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Consultation

Consultation on this 
document

This Housing Design 
Supplementary Planning 
Document (SPD) is currently 
undergoing a six-week 
period of public consultation 
between 30th May and 11th 
July 2019. You can submit 
your comments on the SPD by 
completing the on-line survey 
on the Redbridge Consultation 
Hub at https://engagement.
redbridge.gov.uk/, where you 
can read the draft document.

You can also email comments 
to dpd@redbridge.gov.uk, or 
post them to the Planning 
Policy Team, Front Office Floor 
11, Lynton House, 255-259 High 
Road, Ilford, Essex, IG1 1NN. 

Hard copies of the document 
can be accessed at the 
Council’s main office at Lynton 
House, High Road, Ilford during 
office hours, and Redbridge 
Central Library, between the 
hours of 9:30am and 8:00pm 
Monday to Friday, and 10:00am 
to 5.00pm on Saturdays.

Why We Are Consulting

The Council seeks the views 
of residents, homeowners, 
developers and associated 
agents who engage in the 
development process in the 
borough.  The SPD is a design 
guide for all those intending to 
carry out domestic alterations, 
conversions and HMOs, and 
small housing development in 
the borough.

https://engagement.redbridge.gov.uk/
https://engagement.redbridge.gov.uk/
mailto:dpd%40redbridge.gov.uk?subject=Housing%20Design%20Guide%20SPD%20Consultation
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1.1 Purpose of the 
Supplementary Planning 
Document (SPD)
 
1.1.1 This Supplementary 
Planning Document (SPD) 
provides further guidance and 
information on adopted Local 
Plan (2018) policies in relation 
to housing development. It 
is a blueprint for the Council 
and sets out clear guidance 
on its aspirations for housing 
delivery in the borough from 
all sources of housing supply, 
including small sites.

1.1.2 With a growing 
population there is a necessity 
to build more homes. This 
is reflected in the current 
housing target set in the 
Redbridge Local Plan – 17,200 
new homes are expected 
to be delivered in the 
borough by 2030 through 
the creation of high quality 
developments to help meet 
existing and future housing 
needs. However, meeting the 
borough’s housing need will 
become more challenging 
with the adoption of the 
emerging London Plan, 
particularly in relation to the 
emphasis placed upon small 
sites intensification. 

1.1.3 The Housing Delivery 
Test (HDT) is one of the 
most anticipated changes 
to housing policy that is 
reflected in the revised NPPF. 
The ‘test’, which came into 
place on 1st November 2018, 

assesses whether Councils 
are delivering the homes they 
need, and places a stronger 
emphasis on escalating 
housing delivery at a pace not 
previously seen in Redbridge. 

1.1.4 As such, the Council 
has prioritised raising 
its profile and building 
relationships as a mechanism 
to encourage development 
in the borough in support 
of its growth ambitions. This 
SPD is one of the planning 
tools that the Council will 
use to ensure a proactive 
approach to intensification 
comes forward in the most 
appropriate locations in the 
borough. The revised NPPF 
places an important emphasis 
on design policies, as they 
are considered instrumental 
in delivering new homes.  
Through this SPD, the Council 
is seeking more innovative 
ways to deliver the borough’s 
housing need, through a 
design led approach. 

1.2 Status of the SPD

1.2.1 As an SPD, this 
guidance does not have 
Development Plan Document 
(DPD) status. It expands on 
existing Local Plan policy and 
provides further guidance 
on details to support it 
(see Figure 1 below for the 
current suite of Local Plan 
documents). It replaces the 
Householder Design Guide: 
Supplementary Planning 

1. Introduction

Document (2012).

1.2.2 Development 
proposals should have 
regard to this SPD, which 
is a material consideration 
when determining planning 
applications, together with 
the relevant planning policies 
in the Redbridge Local Plan 
(2018), the London Plan 
(2016) and any relevant 
London Plan Supplementary 
Planning Guidance (SPG).

1.2.3 This SPD is a design 
guide to help householders 
considering extensions or 
other domestic alterations, 
as well as small and medium 
sized developers seeking 
to convert properties or 
develop housing schemes on 
small sites. It covers all types 
of housing development 
offering guidance on:

 • What development 
proposals the Council 
considers acceptable 
and what it does not;

 • Permitted Development 
(PD) and Building 
Regulations and where 
householders can find 
more information; 

 • Extensions, roof 
alterations, and other 
domestic development; 

 • Basement 
development;

 • Conversions and 
Houses in Multiple 
Occupation (HMOs), 
with regard to design 



7

and the standards they 
should adhere to; 

 • How the Council will 
consider planning 
applications where 
an Article 4 Direction 
is used to remove 
permitted development 
rights for small HMOs; 
and 

 • Guidance for small sites 
development (sites 
that are 0.25ha in size 
and/or consist of 1-25 
homes), looking at 
common categories 
of development, their 
design issues, and the 
criteria the Council 
uses when considering 
proposals.

1.3 Redbridge Local Plan

1.3.1 The Redbridge Local 
Plan (2018) and the London 
Plan (2016) provides the 
planning framework for all 
development within the 
borough, and the Council’s 
vision and strategy for 
the borough over the 
Plan period. It is a positive 
strategy for delivering 
sustainable development 
and the Council’s priorities 
for growth, and sets out a 
range of planning policies 
aimed at delivering thriving 
places, a dynamic economy, 
community infrastructure 
provision, energy 
efficient housing and the 
retention of the distinctive 
neighbourhood character of 
the borough. The Council’s 
decisions on planning 
applications are made in line 
with the Local Plan unless 
material considerations 
indicate otherwise.

1.3.2 Section 5 of the 
Local Plan ‘Achieving Quality 
Design’ contains key policies 
relating to good design and 
enhanced character, including 
household extensions, 
basement development 
and conservation/heritage. 
The SPD provides further 
guidance on the following 
Local Plan policies:

1.3.3 The guidance aims 
to encourage high quality 
design, focusing on scale 
and dimensions, position 
and layout, and shows how 
householders and small and 
medium sized developers can 
create additional space and 
increase densities and respect 
the character of buildings, 
streets and neighbourhoods, 
as well as the amenity of 
adjoining dwellings1.

1 Please note that party 
wall issues are a civil matter not a 
planning matter. For such issues 
you advised to contact a party wall 
surveyor.

Local Plan Policies covered within this document:

LP6  Dwelling Conversions, Houses in Multiple Occupation 
and Houses in Multiple Residential Occupation

LP26 Promoting High Quality Design 
LP29 Amenity and Internal Space Standards 
LP30 Household Extensions 
LP31 Basement Development 
LP32 Sustainable Design and Construction 
LP33 Heritage
LP38 Protecting Trees and Enhancing the Landscape
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Figure 1: Redbridge Local Plan – Relationship of its Component Documents. This guide is a Supplimentary Planning 
Document and provides additional guidance to support the Local Plan.
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2.1 Getting Started

2.1.1 Before you submit 
your planning application 
you can discuss anything 
you are unsure of with the 
Council. Whatever your 
proposal the Council offers 
two types of advice; you can 
use the Council’s duty planner 
appointments2 service for 
domestic work to your 
home, or the pre-application 
enquiry service to receive 
comprehensive feedback on 
proposals to develop land.

Permitted development rights

2.1.2 You should consider 
whether you need permission 
and if so what type of 
permission you need for your 
proposal. As a householder 
you have permitted 
development rights which 
will include different types 
of household extensions 
and alterations that do not 
require planning permission 
as they are permitted 
development under the Town 
& Country Planning (General 
Permitted Development) 
(England) Order 2015. Visit 
the Communities and Local 
Government (CLG) Planning 
Portal website3 to find out 
if the work you want to 
carry out on your home is 
permitted development, and 
2 https://www.redbridge.
gov.uk/planning-and-building/
planning/pre-application-advice/
3 https://www.planningpor-
tal.co.uk/

2. The Planning Process

more about your permitted 
development rights. You can 
also get written confirmation 
from the Council as to 
whether or not your proposal 
is permitted development 
by submitting a Certificate of 
Lawfulness. You can find out 
more about this service by 
visiting the Council’s planning 
and building website. 4

2.1.3 Please note that some 
properties have had their 
permitted development 
rights removed by way of 
a condition or an Article 4 
Direction. You are advised 
to check before doing any 
permitted development work.

