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LONDON BOROUGH OF HARROW 

 
PLANNING COMMITTEE 

 
25th September 2024 

 
APPLICATION 
NUMBER: 

PL/0665/23 

VALID DATE: 29TH NOVEMBER 2023 
LOCATION: KAP HOUSE, ELMGROVE ROAD, HARROW  
WARD: GREENHILL 
POSTCODE: HA1 2AR 
APPLICANT: KAP HOUSE LIMITED 
AGENT: MR AMIRARAMFAR (FUTURE PD) 
CASE OFFICER: CATRIONA COOKE 
EXPIRY DATE: 13TH DECEMBER 2024 (EXTENDED EXPIRY DATE)  
  
 
PROPOSAL 
 
Creation of fourth floor comprising of five flats (4 x studio and 1 x 3bed); bin and 
cycle stores 
 
RECOMMENDATION A 
 
1) Agree the reasons for approval as set out in this report, and  

 
2) Grant planning permission subject to authority being delegated to the Chief 

Planning Officer in consultation with the Director of Legal and Governance 
Services for the completion of a legal agreement and including the  
insertion  or  deletion  of  conditions  as deemed  fit  and  appropriate  to  
the  development  or  the  amendments  to  the  legal agreement  as  
required. The Legal Agreement Heads of Terms would cover the following 
matters: 
 
 i.  Parking Permit Restrictions ï The development to be ñresident permit 

restrictedò in accordance with section 16 of the GLC (Gen Powers) 
Act 1974 and the developer to ensure that 1) all 
marketing/advertising material makes reference to this fact and 2) all 
agreements contain a covenant to the effect that future occupiers 
and tenants (other than those who are registered disabled) will not 
be entitled to apply for residents parking permit or a visitor permit. A 
contribution in accordance with the adopted fees and charges is 
required to amend the Traffic Management Order 

 ii.  Legal Fees: Payment of Harrow Councilôs reasonable costs in the 
preparation of the legal agreement.  

iii.  Legal Agreement Monitoring fee of Ã500 
 

RECOMMENDATION B  
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That if the Legal Agreement is not completed by 13th December 2024, or as such 
extended period as may be agreed by the Chief Planning Officer, then it is 
recommended to delegate the decision to REFUSE planning permission to the 
Chief Planning Officer on the grounds that: The proposed development, in the 
absence of a legal agreement to provide appropriate provision for restriction of 
resident parking permits would fail to comply with the requirements of policy T6 of 
The London Plan (2021), policy CS1 of the Harrow Core Strategy (2012), AAP19 
of the Harrow & Wealdstone Area Action Plan (2013), and Policies DM42, DM43 
and DM50 of the Harrow Development Management Policies Local Plan 2013 and 
would therefore be unacceptable. 
 
 
REASON FOR THE RECOMMENDATION 
 
The form, scale and siting of the proposed additional floor on the site is appropriate 
in this location and does not appear at odds with the existing character of 
development in the immediate area and would not have an adverse impact on the 
amenity of the occupiers of adjoining properties in accordance with Policy AAP1; 
AA2 and AAP 4 Area Action Plan (2013), Policy D3 of The London Plan (2021) and 
Policy DM1 of the DMP (2013). 
 
 
INFORMATION 
 
This application is reported to Planning Committee as it would provide in excess of 
3 new 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) 
ï 1(h) of the Scheme of Delegation dated 12th December 2018. 
 
Statutory Return Type:  E13: Minor Dwellings 
Council Interest:  
Additional Floor Area 

None 
227 sq m 

GLA Community Infrastructure Levy 
(CIL) Contribution (provisional):  

£13,620 

Local CIL requirement:  £36,005,85 
 
HUMAN RIGHTS ACT 
 
The provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. 
 
 
EQUALITIES 
 
In determining this planning application the Council has regard to its equalities 
obligations including its obligations under section 149 of the Equality Act 2010. 
 
