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1.0 INTRODUCTION  

1.1 This Design and Access / Planning Statement is submitted on behalf of the applicant in respect 

of a planning application for the erection of a single storey storage building, single storey control 

building, new section of railway tracks, and all associated works including tree removal.  This 

Statement should be read in conjunction with other drawings and documents accompanying the 

planning application.   

 

1.2 This Statement comprises: 

• A description of the application property and surrounding area; 

• A description of the proposed development; 

• A summary of relevant planning history; and, 

• An assessment of the proposed development against relevant planning policy. 

 

2.0 APPLICATION SITE AND SURROUNDING AREA 

2.1 Ruislip Lido Railway is an outdoor miniature railway measuring just over a mile in length 

which circumvents Ruislip Lido Lake.  The site comprises two railway stations (Willow Lawn and 

Woody Bay Stations) and includes a small café and ticket office. 

 

2.2 The Railway is located within the Ruislip Lido recreational area, comprising recreational 

facilities such as an outdoor gym, the Water Edge Public House and Ruislip Lido Beach, an artificial 

beach located next to Woody Bay Station.    

 

2.3 Where the buildings are to be sited are within flood zone 1 and thus with a low probability of 

flooding.  The site does not lie within a conservation area.   

 

2.4 The Ruislip Lido Railway Society is run entirely by volunteers as a community benefit 

organisation, providing services for local residents and visitors for more than 45yrs. These 

developments are driven by an increase in the number of active volunteers, resulting in the need for 

additional space for the running and maintenance of the Railway. 

 

 



Design & Access / Planning Statement: Ruislip Lido Railway, Reservoir Road, Northwood, Ruislip, HA4 7TY. 

3.0 PROPOSED DEVELOPMENT  

3.1 The proposed works are described separately below  

• Erection of a single storey storage building:  The proposed single storey storage building is 

an ‘L’ shaped building which will be used for the storage of rolling stock associated with 

Permanent Way (Track Maintenance), including the associated tools and equipment required 

to effectively manage the railway infrastructure. The site is currently occupied by a small 

mobile storage shed as can be seen in Figure 1 below.   

The provision of this facility is driven by the full insourcing of all activities connected with 

the maintenance and renewal of track infrastructure at the Railway. The Railway is now 

moving to carry out all maintenance in house, by it’s entirely voluntary base of members. This 

is now possible due to the significant rise in active volunteers (65 in 2015 to 132 in 2025). 

These additional volunteers require space and tools to work safely for the furtherment of the 

Railway’s objectives.  The building will measure approx. 35m in length, 8m wide at the widest 

point and 4m at its narrowest.  The materials used in the building’s construction will match 

the existing buildings in the area, comprising pre-fabricated modular steel building, with 

wooden cladding with a uPVC single door entranceway located along the rear rear elevation. 

There will be an additional service door at the front to allow connection to the track (essential 

for rolling stock connectivity). There is additional double doors and single doorways across 

the facility to allow ease of access for tools and equipment.  The design and finish of this 

building is in keeping with all other buildings on the development.   

This building will not have any connectivity to water supply, sewage or gas, as these facilities 

are provisioned elsewhere on site. The building will have a 1.4m duct installed at the north 

end of the building (outside the RPA) to connect electrical power with the adjacent building. 

Drainage water will drain from the building into a manhole at the South end of the building 

connected to an existing drain 

 

Figure 1 – Photo of existing site and Proposed Plan (right). Arrow denotes approximate location 

and direction of photograph. 
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• Single storey control building: The proposed single storey control building is a dedicated 

control room for the controller to be isolated from distractions.  At present, the existing facility 

is a small desk area located within the Woody Bay ticket office. This is no longer fit for 

purpose given the increase in use with a greater number of days where multiple trains are run 

and the evolving complexity of the operating line since the Railways inception in 1946. The 

provision of a standalone control room is required to ensure the continued safety of the 

railway.  The building will measure approx. 6.m in length by 4m in width.  The building will 

be accessed via a fully accessible path to a site safe single door, with one window located on 

the west elevation (facing the current platform) and a further window located on the southern 

elevation.  The materials building will comprise pre-fabricated modular steel building, with 

wooden cladding, Upvc Windows and door. Lifting Lugs are also proposed on the roof for 

lifting the building into place. The design and finish of this building is in keeping with all other 

buildings on the development.   

This building will not have any connectivity to water supply, sewage or gas, as these facilities 

are provisioned elsewhere on site. The building will have electrical power connected via an 

existing duct which is already installed under the platform surface. Drainage water will drain 

from the building into a manhole under the centre of the development. 

 

 

 
Figure 2-3 – Photos of existing site. 