Prior approval

2.1.4 It is possible for home 
owners to develop larger 
extensions than normally 
permitted through temporary 
permitted development rights 
under the householder prior 
approval notification scheme, 
unless your property is within 
a conservation area. You 
must submit an application 
to the Council for ‘prior 
approval’ and the Council 
will inform you in writing 
to confirm if you can begin 
building the larger extension. 
The scheme only applies to 
single storey rear extensions, 
and householders should 
consider that the legislation 
may change. You can find out 

4 https://www.redbridge.
gov.uk/planning-and-building/

more about this by visiting 
the Planning Portal website.

Planning permission

2.1.5 Any work you wish to 
carry out on your house that 
is not permitted development 
will require planning 
permission, and you will 
need to submit a planning 
application before any work 
can start. This SPD provides 
examples of the types of 
extensions and alterations 
that the Council considers 
acceptable.

2.2 Design and amenity 
considerations

2.2.1 Before drafting 
proposals for any domestic 
alterations, householders 
should consider some key 
design elements that must 
be taken into account 
before submitting planning 
applications. These are 
essential considerations 
that will help protect local 
character and the amenity 
and privacy of neighbouring 
properties, and will also 
make your proposal more 
acceptable when seeking 
planning permission. The 
following outlines the 
Council’s key design and 
amenity considerations 
when assessing all residential 
applications, and applies to 
all of the different types of 
development outlined in this 
guidance.

https://www.redbridge.gov.uk/planning-and-building/planning/pre-application-advice/
https://www.redbridge.gov.uk/planning-and-building/planning/pre-application-advice/
https://www.redbridge.gov.uk/planning-and-building/planning/pre-application-advice/
https://www.planningportal.co.uk/
https://www.planningportal.co.uk/
https://www.redbridge.gov.uk/planning-and-building/
https://www.redbridge.gov.uk/planning-and-building/
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Character and design quality

2.2.2 All extensions and 
alterations should respect 
the original character of the 
host property, complement 
and correspond with the 
character of neighbouring 
properties and the street. 
They should respect and 
maintain the prevailing 
urban character and the 
character of its private spaces 
(gardens). In order to help 
achieve this the starting point 
for all domestic extensions 
and alterations is that they 
should be subordinate to 
the host property/building. 
Householders should 
consider and have regard 
for any character appraisals5 
undertaken by the Council for 
their area, and the ‘Redbridge 
Characterisation Study’ 
(2014)6.

2.2.3 It is important to 
ensure that what is built 
is of the highest design 
standards, attention to design 
quality and site layout is 
essential with respect to local 
character. The Council expects 
developers to use high quality 
materials as an integral part 
of design, and again be 
guided by the appraisals and 
studies undertaken by the 
5 https://www.redbridge.
gov.uk/planning-and-building/
protected-buildings-and-conserva-
tion-areas/
6 https://www.redbridge.
gov.uk/planning-and-building/
planning-policy/local-plan/local-
plan-archive/

Council when considering 
character, and by Local Plan 
Policy LP26 ‘Promoting High 
Quality Design’ when making 
proposals for small sites 
development.

2.2.4 Architecturally, 
new development need 
not replicate existing local 
architectural qualities, but 
should respect the local 
context and neighbouring 
buildings, whilst allowing for 
innovation that enhances the 
area. 

Privacy and overlooking, 
visual intrusion and amenity

2.2.5 Proposals should take 
into account the existing 
context of the property and 
its relationship to adjoining 
properties at the design 
stage, in order to ensure that 
development does not cause 
a significant loss of privacy or 
overlooking to neighbours. 
In designing extensions, it is 
very important to consider 
the impact of overall height, 
depth, and width on the 
amenity of nearby residents 
in terms of loss of outlook and 
increased sense of enclosure.

2.2.6 Where housing 
development on small sites 
is proposed the amenity 
and privacy of neighbouring 
properties can often become 
an issue. This can be resolved 
in a number of ways, 
including: 

• Sympathetic massing 
and the orientation of 
a proposal to minimise 
overlooking

• Angling windows so 
they do not directly face 
the windows of existing 
neighbouring buildings

• Developing courtyards 
that are inward looking

• The use of obscuring 
or screening devices, 
such as staggering 
windows, perforated 
screens, louvres, frosted 
windows, and landscaping 
treatments that mitigate 
direct overlooking.

Parking

2.2.7 Where parking 
is provided within a 
development, the following 
should be considered:

• It should be well 
integrated in design terms 
with the development

• Parking must be provided 
as on-street, on an internal 
access road or parking 
square, or 

• As integral garages in a 
coach house arrangement

• Large areas of parking to 
the front of a development 
is unacceptable 

• The Council may require 
a parking survey to be 
conducted to demonstrate 
on-street parking capacity 
exists

• Where there are high 
levels of public transport, 

https://www.redbridge.gov.uk/planning-and-building/protected-buildings-and-conservation-areas/
https://www.redbridge.gov.uk/planning-and-building/planning-policy/local-plan/local-plan-archive/
https://www.redbridge.gov.uk/planning-and-building/planning-policy/local-plan/local-plan-archive/
https://www.redbridge.gov.uk/planning-and-building/planning-policy/local-plan/local-plan-archive/
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a lower level of parking 
provision than the 
maximum will be 
considered.

Access and Refuse

2.2.8 Access is important for 
properties to be serviced with 
regard to waste, deliveries 
and emergency vehicle 
access. Roads or private drives 
forming part of a fire access 
must:

• Be at least 3.7m wide 
between kerbs (or 3.1m 
at gates or similar short 
narrowing),  

• Have a minimum 
centreline bend radius of 
6.55 metres (or 7.75m if 
enclosed by walls) 

• Have a minimum 
headroom of 3.7 metres

• Swept path diagrams are 
likely to be required with 
planning applications to 
demonstrate that access is 
adequate

Sunlight and daylight

2.2.9 When making 
proposals for extensions, 
householders should consider 
the impact on neighbouring 
properties in terms of sunlight 
and daylight. Proposals should 
consider the scale or size of 
the extension and whether it 
will obstruct sunlight, daylight 
and the view from windows 
of neighbouring properties. 
There is further guidance on 
how to respect the amenity 
of neighbouring properties 
and avoid obstructing their 
outlook in section 4 below.
2.2.10 Windows and doors 
and other materials are 

important to the overall 
character of the host 
building and they should 
be incorporated within 
extensions, using the same or 
similar materials, in order to 
maintain the character of the 
house and the street. 

Front and rear gardens and 
trees

2.2.11 These are an important 
element of the character 
of the property, the visual 
amenity and biodiversity of 
the locality. Householders 
should therefore consider 
the retention of as much soft 
landscaping in their garden 
as possible. Trees within and 
adjacent to the site should 
be protected from damage 
or removal where new 
extensions are proposed.

Conservation Areas and Listed 
Buildings

2.2.12 For advice on 
development in conservation 
areas, you can access specific 
guidance from the Council’s 
Protected Buildings and 
Conservation Areas7 webpage, 
where you can find out if you 
live in a listed building or a 
conservation area. If your 
property is in a conservation 
area this guidance is of 
relevance. In many instances 
there will be a need to protect 
the specific characteristics 
of the area that require a 
much more sympathetic 
and modest approach to 
development. You can also 
find out whether there is an 

7 https://www.redbridge.
gov.uk/planning-and-building/
protected-buildings-and-conserva-
tion-areas/

Article 4 Direction in your 
area affecting your permitted 
development rights, as well as 
links to advice from external 
organisations such as Historic 
England.

https://www.redbridge.gov.uk/planning-and-building/protected-buildings-and-conservation-areas/
https://www.redbridge.gov.uk/planning-and-building/protected-buildings-and-conservation-areas/
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3.1 Introduction

3.1.1 This section outlines 
the type of domestic 
development that the Council 
may consider acceptable. The 
Council will consider each 
development on its merits on 
the basis that each property is 
different.
 