For the purposes of this application there are no adverse equalities issues. 
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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 noted that objections have been received regarding the current anti-social 
behaviour of the existing residents of the flats.  However, while it is not possible to 
require improvement of secure by design for the existing flats, the applicant has 
submitted revised plans following discussions with the Design out Crime Officer to 
incorporate Secure By Design for the proposed units, including a new main 
entrance, secure bin/cycle storage,  secure lobby at ground floor with postal boxes 
for the proposed 5 flats, external doors with LED photocell light covering the whole 
of the door; front and rear communal door to have video and audio access control; 
LED photocell lighting for the whole curtilage.  A condition is recommended to 
secure that a SBD certification is achieved for the proposed units. 
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1.0 SITE DESCRIPTION   
 
1.1 The subject site is located on the south-eastern side of Elmgrove Road. 
 
1.2 The site is occupied by a part four / part six storey building, formerly known as 

Research Services House.   
 
1.3 The property benefits from prior approval (ref: P/5343/15) to convert the Class 

B1 floorspace into 73 studio flats. Conversion of these floors has been 
completed.  

 
1.4 The property is a 1960Ωs building, characterised by ribbon windows with grey 

spandrel panels.    
 
1.5 37 parking spaces are provided around the perimeter of the site.  
 
1.6 The site is not located within the setting or a listed building, nor is it within a 

conservation area.  
 
1.7  The site is located within the Harrow and Wealdstone Opportunity Area and is 

in close proximity to boundary of the Metropolitan Town Centre.   
 
2.0 PROPOSED DETAILS    
 
2.1 The applicant seeks planning permission for the construction of one additional 

floor to the four-storey elements of the building. 
 
2.2 Creation of 5 flats: one x three bedroom flats and four x studio flats with 

balconies 
 
2.3 Access to the additional floor would be provided via an existing stairwell and 

lift within the central core. 
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3.0 RELEVANT PLANNING HISTORY    

   

Ref No. Description Status & date of 
decision 

P/4306/15 
 

Prior Approval: Conversion of offices 
(Class B1) to 52 self-contained flats 
(class C3). 
 

Granted: 
02/11/2015 
 

P/5343/51 
 

Prior Approval: Conversion of offices 
(Class B1a) to 73 self-contained flats 
(Class C3). 
 

Granted: 
18/12/2015 
 

P/5926/15 
 

Re-cladding; installation of plant room 
on roof 
 

Granted: 
07/03/2016 
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P/4341/16  
 

Addition of two floors to existing building 
to provide nine flats; amendments to 
approved car parking layout. 
 

Refused: 
30/11/2016 
 

 
Reasons for refusal: 
1. The proposed extension by reason of its excessive bulk and 
unsympathetic design would compete with the existing tower feature 
and would therefore fail to respect the scale, proportions and 
character of the original building and would result in a visually 
dominant development to the detriment to the host building and 
surrounding low-scale residential development. The proposal is 
therefore contrary to policies 7.4B and 7.6.B of The London Plan 
(2016), Core Policy CS.1B of the Harrow Core Strategy, policy DM1 
of the Development Management Policies Local Plan (2013) and 
policies AAP 1 and AAP4 of the Harrow and Wealdstone Area Action 
Plan (2013).  
 

2. The proposed development, by reason of its scale and overall height 
and its relationship to residential properties on the opposite side of 
Elmgrove Road, would give rise to an overbearing impact, resulting 
in a loss of outlook to these properties, to the detriment of the 
amenities of the occupants of these properties, contrary to policy 
7.6B of The London Plan (2016), policy DM1 of the Harrow 
Development Management policies Local Plan (2013) and the 
CouncilΩs adopted Residential Design Guide SPD (2010).  

 
3. Insufficient information has been provided to assess the potential 
impacts of the proposed development on the front elevation of the 
properties on the opposite side of Elmgrove Road, in terms of 
sunlight and daylight. In the absence of a full sunlight and daylight 
assessment, the local planning authority is unable to assess the full 
impact of the development on the amenities of the occupants of these 
properties. In the absence of which, the proposal could give rise to 
conflicts with policy 7.6B of The London Plan (2016) and policy DM1 
of the Development Management Policies Local Plan (2013). 

 
4. Insufficient information has been provided to assess the flood and 
drainage risks associated with the proposed development. In the 
absence of a comprehensive flood risk assessment, the local 
planning authority is unable to assess the full impact of the 
development in accordance with Paragraph 103 of the NPPF, CS1U 
of the Core Strategy and DM9 of the DMP.  

