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A

Item No. Report of the Head of Development Management and Building Control
Address: 157 WHITBY ROAD RUISLIP
Development: Change of use from Office (Use Class E) to Restaurant (Use Class E) and Hot
Food Takeaway (Sui Generis) with installation of rear flue system
LBH Ref Nos: 40180/APP/2026/990
Drawing Nos: AGL33935
Noise Impact Assessment (Noise Assessments Limited, dated 18.05.2026)
Planning Statement
ARC/26/WHI157/PL0O1 page: 02/03
ARC/26/WHI157/PL0O1 page: 01/03
Specification of Kitchen Extraction System
ARC/26/WHI157/PL0O1 page: 03/03
Date Plans received: 26-05-26 Date(s) of Amendments(s):

Date Application valid  26-05-26

SUMMARY

The application seeks planning permission for the change of use of no. 157 Whitby Road, a ground
floor commercial unit (Use Class E), to a restaurant and hot food takeaway (Sui Generis Use). To
facilitate the conversion, the installation of a flue system is also proposed to the rear of the unit.

The application site is located within a local parade where there is a presumption in favour of
retaining former class A1 retail Uses. In this instance, the unit has a historic use as an office/ for
financial services however, hence the proposal would not result in the loss of a former A1 Use with
regard to the existing relationship.

The proposed restaurant and hot food takeaway would suitably retain the viability of an existing
commercial unit, and would not detrimentally affect the character of the area nor discernibly
exacerbate congestion or parking stress. Furthermore, it has been satisfactorily demonstrated that
the proposal would not be detrimental to the amenity of adjacent and nearby occupiers, subject to
conditions.

Overall, the proposed development is considered to be acceptable in respect of all material
planning considerations and is therefore recommended for approval.

RECOMMENDATION
APPROVAL subject to the following:
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1. HO1 Time Limit

The development hereby permitted shall be begun before the expiration of three years from the
date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990.

2. HO2 Accordance with Approved Plans

The development hereby permitted shall not be carried out except in complete accordance with the
details contained in the planning application hereby approved and plan numbers:

AGL33935

ARC/26/WHI157/PLO1 page: 01/03
ARC/26/WHI157/PL0O1 page: 02/03
ARC/26/WHI157/PL0O1 page: 03/03

unless the Local Planning Authority otherwise first agrees in writing.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan Part 1 (2012)
and Part 2 (2020), and the London Plan (2021).

3. COMS  General compliance with supporting documentation

The development shall be carried out in full accordance with the details, methodologies,
specifications and recommendations contained within the following supporting documents:

- Specification of Kitchen Extraction System (MKM Archi Design Ltd) - Including table titled 'Kitchen
Extract Specification'
- Noise Impact Assessment (NIA) (Noise Assessments Limited, dated 18.05.2026)

Thereafter the development shall be retained/maintained in accordance with these details for as
long as the development remains in existence.

REASON

To safeguard the residential amenity of the occupiers of adjoining and nearby properties in
accordance with Policies DMHB 11 and Policy DMTC 4 of the Hillingdon Local Plan Part 2 (2020),
and Policy D14 of the London Plan (2021).

4. NONSC Noise Limit

For the lifetime of the development hereby permitted the rating level (LAr) of noise caused by its
operation shall not exceed: 40 dB LAr 15 min for any fifteen-minute period between 23:00 and
07:00, and 50 dB LAr 1 hour for any one-hour period between 07:00 and 23:00, determined one
metre free field external to any window or door of any permanent residential, or equivalently noise
sensitive premises, in accordance with 'Methods for rating and assessing industrial and commercial
sound' British Standards Institution BS4142 2014.

REASON
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To safeguard the residential amenity of the occupiers of adjoining and nearby properties in
accordance with Policies DMHB 11 and Policy DMTC 4 of the Hillingdon Local Plan Part 2 (2020),
and Policy D14 of the London Plan (2021).

5. NONSC Operating Hours

The premises shall not be open for customers outside the following hours:
10:00 to 23:00 Mondays to Sundays

REASON
To safeguard the residential amenity of the occupiers of adjoining and nearby properties in
accordance with Policies DMHB 11 and DMTC 4 of the Hillingdon Local Plan: Part 2 (2020).

6. NONSC Servicing and Delivery Hours

The premises shall not be used for deliveries and collections, including waste collections other than
between the hours of 09:00 and 18:00, Mondays to Fridays, 09:00 to 13:00 Saturdays and not at all
on Sundays and Public and Bank Holidays.

