27 UXBRIDGE ROAD
APPLICANT RESPONSE TO PLANNING COMMITTEE MEETING ON 25TH APRIL 2023

Introduction
The Planning Committee sought a deferral to allow for clarification of a number of matters which have been provided below.
As a long term investor and stakeholder in the borough the applicant wishes to work proactively with officers and Members of the Council’s planning committee to provide the Council with sufficient control of the proposed hotel operation, whilst ensuring the hotel remains commercially attractive to the target business and leisure market it will cater for. 

1. Hotel Use
The application seeks permission for a C1 hotel use and any other use would require a further planning permission to be obtained from the Council. 
The applicant is proposing a hotel specifically catering for business and leisure travellers. The ‘bleisure’ market has seen significant growth following the COVID 19 pandemic with a surge in both international and domestic business and leisure travel due to an increasing shift towards flexible working and living patterns. 
The applicant has appointed CBRE Hotels to advise on the commercial strategy for the hotel and the CBRE Hotels team have advised on the target market and the design of the hotel to ensure that it meet current market needs and demands, and that the hotel operation will be sustainable from a commercial standpoint. A hotel needs and demand assessment prepared by CBRE’s Hotels team has been submitted as part of the planning application. 
The applicant will enter into corporate partnerships with businesses in the local area for the hotel bedrooms and specifically West London Film Studio, Colt Data Centre and wider businesses in and around Hayes, Heathrow and Southall. The applicant in currently in discussions with all of these parties as well as Hayes Town Partnership and the West London Business Alliance, and the Hillingdon Chamber of Commerce, all of whom have fed into the strategy for the hotel. The corporate partnerships will allow local businesses to book a specific quantum of rooms on an annual basis for workers who wish to stay near to their company headquarters during weekdays and for business travellers and placements for multinational companies.  A core part of the target hotel market is Monday to Friday bookings for workers who wish to stay in close proximity to their company headquarters during the week and then go home on the weekends. This is a significant market in the borough which has grown exponentially following the COVID19 pandemic and the subsequent shift in working patterns. 
The proposed hotel will include design focused spaces at a mid-budget price point. The applicant is working with internationally acclaimed architects Haptic to deliver the scheme. Haptic as a practice have a specific focus on wellbeing through design and this was a core reason for the practice being selected as architects The hotel will place a heavy emphasis on the health and wellbeing of its guests and some of the new amenities in the hotel will include a spa and wellness centre which will feature hot tubs, sauna, an ice bath, rain showers, a detox bar, and studio for meditation, exercise and breathwork. The hotel will also include events spaces, lounges and food and beverage provision. The hotel includes external terraces with landscaped gardens and planting and a swimming pool and changing facilities. 
The hotel bedrooms will be design focused and 4 star in terms of design quality. The hotel bedrooms will include a double bed, an en-suite bathroom, a space to read and relax, and two hobs and a sink for guests to cook light meals when they are staying on extended trips for business travel. The design of the hotel bedrooms has been informed by advice from CBRE’s hotels team based on the current needs and demands of hotel guests in the Hayes area. 
The applicant will manage the hotel having experience in managing hotels in London and New York. The hotel will be fully serviced and managed with 24 hour on site presence including front of house, security, and cleaning staff, and staff responsible for managing the wider hotel amenities. The applicant has previously been involved in the delivery and management of similar hotels in London and New York including the Ace Hotel in Shoreditch, Crossharbour the Isle of Dogs, The Penny in Williamsburg in New York, and The Paper Factory in Long Island City in New York. The applicant is now focused on the London market and has acquired 4 sites in London in the past 6 months including the Hayes site which will deliver a combined total of circa 1,000 hotel bedrooms. The hotels will all be delivered and operated under a new brand which will be launched to the market in June 2023.
The proposed hotel will drive inward investment into Hayes and the wider area by bringing workers into the area who will help to promote economic growth and will also spend money in local shops, restaurants and bars. 

