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1 INTRODUCTION 

1.1 RKS Associates has been commissioned on behalf of Frough Limited to provide 
highways and transport advice in respect of a listed building consent and planning 
application for former Regal Cinema at 233 High Street, Uxbridge in London Borough 
of Hillingdon. The redevelopment proposals seek to change of use of an existing 
nightclub to a banqueting suite and a new four storey hotel providing 30 bedrooms.  

1.2 This Transport Statement (TS) has been produced to advise London Borough of 
Hillingdon as the Local Planning and Highway Authority on the transport planning 
considerations associated with the development proposals.  The application site is 
located on the northern side of the High Street in Uxbridge town centre as shown in 
Figure 1.1. 

Figure 1.1: Site Location in its Local Context 

 
Scope of this Report 

1.3 This Transport Statement considers the highway and transportation issues associated 
with the change of use and a new hotel.  It has been prepared in the context of National 
Planning Policy Framework (NPPF) and the Department for Transports (DfTs) 
‘Guidance on Transport Assessment’ document.   

1.4 This report provides an overview of the proposed development in transport terms in 
relation to accessibility, trip generation, car parking, cycle parking, deliveries and 
servicing. It concludes that the proposals are acceptable in highways terms as they 
would not impact on the local or wider highway network 

1.5 The report has been structured as follows: 

 Section 2: Provides a description of the site and it local environment; 

 Section 3: Provides a brief review of pertinent national and local planning 
policy guidance; 

 Section 4: Provides details of the development proposals and traffic impact; 

 Section 5: provides the conclusions of the report. 
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2 THE SITE AND ITS LOCAL ENVIRONMENT 

2.1 The site is located on the northern side of the High Street in Uxbridge approximately 
400m to the east of Uxbridge town centre in the London Borough of Hillingdon. The 
proposed redevelopment site is bounded by High Street to the south a service road to 
the west and Cumberland Way to the north.  The site comprises of two interconnected 
buildings with the original entrance to the former Regal Cinema fronting onto the High 
Street.  The existing cinema building is located behind the row of terraced building 
along the High Street and to the south of Cumbrian Way cul-de-sac. 

Local Highway Network 

2.2 High Street is a single two-way carriageway aligned in a northwest to southeast 
direction with retail shops located along its frontage.  The carriageway is lit with 
continuous footways provided along both sides of the carriageway.  Parking 
restrictions in the form of double yellow lines are located along its southern side and 
there are designated pay and display parking bays located along the northern side.  
The High Street continues in a south-easterly direction where it connects with the 
A4020 Hillingdon Road and the B483 Park Road at a four-arm roundabout. 

2.3 The High Street continues in a north-westerly direction towards Uxbridge High Street 
via a three arm mini-roundabout, the north westerly arm (ahead lane) continues into 
a restricted pedestrianised one-way road, which restrict access for vehicles and 
motorcycles except for loading.  The north-easterly arm of the mini-roundabout is a 
two-way service road that provides access to the rear of 224a to 233 High Street. 

Public Transport Accessibility 

2.4 The site benefits from bus stops that are located within a short walk from the site, the 
nearest bus stops are located on Uxbridge High Street less than 100m to the northwest 
and on Park Road approximately 150m to the east of the site. Both bus stops are 
readily accessible to the site with a walk time of less than 2 minutes. The bus routes 
and timetables serving the site are summarised in Table 2.1.  