 

• New section of railway tracks: A new section of railway tracks is required for trains to access 

the storage building. This track will be laid on the current top level of ground (no excavation) 

and be laid on granite ballast, in keeping with all other railway tracks. 

   

• All associated works including tree removal: It is necessary to remove several trees to 

facilitate the proposed development. The development has been designed in a way to minimise 

the impact to any surrounding trees. An arboricultural impact assessment is submitted under 

separate cover to accompany the application.  Replacement trees are to be planted and are 

shown on the site plan. It is the intention to provide eight replacement English Oak (Quercus 
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Robur), however the applicant is happy to agree the precise location and tree species by way 

of condition to any grant of planning permission.     

 

Figure 4 – Layout Plan of Ruislip Railway. The new Single Storey Control and Permanent Way 

Rolling Stock Storage Buildings are to be located at Woody Bay Station (Circled in Red).  

 

4.0 PLANNING HISTORY  

4.1 There is extensive planning history on Ruislip Lido Railway over the years.  This planning 

history is set out below. 

 

 

More recent planning history includes: 
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4.2 As part of the applicant’s ongoing commitment to positive engagement with the local 

authority, pre-planning discussions were entered into in 2023 regarding the works the subject of this 

application.  The response of the Planning Authority is set out below, and where necessary it is set out 

after the response of the applicant as to how certain matters have been addressed. 

 

Principle of Development:  

Planning Authority comments: The proposed works are essential to and associated with the Ruislip 

Lido for open air recreation. The current proposals would not change the existing function of the site, 

but would improve the facilities associated with the open air recreational use of the wider Lido site, 

maintaining the existing character of the site.  In line with NPPF policy, very special circumstances 

would not need to be demonstrated in order to justify the provision of the platform and associated 

infrastructure within the Green Belt. There is therefore no objection in principle to the development 

on Green Belt land. 

 

Design: 

Planning Authority Comments:  The proposed buildings would be located adjacent to existing 

buildings and trees.  Bearing this in mind, and noting their external wood cladding finish, it is 

considered that these aspects of the proposal would result in a limited change in the appearance of the 

site as a whole, which would retain its relatively open character. The sizes of the proposed buildings 

would not be disproportionate when viewed against the wider setting of the site. The proposed new 

train track would be sited adjacent to the existing and proposed storage building, and be relatively 

modest in terms of its length. For these reasons, it is considered that the scheme would preserve the 

openness of the Green Belt and respect the overall character and appearance of the area. 
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Trees and Landscaping:  

Planning Authority Comments:  The Council will require an Arboricultural Impact Assessment, 

Method Statement and Tree Protection Plan to be submitted with any forthcoming planning 

application. The loss of mature trees with high visual amenity value will be resisted. Whilst there might 

be scope to remove trees, this is subject to the Arboricultural report.  Tree replacement must be at a 

1:1 ratio. 

Applicant Response: An arboricultural impact assessment is submitted under separate cover to 

accompany the application.  The applicant is committed to the recommended tree replacement 

plantings, and the proposed development includes more replacement trees than recommended under 

the arboriculture impact assessment.   

 

Ecology: 

Planning Authority Comments: Subject to no storage, access or encroachment within the Ruislip 

Woods SSSI and no external lighting, the proposed development is not anticipated to have any 

significant impact on ecology, statutorily or locally protected nature conservation sites or landscapes. 

 

Flooding and Drainage: 

Planning Authority Comments:  The proposals would fall within Flood Zones 2 and 3. A Flood Risk 

Assessment (FRA) will therefore need to be submitted as part of any forthcoming planning application. 

The FRA would need to include a sequential test, and if applicable, an exception test. Plus, demonstrate 

that the proposal would increase the risk of flood at the site or elsewhere. 

Applicant Response: It is understood there are areas abutting the site within Flood zones 2 / 3.  

However where the buildings are to be sited are within flood zone 1 (as per mapping on https://flood-

map-for-planning.service.gov.uk).  A flood risk assessment is submitted under separate cover.   

 

Amenity: 

Planning Authority Comments: There are no residential properties within the vicinity of the proposed 

development. It is therefore not considered that the proposal would result in an over dominant form of 

development, or that there would be a material loss of privacy, daylight or sunlight to surrounding 

properties which would detract from the amenities of neighbouring occupiers. 

 

 

 



Design & Access / Planning Statement: Ruislip Lido Railway, Reservoir Road, Northwood, Ruislip, HA4 7TY. 

Noise: 

Planning Authority Comments: In terms of activity, no additional general visitor trips are forecast to 

occur as a consequence of the proposed development. There are no residential properties within the 

vicinity of the construction site and it is not considered that the proposed development would result in 

the occupiers of the nearest surrounding properties suffering any significant additional noise and 

disturbance, in compliance with relevant policies. 