2. Legal Position on Length of Stay
The starting point is the fact that the existing hotel does not have any restrictions on length of stay. It should also be noted that a range of precedent recent planning permissions approved by the Council for C1 use hotel developments do not have restrictions on length of stay, details of which have been shared with officers. This is because it is not necessary to restrict the length of stay in hotels at the planning stage in order to control the use at the operational stage and this has previously been confirmed in the courts. The applicant has taken legal advice on this point which has been shared and agreed with officers and the Council’s lawyers
Whether or not a hotel functions lawfully under C1 use comes down to a range of factors relating to the overall character and nature of the hotel operation and so the applicant has proactively sought to define these characteristics with officers and the Council’s lawyers upfront and has included them in the Hotel Management Strategy which will be a legal obligation in the s106 agreement for the application. This approach will ensure the hotel must operate in accordance with the Hotel Management Strategy and if it does not the Council can take enforcement and legal action as necessary. 
The 90 day rule mentioned at the recent planning committee meeting relates to the protection of existing housing stock as long term permanent housing. The 90 day rule is enshrined within the Greater London Council Act which stipulates that housing accommodation occupied for periods of less than 90 days would constitute a material change of use to short term accommodation and this triggers the need for planning permission. The 90 day rule does not apply to length of stays in hotels. There is no planning law, policy or guidance that controls the length of stay in hotels. A recent appeal decision shared with the Council confirms the Planning Inspectorate consider such a restriction to be unlawful.
However, the applicant has noted the concerns of Members of the Council’s planning committee at the recent planning committee meeting and wishes to respond in a positive and collaborative manner and has agreed to the request to fund the monitoring of the hotel management strategy over a 10 year period at a cost of £20,000 as requested by officers. The applicant wishes to be completely transparent with the Council on how the hotel will function and operate and on this basis is happy to agree the additional controls requested by Members of the Council’s planning committee at the recent committee meeting, including the requirement for the HMS to be reviewed by the Council on a 6 monthly basis. 
The applicant has previously shared a letter from their funders for the development which confirms the development is being funded on the basis that it will be delivered and operated under C1 hotel use. The letter confirms that it would be a breach of the covenants of the funding terms if the hotel does not operate under C1 use. Therefore, alongside the proposed planning controls the applicant has agreed funding terms for the hotel which stipulate that it can only be operated as a hotel and evidence of this has been shared with officers at the Council.  

3. Hotel Management Strategy 
If the hotel was to be managed and occupied in such a way that it did fall outside of the legal definition of a hotel then the Council has enforcement and legal powers to stop this. The Hotel Management Strategy will be a legal obligation and will run with the land and it has provisions volunteered by the applicant to ensure there is full transparency on the way the hotel is being managed. 
As mentioned above and as requested by Members of the planning committee, booking records are to be provided on a 6 monthly basis, or at any time requested by the Council. It is not considered that a period of less than this would provide sufficient information to assess whether or not the use of the building has moved outside of a C1 use and whilst this is the most frequent period any review would seem valid, the HMS allows for an increase in frequency should the Council deem this appropriate.
To ensure the Council has resourcing to monitor this an additional £20,000 payment has been committed to by the applicant which will cover the review costs for a period of least 10 years.