 
Appeal Dismissed - 26/05/2017 
 

P/1787/22  
 

Fourth floor extension to create six 
additional flats (6 x 1 bed); refuse and 
cycle storage 
 

Refused 
26/07/2022 
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Reasons for refusal: 
1. The proposal, by reason of the inadequate gross internal floor for the 
proposed flats would result in poor and cramped living conditions for 
future occupiers, and would fail to deliver good quality 
accommodation contrary to the National Planning Policy Framework 
(2021), Policy D3.D (7), D6.A and D6.F (1) of The London Plan 
(2021), Policy DM1 of the Development Management Policies Local 
Plan (2013), The National Housing Standards-Nationally Described 
Space Standards (2015), The  Mayor of London Housing 
Supplementary Planning Guidance (2016),  and the adopted 
Supplementary Planning Document: Residential Design Guide 
(2010). 
 

2. The proposed extension by reason of its excessive bulk and resultant 
height of the building would fail to respect the scale, proportions and 
character of the original building and the low scale residential context 
of this area  and thereby resulting in a visually dominant development 
to the detriment to the host building and surrounding low-scale 
residential development. The proposal is therefore contrary to policy 
D3 (D(1) and D(11)) of The London Plan (2021), Core Policy CS.1B 
of the Harrow Core Strategy, policy DM1 of the Development 
Management Policies Local Plan (2013) and policies AAP1 and 
AAP4 of the Harrow and Wealdstone Area Action Plan (2013).  

 
оΦ The proposed balcony to Unit 6 by reason of its orientation and 
proximity to the boundary with adjoining residential properties on 
Elmgrove Road and Glenwood Close would give rise to unacceptable 
levels of actual and perceived overlooking of the residential rear 
gardens of these properties contrary to policy D3 (D(7) of The London 
Plan (2021), Policy DM1 of the Development Management Policies 
Local Plan (2013) and Residential Design Guide (2010)  
 

Appeal dismissed 04/10/2023 
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4.0 CONSULTATION    
 
4.1 A total of 129 consultation letters were sent to neighbouring properties 

regarding this application. A site notice was put on site on 29th January 20024. 
 
4.2 The public consultation period expired on 19th February 2024 4 objections 

were received from adjoining residents.   
 

 The objections raised have been summarised and responded to in the table 
below: 
 

Summary of Matters Raised Officer Response 

Concerns with regard to 
exacerbating existing issues 
with anti-social behaviour 

The design out crime officer has reviewed 
the plans and considers that the secure by 
design measures for the proposed new 
flats would not exacerbate the existing 
issues. 

Lack of Parking Highways have been consulted of the 
application and confirmed that  the 
proposal is acceptable with regard to 
parking.  The applicant has agreed to 
enter into a Legal Agreement to ensure 
that future occupiers cannot apply for 
parking permits. 

Overlooking Impacts relating to overlooking are 
addressed within the Residential Amenity 
Section (6.4) of this committee report.  

Overdevelopment The principle of the scale of development 
is accepted following Appeal 
APP/M5450/W/22/3310304 (appendix   5) 

 
 

 
4.3 Statutory and Non Statutory Consultation  
 
 A summary of the consultation responses received along with the Officer 

comments are set out in the Table below. 
 

Consultee and Summary of Comments 
 

 
Secure by Design  
No objection subject to Condition. 
 
Officer Comment: 
Condition recommended. 
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4.4 Internal Consultation  
 
4.5 A summary of the consultation responses received along with the Officer 

comments are set out in the Table below. 
 

 

Consultee and Summary of Comments 
 

LBH Drainage 

¶ This new development (extension/additional floor) is in CDA and 
there are opportunities to restrict surface water discharge into a 
public sewer.  

¶ This big development site is fully impermeable with high 
unrestricted surface water discharge and suspicious drainage 
system that requires jetting, root & scale cutting, repair and lining 
works. The drainage system seems to be partially combined and 
full separation is required. 

¶ Emergency evacuation route is acceptable. 
 