Table 2.1 Accessible Bus Services 

Bus Route 
No Route  

Daytime Frequency 
Mon – Fri Saturday Sunday 

Uxbridge High Street 
427 York Road - Bridge Road 9-12 mins 8-12 mins 11-12 mins 
U1 Ruislip Station - West Drayton Station 13-14 mins 15 mins 30 mins 

U3 Uxbridge Station - Heathrow Central Bus 
Station 

15 mins 15 mins 30 mins 

U4 Prologis Park - Belmont Road 9-11 mins 9-12 mins 11-12 mins 
U7 Uxbridge Station - Lombardy Retail Park 30 mins 30 mins 30 mins 

N207 Uxbridge Station - Bloomsbury Square Night Bus every 30 mins  
Park Road 

A10 Uxbridge Station to Heathrow Central Bus 
Station 

20 mins 20 mins 30 mins 

SL8 Uxbridge Station to White City Bus Station 8-12 mins 8-12 mins 10-12 mins 
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2.5 Uxbridge Underground station is approximately 400m walking distance from the site, 
the station forms part of the Transport for London (TfL) underground network and is 
located within zone 6.  Uxbridge underground station is served by the Metropolitan 
and Piccadilly underground lines.   

2.6 Local and national government guidance in respect of proposed developments is to 
ensure that sites are accessible by public transport. In terms of accessibility the site is 
well placed in terms of access to local facilities and has excellent links to the public 
transport network.  

Pedestrian Access & Cycle Access 

2.7 Relevant guidance provided in Manual for Streets (MfS) states that walking is the most 
important mode of travel at the local level it offers the greatest potential to replace 
short car trips, particularly those under 2km. The distance that people are prepared to 
walk depends on the journey purpose The Institute of Highways and Transportation 
(IHT) produced ‘Guidelines for Journeys on Foot’ in 2000 which provides ‘suggested 
acceptable walking distances’. The walking thresholds are summarised in Table 2.3. 

Table 2.3 Suggested Acceptable Walking Distances 

2.8 With regards to cycling, it is generally accepted that it has the potential to substitute 
for short car trips, particularly those less than 5km, and to form part of a longer journey 
on public transport. At an average cycle speed of 16 km/hr, this relates to a journey 
time of circa 25 minutes.  

2.9 Figure 2.1 highlights the accessible walking area within a 2km catchment and a cycling 
area within 25 minutes of the site. 

Figure 2.1: Pedestrian & Cycle Accessibility Site 

  

Preference Commuting, School & 
Sightseeing (m) 

Elsewhere  
(m) 

Desirable  500 400 
Acceptable 1,000 800 
Preferred Maximum 2,000 1,200 



Transport Statement 
233 High Street, Uxbridge, London Borough of Hillingdon 
Proposed Change of Use & Hotel 

 

 

Ref: VRP2001-01 4 January 2026 

 

RKS 
Associates 

Public Transport Accessibility (PTAL) 

2.10 The Public Transport Accessibility Level (PTAL) of a site is used as an indicator of 
transport accessibility. It is represented as a rating between 1 and 6 (a rating of 6 would 
demonstrate that the location has excellent accessibility).  The PTAL assesses the 
density of public transport provision for a given site. Transport for London’s WebCat 
database indicates that the site benefits form a PTAL Rating of 6a. The mapping output 
from the TfL website is shown Figure 2.3. 

Figure 2.2: PTAL rating for the Site 

 
Existing Accident Record 

2.11 In order to examine the existing accident record, publicly available on TfL London 
Collision Map has been obtained as shown in Figure 2.4. The PIC data for the local 
highway network identifies that a total of seven collisions have occurred on the wider 
highway network during the 3-year period up to 31st December 2024.  However, a 
closer examination of the collision data indicates that only one collision has occurred 
on the High Street at the mini-roundabout to the west of the site.  The collision 
occurred in May 2021, it involved a single vehicle resulting in a slight injury.  

Figure 2.3: Extract from TfL London Collision Map 
 

2.12 Based on the review of PIC data, there are not any existing highway safety issues in the 
immediate vicinity of the site that would be exacerbated by the proposed 
development. 
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3 RELEVANT TRANSPORT POLICY 

3.1 Transport policies at a national level are set out in National Planning Policy Framework 
(NPPF) which was updated in December 2024, the London Plan sets out the policies at 
a regional level with the London Borough of Hillingdon Local Plan at a local level.  