3.2 Single-storey rear 
extensions

3.2.1 When intending to 
undertake a single storey-
extension, householders must 
pay careful attention to its size 
by way of depth and height, 
and its design and proximity 
to shared boundaries. 

Depth

3.2.2 it is important that 
single-storey rear extensions 
do not dominate the host or 
original property or project 
too far into the garden from 
the original rear wall of the 
house. This is to avoid the 
extension being overbearing 
and causing a significant 
loss of outlook, light, or an 
increased sense of enclosure. 
The following measurements 
are maximum depths and 
a general rule of thumb for 
household extensions. 

 • Terraced house (including 
end terrace) = 3.5m.

 • Semi-detached house = 
3.5m.

 • Detached house = 4.5m. 

Figure 4: a property with more than one original rear wall. The example 
shows an extension that could be considered acceptable

Figure 3: a rear extension of an appropriate scale, which reflects the width 
of the original dwelling and does not overhang the shared boundary

3. Extensions and Alterations
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Figure 5: the type of roof design that would and would not be considered 
acceptable. Flat or pitched roof designs are acceptable provided they are of 
the correct proportion in relation to the property

3.2.3 In determining the 
acceptable depth, and if the 
property has a small rear 
garden, the need to retain 
adequate amenity space, as 
well as sufficient outlook from 
rear habitable rooms, will be 
taken into consideration when 
deciding on applications. 
Depths greater than this will 
only be acceptable where 
this would be consistent 
with adjoining properties. 
Therefore ‘creep’ beyond the 
adjoining neighbours would 
generally not be supported.

Position and width

3.2.4  Householders must 
also consider the positioning 
of a new extension to ensure 
that no part of it, including 
the guttering and the 
foundations, cross over the 
boundary line shared with 
neighbouring properties. The 
width of the extension should 
generally reflect that of the 
original width of the host 
property as shown in Figure 3.

Height and Roof Design

3.2.5 Flat roof extensions 
should generally be 3m in 
height and where there is a 
parapet wall this should be 
kept to a maximum of 150mm 
in height.

3.2.6 Pitched roof 
extensions should not have 
an eaves height greater than 
3m, and a maximum height of 

4m. The height would need to 
ensure that the roof does not 
encroach on the first floor of 
the property. Using a flat roof 
as a balcony, a roof terrace or 
garden could have a negative 
impact on the privacy of 
neighbouring properties 
and will normally be refused. 
Conservatories are considered 
by the Council in the same 
way as an extension.

3.3 Two-storey and first-
floor rear extensions
 
Depth

3.3.1 The ground floor 
element of the extension 
should take into consideration 
the same design principles as 
outlined at paragraph 3.2.3 

above in terms of the depth. 
The depth of the first-floor 
element should generally be 
kept to a maximum of 3m and 
will need to also have regard 
to the 45-degree rule.

Position and width

3.3.2 The first-floor element 
should generally be no more 
than half the width of the 
original rear elevation to 
ensure it is proportionate 
to the host property and 
minimises impact on 
the amenity of adjoining 
neighbours.

Height and roof design

3.3.3 The eaves height of 
the extension should not be 
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Figures 6a and 6b: a two-storey / first floor rear extension from above that 
adheres to the 45-degree daylight and sunlight rule, in terms of its depth. 
The same property from the rear elevation shows more clearly how the 
rear extension has been designed within a 45-degree angle taken from the 
centre of the lowest rear window of the neighbouring property, avoiding 
any impact on the outlook and day/sun light of the neighbouring house.

higher than the eaves height 
of the host property. The roof 
of the extension should match 
the roof design of the original 
house.

The 45 Degree Rule

3.3.4 To evaluate the 
impact on neighbouring 
properties and to help 
determine the appropriate 
depth of rear extensions, the 
‘45 Degree Rule’ is used to 
assess proposals. Looking at a 
proposal from above (Figures 
6a and 6b) lines are drawn at 
45 degrees from the centre of 
the nearest habitable room 
window (ground or floor) of 
an adjoining property and 
the footprint of the proposed 
first floor extension should 
fit within this area. Then in 
elevation, lines are drawn 
upwards from the centre 
of the nearest ground floor 
habitable room windows of an 
adjoining property and again 
the elevation of the proposed 
extension should fit within 
this area.

Extensions to rear projections

3.3.5 The Council’s 
preferred approach with 
rear projections is for the 
infill extension not to extend 
beyond the rear elevation of 
the rear projection, as shown 
in Figure 7 opposite. However, 
where a wrap-around 
extension is proposed (as 
shown in Figure 4 and Figure 
7) they need particularly 
careful consideration, with 
low eaves height and shallow 
pitched roofs to minimise 
any adverse impact on 
the amenity of adjoining 

occupiers. In all instances 
eaves should be kept to 2.4m 
above ground level. These 
extensions should not exceed 
the maximum depths from 
the rear projection, as stated 
within paragraph 3.1.3.

3.4 Single-storey side 
extensions

3.4.1 It is important that side 
extensions reflect the design 
or style of the host property 
and that their scale or size 
is also proportionate to its 
dimensions. The depth should 
not exceed that of the host 
property, except where it is 
appropriate to combine with 
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a rear extension. The width 
of the side extension should 
be no more than half the 
width of the host property. 
The side wall of the extension 
should be made parallel 
to the original house and 
should not follow the line of 
a shared boundary where the 
boundary is set at an angle - 
the side wall of the extension 
should instead be staggered 
or stepped (see Figure 9). 

3.4.2 The design and style 
of the roof of a side extension, 
including the angle of the 
roof, should match the roof of 
the host property. A separate 
front entrance door in the 
side extension will not be 
acceptable. On sites of an 
open character, such as Figure 
7, the extensions should be 
set a suitable distance of 1m 
away from the site boundary 
maintain this open aspect.

3.4.3 It is important that all 
side extensions are designed 
so that no part of them cross 
the boundary line shared with 
neighbouring properties, 
unless they forms a party wall. 
To ensure that neighbouring 
properties are not overlooked 
and their privacy is not 
threatened the roof of side 
extensions must not be used 
as a balcony.

3.4.4 In some cases, side 
extensions are proposed to 
create additional space to 
accommodate a relative, often 
referred to as a ‘granny annex’, 
there are design aspects for 
this type of proposal that 
householders must be aware 
of. The extension should be 
internally connected to the 

Figure 8: The extension is the correct scale, proportion and width, and has 
the same roof design as the original house

Figure 7: where rear projections exist on older properties extensions can 
be developed as shown on the properties in this graphic. 

rest of the house, and not 
have a separate entrance. 

3.4.5 Where a garage is 
proposed for conversion to 
a habitable room, planning 
permission may be required. 
There may be a condition 
on the property that only 
allows the garage to be used 
for parking; householders 
should use the Council’s 
online planning register to 
find out if this is the case. 

If such a condition exists 
planning permission will be 
needed to convert the garage. 
If a condition does not exist 
planning permission will still 
be required if the changes 
extend out from the existing 
elevation. Where a crossover 
is no longer required for 
vehicular access, it should be 
reinstated as a footway.
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3.5 Two storey and first-
floor side extensions and 
corner plots 

3.5.1 The ground floor 
element of the extension 
should follow the same 
principles as single-storey 
side extensions, as outlined 
above at paragraph 3.4. 
As with single-storey side 
extensions, the height, width 
and overall scale of two-
storey side extensions should 
be proportionate to the 
dimensions and scale of the 
host property. The depth of 
the two-storey side extension 
should not exceed the depth 
of the side elevation of the 
host property. The width 
should not exceed half of the 
width of the property, and the 
ridge of the extension should 
be set down sufficiently from 
the height of the main ridge, 
no less than half a metre to 
ensure the extension appears 
subordinate to the host 
property. 

3.5.2 The angle of the 
roof of the extension must 
also match the angle of the 
main roof of the house, and 
it should be designed in the 
same form. Where the original 
roof space has been changed 
from hip to gable it is likely 
that a hipped roof to the side 
extension will be required to 
maintain the character of the 
area and visual separation at 
roof level.

3.5.3 Where a two-storey 
side extension or first floor 
side extension is proposed 
the first-floor element should 
be set back 0.5m from the 
main front elevation of the 

house; and the ridge set down 
at least 0.5m from the ridge 
of the main house, in order 
that the extension remains 
subordinate to the host 
property. 