LBH Highways 
 

¶ No objection in terms of highways safety 

¶ A construction logistics plan is required 

¶ A legal agreement will be required to restrict the future occupiers 
from applying for parking permits 

 
5.0 POLICIES 
 
5.1   Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 

that:  
  
5.2   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  

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

2023] which 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. The consultation version of the Framework and the Written 
Ministerial Statement (WMS) issued in July 2024 is noted. The consultation 
version of the Framework is not adopted policy and is subject to change. 

 
5.4       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]. The LPA has recently published a draft of its new local plan which has 
recently gone through its Reg 18 consultation. However, the new draft Plan 
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has limited weight at this stage of consultation. The relevant polices are 
referenced within the report below and a summary within Informative 1. 

 
6.0 ASSESSMENT 
 
 The main issues are;  
 

¶ Principle of the Development/ Background   

¶ Character and Appearance of the Area/ Impact on Wider Viewing 
Corridor 

¶ Residential Amenity  

¶ Fire Safety  

¶ Traffic and Parking  

¶ Accessibility 

¶ Development and Flood Risk  
  
6.1 Principle of development   
 
6.2.1 The relevant policies are: 
 

¶ National Planning Policy Framework (2023) 

¶ The London Plan 2021: H1, H2, H9 

¶ Harrow Core Strategy 2012:CS1 

¶ Harrow Development Management Polices Local Plan (2013):DM1, 
DM24 

 
 

Principle of Development/ Background 
 

6.2.2 As noted above a previous application P/1787/22 was refused for the following 
reasons: 

 
 1.  The proposal, by reason of the inadequate gross internal floor for the 

proposed flats would result in poor and cramped living conditions for 
future occupiers, and would fail to deliver good quality accommodation 
contrary to the National Planning Policy Framework (2021), Policy D3.D 
(7), D6.A and D6.F (1) of The London Plan (2021), Policy DM1 of the 
Development Management Policies Local Plan (2013), The National 
Housing Standards-Nationally Described Space Standards (2015), The  
Mayor of London Housing Supplementary Planning Guidance (2016),  
and the adopted Supplementary Planning Document: Residential Design 
Guide (2010). 

 

 2. The proposed extension by reason of its excessive bulk and resultant 
height of the building would fail to respect the scale, proportions and 
character of the original building and the low scale residential context of 
this area  and thereby resulting in a visually dominant development to 
the detriment to the host building and surrounding low-scale residential 
development. The proposal is therefore contrary to policy D3 (D(1) and 
D(11)) of The London Plan (2021), Core Policy CS.1B of the Harrow 
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Core Strategy, policy DM1 of the Development Management Policies 
Local Plan (2013) and policies AAP1 and AAP4 of the Harrow and 
Wealdstone Area Action Plan (2013).  

 
 3. The proposed balcony to Unit 6 by reason of its orientation and proximity 

to the boundary with adjoining residential properties on Elmgrove Road 
and Glenwood Close would give rise to unacceptable levels of actual and 
perceived overlooking of the residential rear gardens of these properties 
contrary to policy D3 (D(7) of The London Plan (2021), Policy DM1 of the 
Development Management Policies Local Plan (2013) and Residential 
Design Guide (2010)ò  

 
 
6.2.3 A subsequent appeal was dismissed (Appeal Decision at Appendix 5).   The 

Inspector concluded that ñwhile the proposal would not harm the character and 
appearance of the area, the harm I have identified to the living conditions of 
future and existing occupiers is determinative. Therefore, the appeal proposal 
would conflict with the development plan as a whole. There are no material 
considerations that indicate I should conclude other than in accordance with 
it. Consequently, the appeal is dismissed.ò  

 
6.2.4  The proposal would add an additional storey to the four-storey elements of the 

building to provide an additional five flats, one three bedroom and four studio 
flats.   This is an acceptable mix. As the proposal comprises fewer than 10 
new units, there is no requirement for affordable housing provision.   

 
6.2.5  Having regard to the London Plan and the Councilôs policies and guidelines, it 

is considered that the proposed extensions would constitute an increase in 
housing stock within the Borough and the development would therefore be 
acceptable in principle.  

