proposed loss of 
LSIS land is acceptable.  

 
 Housing Supply  
 

6.2.5 The proposalôs contribution to housing supply, through the provision of 9 
additional residential units would provide an increase in smaller housing stock 
within the borough, thereby complying with the housing growth objectives and 
policies of the Development Plan.  
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6.2.6 For these reasons, Officers consider that the principle of development would be 
acceptable, subject to other material considerations detailed within the report.  

 
6.4 Character and Appearance 
 
6.4.1 The relevant policies are: 

¶ National Planning Policy Framework (2019) 

¶ The London Plan (2021): D1, D3, D4 

¶ Harrow Core Strategy (2012): CS1B, CS1E 

¶ Harrow Development Management Policies (2013): DM1, DM2 

¶ Harrow and Wealdstone Area Action Plan (2013); AAP3, AAP4  

¶ Residential Design Guide Supplementary Planning Document (2010) 
 
6.4.2 No extensions are proposed to the existing building. The proposed external 

alterations include the provision of new ribbed cladding, new aluminium windows 
with solid panels and standing stream cladding to the mansard roof. Officers 
consider that the proposed external alterations would improve the appearance of 
the building and would therefore have a positive impact on the character and 
appearance of the locality.  
 

 Lifetime Neighbourhoods and Secure by Design 
 

6.4.3 Occupiers of the proposed flats would benefit from being in close proximity to the 
shops and services available within the district centre. Subject to a condition to 
ensure the proposed development achieves Secure by Design accreditation, the 
proposal is considered to be acceptable in this regard.  

 
6.5 Residential Quality, Amenity and Accessibility 
 
6.5.1 The relevant policies are: 

¶ National Planning Policy Framework (2019) 

¶ The London Plan (2021): D6, D7 

¶ Harrow Core Strategy (2012): CS1K 

¶ Harrow Development Management Policies (2013): DM1, DM25 DM27 

¶ Harrow and Wealdstone Area Action Plan (2013): AAP13 

¶ Mayor of London Housing Supplementary Planning Guidance (2016) 

¶ Mayor of London Achieving An Inclusive Environment Supplementary 
Planning Guidance (2014) 

 
 Residential Quality of Future Development  
 
 Internal Space Standards 

 
6.5.2 The minimum space standards are set out in policy D6 of the London Plan (2021) 

and are reproduced within the Mayorôs Housing SPG. The annotations within the 
proposed floorplans suggest that all of the proposed units would meet or exceed 
the London Plan minimum space standards. The development would also 
achieve the minimum floor to ceiling height of 2.5 metres as required by the 
Housing SPG. The submitted drawings show that the proposed layouts would 
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make reasonable provision for the accommodation of furniture and flexibility in 
the arrangement of bedroom furniture.  
 
Daylight, Sunlight and Aspect 
 

6.5.3 The layout of the proposed development has sought to maximise the number of 
dual-aspect units. Where single-aspect units have been proposed, these are 1 
bed, 1 person studio units and are south facing. The proposed residential units 
would therefore benefit from adequate levels of daylight, sunlight and outlook in 
the context of the application site and redevelopment of the existing building.  
 
Privacy 
 

6.5.4 Given the density of the proposed development and consistent with the need to 
make effective use of this highly accessible and Town Centre site, it is 
considered that the siting and proposed relationships between the flats would  
secure an acceptable standard of privacy for future occupiers. 
 
Private and Communal Amenity Space 
 

6.5.5 As the proposal consists of the conversion of an existing mid-terraced building 
within the District Centre, the absence of private amenity space for the respective 
units would be justifiable. Notwithstanding this, five of the proposed units would 
feature inset balconies. The proposal is therefore considered to be acceptable in 
this regard. 
 
Residential Amenities of adjoining occupiers 

 
6.5.6 The application site is located within in an urban setting and as expected, the 

adjacent properties feature a mix of commercial and residential uses. No external 
extensions are proposed to the existing building, and therefore the proposal 
would not have a materially harmful impact on the residential amenities of any 
adjoining occupiers by reason of overshadowing, loss of light or loss of outlook. 

 
6.5.7 In terms of privacy and overlooking impacts, given the separation distances and 

orientation between the proposed windows/balconies and the adjoining 
residential properties/those within the emerging development context, officers 
consider that the proposal would not harmfully impact upon the privacy amenities 
of the adjoining/future occupiers and would maintain a degree of impact that is 
commensurate to a District Centre location.  
  