REASON
To safeguard the residential amenity of the occupiers of adjoining and nearby properties in
accordance with Policies DMHB 11 and DMTC 4 of the Hillingdon Local Plan: Part 2 (2020).

INFORMATIVES

1. 1562 Compulsory Informative (1)

The decision to GRANT planning permission has been taken having regard to all relevant planning
legislation, regulations, guidance, circulars and Council policies, including The Human Rights Act
(1998) (HRA 1998) which makes it unlawful for the Council to act incompatibly with Convention
rights, specifically Article 6 (right to a fair hearing); Article 8 (right to respect for private and family
life); Article 1 of the First Protocol (protection of property) and Article 14 (prohibition of
discrimination).

2. 170 LBH worked applicant in a positive & proactive (Granting)

In dealing with the application the Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We have
made available detailed advice in the form of our statutory policies from Local Plan Part 1, Local
Plan Part 2, Supplementary Planning Documents, Planning Briefs and other informal written
guidance, as well as offering the opportunity to revise the scheme during the course of the
application, in order to ensure that the applicant has been given every opportunity to submit an
application which is likely to be considered favourably.

3. 125 Consent for the Display of Adverts and llluminated Signs

The applicant is to note that this application relates to the change of use of the unit only (including
installation of flue) and does not grant planning consent for any other external changes or
advertisements which may be required as a result of the unit's conversion. Separate advertisement
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consent may be required for shop signage, as per the Town and Country Planning (Control of
Advertisements) Regulations 1992.

4, 199 Noise Informative

It is considered that a condition based on fixed noise levels is consistent with noise and planning
policy by relating external noise levels to the point at which adverse effects on health and quality of
life start to be observed. The limit values are intended to be consistent with the evidence base that
is reflected in guidance: 'Guidance on Sound Insulation and Noise Reduction for Buildings' BS8233
2014. This is combined with the assessment principles and procedures detailed in guidance:
'Methods for rating and assessing industrial and commercial sound' British Standards Institution
BS4142 2014." This is used to set reference time periods for the assessment and adjust measured
or calculated LAeq values for character as detailed in BS4142 to determine the rating level.

5. 115 Control of Environmental Nuisance from Construction Work

Nuisance from demolition and construction works is subject to control under The Control of
Pollution Act 1974, the Clean Air Acts and other related legislation. In particular, you should ensure
that the following are complied with:-

A. Demolition and construction works which are audible at the site boundary shall only be carried
out between the hours of 08.00 and 18.00 hours Monday to Friday and between the hours of 08.00
hours and 13.00 hours on Saturday. No works shall be carried out on Sundays, Bank or Public
Holidays.

B. All noise generated during such works shall be controlled in compliance with British Standard
Code of Practice BS 5228:20009.

C. Dust emissions shall be controlled in compliance with the Mayor of London's Best Practice
Guidance' The Control of dust and emissions from construction and demolition.

D. No bonfires that create dark smoke or nuisance to local residents.

You are advised to consult the Council's Environmental Protection Unit
(www.hillingdon.gov.uk/noise Tel. 01895 250155) or to seek prior approval under Section 61 of the
Control of Pollution Act if you anticipate any difficulty in carrying out construction other than within
the normal working hours set out in (A) above, and by means that would minimise disturbance to
adjoining premises.

6. I3 Building Regulations - Demolition and Building Works

Your attention is drawn to the need to comply with the relevant provisions of the Building
Regulations, the Building Acts and other related legislation. These cover such works as - the
demolition of existing buildings, the erection of a new building or structure, the extension or
alteration to a building, change of use of buildings, installation of services, underpinning works, and
fire safety/means of escape works. Notice of intention to demolish existing buildings must be given
to the Council's Building Control Service at least 6 weeks before work starts. A completed
application form together with detailed plans must be submitted for approval before any building
work is commenced. For further information and advice, contact - Residents Services, Building
Control, 3N/01 Civic Centre, Uxbridge (Telephone 01895 558170).

7. 199 BNG Exempt
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For the avoidance of doubt, in accordance with Schedule 14 of The Environment Act 2021,
paragraph 13 (General Condition of Planning Permission) of the Act requires a condition securing
the submission of a biodiversity net gain plan to be approved by the local planning authority on the
grant of every planning permission. However, paragraph 17 (Exceptions) of this Act states
paragraph 13 (General Condition of Planning Permission) does not apply in relation to development
for which planning permission is granted by a development order; under section 293A (urgent
Crown development); or development of such other description as the Secretary of State may by
regulations specify. Consequently, under current exemptions this proposal is exempt from the
mandatory minimum 10% Biodiversity Net Gain requirement which was introduced by The
Environment Act 2021.