 
 
6.3  Character and Appearance of the Area/ Impact on Wider Viewing 

Corridor  
 
6.3.1 The relevant policies are: 
 

¶ National Planning Policy Framework (2023) 

¶ The London Plan (2021): D3 

¶ Harrow Core Strategy 2012: CS1 

¶ Harrow Development Management Polices Local Plan (2013): DM1, 
DM3  

¶ Harrow and Wealdstone Area Action Plan Policies: AAP1, AAP2, AAP4 
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Mass, Siting and Design 
 
6.3.2     The proposed development seeks permission to extend the eastern and 

western projections which run parallel to Elmgrove Road, by way of a one-
storey extension. The proposal would increase the maximum height of these 
elements from 12.0m to 14.5 m.  The proposed extension would be set in 1m 
from each flank and 1.5m from the front and rear. 

 
6.3.3 In assessing the impact of the proposed development on the character and 

appearance of the building and the area, the Appeal Inspector in relation to 
the previous application (P/1787/22)  stated ñThe modest increase in height 
would be visually reduced by virtue of the significant setback. As a result, the 
proposed development would appear as a proportionate and subservient 
extension to Kap House, thereby ensuring that the tower remains as the main 
feature and focal point. The layout and massing would also ensure that the 
proposed extension is a modest addition, that would not result in a visually 
dominant form of development, when viewed against other buildings in the 
areaò 

 
6.3.4 Whilst under application P/1787/22, Officers did take issue with the proposed 

scale of the extension and its impact on the character and appearance of the 
area, significant weight must be given to the Appeal Inspectors decision and 
their assessment on the impact of the proposal on the overall character of 
the area. With this in mind, Officers do not raise any objection to the 
proposed additional floor on character grounds and on balance find the 
proposed scale acceptable.  

 
6.3.5       The subject site is located within the protected views setting corridor of the 

Country Park at Wood Farm. Given the modest increase in height of the 
building and given that the extension would be no higher than the tallest 
element of the existing building, it is considered that the proposed 
development would have no detrimental impact upon the setting of this 
protected wider corridor.   

 
6.3.6 In summary, it is considered that the proposed design would have an 

acceptable impact on the character of the host building and the wider area.   
 

 
6.4    Residential Amenity  
 
6.4.1 The relevant policies are: 
 

¶ Harrow Core Strategy 2012:CS1 

¶ Harrow Development Management Polices Local Plan (2013): DM1, 
DM27  

¶ The London Plan (2021): D3, D6 
 
Relevant Supplementary Documents  
 

¶ Residential Design Guide (2010) 



 
 

__________________________________________________________________________________________ 
Planning Committee      KAP House, 31 Elmgrove Road, Harrow                                   
Wednesday 25th September 2024 

¶ The London Plan Housing Supplementary Planning Guidance (2016) 

¶ Housing Design Standards LPG (2023) 
 
Neighbouring Occupiers 

 
6.4.2  The current application has reduced the number of flats from 6 to 5.  In 

dismissing the previous appeal, the Inspector found that that the balcony to 

the southeast elevation would result in unacceptable overlooking of 

neighbouring properties on Elmgrove Road and Glenwood Close.  The current 

application has removed this balcony and the sixth unit it served.  Therefore, 

it is considered that the current application has addressed reason 3 of the 

previous refusal. The proposed units would all benefit from balconies.  The 

balconies would offer views of the public domain or commercial properties 

which is considered acceptable.   

 
 Existing Occupiers 
 
6.4.3 The existing flats in the building were approved under prior approval.  The 

layout of the existing flats is not known.  However, given that the proposal 
would be constructed above the existing roof it is considered that there would 
be an acceptable impact on the properties below.  Furthermore, noise 
insulation would be a requirement of Building Control. 

 
6.4.4 The proposed flats would offer views of the public domain and the car park to 

the rear.  Therefore, it is considered that there would be no impact on the 
residential amenities of existing occupiers with regard to overlooking. 

 
Future Occupiers  

 
6.4.5   The proposed additional floor includes the following breakdown of residential 

units: 
 

Flat Type Area (sq m) 
1    3 bed, 4 person 79 
2 Studio (with shower) 37 
3 Studio (with shower) 37 
4 Studio (with shower) 37 
5 Studio (with shower) 37 

 
6.4.6  The proposed flats in all instances meet the required GIA for the occupancy 

levels proposed. Furthermore, the units demonstrate that a level of dedicated 
storage space for future occupiers which would accord with the minimum 
requirements for their respective occupancy levels. The proposed units are 
therefore considered to provide an adequate level of accommodation for 
future occupiers that would not be cramped or contrived.  
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 Daylight and Outlook 
 
6.4.7 Three units would be dual aspect and all units have floor to ceiling windows,  

given the limited depth of the single aspect studio units and the extent of 

glazing, each unit would receive a satisfactory level of outlook and natural 

light.  