6.6 Transport and Parking 
 
6.6.1 The relevant policies are: 

¶ National Planning Policy Framework (2019) 

¶ The London Plan (2021): T3, T4, T5, T6, T6.1, 

¶ Harrow Core Strategy (2012): CS1R 

¶ Harrow Development Management Policies (2013): DM42, DM43, DM44 

¶ Harrow and Wealdstone Area Action Plan (2013): AAP19 
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6.6.2 The application site is located approximately 30m to the north of Harrow and 
Wealdstone Station and is located within the Wealdstone district centre. The site 
therefore benefits from a Public Transport Accessibility Rating (PTAL) of 6a, 
indicating excellent access to public transport connections. The application site is 
located within Controlled Parking Zone (CPZ) J which operates 7am ï Midnight. 
 

6.6.3 The proposal would be ócar-freeô and would therefore not provide any car parking 
space on site. A total of 18 cycle parking spaces for the future occupiers would 
be provided. Servicing arrangement would reflect existing delivery and servicing 
strategies in neighbouring properties, taking place from Masons Avenue. The 
application is accompanied by a Transport Assessment which concludes that the 
proposal would result in a net reduction in vehicular movement.  

 
6.6.4 The application was referred to the Councilôs Highways Officer who has advised 

that the proposal is unlikely to have a harmful impact for the surrounding highway 
network. However, it is noted that the short-stay cycle parking spaces would 
need to be located separately to the long-stay cycle parking spaces which can be 
addressed through condition. Subject to conditions and a planning obligation 
restricting future occupiers from obtaining a car parking permit, the Highways 
Officer has raised no objection to the proposal. On this basis, the proposal would 
accord with the relevant policies in this regard. 

 
6.7 Landscape and Ecology 
 
6.7.1 The relevant policies are: 

¶ National Planning Policy Framework (2019) 

¶ The London Plan (2021): G6, G7, G8 

¶ Harrow Core Strategy (2012): CS1 

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

¶ Harrow and Wealdstone Area Action Plan (2013): AAP12 
 
6.7.2 As the application is for the conversion of the existing building and given the 

limited scope for landscape improvements within the site, it is considered that the 
retention of the existing hard surfacing to the rear of the site would be 
acceptable.   
 

6.7.3 The submitted plans show that a green roof is proposed over part of the flat roof. 
The provision of a green roof would support the enhancement of biodiversity 
within the Heart of Harrow and would therefore accord with the relevant policies 
in this regard. Subject to details to be secured by condition, it is considered that 
the proposal would accord with the relevant policies in this regard.  

  
6.8 Flood Risk and Drainage 
 
6.8.1 The relevant policies are: 

¶ National Planning Policy Framework (2019) 

¶ The London Plan (2021): SI2, SI3,  

¶ Harrow Core Strategy (2012): CS1U, CS1W,  

¶ Harrow Development Management Policies (2013): DM9, DM10,  
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¶ Harrow and Wealdstone Area Action Plan (2013): AAP9 
 
6.8.2 The application site is located within Environment Agency Flood Zones 2 and 3. 

A Flood Risk Assessment has been submitted in support of the application. The 
application has been reviewed by the Councilôs Drainage Team who have 
expressed their satisfaction with the submitted Flood Risk Assessment and have 
raised no objection to the proposal, subject to conditions. The Environment 
Agency has also raised no objection to the proposal on flood risk grounds. The 
proposal would therefore comply with the relevant policies in this regard.  
 

6.9 Planning Obligations  
 
6.9.1 The relevant policies are: 

¶ National Planning Policy Framework (2019) 

¶ The London Plan (2021): DF1 

¶ Harrow Core Strategy (2012): CS1Z 

¶ Harrow Development Management Policies (2013): DM50 

¶ Planning Obligations and Affordable Housing Supplementary Planning 
Document (2013) 

 
Transport and Highways 
 

6.9.2 A planning obligation is required to ensure the development would be óresident 
permit restrictedô and that all marketing/advertising material makes reference to the 
fact that future owners, occupiers and tenants (other than those registered disabled) 
will not be entitled to apply for a resident parking permits or a visitor parking permit. 
All sales and lettings agreements would also contain a covenant to the effect. 
Furthermore, a financial sum is required to make the necessary amendments to the 
Traffic Management Order. 