Corner plots

3.5.4 Where a house is 
situated as a corner plot or 
‘end of terrace’ property 
and has a road or a footpath 
alongside it, side extensions 
become more visible from the 

public highway. Where the 
site has an open character, 
then the extension should 
be set in 1m from the side 
boundary to maintain the 
open aspect. The Council 
may refuse bulky extensions 
on corner plots where they 
would fail to be subordinate 
to the host property and 
present a large blank flank 
wall to the side street.

3.5.5 In such cases where 
a two-storey where a two-

Figure 9: Two-storey side extensions should be subordinate in scale to house 

Figure 10: Where shared boundaries are set at an angle, proposals for 
extensions that follow the boundary line will generally be refused
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storey side and rear extension 
are proposed, then to avoid 
a long blank flank wall to the 
street the first floor element 
of the rear extension should 
be set in 1m from the side 
elevation of the extension.

3.6 Roof extensions, loft 
conversions and other roof 
alterations 

3.6.1 It is important that 
any roof alterations are 
subordinate in size to the 
roof of the house and do not 
appear as a dominant feature. 
To convert a hipped roof a 
gable-end roof will generally 
be refused permission where 
this would be out of character 
with the prevailing pattern of 
development in the area, or 
harm the symmetry of a pair 
of semi-detached properties 
(see Figure 11).

3.6.2 The erection of 
rear dormer windows and 
insertion of roof lights into 
the roof slope are in principle 
acceptable approaches for 
extending the roof of your 
house. Dormer windows 
or roof extensions remain 
subordinate within the roof 
slope. Rear dormers should 
be symmetrically located and 
be at least 0.5m below the 
ridge of the roof, 1m above 
the eaves and set in 1 metre 
from shared boundary and 
edge of the roof (0.5m from 
the edge for hipped roofs). 
These set-in measurements 
should be increased on larger 
detached houses with larger 
roof face areas to ensure it 
remains subordinate. Where 
terraced houses have parapet 
walls on either side of the roof 

Figure 11: hip-to-gable extensions that impact the symmetry of houses 
and the character of the street will be refused

Figure 12: Rear and side dormers that are in proportion and in keeping 
with the design of the house will be considered favourably

 Figure 13: Oversized dormers will be refused
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they should not be built up 
and any dormer extensions 
should be set in. Front and 
side dormers are generally not 
considered to be appropriate, 
unless they are an original or 
common feature of properties 
in that street.

3.6.3 Roof lights would 
be generally acceptable at 
the front of the property, 
reflecting the position of the 
windows at the first-floor level 
on the front elevation.

3.6.4 The Council supports 
proposals for solar panels to 
help achieve the aims of Local 
Plan policy LP20 ‘Low Carbon 
and Renewable Energy’, and 
in most cases solar panels 
will benefit from permitted 
development rights. However,  
householders are advised to 
seek advice from the Council 
through its pre-application 
process.

3.7 New and 
Replacement Windows, 
Doors and Porches

3.7.1 In most cases planning 
permission will not be 
required for the installation 
of new windows and doors 
or for their relocation where 
they exist. However, in cases 
where permission is required, 
in conservation areas, new 
windows and doors should 
respect the character of the 
house and neighbouring 
properties. New windows and 
doors and the materials with 
which they are constructed 
should always match those 
of the host property. Design 
details such as sash windows 
should be retained or 

the amenity of neighbouring 
properties regarding privacy 
and outlook. 

3.8.2 Outbuildings should 
be appropriately located 
towards the end of the 
garden. Outbuildings should 
have an eaves height of 
no more than 3m for flat 
roofs and 2.5m for pitched 
roofs. The footprint size of 
the outbuilding should be 
subordinate to the original 
footprint of the house and 
rear garden area. The scale 
of the outbuilding should 
have regard to the prevailing 
character of outbuildings in 
the locality.

3.8.3 In relation to design, 
outbuildings should use  
materials that are sympathetic 
to the house and garden 
setting. Any doors and 
windows in the side walls 
should be avoided.

3.8.4 In terms of the use of 
outbuildings this must only 
be a use incidental to that of 

reinstated.
3.7.2 The front of a house 
is a prominent feature of the 
streetscene, and therefore 
any alterations should be 
proportionate in scale and 
sympathetic in character to 
minimise the visual impact 
on the host property and 
the streetscene. Where a bay 
window exists, a porch must 
not extend beyond the depth 
of the bay, and needs to have 
a separation of at least 0.3m 
from the bay.

3.8 Outbuildings and 
rear gardens

3.8.1 In many cases 
outbuildings will be allowed 
as permitted development 
within specific limits 
regarding their height 
and their position to site 
boundaries. Where permission 
is required outbuildings 
should not impact on the 
open character of the 
garden or the surrounding 
area, and must be designed 
sympathetically to respect 

Figure 14: the correct positioning of rooflights, in line with the existing 
windows at the first floor of the house
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the main house, which can 
include uses such as storage, 
a green house, or a room 
used for hobby activities. 
Any proposals that include 
primary living facilities, such 
as a kitchen, bedrooms or 
bathroom will usually be 
refused permission.

3.9 Boundary walls, 
fences and hard-surfacing

Boundary Treatment

3.9.1 Boundary walls, gates 
or fences do not normally 
need planning permission 
unless it is over one metre in 
height next to or adjacent to 
a highway. Elsewhere, the rear 
garden area for instance, you 
can erect a boundary wall or 
fence up to 2 metres without 
planning permission. You 
should check with the Council 
before you carry out any 
works to see if your property 
is covered by an Article 4 
Direction removing your 
permitted development rights 
to erect boundary treatment. 
Where this occurs this usually 
only relates to front boundary 
treatments. You will also need 
planning permission if your 
house is a listed building 
or if the wall, fence or gate 
forms a boundary with a 
neighbouring property that is 
listed.

3.9.2 The design should 
reflect the character of the 
area, and where there is a 
predominant character and/or 
height of boundary treatment, 
proposals should reflect this. 
Low brick walls are usually the 
appropriate front boundary 
treatment. 

3.9.3 In rear gardens 
proposals for raised patios 
or decking of up to 300mm 
from original garden level 
would not usually require 
planning permission. Where 
a higher surface is proposed 
it can result in overlooking of 
neighbouring properties and 
as such screening or a set in 
from the boundary is required 
to protect privacy. Where 
screening is proposed it must 
also take into account the 
impact of its height and depth 
on outlook from neighbouring 
windows and the amenity of 
adjacent gardens.

Hard surfacing

3.9.4 Where permission is 
needed applicants will need 
to demonstrate that the 
hard standing is made using 
permeable and good quality 
materials. There should only 
be as much area of hard 
surfacing as necessary to 
meet its functional need and 
an area of landscaping should 
be retained. Hard surfacing 
no longer required should be 
reverted to soft landscaping 
or permeable surfaces.

3.9.5 The front garden space 
of the dwelling should contain 
an appropriate balance of 
hard a soft landscaping, 50:50, 
depending on the garden size, 
and include a pedestrian path 
to the front door. Forecourt 
parking in front of the house 
would require a minimum 
space of 4.8m deep by 2.4m 
wide to accommodate 
the vehicle and prevent it 
overhanging the footway, and  
include pedestrian visibility 

splays. This will only be 
acceptable where the space is 
perpendicular to the highway.

3.10 Parking

Cycle parking

3.10.1 Ideally secure cycle 
storage would be located 
in the rear garden, however 
where storage for cycle 
parking is proposed in a front 
garden it should be low in 
height, be set away from the 
front boundary and screened 
with soft landscaping. This 
could be in the form of a cycle 
locker fixed to the ground or a 
wall. 

Car Parking

3.10.2 Parking in front 
gardens will require a 
dropped kerb with a 
minimum width of 2.4m for a 
single vehicle access, which 
will also need permission 
from the Highways Authority. 
In considering the siting of 
the dropped kerb regard 
must be had to proximity 
to junctions, neighbour’s 
dropped kerbs and the 
impact on on-street parking. 
Generally, only one dropped 
kerb will be permitted per 
property. For areas within 
a controlled parking zone 
(CPZ), applications for a new 
crossover for car parking 
in front gardens should be 
supported by parking stress 
surveys.
 • Proposed crossovers 

should not be within 10m 
of junctions.