 
Amenity Space 

 
6.4.8 Each flat would be provided with a private balcony which is considered to be 

acceptable.   
 

6.5 Fire Safety 
 

6.5.1  Part A of policy D12 requires the demonstration of suitably positioned and 
unobstructed space for fire appliances and evacuation assembly point and 
ensure robust strategies for evacuation are in place as well as confirmation of 
the fire fighting water supply. The applicant has submitted an outline fire 
strategy, which was further amended following some initial comments from the 
Councilôs Fire Consultant. While Officers have not received any further 
comments from the Councilôs Fire Consultant at the time of writing this report, 
Officers have reviewed the updated outline strategy and consider that while 
there are still elements of policy D12A that have not been addressed, these 
could be secured by a pre-commencement condition. It is also noted that 
some of the comments raised by the Councilôs Fire Consultant would not apply 
for this minor application and due consideration will need to be given to the 
fact that this is an extension to an existing building. On this basis, a condition 
is recommended to ensure that a fully comprehensive fire strategy is provided 
prior to the commencement of the development.  

 
6.6    Traffic, Parking and Servicing 
 
6.6.1  Policy DM42 relates to parking standards and states that the number of car 

parking spaces and cycle spaces should meet London Plan (2021) standards. 
It is noted that condition 1 of prior approval P/5434/13 requires compliance 
with car parking and access layout drawing SK03. This plan demonstrates 37 
on-site parking spaces to serve the 73 prior approved units, equating to 0.5 
spaces per unit.  No additional parking spaces are proposed as part of this 
application. 

 
6.6.2  In terms of cycle parking, 6 spaces are required to serve the approved units. 

In accordance with London Plan Standards, which have been provided within 

the existing cycle store.  

 
6.6.3 The Highway Authority has commented on the application and no objections 

are raised in terms of highway safety or convenience, subject to a condition 
requiring the submission of a construction logistics plan. A legal agreement 
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would also be required to restrict the future occupiers from applying for parking 
permits. 

 
 Bin Storage 
 
6.6.4 A secure refuse store is proposed on the western boundary.  No details of the 

number and size of bins proposed.  The location of the bin store is considered 
acceptable and a condition is recommended to submit full details of the bin 
store prior to occupation. 

 
6.7   Accessibility 
 
6.7.1 The relevant policies are: 

 

¶ Harrow Development Management Policies (2013): DM2 

¶ Harrow's Core Strategy (2012): CS1  

¶ The London Plan (2021): D5, D6  
 

6.7.2 The proposal plans indicate that level access would be provided to the 
property via Elmgrove Road. A lift would then provide access to the upper 
floors. Furthermore, each flat would be of an acceptable size and functional 
layout.   A condition is recommended to  ensure that the proposed 
development meets regulation M4 (2) of the building Regulations which would 
secure an appropriate standard for future occupiers and make the units 
accessible to all. 

 
6.7.3 Accordingly, it is considered that the proposed accommodation would be 

satisfactory and as such would comply with the relevant policies. 
 
6.8  Development and Flood Risk  
 
6.8.1 The site is located within a critical drainage area, given that there would be no 

change to the amount of hard surfacing on site, it is considered that the 
proposal would be no worse than the existing development in terms of flood 
risk and resiliency.   

 
7.0        CONCLUSION AND REASONS FOR APPROVAL 
 
7.1 The proposed development would bring forward housing provision of a 

satisfactory mix, layout and design to ensure that the future occupiers would 
benefit from an acceptable standard of living accommodation. It is considered 
that the proposed building would have an acceptable design and external 
appearance and would not have an undue impact on the character and 
appearance of the area or the residential amenity of neighbouring occupiers. 
Accordingly, the development would accord with development plan policies 
and is recommended for approval. 
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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 92 of the Town and Country 
Planning Act 1990. 