 
Legal costs, administration and monitoring  
 

6.9.3 A financial contribution to be paid by the developer to the Council to reimburse the 
Councilôs legal costs associated with the preparation of the planning obligation and 
a further contribution (to be agreed) to be paid to reimburse the Councilôs 
administrative associated with monitoring compliance with the obligation terms. 
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7.0 PLANNING BALANCE AND REASONS FOR APPROVAL  
 
7.1 The statutory position is that planning applications have to be determined in 

accordance with the development plan unless material considerations indicate 
otherwise. The relevant policies have been set out within the report above. 
 

7.2 The proposed development would make efficient use of an underutilised site 
within an Opportunity Area, district centre and that is well-connected by public 
transport. As detailed in the report, the loss of the existing office space within the 
Locally Strategic Industrial Site designation would be justifiable and the provision 
of new homes would accord with the spatial strategy for growth and contribute to 
the smaller housing stock of the borough.  

 
7.3 The proposed external alterations would improve the appearance of Station 

House within the streetscene and improve the character and appearance of the 
localtiy. In the context of the site intensification within an urban location, officers 
consider that the proposal would maintain an appropriately high standard of 
residential amenity for neighbouring and future occupiers.  
 

7.4 Subject to appropriate conditions and planning obligations, the proposal would 
enhance biodiversity, appropriately address surface water flood risk, improve 
drainage measures, and contribute towards sustainable patterns of travel.  

 
7.5 In accordance with the NPPF, including its presumption in favour of sustainable 

development, officers recommend that the planning application should be 
approved, and planning permission granted, subject to the section 106 Planning 
Obligations and schedule of conditions. 
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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 other planning conditions comprising this planning 

permission or unless otherwise agreed in writing by the local planning authority, 
the development hereby permitted shall be carried out, completed and retained in 
accordance with the following approved plans: 

  
 101-3EX-00, 101-3EX-01, 101-3EX-02, 101-3EX-03, 101-3EX-04, 101-3EX-05, 

101-3EX-06, 101-3EX-07, 101-3EX-08, 101-3EX-09, 101-3EX-10, 101-3EX-11, 
101-3GA-00, 101-3GA-01, 101-3GA-02A Rev A, 101-3GA-03A Rev A, 101-3GA-
04A Rev A, 101-3GA-05, 101-3GA-06A Rev A, 101-3GA-07, 101-3GA-08, 101-
3GA-09, 101-3GA-10, 101-3GA-11, Daylight and Sunlight Report (December 
2020), Flood Risk Assessment (Revision 3, 21 December 2020), Planning 
Statement (December 2020), Transport Statement (29 May 2020), Design and 
Access Statement, Commercial Property Assessment (15th December 2020),  

 REASON: For the avoidance of doubt and in the interests of proper planning.  
 
3. Construction Logistics Plan 

 
No development shall take place until a construction logistics plan has first been 
submitted to the Local Planning Authority to be agreed in writing. The plan shall 
detail the arrangements for: 
a) the parking of vehicles of site operatives and visitors; 
b) loading and unloading of plant and materials; 
c) storage of plant and materials used in construction the development; 
d) the erection and maintenance of security hoardings including decorative 
displays and facilities for public viewing; 
e) wheel washing facilities; and 
f) a scheme for recycling/disposing of waste resulting from demolition and 
construction works. 
g) measures for the control and reduction of dust 
h) measures for the control and reduction of noise and vibration. 
The construction of 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 noise 
and vibration impacts during demolition and construction and to safeguard the 
amenity of neighbouring occupiers 
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4. Surface and Foul Water Disposal 
 
No development shall take place, until works for the disposal of surface and foul 
water have been submitted to, and approved 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 an appropriate greenfield 
run-off rate in this critical drainage area and to ensure that sustainable urban 
drainage measures are exploited 
 

5. Surface Water Attenuation 
 
No development shall take place, until surface water attenuation and storage 
works have been submitted to, and approved 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 an appropriate greenfield 
run-off rate in this critical drainage area and to ensure that sustainable urban 
drainage measures are exploited 
 

6. Biodiversity Enhancements 
 
The development hereby approved shall not be occupied until full details of the 
Green Roof has been submitted to and approved in writing by the local planning 
authority. Details to include planting plans and schedules of plants noting 
species, plant sizes and proposed numbers / densities, for the roof area, 
including the build-up layers, planting medium and written specification and 
details relating to the long term maintenance and management of the on-site 
drainage. The development shall be carried out in accordance with the details 
agreed within 6 months of the occupation of the development and retained 
thereafter.  
REASON: To enhance green infrastructure and to provide gain for biodiversity 