 

Highways: 

Planning Authority Comments: There is an existing 260 space permanent car park, close to the bus 

turning circle area at the end of Reservoir Road. In addition, a 150 space overflow car park on the 

western edge of the Lido has been recently constructed. Public transport access to the site is through 

the H13 bus service which stops on Reservoir Road in the vicinity of the Waters Edge pub/restaurant.  

The proposal is for the upgrade and improvement of existing facilities. It is not anticipated that there 

would be any increase in vehicular movements to the Lido as a result of the development.  Therefore, 

it is not considered that the proposed development will have a detrimental impact upon the adjacent 

highway network, particularly during peak weekday traffic periods 

 

4.3 The applicant has engaged with two local ward Councillors to seek their view on the 

development and the impact this may have on residents, facility use and ecology. The Councillors 

recommend consultation with the groups summarised in Paragraph 4.4, 4.5 and 4.6. 

 

4.4 The applicant has engaged with the Ruislip Residents Association, providing a copy of the 

plans and discussing the impact and mitigation as part of the development. This discussion has led to 

specific changes to the plans, specifically in relation to additional elevations within the drawings and 

clarifications. The Ruislip Residents Association has not offered any material objection to the 

development. 

 

4.5 The applicant has engaged with the Ruislip Woods Trust, providing a copy of the plans and 

discussing the impact and mitigation as part of the development. This discussion has focussed on the 

ecological impact on the area, specifically around the impact to any bats within the development. The 

two parties are continuing to work together to assess the presence of bats within the development. 
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4.6 The applicant has engaged with several local residents on Reservoir Road. Whilst this road is 

some distance from the development, the applicant accepts that the arrival of all materials could cause 

some local inconvenience. As a result of this the applicant has set-up a robust communications plan 

for local residents which will involve consultation and regular updates as the construction work 

progresses. Those residents consulted did not offer any material objection to the development.  

 

5.0 PLANNING POLICY AND GUIDANCE 

Hillingdon Local Plan. Part 1 (2012) and Part 2 (2020) 

5.1 According to the Local Plan Policies Map (see extract in Figure 3 below), the site lies within 

a Nature Conservation Site of Metropolitan or Borough Grade I Importance, a National Nature 

Reserve, and an Archaeological Priority Area (Ruislip Motte and Bailey APA).   

 

Figure 5 – Extract from Hillingdon Policies Map.  

 

5.2 The following policies from the Hillingdon Local Plan are considered of particular relevance 

to the proposal.   

Local Plan Part 1 (Strategic Policies)   

• Policy EM2: Green Belt, Metropolitan Open Land and Green Chains.    

• Policy CI2: Leisure and Recreation.   

• Policy EM2: Green Belt, Metropolitan Open Land and Green Chains.   
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5.3 Amongst the policy provisions of Policy EM2 is that: 

“Any proposals for development in  Green  Chains  will  be  firmly  resisted  unless  they  maintain  the 

positive contribution of the Green Chain in providing a visual and physical break in the built-up area; 

conserve and enhance the visual amenity and nature conservation value of the landscape; encourage 

appropriate public access and recreational facilities where they are compatible with the conservation 

value of the area, and retain the openness of the Green Chain” 

 

It is considered that the development proposals are in compliance with this policy as the proposal 

will not impact the visual and physical break the lido provides. All of the proposed buildings are 

located within the ‘built up’ areas of the existing railway stations. Furthermore the provision of 

these buildings will help support the recent growth that has been seen in the usage of the Lido 

Railway and continue to encourage public access to this important local recreational resource. The 

proposal will also not impact the openness of the Green Chain, given that the buildings are of the 

same height as the existing building at the station.    

 

5.4 Policy CI2 sets out that with regards to leisure and recreation, the Council will seek to:   

“Safeguarding the existing viable leisure and recreational facilities and supporting proposals for new 

and improved facilities”   

It is submitted that the proposal is in full compliance with this policy as it will be providing new and 

improved facilities at the Lido Railway.   

 

5.5 Policy CI2 also states that the Council will seek to improve the geographical spread of leisure 

by:   

“Improving and upgrading facilities to both modernise and maximise their capacity to meet current 

leisure trends and demands”   

The proposed development would be in conformity with this policy as the new storage shed is to help 

facilitate the modernisation of the Lido Railway through the upgrading of the locomotives from 

diesel powered to battery powered.  In addition, the provision of a standalone control room is 

required to ensure the safety of the railway.   

 

5.6 Policy DME 4 (Visitor Attractions) states that the Council will “support, in principle, 

proposals that enhance the visitor offer in the Borough, subject to:   

“i.  No deleterious impact on neighbouring land use by noise, traffic and congestion, visual intrusion, 

safety, loss of privacy or amenity;   
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… 

“a high standard of building design, consistent with the amenity of the area that respects local 

architectural form”    

It is submitted that the proposed buildings are located in the existing railway stations and as such 

will not impact any of the factors cited by the above policy.  The proposed buildings will respect and 

compliment the architectural form of other buildings at the station.   