 
2. Approved Plans and Documents  
 
 The development hereby permitted shall be carried out in accordance with the 

following documents and plans: 4D_1924_PL_001; 4D_1924_PL_002; GA103; 
GA104; GA201; GA201; GA203; GA204; GA205; PL102;  PL2078; PL208B; 
PL209B; PL104B; PL105Bô PL203F; PL201D; PL207D; PL203D; Daylight and 
Sunlight Report; Flood Risk Assessment; Planning Statement; Transport 
Assessment; Design and Access Statement; Outline Evacuation Strategy  

 
            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 materials to be used 
in the construction of the external surfaces noted below (but not limited to) have 
been made available to view on site, and approved in writing by, the local 
planning authority:  

 
a:      facing materials for the building, including down pipes;  
b:      windows / doors; and 
c:      balustrade details.  

               
       The development shall be carried out 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. 
 

4. Construction Traffic Management Plan  
 
 No development shall take place, including any works of demolition, until a 

Construction Traffic Management Plan has been submitted to, and approved in 
writing by, the local planning authority, this must include (but is not limited to): 

 
a)  Parking of vehicles of site operatives/visitors; 
b)  HGV access to site ï loading and unloading of plant and materials; 
c)  Number of HGVôs anticipated; 
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d)  Storage of plant and materials used in constructing the development;  
e)  Programme of work and phasing;  
f)  Site layout plan;  
g)  Highway condition (before, during, after); 
h)  Measures to control dust and dirt during construction; 
i)      Loading/unloading arrangements; 
j)     Number and types of vehicles anticipated for each phase of works; 
k) Any temporary traffic management requirements eg. parking bay 

suspensions; and 
l) Vehicle tracking drawings if any large HGVôs will be entering/exiting the 

site 
 

The development shall be carried out in accordance with the approved 
Construction Traffic Management 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 and to ensure that development does not adversely 
affect safety on the transport network.  

 
6. Fire Safety (Pre-Commencement) 

 
Notwithstanding the submitted Outline Evacuation Strategy, prior to the 
commencement of the development hereby approved, a Fire Safety Statement 
shall be submitted to and approved in writing by the Local Planning Authority, 
this statement shall include details of how the development will function in 
terms of the following: 

 
1) identify suitably positioned unobstructed outside space: a) for fire 

appliances to be positioned on b) appropriate for use as an evacuation 
assembly point.  

2) is designed to incorporate appropriate features which reduce the risk to 
life and the risk of serious injury in the event of a fire; including 
appropriate fire alarm systems and passive and active fire safety 
measures.  

3) is constructed in an appropriate way to minimise the risk of fire spread.  
4) provide suitable and convenient means of escape, and associated 

evacuation strategy for all building users.  
5) develop a robust management strategy for evacuation which is to be 

periodically updated and published (details of how often this management 
strategy is to be reviewed and published to be included), and which all 
building users can have confidence in. 

6) provide suitable access and equipment for firefighting which is 
appropriate for the size and use of the development.  

     The development shall be operated in accordance with the approved 
details in perpetuity. 

 
REASON: To ensure that the fire safety of the proposed building is managed in 
a satisfactory manner and that the development contributes to fire safety in line 
with Policy D12A of the London Plan (2021). To ensure appropriate fire safety 
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measures are approved before development commences on site, this condition 
is a PRE-COMMENCEMENT condition. 

 
7. Communal Television Equipment 
 
 The development hereby approved shall not be occupied, until details of a 

strategy for the provision of communal facilities for television reception (eg. 
aerials, dishes and other such equipment) as been 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 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: 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 

 
 8           Secure By Design  
 

Evidence of certification of Secure by Design Accreditation for the development 
shall be submitted to the Local Planning Authority in writing for approval before 
any part of the development is occupied or used. The development shall only 
be completed and operated in accordance with any approval. 
 
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 

 
9.          Refuse Storage 
             The development hereby permitted shall not be occupied until full details for the 

proposed refuse store, including details of the proposed elevations, capacity and 
external finish have been submitted to, and approved in writing by the local 
planning authority. The refuse store shall be in place prior to the first occupation 
of the development and shall be retained thereafter. 