 
7. Secure by Design 

 
Prior to the first occupation of the development, evidence of Secured by Design 
Certification shall be submitted to the Local Planning Authority to be agreed in 
writing, or justification shall be submitted where the accreditation requirements 
cannot be met. Secure by design measures shall be implemented and the 
development shall be retained in accordance with the approved details. 
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 
 

8. Cycle Storage 
 

Notwithstanding the details, submitted, the development hereby permitted shall 
not be occupied until revised details of the cycle storage on the site has been 
submitted to the Local Planning Authority in writing for approval. The revised 
details shall show the separation between the short stay cycle and long stay 
cycle spaces. The cycle storage thus approved shall be carried out and 
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implemented in full on site and shall be retained for the duration of the uses on 
the site. 
REASON: To ensure the satisfactory provision of safe cycle storage facilities, to 
provide facilities for all the users of the site and in the interests of highway safety 
and sustainable transport. 

 
9. Refuse Storage 

 
The refuse bins shall be stored at all times, other than on collection days, in the 
designated refuse storage area, as shown on the approved drawing plans. 
REASON: To safeguard the appearance and character of the surrounding area. 

 
10. Restricting the Use of the Flat Roof 

 
The Flat roof of the existing building shall not be used as a balcony, terrace or 
other form of amenity space for the future occupiers. 
REASON: To safeguard the character and appearance of the area and the 
residential amenities of adjoining occupiers. 

 
11. Communal facilities for television reception 

 Prior to the first occupation of the development, 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 agreed 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 development 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: To ensure that any telecommunications apparatus and other plant or 
equipment that is required on the exterior of the buildings preserves the high 
quality design of the buildings and spaces 
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Informatives 
 
1. Planning Policies 
 
 The following policies are relevant to this decision: 
 The London Plan (2021): SD1, SD6, D1, D3, D4, D6, D7, H2, E1, H1, H10, G6, 

G7, G8, SI12, SI14, T3, T4, T5, T6, T6.1, DF1 
 Harrow Core Strategy (2012):  CS1A, CS1B, CS1E, CS1H, CSI, CSK, CS1L, 

CS1O, CSR, CSZ, CS2 
 Development Management Policies DPD (2013): DM1, DM2, DM9, DM10, DM21, 

DM22, DM24, DM25, DM27, DM42, DM43, DM44, DM45, DM50 
 Harrow and Wealdstone Area Action Plan (2013): AAP3, AAP4, AAP9, AAP13, 

AAP15, AAP17, AAP19  
 Supplementary Planning Document: Residential Design Guide (2010) 
 Planning Obligations and Affordable Housing Supplementary Planning Document 

(2013) 
 Mayor of Londonôs Housing Supplementary Planning Guidance (2016) 
 
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 
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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 £37,440. This amount includes indexation 
which is 323/323. 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). 

 
You are advised to visit the planning portal 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_liab
ility.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_n
otice.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 is £98,057  
 
This amount includes indexation which is 320/224. 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 planning portal 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_liab 
ility.pdf  
https://ecab.planningportal.co.uk/uploads/1app/forms/cil_questions.pdf  

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_liab%20ility.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_liab%20ility.pdf
https://ecab.planningportal.co.uk/uploads/1app/forms/cil_questions.pdf
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If you have a Commencement Date please also complete CIL Form 6: 
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_n
otice.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  

 
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 39-46 of The National Planning Policy 
Framework. Pre-application advice was sought and provided and the submitted 
application was in accordance with that advice 

 
7 Environment Agency Permit 
 

The Environmental Permitting (England and Wales) Regulations 2016 require a 
permit to be obtained for any activities which will take place on or within 9 meters 
of a flood defence structure or culvert 

 
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 

 

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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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. 

 
11  Naming and Numbering 

  
 Harrow Council is responsible for the naming and numbering of new or existing 

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

 
 

 CHECKED 
 
 

 Head of Development Management Orla Murphy 5.3.2021 

Corporate Director Paul Walker 5.3.2021 

mailto:nrswa@harrow.gov.uk
http://www.harrow.gov.uk/info/100011/transport_and_streets/1579/street_naming_and_numbering
http://www.harrow.gov.uk/info/100011/transport_and_streets/1579/street_naming_and_numbering
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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  
 

 
 

  