National Policy - National Planning Policy Framework (NPPF) 

3.2 The National Planning Policy Framework (NPPF) published by the Department for 
Communities and Local Government (DCLG) details the government’s planning policies 
for England and how these are expected to be applied.  The NPPF provides a 
framework to allow local authorities to produce individual local plans reflecting the 
specific needs in their community. The aim of the NPPF is to make the planning system 
less complex and more accessible, to protect the environment and to promote 
sustainable growth. 

3.3 The NPPF seeks to promote sustainable development through a set of 12 core planning 
principles that underpin both plan-making and decision-taking. The principles include:  

“…actively manage the patterns of growth to make the fullest possible use 
of public transport, walking and cycling, and focus significant development 
in locations which are or can be made sustainable…” 

3.4 More specifically under Paragraph 114 the NPPF states “in assessing sites that may be 
allocated for development in plans, or specific applications for development, it should 
be ensure that: 

a) Appropriate opportunities to promote sustainable transport modes can be – or 
have been – taken up, given the type of development and its location; 

b) Safe and suitable access to the site can be achieved for all users; 

c) The design of streets, parking areas, other transport elements and the content 
of associated standards reflects current national guidance, including the 
National Design Guide and the National Model Design Code 46; and 

d) Any significant impacts from the development on the transport network (in 
terms of capacity and congestion), or on highway safety, can be cost effectively 
mitigated to an acceptable degree.” 

3.5 Accordingly under paragraph 115 the NPPF states “development should only be 
prevented or refused on highways grounds if there would be an unacceptable impact 
on highway safety, or the residual cumulative impacts on the road network would be 
severe.” 

Regional Policy - The London Plan 

3.6 At a regional level The London Plan is part of the statutory development plan for 
London, with the policies in the Plan used to inform decisions on planning applications 
across the capital. The following transport policies are relevant to the application site:  

 

 



Transport Statement 
233 High Street, Uxbridge, London Borough of Hillingdon 
Proposed Change of Use & Hotel 

 

 

Ref: VRP2001-01 6 January 2026 

 

RKS 
Associates 

Policy T4 – Assessing and Mitigating Transport Impacts  

States that transport assessments should be submitted with development 
proposals to ensure that impacts on the capacity of the transport network 
(including impacts on pedestrians and the cycle network), at the local, 
network-wide and strategic level, are fully assessed. 

Policy T5 – Cycling 
Requires that development proposals should help remove barriers to 
cycling and create a healthy environment in which people choose to cycle. 
This is achieved through supporting the delivery of a London-wide network 
of cycle routes, and appropriate cycle parking that is designed and laid out 
in accordance with the guidance contained in the London Cycling Design 
Standards (LCDS). 

Policy T6 – Car Parking  
States where provided, each motorcycle parking space should count 
towards the maximum for car parking spaces at all use classes and 
adequate provision should be made for efficient deliveries and servicing 
and emergency access. 

Policy T7 – Deliveries, Servicing and Construction  

States that development proposals should facilitate safe, clean, and 
efficient deliveries and servicing. Provision of adequate space for servicing, 
storage and deliveries should be made off-street, with on-street loading 
bays only used where this is not possible. Delivery and Servicing Plans will 
be required and should be developed in accordance with Transport for 
London (TfL) guidance and in a way which reflects the scale and 
complexities of developments.  

Local Policy – London Borough of Hillingdon Local Plan 

3.7 The London Borough of Hillingdon Local Plan is set out in two parts, ‘Local Plan: Part 
1- Strategic Policies' document was adopted in November 2012 and the ‘Local Plan 
Part 2 - Development Management Policies’ (DMP) document was adopted in January 
2020.  

3.8 The Hillingdon Local Plan - Part 1 - Strategic Policies is the key strategic planning 
document for Hillingdon and will support delivery of the spatial elements of the 
Sustainable Community Strategy. It sets out a long-term vision and objectives for the 
Borough. The primary matter relating to transport notes the council has an overall aim 
of improving quality of life and reducing private car dependency. 