 

5.7 Policy DMEI 2 (Reducing Carbon Emissions) states that: 

“A) All developments are required to make the fullest contribution to minimising carbon dioxide 

emissions in accordance with London Plan targets”.     

The proposed development will facilitate the provision of battery locomotives which will help reduce 

the site’s overall carbon footprint and help tackle climate change.   

 

5.8 Policy DMHB 14 (Trees and Landscaping) seeks to avoid the loss of trees of merit.  The 

proposed development has sought to avoid/minimise any tree loss in so far as is possible.  However 

given the site constraints and development brief (not least the necessity to have the storage building 

next to an existing storage building) it has simply not been possible to avoid having to feel some trees.  

The applicant is committed to replacing trees on a one to one basis and is happy to agree the precise 

location and tree species by way of condition to any grant of planning permission.  It is important to 

note that the overall verdant character of the area would not be materially impacted through the loss 

of the trees in question.   

 

5.9 Policy DMEI 7 (Biodiversity Protection and Enhancement) sets out that the design and layout 

of new development should retain and enhance any existing features of biodiversity or geological value 

within the site.  As noted by the Planning Authority in the pre-planning response, the proposed 

development is not anticipated to have any significant impact on ecology, statutorily or locally 

protected nature conservation sites or landscapes.  In terms of Biodiversity Net Gain (BNG) 

Assessment, the area where the buildings are to be sited does not include any high-value ecological 

features. The baseline biodiversity unit value is estimated at 0.04 habitat units.  To deliver a net gain 

of 10–15%, the following low-cost and manageable interventions are proposed:  

•  a) Installation of Bird and Bat Boxes  

- Install 2 bird boxes and 1 bat box on mature trees at the site’s edge. 

- Cost-effective, with minimal maintenance required. 
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- Supports breeding and roosting opportunities for local fauna. 

- Estimated uplift: +0.003 habitat units. 

 

•  b) Edge Buffer Management (No Planting Required)  

- Allow a small (1m wide x 15m) buffer along the building edge to grow gras / wildflower longer 

during the summer months. 

- Occasional mowing only (once per season). 

- Enhances structural diversity with minimal labour. 

- Estimated uplift: +0.002 habitat units. 

The proposed development results in a small loss of an area with a woodland, but it is proposed to 

offset this through low-cost, practical enhancements including installation of bird/bat boxes and minor 

changes to mowing regimes. These simple measures achieve an estimated biodiversity net gain of 

approximately 12.5%, meeting the statutory minimum requirement while ensuring the proposal 

remains suitable and achievable for the intended use.   

 

6.0     CONCLUSION   

6.1    The works proposed at the site are considered to be in keeping with the function and need of 

the wider Lido and railway.  The proposed works are critical to support the continuation of this 

important local recreation asset enjoyed by residents of Hillingdon and neighbouring boroughs. The 

proposed buildings are in keeping with both the existing stations and wider area, as well as helping to 

facilitate the provision of new, battery powered locomotives, reducing the overall carbon footprint of 

the project. The proposed building will also have no negative environmental impacts on the Ruislip 

Lido Railway and wider Ruislip Lido.  

 

6.2 The applicant believes the there is significant social and community benefit to the 

development, through the skills and trades that it’s members (many of whom are aged 14-21) gain 

from the development.  Appendix A sets out some information on the social impact of the railway.   

   

6.3    The proposed development is considered to be in compliance with the London Plan and the 

Hillingdon Local Plan.   
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6.4 The proposed works received favourable pre-planning feedback and comments provided at pre-

planning stage have been taken on board for the final planning application submission.   
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APPENDIX A - Social Impact 

The Ruislip Lido Railway provides services on over 200 days a year to members of the public. The 

railway is maintained, operated and managed by a dedicated team of over 130 active members, all of 

whom play an active part in the day to day running. The applicant is proud that the Society has a 45-yr 

history of keeping this tradition.  The applicant is proud that the Society has a 45-yr of keeping this 

tradition. 

The Society has worked to promote the benefits of volunteering to members of the local community and 

is proud that from 2017 to 2025 the number of active members has increased by 100%. It’s this increase 

in members which allow the Society to achieve new projects and keep all maintenance activity in-house, 

teaching valuable skills to members of our community. 

The Railway has a proud history of developing volunteers who often go on to use these skills and 

experience in their professional careers, many of whom credit their involvement with the Society in this. 

The applicant has included a selection of case studies in support of this application demonstrating the 

value the Society has brought to it’s members. 
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