4. Shuttle Minibus
The proposal is that the requirement for a shuttle minibus service will be incorporated into the approved Green Travel Plan. The way this service will operate at the point the additional hotel rooms are first occupied is set out below and this will then be reviewed based on demand such that frequency of services can be adjusted to ensure that it optimises the most sustainable way of supporting travel to the site that reduces trips on the highway.
In the event there is no take up or demand for the shuttle minibus the applicant will decommission the service as requested by Members at the previous planning committee meeting. The applicant does not envisage much demand for the shuttle minibus service as generally hotel guests travel to and from their hotels by public transport, cycling and walking. The shuttle minibus was agreed to on request from the Council’s highways team to help mitigate the proposed car parking provision. The applicant did not propose that the shuttle minibus service offers a route to and from Heathrow Airport - again this was requested by the Council’s highways team and the applicant is happy for this route to be removed should officers and Members of the Council’s Planning Committee deem it appropriate. 
The delivery of the Minibus Shuttle service will also be underpinned by Condition 15 for a Minibus Shuttle Service Management Plan (MSSMP) which requires the details of the service to be agreed with officers prior to the occupation of the hotel bedrooms. This provides officers the scrutiny and oversight to ensure the details align with expectations and requires, as a minimum, to set out the number and type of minibuses, hours of operation, destinations served, parking arrangements payment and details of accessibility for disabled people. 
Whilst the exact routing and locations can be determined through consultation with LBH as part pf the MSSMP, it was set out within the Applicants submission that the routing comprises of a direct shuttle between the site and Southall Station or Hayes and Harlington Station to provide a direct and accessible link to a key public transport node. Both Southall and Hayes & Harlington stations benefit from Elizabeth Line services, thus providing excellent accessibility across and beyond London, including being completely step-free. The proposals to provide a dedicated minibus service and provide space for taxi-drop off within a covered area will enable guests to be taken between these stations and the Site each day, providing the opportunity for people to travel without driving.
To support this service, the Applicant commits to providing at least 2 minibus vehicles to be able to shuttle people every 10-12-minutes. Each vehicle will be provided to the highest environmental standards, and be fully-electric. 
Whilst local buses do route on the Uxbridge Road to Southall Station, the provision of a dedicated minibus shuttle offers a more appropriate service to serve hotel guests with luggage and people who are not familiar with public transport who may otherwise consider driving. Once at the hotel, it is expected that the majority of guests will become familiar with local public transport opportunities and benefit from advice from hotel staff on how to travel, and the wider comprehensive transport strategy underpinned by the Travel Plan. 
The minibus shuttle service will be offered free of charge to hotel guests that wish to use the service. 
During the last planning committee meeting, queries were raised with respect to the legal definition of a minibus, noting that Planning Condition 18 sought to restrict coaches and their access to the site. A vehicle with over sixteen passenger seats is classed as a coach and requires a special driving licence category to drive on the highway with or without passengers, fare paying or not. Owing to the nature of customers expected to be served by the hotel, coach bookings are not expected, and, as such, an associated planning restriction has been sought to be secured to prevent such bookings to be made where a specific coach parking space is not available. There is ample space for the proposed minibus shuttle service which can use the space available within the porte-cochere designed to allow the movement of hotel guests by vehicles. Including taxis and minibuses. 

5. Green Credentials
A key project aspiration is to embed sustainable principles throughout and target operational Net Zero. The most sustainable buildings are those that already exist - rather than demolishing the 60-year-old structure, the existing building will be given a new lease of life. Alongside this, new hotel and employment incubator space is carefully designed with a total of 1971m2 of amenity space, comprising two external courtyards and four roof terraces. Green and bio-solar roofs promote biodiversity. A total of 918sq.m of new public realm is created, with new tree-lined streets on the north and west of the building.
The key points are;
• Retrofit existing building - Retain the existing structure and internal accommodation, reskin the building to meet the latest performance requirements
• Low car transport - Promote sustainable modes of travel through generous cycle storage in areas visible from the public realm
• Enhance air quality - Specify planting with a high Urban Tree Air Quality (UTAQ) score to actively reduce dust and noxious gases via natural means
• Maximise passive ventilation - Seek to naturally ventilate hotel rooms and amenity spaces from the inner courtyards where possible
• Promote site biodiversity - Use planting and microclimate to form habitat and food source for pollinating insects
• Sustainable urban drainage system - Utilise courtyards as green/blue roofs to attenuate storm water runoff
• Maximise natural daylighting - Use courtyards to naturally light circulation, calibrate facade solid: glazed ratios to avoid overheating
• Fabric first approach - Invest in the physical building fabric to reduce operational carbon emissions, and specify carefully to reduce embodied carbon footprint
• Design low energy services systems - Use appropriate low carbon plant and technology to provide energy efficient environmental conditioning and services. Investigate synergies with other nearby developments
• Maximise water efficiency - Design potable, non-potable and irrigation systems to minimise water usage and avoid wastage
• Create healthy living environment - Enhance noise and air quality, use natural materials and green landscaping to create an environment supportive of healthy wellbeing, play, learning and work
• Urban Greening Factor - In accordance with Policy G5 Urban Greening in the London Plan March 2021 the Urban Greening Factor (UGF) for the scheme has been calculated. London Plan Policy G5 requires all major developments to include urban greening as a fundamental element of site and building design. A score of 0.3 should be targeted for predominately commercial developments. The scheme exceeds this target with a score of 0.393.


6. Additional Conditions
The following amendments or additional planning conditions requested by members at the recent planning committee meeting are agreed.
· Condition 11- include fire safety details for microwaves specifically 
· CEMP Condition - exclude delivery between 3-5pm- Mon-sat 7-9 am 
· New condition – the only vehicular access into and out of the site shall be from the Springfield Road access point shown on the plans hereby approved 
· New condition – mechanical ventilation in hotel bedrooms
 