3.9 The Local Plan Part 2, adopted in January 2020, provides revised development 
management policies and replaces the Unitary Development Plan (1998) saved 
policies. The relevant policies include the following: 
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Policy DMT 1: Managing Transport Impacts 
Development proposals will be required to meet the transport needs of the 
developments and address its transport impacts in a sustainable manner. In order for 
developments to be acceptable they are required to: 
• Be accessible by public transport, walking and cycling either from the catchment 

area that is likely to draw its employees, customers or visitors from and/or the 
services and facilities necessary to support the development; 

• Maximise safe, convenient and inclusive accessibility to, and from within 
developments for pedestrians, cyclists and public transport users; 

• Provide equal access for all people, including inclusive access for disabled people; 
• Adequately address delivery, servicing and drop-off requirements; and 
• Have no significant adverse transport or associated air quality and noise impacts 

on the local and wider environment, particularly on the strategic road network. 

Policy DMT 2: Highways Impacts 
Development proposals must ensure that: 
• Safe and efficient vehicular access to the highway network is provided to the 

Council’s standards; 
• They do not contribute to the deterioration of air quality, noise or local amenity or 

safety of all road users and residents; 
• Safe, secure and convenient access and facilities for cyclists and pedestrian are 

satisfactory accommodated in the design of highway and traffic management 
schemes; 

• There are suitable mitigation measures to address any traffic impacts in terms of 
capacity and functions of existing and committed roads, including along roads or 
through junctions which are at capacity. 

Policy DMT 4 – Public Transport 
The Council may require developers to mitigate transport impacts from development 
proposals by improving local public transport facilities and services;  

Policy DMT 5: Pedestrians and Cyclists 
Development proposals will be required to ensure that safe, direct and inclusive access 
for pedestrians and cyclists is provided on the site connecting it to the wider network.  

Policy DMT 6 – Vehicle Parking 
Development must comply with the standards outlined at Appendix C in order to 
facilitate sustainable development. The Council may agree to vary these requirements 
when:  
• The variance would not lead to a deleterious impact on street parking provision, 

congestion or local amenity; and/or  
• A transport appraisal and travel plan has been approved and parking provision is 

in accordance with its recommendations.  

3.10 Based on the relevant policies it is concluded that the proposed scheme is considered 
to conform to planning policy standards at a national, regional and local level. 
Accordingly, it is considered that the proposals are acceptable in planning terms. 
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4 DEVELOPEMENT PROPOSALS & TRAFFIC IMPACT 

4.1 The development proposals are for a change of use planning application for the former 
Regal Cinema at 233 High Street, Uxbridge in London Borough of Hillingdon.  The 
proposals seek a change of use of an existing nightclub located within the building 
fronting onto the High Street to a banqueting suite.   

4.2 The proposals also seek to convert the existing gym building located to the rear of the 
High Street and rear of the cinema building alongside an extension to the existing 
building to a four-storey hotel accommodating 30 bedrooms.  The proposals also 
include a new access ramp to the underground car parking taken from the existing 
service road serving the parking area behind 224a to 233 High Street.  

4.3 As demonstrated the proposed site is located within an area that is readily accessible 
by sustainable modes of travel and as a result the proposals seek to provide 9 car 
parking spaces including one disabled parking space within the lower ground of the 
hotel.  Access to the underground car parking will be via a car lift that will be accessed 
off Cumbrian Way the vehicle track plots contained in Appendix B confirm that 
vehicles can access the car parking spaces, turn around within the car park, and exit in 
a forward gear. 

Parking Provision 

4.4 The London Borough of Hillingdon Local Plan Part 2 (DMP) sets out the Council’s 
maximum car and cycle parking standards for developments in the Borough.  The 
applicable car parking standards are provided in Table 4.1 below: 

Table 4.1: Hillingdon Local Plan: Part 2 – Car Parking Standards Hotel & Banquet Suite 
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4.5 The proposals seek to provide a 30-bedroom hotel and it is anticipated that there will 
be a maximum of 15 staff working various shifts. In accordance with the car parking 
standards of 1 space for 10 employees 2 car parking spaces will be allocated to staff 
and a further 2 car parking spaces allocated to hotel guests.  The proposals also include 
a banqueting suite with a capacity of 250 guests, in accordance with the car parking 
standards of 1 space for 50 guests a further 5 car parking spaces is proposed.  In total 
the proposals include a total of 9 car parking including 1 space for mobility Blue Badge 
holder that accord with the council standards.  