 • Proposed crossovers 
should not be across 
footways where high 
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pedestrian flows would be 
expected - routes adjacent 
to stations / shopping 
frontages / schools etc.

 • The width of crossover 
should not exceed 50% of 
the site frontage.

 • Crossovers should not 
be located adjacent to 
bus stops / pedestrian 
crossings / opposite 
junctions / along bus 
lanes.

 • The height of a dwarf 
wall adjacent to vehicular 
crossovers should not 
exceed 0.6m in height 
to provide pedestrian 
visibility splays.

 • In arears of high public 
transport accessibility 
(PTAL 5-6), new crossovers 
should not be permitted.

 • For areas within a 
controlled parking zone 
(CPZ), applications for 
a new crossover for car 
parking in front gardens 
should be supported by 
parking stress surveys.  
Where parking stress is 
85% or more, crossovers 
would not be permitted.

3.11 Flood risk and 
drainage

3.11.1 Applications might 
affect drainage where they are 
within Critical Drainage Areas 
identified by the Environment 
Agency. Sites within flood 
zones 2 and 3 should design 
extensions to ensure that they 
comply with the advice of 
the Environment Agency. The 
Council will seek to ensure 
that areas of hard surfacing 
use permeable materials and 
where necessary a flood risk 
assessment will be required. 

Although the overall impact 
of household extensions and 
alterations on land stability 
and drainage is likely to be 
minor, if there is any impact 
at all, they must be taken into 
account as they are a material 
consideration for planning 
applications.
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4.1 Planning permission

4.1.1 For proposals relating 
to basement extensions 
please refer to Local Plan 
policy LP31 ‘Basement 
Development’. It sets out 
criteria relating to the type 
of basement developments 
the Council will support, 
and explains the type of 
information that must be 
submitted with planning 
applications for basement 
development.

4.1.2 New basement 
development and extensions 
that involve extraction will 
generally require planning 
permission. However, 
there are instances where 
permission may not be 
required: 
 
 • Where a basement is built 

entirely underneath the 
footprint of a property and 
does not extend beyond 
it, (e.g. underneath the 
garden or surrounding 
land)

 • Where the conversion 
of an existing basement 
does not create a separate 
unit, and the use is not 
significantly changed, or 

 • If a light well that 
might alter the external 
appearance of the 
property is not added

 
Any excavation creating a new 
basement, or a new separate 
unit, that alters the external 

appearance of the house, 
is likely to require planning 
permission. A Basement 
Impact Assessment (BIA) 
must be submitted with all 
planning applications for 
basement development.

4.1.3 Any excavation 
creating a new basement, or a 
new separate unit, that alters 
the external appearance of 
the house, is likely to require 
planning permission. 

Issues for Consideration

4.1.4 Basement extensions 
should not extend into or 
underneath the rear garden, 
from the principal rear wall, to 
a depth of more than 50% of 
the garden, and to the front 
of the property to a depth 
of more than 30%. Proposals 
should include 1m of 
permeable soil depth above 
any part of the basement 
beneath a garden.

4.1.5 Basement extensions 
should not consist of more 
than a single storey below 
ground. In most instances 
basements will not be suitable 
for a self-contained dwelling.

Light Wells

4.1.6 Where light wells 
are located to the front of 
a house they should be no 
more than 1m in horizontal 
depth and of a width that 
respects the existing features 

4. Basements

and proportions of the house. 
The light wells should be 
sympathetically designed to 
have minimal visual impact on 
the front of the property and 
street-scene. 

4.1.7 Where the front of 
the property is to be used 
for parking a proposal for 
a basement and light well 
must leave enough remaining 
space for a sufficiently 
sized parking space to 
accommodate a vehicle. To 
the rear of the property, light 
wells should be small and 
not be a dominant feature of 
the house. Any treatment at 
ground floor level around the 
light well should be designed 
to have minimal impact, 
taking account of the depth 
of the front garden, presence 
of soft landscaping and the 
character of development in 
the street.

Garden space and trees

4.1.8 Proposals for 
basement development 
should not dominate or 
result in the unacceptable 
loss of garden space. There 
should be ample space for 
mature trees and vegetation 
to grow allowing the garden 
to retain its purpose in terms 
of openness and biodiversity, 
contributing to the landscape 
character of the property and 
the area. Proposals should 
consider existing trees within 
the curtilage of the property 
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or neighbouring properties 
and ensure that their 
roots are protected during 
construction.
 
Flood risk

4.1.9 Before a basement 
development is proposed it 
must be established whether 
the property is located 
within a flood risk zone. You 
can check to find out if your 
property is in a flood risk 
zone by visiting the GOV.
UK website8 for flooding 
and extreme weather which 
contains flood maps. If your 
property is in an area at risk 
you will be required to submit 
a Flood Risk Assessment with 
your application. You can 
get advice on how to do this 
from the Environment Agency 
website9. All basement 
development that involves 
excavation work should 
include flood resistant design 
techniques. No basement 
development or extensions 
to existing basements are 
acceptable in flood zone 
3b (functional flood plain). 
You can also check the 
Council’s Strategic Flood Risk 
Assessment10 for more detail. 

8 https://www.gov.uk/
browse/environment-countryside/
flooding-extreme-weather
9 https://www.gov.uk/
guidance/flood-risk-assessment-
standing-advice
10 https://www.redbridge.
gov.uk/media/3064/lbr-260-flood-
risk-sequential-and-exception-test.
pdf

4.1.10 Where basements 
are proposed for residential 
use they are regarded as 
highly vulnerable to flood 
risk. Such proposals will 
not be permitted in flood 
zone 3, and are unlikely to 
be permitted in flood zone 
2 unless the developer 
can demonstrate that the 
flood risk can be minimised 
or effectively mitigated. 
Mitigation measures can 
include sustainable drainage 
systems, as well as employ 
permeable surfaces and soil 
depths. Applicants should 
also consider the drainage 
hierarchy in London Plan11 
Policy 5.13 ‘Sustainable 
Drainage’. Basement 
development classified as 
high risk must include flood 
risk reduction measures which 
should be highlighted in the 
required Basement Impact 
Assessment (BIA), which will 
also contain an assessment of 
the geotechnical, structural 
engineering and hydrological 
impacts.

4.2 Construction and 
stability issues, managing 
impact on neighbouring 
properties 

4.2.1 Basement Impact 
Assessments (BIA) and 
Construction Method 
Statements: Excavation 
work for new basement 

11 https://www.london.gov.
uk/what-we-do/planning/london-
plan/current-london-plan

developments in dense, 
urban residential areas can 
create serious problems and 
damage for the house being 
developed and neighbouring 
properties if not properly 
constructed.
 
4.2.2 All basement 
planning applications must 
be supported by a Basement 
Impact Assessment (BIA), 
although the level of detail 
contained within the BIA need 
only be appropriate to the 
scale of the proposal. The BIA 
must reflect and comply with 
criteria a-h of Policy LP31, 
should include an assessment 
of the geotechnical, structural 
engineering and hydrological 
impacts of the proposed 
development, and should 
be undertaken by a qualified 
structural engineer. It should 
also include a Construction 
Method Statement showing:

 • How any impact on 
neighbouring properties 
will be minimised during 
construction, including 
details for minimising 
noise disruption, vibration 
and dust to protect the 
amenity of adjacent 
occupiers 

 • A clear outline of any 
ground instability issues 
due to local geology 
(neighbouring buildings 
may need to be protected 
by underpinning before 
excavation can take place) 

https://www.gov.uk/browse/environment-countryside/flooding-extreme-weather
https://www.gov.uk/browse/environment-countryside/flooding-extreme-weather
https://www.gov.uk/browse/environment-countryside/flooding-extreme-weather
https://www.gov.uk/guidance/flood-risk-assessment-standing-advice
https://www.gov.uk/guidance/flood-risk-assessment-standing-advice
https://www.redbridge.gov.uk/media/3064/lbr-260-flood-risk-sequential-and-exception-test.pdf
https://www.redbridge.gov.uk/media/3064/lbr-260-flood-risk-sequential-and-exception-test.pdf
https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan
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4.2.3 In addition, in relation 
to safeguarding the effects 
of flooding the following 
considerations need to be 
addressed in a BIA:

 • The basement must 
be suitably ‘tanked’ 
to stop the ingress of 
groundwater.