 
             REASON: To ensure that the refuse bins are adequately screened to protect the 

character and appearance of the street scene and to ensure that adequate 
refuse bins are provided to serve the site.  

 
10 Accessible Homes 
 

The development hereby permitted shall be constructed to the specifications of: 
"Part M, M4(2), Category 2: Accessible and Adaptable Dwellings" and thereafter 
retained in that form. 
 
REASON: To ensure that the development is capable of meeting 'Accessible and 
Adaptable Dwellings' standards in accordance with policy D7 of The London Plan 
2021, policy CS1.K of The Harrow Core Strategy 2012 and policies DM1 and 
DM2 of the Development Management Policies Local Plan 2013. 
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Informatives 
 
1. Policies 
 
 The following policies are relevant to this decision: 
 
 National Planning Policy Framework (2023) 
 
             The London Plan (2021): 

D3 Inclusive Design 
D5 Accessible Housing 
D6 Housing and Quality Standards 
D12 Fire Safety 
T5 Cycling 
T6 Car Parking 

 
Harrow Core Strategy 2012  
Core Policy CS 1 ï Overarching Policy Objectives  
 
Harrow Development Management Polices Local Plan (2013)  
 
DM 1 ï Achieving a High Standard of Development Policy  
DM 2 ï Achieving Lifetime Neighbourhoods Policy  
DM 3 ï Protected Views and Vistas 
DM 9 - Managing Flood Risk Policy  
DM 10 ï On Site Water Management and Surface Water Attenuation  
DM 27 ï Amenity Space  
DM 42 ï Parking Standards  
DM 45 ï Waste Management 
 
Area Action Plan (2013) 
AAP1 ï Development within Harrow Town Centre 
AAP2 ï Station Road 
AAP4 ï Achieving a High Standard of Development throughout the Heart of 
Harrow 
AAP8 ï  Enhancing the Setting of Harrow Hill 
AAP9 ï  Flood Risk and Sustainable Drainage 
AAP13 ï  Housing within the Heart of Harrow 
AAP19 ï Transport, Parking and Access within the Heart of Harrow 

 
Relevant Supplementary Documents  

 
Mayor of London Housing Supplementary Planning Guidance (2016) 
Residential Design Guide Supplementary Planning Document (2010) 
Code of Practice for Storage and Collection of Refuse and Materials for 
Recycling in Domestic Properties (2016) 
Building Regulations 2010 M4 (2) Category 2: Accessible and Adaptable 
Dwellings 
Housing Design Guide LPG (2023) 
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2. Compliance with planning 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. 

 
3. 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. 

 
4. 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. The Council has no remit regarding this Act and 

you are advised to seek independent professional advice from a party wall 

surveyor.  

"The Party Wall etc. Act 1996: explanatory booklet" is available free of charge from: 

www.gov.uk search ñThe Party Wall Act 1996 explanatory bookletò 

 

http://www.gov.uk/
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5. London Mayorôs CIL Charges 

 
 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 £12,240. 
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 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_li
ability.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
_notice.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 

 
6.  Harrow Council CIL Charges  
 
           Harrow has a Community Infrastructure Levy which applies Borough wide 
           forcertain 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 £32,313.60 
 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).  
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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_li 
           bility.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
_ 
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. 
 

7. Street numbering 
 

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

 
8. Liability For Damage to Highway 
 
 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. 

 
 
 

https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_li%20%20%20%20%20%20%20%20%20%20%20bility.p
https://ecab.planningportal.co.uk/uploads/1app/forms/form_1_assumption_of_li%20%20%20%20%20%20%20%20%20%20%20bility.p
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_otice.p
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_otice.p
https://ecab.planningportal.co.uk/uploads/1app/forms/form_6_commencement_otice.p
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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9. Sustainable Drainage Systems  
 
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 (2023) 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. The London Plan 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. 

 
 

CHECKED 
 

 
 
 
 
Orla Murphy 
Head of Development Management  
 
12th September 2024 
 

 

 
 
Viv Evans 
Chief Planning Officer 
 
13 September 2024 
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APPENDIX 2: SITE PLAN 
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 APPENDIX 3: SITE PHOTOGRAPHS 
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APPENDIX 4 ï Plans and Elevations 
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