4.6 London Cycling Design Standards provides details relating to cycle parking standards 
ensuring that cycle parking needs to be accessible, safe and secure and ease of use. 
Based on the standards one space per 50 bedrooms for short-stay visitors and 
customers, with additional provision for staff and longer-stay guests will be required, 
on this basis it is proposed that 10 cycle parking spaces will be appropriate. 

Servicing & Refuse Collection 

4.7 In terms of servicing and refuse collection, the site is accessible from both High Street 
and Cumbrian Way. Following the relocation of the basement car park access to 
Cumbrian Way, the proposed enhancement of the frontage to the hotel, together with 
the clear segregation between the public realm and the service road to the rear of 233 
High Street, will improve the overall layout and operation of the local highway 
network. Consequently, servicing and waste collection are proposed to continue via 
the existing service road located to the west and rear of 233 High Street..   

4.8 Refuse collection and servicing are expected to operate using the established servicing 
arrangements that currently serve the retail properties along the High Street. 
Accordingly, all refuse collection and primary servicing activities are proposed to be 
undertaken via the existing service road located to the west and rear of 233 High 
Street.  To minimise and appropriately manage any potential conflicts between 
servicing vehicles and other road users, a Servicing and Delivery Management Plan will 
be prepared and implemented. This plan will set out agreed procedures and time 
controls to mitigate operational impacts on the local highway network. 

Trip Generation – Proposed 30-Bedroom Hotel 

4.9 The TRICS database has been used to estimate of the likely levels of trip generation 
resulting from the proposed hotel, albeit it is acknowledged that good public transport 
links to and from the proposed hotel will result in the majority of the hotel guests using 
public transport.  Nevertheless, an assessment of the TRICS database based similar 
hotels in a central location has been undertaken.  

4.10 A summary of the weekday peak-hour trip rates and anticipated vehicle movements 
for the proposed hotel in a town centre location where the PTAL rating is high is 
summarised in Table 4.2, the TRICS output report provided at Appendix C.  

Table 4.2: Hotel Trip Rates/Generation - Weekday 

TRICS Trip 
Rates 

(per bedroom) 

Weekday AM Peak Hour 
(08:00– 09:00)  

Weekday PM Peak Hour 
(15:00– 16:00)  

Arrivals  Departures Arrival Departures 
Total Vehicles 0.017 0.033 0.040 0.026 

Weekday AM Peak Hour Weekday PM Peak Hour 
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Trip 
Generation 

Arrivals  Departures Arrival Departures 

Total Vehicles 1 1 2 1 

4.11 The results show that during the busiest hour the proposed redevelopment of the site 
would result in approximately 2 two-way vehicular movements during the highway 
peak periods, which will have negligible impact on the local highway network. 

Trip Generation – Proposed Banqueting Suite 

4.12 The TRICS database has also been used to derive the estimated numbers of trips for 
the proposed banqueting suite, however due to the limitations of the survey data 
within TRICS database there are no available trip rates.  

4.13 In order to estimate the number of trips associated with the proposed banqueting 
suite an assessment based on first principles has been undertaken.  It is anticipated 
that the proposed floor area of the banqueting suite will be able to accommodate a 
maximum number of guests of 250 people.   

4.14 Using a car occupancy level of 4 people per car then this would equate to a total of 63 
two-way vehicle trips.  However, it is more than likely that the majority of guests would 
uses local taxis, sustainable modes or be dropped off due to the location of the site.  
Consequently using the assumption that 50% of the trips would be undertaken by taxis, 
drop offs or sustainable modes it is anticipated that the proposed banqueting suite is 
likely to generate a maximum of 32 two-way vehicle trips.  