 • All electric cables must be 
fed downwards towards 
any electrical points.

 • All electrical sockets etc 
must be a minimum of 
1.0m above basement 
finished floor level.

 • Plastering plus other 
subterranean materials 
should be water resilient.

 • Pipe work from the 
basement area should 
have non-return valves 
incorporated into the 
system.

 • A sump/pump area should 
be installed within the 
basement

4.2.4 Applicants should 
also consider the London 
Mayor’s ‘Control of Dust 
and Emissions during 
Construction and Demolition’ 
guidance as well as adhering 
to environmental health 
standards. Applicants should 
also consult their neighbours 
and inform them of the 
timetable for construction 
including operation hours. 
It is also advised that 
applicants establish any party 
wall agreements as part of 
neighbour involvement.

https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/control-dust-and
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/control-dust-and
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/control-dust-and
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/control-dust-and
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/planning-guidance-and-practice-notes/control-dust-and
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5.1 Flat conversions

5.1.1 The conversion of 
a dwelling house into flats 
requires planning permission, 
and all applications must be 
in line with Local Plan12 policy 
LP6 ‘Dwelling Conversions, 
Houses in Multiple 
Occupation and Buildings 
in Multiple Residential 
Occupation’. The Council will 
only support flat conversions 
where they are located in a 
Metropolitan, District or Local 
Centres. 

5.1.2 Planning permission 
will only be granted for 
conversions where the gross 
floor area of property exceeds 
130m² where two units are 
proposed, 180m² for three 
or more units, and where it 
provides at least one family 
sized home of 74m² on the 
ground floor (3 bed rooms 
plus), and access to a rear 
garden. No significant loss of 
character or amenity should 
occur in the area as a result 
of increased traffic or noise. 
The character and appearance 
of the converted property 
should be in-keeping with the 
street and surrounding area. 

5.1.3 Converted properties 
should meet minimum 
national space standards 
to ensure high quality 
residential accommodation. 
These standards are set out 

12 https://www.redbridge.
gov.uk/localplan

in table 5 of Policy LP29 
Amenity and Internal Space 
Standards, section five of 
the Redbridge Local Plan. 
They can also be accessed on 
the GOV.UK13 website. The 
room layout of the converted 
property should be arranged 
so that rooms of similar use 
are placed horizontally and 
vertically above each other. 
How rooms are arranged and 
sound insulation is achieved 
is very important in converted 
properties.

5.1.4 In order to keep the 
outside appearance and 
character of the house, the 
original entrance should be 
retained as the main access 
to the building and there 
should be a separate internal 
access to each flat. External 
staircases will not generally be 
supported.

5.1.5 The provision of the 
right type of amenity space 
is important, for  converted 
properties, particularly where 
dwellings have increased 
densities post conversion. The 
shared use of a large garden is 
acceptable where the privacy 
of occupants is safeguarded. 
Effective screening of ground 
floor flats can be achieved 
in several ways, including 
planting schemes.

5.1.6 Converted properties 
should provide adequate 
provision for refuse and 

13 https://www.gov.uk/

recycling in enclosures or 
contained areas for bins, 
which should be adequately 
secured. Proposals 
should retain existing soft 
landscaping and where none 
exists, provision should be 
made.  

5.1.7 With regard to parking 
provision developers should 
refer to Policy LP23 ‘Cycle 
and Car Parking’, which states 
that the Council will seek 
new development to meet 
the minimum and maximum 
parking standards set out 
in London Plan14 Policy 6.13 
‘Parking’ and Table 6.2 ‘Car 
parking standards’. Where 
a development proposal 
relies on on-street parking 
this should be supported by 
a parking stress survey to 
demonstrate there is sufficient 
existing capacity in the area.

5.1.8 The Council may 
consider car free conversions 
where there is great demand 
for on-street parking within 
a controlled parking zone 
(CPZ) and off-street parking 
cannot be provided. In these 
circumstances the rights of 
future residents to obtain 
resident’s parking permits will 
be removed.
 
5.1.9 Flats (car free in 
particular) need adequate 
servicing areas where cars 

14 https://www.london.gov.
uk/what-we-do/planning/london-
plan/current-london-plan

5. Conversions and Houses in Multiple Occupation (HMOs)

https://www.redbridge.gov.uk/media/4934/10-redbridgelocal-plan_070318_web-1.pdf
https://www.gov.uk/
https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan
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can enter and egress in 
forward gear. Main pedestrian 
entrances for flatted 
development should align 
with the nearest amenity 
(high street etc), car free 
development entrances 
should be aligned to rail 
stations/bus stops. Flat cycle 
parking should be secure and 
waterproof, ideally not next to 
the bin store.

5.1.10 Cycle storage must be 
securely provided at ground 
floor level and also in line with 
London Plan standards.

5.2 Small Houses in 
Multiple Occupation (HMOs)

Small HMO Criteria

Small HMO development should:

 • Not exceed 20% of all properties along any road, and only 1 out of a consecutive row of 
5 units may be converted

 • Ensure that proposals do not cause or add to a cumulative adverse impact on local 
character or amenity in the area from increased traffic, on-street parking, noise and/or 
general disturbance, or lead to a loss of privacy for neighbouring occupiers

 • Respect the local character of the area in terms of the external appearance of the 
building

 • Provide car parking and secure cycle parking - the Council will apply relevant criteria 
in Local Plan Policy LP23 ‘Cycle and Car Parking’, as well as cycling standards in London 
Plan Policy 6.9 ‘Cycling’, and Table 6.3 in the London Plan ‘Cycle Parking Minimum 
Standards.’

 • Provide a transport statement where parking is a pressure
 • Ensure that high quality hard and soft landscaping is integral to the external layout and 

design of the property
 • Include design and safety measures that minimise crime, help avoid antisocial 

behaviour and create safe and secure environments
 • Provide high standards of accommodation in terms of the quality and arrangement of 

internal space and provision of external private and communal amenity space
 • Provide appropriate facilities for refuse and recycling 
 • Retain existing trees and landscape features within proposals where they make a 

positive contribution
 • Obtain a Mandatory or Additional HMO property license, depending on the number of 

people occupying the property.
 • Submit a management Plan for proposals for HMOs.

5.2.1 Under permitted 
development rights it is 
possible to convert a dwelling 
house (use class C3) into 
a small house of multiple 
occupation (HMO), which falls 
within Use Class C4, consisting 
of 3 to 6 occupants, without 
the need of a planning 
application. However, the 
Council has consulted 
upon and begun the 
implementation of a borough-
wide, non-immediate Article 
4 Direction for small HMOs, 
which is expected to come 
into force in December 
2019. The Article 4 Direction 
will remove permitted 
development rights for 

small HMOs, which will then 
require planning permission. 
The Council recognises the 
importance of small HMOs 
source of housing supply that 
meet a particular housing 
need. The introduction of 
the Article 4 Direction will 
enable the Council to manage 
small HMOs more effectively 
particularly in relation to 
amenity, design, space 
standards and parking issues.

5.2.2 The following criteria 
(derived from policies 
in the Local Plan) will be 
used to consider planning 
applications for small HMOs:
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room, appropriate in size to 
the number of residents.

5.3.4 Applicants should be 
aware that the key policies 
outlined above is not a 
comprehensive list, and there 
may be cases where other 
specific policies will need to 
be considered. Such policies 
include:
LP5 Dwelling Mix;
LP19 Climate Change 
Mitigation;
LP21 Water and Flooding;
LP22 Promoting Sustainable 
Transport;
LP24 Pollution;
LP32 Sustainable Design and 
Construction; and
LP33 Heritage
where these policies are 
relevant to a proposal.

