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Town and Country Planning Act 1990
Section 78 Planning Appeal





London Borough of Hillingdon Appeal Statement






Appeal By:
Chongie Entertainment Ltd

Proposal:
Partial change of use from Use Class E to adult gaming centre (Sui Generis) and shopfront alterations including the insertion of an additional front door.

Appeal Site:
14/16 Station Road, Hayes, London, UB3 4DY











1. 	Introduction

1.1 	This appeal statement is submitted by the London Borough of Hillingdon, as the Local Planning Authority (LPA), in respect of the appeal against its refusal to grant planning application reference 28554/APP/2023/3714 for the partial change of use from Use Class E to adult gaming centre (Sui Generis) and shopfront alterations including the insertion of an additional front door.

1.2 	The LPA refused planning permission on 21-02-24 for the following reason (as stated on the decision notice):

1.2.1 The proposed development by virtue of the use class and operation proposed, would result in an overconcentration of restricted uses within a designated Town Centre and Primary Shopping Area. As such the proposed development would result in detrimental harm to the vitality of both the Town Centre and Primary Shopping Area thus would fail to comply with Policies DMTC 2, DMTC 3 and DMTC 4 of the Hillingdon Local Plan - Part Two (2020), SD6 of the London Plan (2021).

1.2.2 The proposed development by virtue of the excessive hours of operation proposed, would result in an unacceptable increase in noise and disturbance within an area where there is also a high concentration of residential properties, particularly in the early hours of the morning when the High Street will be at it's quietest, to the detriment of the amenity of adjoining residents, contrary to Policy DMTC 4 and DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020).


1.3 	The LPA’s case is set out in the Planning Officer’s delegated report, which should be read in conjunction with this statement.

1.4	This statement will not repeat the delegated report and will focus on addressing matters raised in the Appellant’s statement of case.


2.	LPA Comments on Appellant’s Statement of Case

2.1	Within their statement of case the appellant has raised the following summarised points:

·    Part of the former bank unit will be retained in Class E use and operated as a retail unit. This means there will be no net loss in the number of Class E units in the primary shopping area. 
·  	AGCs are an appropriate town centre use which contributes to the vitality and viability of an existing centre. 
·   Darrell Butterworth’s extensive observations of Hayes indicate that Hayes benefits from a thriving night-time economy, meanwhile his observations of existing AGC across the country indicate that the majority of patrons enter/leave AGCs on foot and usually alone, and that customers rarely congregate outside. 

Taking into consideration these points the appellant believes the proposed scheme to be acceptable. The LPA’s responses are set out below. 

2.2	The proposed development still results in an overconcentration of restricted uses within a designated Town Centre and Primary Shopping Area, that being and adult gaming centre (Sui Generis) even with part of it being retained in Class E use. Such reasons are set out in section 1.2.1 of this report, as well as the delegated officers report and decision notice. 

2.3	Officers do acknowledge that a new occupier to this unit would increase vitality and employment opportunities for the area, however a use such a this is not appropriate for this part of Hayes Town centre for reasons already outlined in the decision notice, contrary to the appellants statement. 

2.4    As the appellant has referenced through observations of Hayes indicates that Hayes benefits from a thriving night-time economy, officers do not agree with such observations or assumptions. This part of Hayes Town Centre has retail units which all mostly close between 6-9pm with some fast food retail units remaining open up until midnight. The observations that the appellant is referencing are most likely the units located north of the roundabout at station road where it becomes Coldharbour Lane, here many fast food outlets and green grocers do remain open into the early hours of the morning. 

	Therefore the reason for refusal relating to noise and disturbance from a 24 hour use remain prominent due to the location on Station road being of a quiet nature after the evening closure of the majority of retailers in this part of Hayes town.

2.5	When considering the objections from neighbouring properties it is noted that thirty two neighbours were consulted, and two objections was received. The quantity of objections does not reduce the quality and materiality of any objections raised. 


3.	Other Matters

3.1	The officers delegated report and copies of the relevant planning policies (referenced in the delegated report) have been sent separately.

4. 	Conclusion

4.1	For the reasons set out in the Officers Delegated report and this statement the Inspector is respectfully requested to dismiss the appeal. 


Our Ref:  	28554/APP/2023/3714
Your Ref:  	APP/R5510/W/24/3340769
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