4.15 It is also recognised that these vehicle trip are likely to occur outside the highway peak 
hours given the nature of the banqueting suite and as a result, the overall traffic impact 
associated with the banqueting suite will be very low. 

4.16 Based on the above the proposed development is expected to generate only a small 
number of new trips on the local highway network.  On this basis, it is reasonably 
concluded that the proposed development will have an immaterial impact upon the 
operation of the local highway network. 
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5 SUMMARY AND CONCLUSION 

5.1 RKS Associates has been commissioned on behalf of Frough Limited to provide 
highways and transport advice in respect of a listed building consent and planning 
application for former Regal Cinema at 233 High Street, Uxbridge in London Borough 
of Hillingdon.  

5.2 The redevelopment proposals seek to change of use of an existing nightclub to a 
banqueting suite and convert the existing gym building located to the rear of the 
cinema and High Street alongside an extension to the building to provide a four-storey 
hotel accommodating 30 bedrooms. The proposals include a new car lift providing 
access to the underground car park from Cumbrian Way. Improvements to the public 
realm in front of the proposed hotel, together with the segregation of the service road 
serving 224a to 233 High Street, shall ensure that all servicing and refuse collection 
continues to be undertaken via the existing service road at the rear of these properties 
in a safe and controlled manner. A Servicing and Delivery Management Plan shall be 
prepared and implemented to manage operational activities and minimise conflicts 
with other road users. via Cumbrian Way, further improvements to the public realm in 
front of the proposed hotel and segregation of the service road behind 224a to 233 
High Street will enable servicing and refuse collection to continue using the.  

5.3 A review of the sites accessibility has identified that the site is located in a highly 
accessible location with a PTAL rating of 6a, which would work to encourage access by 
sustainable modes, for both staff and guests. The proposals are therefore considered 
to conform to planning policy standards at a national and local level. Accordingly, it is 
considered that the proposals are acceptable in planning terms. 

5.4 A review of the highway accident data for the site indicates no specific accident 
patterns across the highway network in vicinity of the site.  Based on the review of PIC 
data, there are not any existing highway safety issues in the vicinity of the site which 
would be exacerbated by the proposed development. 

5.5 The proposals provide a total of 9 car parking including 1 space for mobility Blue Badge 
holder that accords with the London Borough of Hillingdon parking standards.  In 
addition the cycle parking standards contained in London Cycling Design Standards 
reflects that 10 cycle parking spaces is appropriate for the proposed development. 

5.6 The trip generation assessment undertaken demonstrates that the proposals would 
result in minimal traffic impact with approximately 2 two-way vehicular movements 
during the highway peak periods for the hotel, which will have negligible impact on the 
local highway network.   

5.7 The proposed banqueting suite provides a local venue and is located in a readily 
accessible location, it is anticipated that the proposed banqueting suite could generate 
up to 32 two-way vehicle trips, however more importantly these trips are likely to 
occur during off peak periods due to the nature of the banqueting suite.  It is therefore 
concluded that the overall traffic generation of the proposals would be negligible.  
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5.8 This report has demonstrated that the residual cumulative impact of the 
redevelopment proposals would not be severe, and on this basis there are no material 
reasons why the proposed development should not be granted planning consent on 
highways or transportation grounds. 
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Appendix A 
Site Layout – Ground Floor & Basement 
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Appendix: B 
Vehicle Track Plots 



Transport Statement 
233 High Street, Uxbridge, London Borough of Hillingdon 
Proposed Change of Use & Hotel  

 

Ref: VRP2001-01 
v 

January 2026 
 

RKS 
Associates 

 



Transport Statement 
233 High Street, Uxbridge, London Borough of Hillingdon 
Proposed Change of Use & Hotel  

 

Ref: VRP2001-01 vi January 2026 

 

RKS 
Associates 

Appendix: C 
TRICS DATA  
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