5.4 Licensing

5.4.1 Since 1 October 2018 
changes in the law under 
the Licensing of Houses 
in Multiple Occupation 
(Prescribed Description) 
(England) Order 2018, mean 
that if you rent out a property 
that is occupied by five 
or more people from two 
or more households with 
shared facilities such as a 
kitchen, bathroom or toilet 
you will need a Mandatory 
HMO property license. 
An Additional license will 
be required for any HMO 
occupied by 3 or 4 people. 

5.4.2 All HMOs in Redbridge 
must now be licensed. Failure 
to license a HMO could result 
in a prosecution in court or 
a financial penalty of up to 
£30,000. Enforcement action 
against unlicensed HMOs is 

5.3 Large Houses in 
Multiple Occupation 

5.3.1 Policy LP6 relates 
directly to large HMOs (sui 
generis) in terms of their size, 
location and overall impact. 

• Proposals for large HMOs 
must fully comply with 
the policy before such 
applications can be given 
planning permission. 

• Where HMOs in the C4 
use class are proposed 
for conversion to large 
HMOs outside appropriate 
locations set out in Policy 
LP6, planning permission 
will be refused – in such 
cases, the fact that a 
property is already in 
use as an HMO does not 
overcome any conflict 
with the policy.

5.3.2 All HMOs must 
provide a high-quality form of 
accommodation. In relation 
to internal space standards, 
the Council will seek the 
following:
 • In order to provide one 

bed space, a single 
bedroom should have a 
floor area of at least 7.5m² 
and be at least 2.15m 
wide; 

 • A double bedroom should 
have a floor area of at least 
11.5m² and be at least 
2.75m wide; and 

 • Any area with a headroom 
of less than 1.5m is not 
counted within the Gross 
Internal Area unless used 
solely for storage 

5.3.3 Communal facilities 
will be required to include a 
living room, kitchen and utility 

now taking place. You can 
find out more about HMO 
licensing on the Council’s 
Housing website.15

15 https://www.redbridge.
gov.uk/housing/

https://www.redbridge.gov.uk/housing/
https://www.redbridge.gov.uk/housing/
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6.1 Introduction

6.1.1 To enable the 
development of as much 
brownfield land as possible 
to meet the growing need 
for housing, the Council is 
keen to unlock the potential 
for housing development 
through a wide range of 
development options, 
including developing on small 
sites in appropriate locations. 
The Council will encourage 
developers to explore the 
potential of such sites to 
support the development 
of new homes, in particular 
on sites that are well served 
by public transport, and well 
connected by walking and 
cycling to infrastructure and 
services. To escalate housing 
delivery, the Council will 
encourage and facilitate the 
delivery of well-designed 
additional housing to meet its 
ambitious growth agenda. 

6.1.2 The draft London Plan 
emphasises the importance 
of small sites playing a greater 
role in housing delivery. 
The Council will proactively 
support small and medium-
sized housebuilders to being 
bring forward well-designed 
new homes on small sites. 
Ambitious small sites targets 
are provided in the draft 
London Plan. This section 
of the SPD sets out in more 
detail how the Council intends 
to maximise delivery of small 
sites and offers guidance on 

the typologies that could 
potentially be used to ensure 
its efficient delivery. For the 
purposes of this document, 
small sites are defined as 
0.25ha or less and/or sites that 
can yield between 1-25 units. 

6.1.3 Given the constraints 
associated with developing 
small sites, a greater emphasis 
will be placed upon achieving 
a high quality of design. 
Development proposals 
will be expected to provide 
the right mix of homes in 
the right locations, improve 
or positively contribute to 
local character, minimise 
the impact on neighbouring 
amenity as far as possible, 
and embody environmentally 
sustainable development. 
Where possible, proposals for 
small sites should also seek 
to maximise the number of 
dwellings with 3 bedrooms or 
more.

6.1.4 Whilst small sites 
development, in the right 
locations, will be encouraged 
within the borough, the 
Council will not support 
development considered to 
be under delivering on a site. 
Where a site has the capacity 
to accommodate the delivery 
of 10 or more units, applicants 
must not intentionally 
circumvent affordable 
housing provision set out in 
Policy LP3 Affordable Housing.  
Where small housing 
schemes are proposed on 

sites with capacity for major 
development, the Council will 
refuse planning permission. 

6.1.5 Key Local Plan policies 
relevant to small sites include:

LP2 Delivering Housing 
Growth 

LP3 Affordable Housing
LP5 Dwelling Mix 
LP19 Climate Change 

Mitigation 
LP20 Low Carbon and 

Renewable Energy
LP21 Water and Flooding
LP22 Promoting Sustainable 

Transport
LP23 Cycle and Car Parking
LP26 Promoting High Quality 

Design
LP29 Amenity and Internal 

Space Standards
LP32 Sustainable Design and 

Construction
LP33 Heritage
LP38 Protecting Trees 

and Enhancing the 
Landscape

LP39 Nature Conservation 
and Biodiversity

6.2 Spatial location of 
Small Sites Development

6.2.1 Development of 
small sites will generally be 
considered more appropriate 
in areas with good access to 
public transport and adjacent 
to existing local services 
offered within Metropolitan, 
District and Local centres.

6. Small Sites Development
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Subject to meeting other 
policy requirements, 
development of small sites 
will be considered favourably 
within the following areas:

 • Areas with a PTAL rating of 
3-6, and/or within 800m 
of a station or town centre 
boundary;

 • In Controlled Parking 
Zones (CPZs) or areas 
without on-street parking 
stress issues; and

 • Sites in areas that will be 
subject to future public 
transport or walking and 
cycling improvements that 
will result in moderate to 

Figure 15: Example of an area within which development of small sites could be considered alongside criteria of 
types of development

good connectivity (PTAL 3 
and above).

6.2.2 Sites outside of these 
areas will be assessed on the 
above criteria and on the 
merits of the proposal. As 
well as the consideration of 
relevant local plan policies, 
assessment of proposals will 
pay particular attention to 
the continued amenity of 
neighbouring properties, 
the quality of residential 
accommodation, parking 
issues, and security.
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6.3 Types of Small Sites 
Development

6.3.1 Small housing 
developments are envisaged 
to be within close proximity 
to existing homes. These 
should be carefully and 
creatively designed to avoid 
an unacceptable level of harm 
to the amenity of surrounding 
properties in relation to 
privacy, for example through 
the placement and design 
of windows and the use of 
landscaping. The Council will 
encourage environmental 
and architectural innovation 
and schemes should achieve 
good design, as set out in 
policy LP26, and ensure that 
existing and proposed homes 
benefit from satisfactory 
levels of daylight and sunlight. 
All homes must meet the 
housing standards in Local 
Plan policy LP29.

6.3.2 For the purposes of 
this document, the types 
of small sites have been 
categorised into the following: 

• Mews Development;
• Infill Development; and
• Backland Development.

6.3.3 The categories are 
intended to provide guidance 
on the types of small sites 
development that are most 
typically proposed. It is 
not a complete list of small 
sites development likely to 
be acceptable within the 
borough. Some schemes 
for instance, may combine 
elements from these 
development categories, 
which will equally be assessed 
on the criteria set out below.

6.3.4 The following section 
includes examples of small 
sites development in each 
of the categories set above 
(Mews, infill and backland 
development). It should 
be noted that these are 
all notional examples that 
show the type of sites that 
could have the potential for 
small sites development, 
and should not be viewed 
as development schemes 
that can be replicated, or as 
models containing details that 
developers should emulate.

6.4 Mews development

6.4.1 Throughout 
Redbridge, there are a 
number of external service 
yards/car parking areas 
to existing mixed-use/
commercial buildings 
which may be capable of 
accommodating additional 
housing development, 
potentially suitable for 
mews development. These 
developments would require 
careful consideration of the 
functionality of the existing 
uses on the site. Applicants 
should ensure that their 
proposals:

 • Are subservient in scale to 
buildings fronting main 
streets;

 • Create active residential 
frontages; 

 • Can demonstrate 
adequate access/servicing 
for fire and refuse vehicles 
and continued access to 
commercial premises;

 • Are suitable cycle and 
refuse storage should be 
retained/provided for all 
uses;

 • Include high quality 
design and achieve an 
appropriate relationship 
with existing uses; and

 • Provide appropriate 
landscaping for external 
spaces.

6.4.2 In areas close to key 
transport hubs, car free 
development would be 
encouraged with restrictions 
on applications for residents 
parking permits. Whilst 
such developments would 
generally be car free, where 
parking is required, a ‘coach 
house’ arrangement, with 
living accommodation directly 
over an integral garage, may 
be appropriate. Bin storage/
recycling provision must be 
accommodated either within 
each dwelling or communally 
within the development, but 
not on the mews carriageway. 
Commercial waste should 
however be separate from 
residential waste where these 
exist alongside each other.
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Figure 16: A potential mews development site at the rear of existing mixed- use/commercial 
frontages (west view)

Figure 17: the cleared car park site shows a substantial area of land with development potential and 
access to the main road (north view).

Figure 18: Indicative blocks showing the potential for mews development. This notional scheme 
details an opportunity to develop a number of new housing units subordinate in scale to the existing 
retail blocks, with good separation distances.
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6.5 Infill Development

6.5.1 Infill development can 
be within, or take the form of 
an extension to an existing 
perimeter or point block 
arrangement. Such sites may 
be a vacant or underutilised 
site within or adjoining an 
existing row of properties, such 
as a car park or garage as is 
the case in many parts of the 
borough developed as post-
war housing. Development 
proposals should: 

Figure 19: an example of a site with potential for infill development (west view).

 • Respect existing 
building lines of adjacent 
properties;

 • Reflect the prevailing 
building height within the 
area, particularly the scale 
of adjacent properties;

 • Retain the amenity of 
existing properties, 
particularly through 
protection of daylight, 
sunlight, outlook, and 
privacy;

 • Demonstrate, on existing 
amenity space, how 

sufficient amenity space 
has been retained and 
how its quality has been 
enhanced;

 • Provide appropriate 
cycle and refuse storage, 
or an enhancement 
of existing proportion 
to accommodate new 
dwellings; and

 • Justify any parking and/or 
garage structures.
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Figure 20: the garage block is highlighted as the area of the site with development potential.

Figure 21: notional development showing potential for family dwellings as infill scheme on former a garage site. 
The proposal exhibits sympathetic scale with a scheme stitched into the existing layout, good separation distances, 
and an access point for the new development.



40

Figure 22: A back-land site with the potential to deliver small housing development in an area of land to the rear of 
existing housing (north view).

6.6 Backland 
Development

6.6.1 Backland areas are 
often difficult to develop 
because of the importance 
of maintaining the existing 
character of the area. The 
key considerations of 
backland development 
is site access, amenity, 
and avoiding sterilising 
more comprehensive 
redevelopment. Backland 
development should minimise 
the duplication of access 
routes and allow for the 
integration of other adjoining 
land parcels. Development 
that allows for attractive and 
overlooked pedestrian routes 
will be supported.
Development proposals on 
backland sites should:

• Ensure the scale of 
proposals remain 
subservient in nature to 
the prevailing pattern of 
development;

• Ensure an independent, 
functional and legible 
means of vehicular and 
pedestrian access should 
be provided;

• Ensure interface distances 
with existing habitable 
room windows are 
carefully considered to 
maintain the outlook 
and privacy of these 
properties;

• Provide adequate external 
amenity space for current 
and future occupiers;

• Demonstrate that 
servicing, parking and 
refuse collection can be 
adequately undertaken 

within the site. 
• Provide emergency access 

or have a standpipe 
installed

6.7 Exemplar Small Sites 
Development

6.7.1 The following is a 
selection of exemplar small 
sites development schemes 
from outside the borough, 
exhibiting innovation and 
the standard of excellence 
in design quality that the 
Council seeks to encourage in 
Redbridge.
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Figure 23: the highlighted area of land has the potential to deliver the back-land housing development

Figure 24: potential to introduce new housing development, subordinate in scale to existing housing, with 
acceptable separation distances. The site shows access to the north east.
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Moray Mews, near Finsbury 
Park, London

6.7.2 The buildings at 
Moray Mews are constructed 
in a rustic yellow brick, with 
timber screen details. and 
frameless cantilever oriel 
windows overhanging the 
mews. The glazing used is 
opaque at the front and 

Figure 26: Architect’s drawing for Moray Mews shows a proposal for a backland development scheme.

Figures 25a, b and c: Terrace of eight courtyard houses laid out on a new cobbled street at Moray Mews, close to Finsbury 
Park

including overlooking with 
neighbouring properties. 
Developers consulted 
adjacent residents and 
considered their concerns 
in order to develop an 
acceptable solution.

transparent on the sides, 
enabling occupants to 
overlook or surveil the 
street without overlooking 
adjacent homes. Moray Mews 
development replaces a 
block of derelict workshops 
on a patch of scrubland, 
and the proposal had to 
overcome a number of issues 
to gain planning permission, 
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Figure 28: the layout of the homes makes space for a series of patios on either side of the terrace, fitted with shared 
planters, creating an environment for neighbouring residents to socialise.

Wilderness Mews, retirement 
homes in Kent

6.7.3 Wilderness Mews 
retirement homes consists 
of two-and three-storey 

Figure 27: Wilderness Mews, Kent. The staggered arrangement of the 
terrace is a key feature of the layout.

two-bedroom dwellings. 
The homes are arranged as 
a staggered terrace, which 
is visually interesting, and 
enables a series of circulation 
routes running through 

and around the houses. The 
development has replaced an 
old stable yard and is adjacent 
to a new on-site restaurant 
and Grade II-listed manor.
6.7.4 The materials of the 
development consist of a 
palette that includes brick, 
reconstituted stone, timber 
and slate roofs, intended 
to echo the architecture 
of the adjacent manor and 
woodland surroundings. 
The facades include lattice 
detailing, and at ground level 
fine wooden storage and 
benches to reduce the visual 
mass of the scheme. Each 
house has Juliet balconies 
and large windows lined with 
wooden frames.
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Figure 29: Ravens Way Houses, Greenwich

Figure 30: A single unit at Ravens Way. The prominent funnel on the 
roof allows the interior to be flooded with light in the absence of more 
conventionally designed fenestration.

Ravens Way Houses, public 
housing in Greenwich, London

6.7.5 Ravens Way houses 
were developed as cost-
effective homes for elderly and 
disabled residents in the Royal 
Borough of Greenwich. There 
are currently 22 properties 
for social rent across six small 
former garage sites. The homes 
are designed for wheelchair 

interaction between residents, 
and ‘hooded’ roofs that funnel 
natural light into the interior of 
the terrace. The development 
also includes small gardens at 
the back of each property.

6.8 The Redbridge 
Brownfield Land Register

6.8.1 The Redbridge 
Brownfield Land Register 
provides up-to-date and 
transparent information on 
sites that the Council considers 
appropriate for residential 
development, and has been 
published as open data 
available for use by developers. 
The register is essentially made 
up of large sites on brownfield 
land allocated in the Redbridge 
Local Plan, and because of this 
it is linked directly to housing 
growth in the borough and 
achieving the housing delivery 
targets set out in the Plan. The 
register also includes small sites 
within the borough that are 
not allocated but have been 
identified by the Council for 
housing development.
 
6.8.2 You can the view 
the Redbridge Brownfield 
Land Register by visiting the 
Council’s Brownfield Land 
Register website16 where 
there are a number of links to 
all the information available, 
including a link to the register 
itself. A full list of identified 
small development sites have 
been included in a small sites 
schedule17 on the Council’s 
website.

16 https://www.redbridge.
gov.uk/planning-and-building/
planning-policy/brownfield-land-
register/
17 https://www.redbridge.
gov.uk/planning-and-building/

users, and includes a connected 
living room, kitchen and dining 
area, and the two bedrooms.

6.7.6 The design focused 
on creating a repeatable 
standardised form that 
references traditional London 
housing with contemporary 
details. The units are arranged 
in rows like mews housing, 
with courtyards that encourage 

https://www.redbridge.gov.uk/planning-and-building/planning-policy/brownfield-land-register/
https://www.redbridge.gov.uk/planning-and-building/planning-policy/brownfield-land-register/
https://www.redbridge.gov.uk/planning-and-building/
https://www.redbridge.gov.uk/planning-and-building/
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