153 Compulsory Informative (2)

The decision to GRANT planning permission has been taken having regard to the policies and
proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including The
London Plan (2021) and NPPF (2024).

DME 3 Office Development

DMEI 7 Biodiversity Protection and Enhancement
DMEI 9 Management of Flood Risk

DMH 3 Office Conversions

DMHB 11 Design of New Development

DMT 1 Managing Transport Impacts
DMT 2 Highways Impacts

DMT 5 Pedestrians and Cyclists
DMT 6 Vehicle Parking

DMTC 3 Maintaining the Viability of Local Centres and Local Parades
DMTC 4 Amenity and Town Centre Uses

LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D5 (2021) Inclusive design

LPP D13 (2021) Agent of change

LPP D14 (2021) Noise

LPP GG2 (2021) Making the best use of land

LPP SI12 (2021) Flood risk management

LPP SI13 (2021) Sustainable drainage
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3.1

3.2

LPP T5 (2021) Cycling
LPP T6 (2021) Car parking

NPPF11-24 NPPF11 2024 - Making effective use of land

CONSIDERATIONS

Site and Locality

The application site comprises a ground floor commercial unit located within a two storey terrace
facing onto the northern side of Whitby Road, Ruislip. The terrace itself is of brick construction with
single storey ground floor projections, and a pitched tile roof with regular front and rear dormers. It
comprises of a mixed use, with commercial units at ground floor level and residential flats above.
On the opposite side of the road is St Andrews Lutheran Church. To the immediate west are further
mixed use parade terraces, whilst to the east along Whitby Road are residential properties.

The unit has been used as an office for a local window maintenance company since at least 2012,
and prior to this as a finance brokers.

The application site lies within a local parade, as identified in Table 3.2 of the Hillingdon Local Plan:
Part Two (2020). It is also within a critical drainage area. There is an Article 4 Direction covering the
site restricting the conversion of Class E uses to C3 dwellinghouses, however this is not relevant to
this proposal. There are no other relevant constraints.

Proposed Scheme

The application seeks planning permission for the change of use of the existing commercial office
unit (Use Class E) to a restaurant and hot food takeaway (Sui Generis Use). The restaurant would
have seating capacity for up to 20 patrons. As part of the conversion, the installation of a flue
system is also proposed to the rear of the unit, serving the kitchen.

3.3 Relevant Planning History

40180/ADV/2008/59 157 WHITBY ROAD RUISLIP
Siting of a 'A' Board on pavement
Decision: 30-07-2008 Approval

40180/APP/2007/1405 157 WHITBY ROAD RUISLIP

CHANGE OF USE FROM CLASS A1 (RETAIL SHOP) TO CLASS A2 (FINANCIAL AND
PROFESSIONAL SERVICES).

Decision: 02-07-2007 Approval

40180/APP/2006/2401 EASTCOTE BIRDS & PETS 157 WHITBY ROAD RUISLIP

CHANGE OF USE OF GROUND FLOOR PREMISES FROM CLASS A1 (RETAIL SHOP) TO AN
A3 RESTAURANT AND A5 HOT FOOD TAKEAWAY
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Decision: 18-12-2006 Approval

40180/A/93/1711 157 WHITBY ROAD RUISLIP
Change of use from Class A1 (Retail) to Class A3 (Food and Drink)
Decision: 25-02-1994 Refusal

Comment on Planning History

It is noted from the planning history that permission has previously been granted to convert the unit
into a hot food takeaway, in 2006.

Advertisement and Site Notice

4.1 Advertisement Expiry Date: Not applicable
4.2  Site Notice Expiry Date: Not applicable

Comments on Public Consult

Three neighbouring properties were consulted on the proposal. This neighbour consultation period
expired on 19.06.2026. A site notice was also displayed at the site, expiring on 03.07.2026. Overall,
one letter of representation was received, objecting to the proposal based on concerns over:

- Impact on neighbour amenity (noise)
- Impact on parking/highway safety

Officer comments: Impacts relating to neighbour amenity and parking/highway safety are discussed
within the relevant sections of the report below.

INTERNAL CONSULTEES:

Highway Authority:
No Objections.

"Site Characteristics

The site is currently a commercial unit positioned (with residential above) located within a small
shopping parade on Whitby Road in Ruislip. Conversion to a small-scale restaurant (E(b) outlet &
'takeaway' sui-generis (SG) use is proposed. The surroundings consist of a mix of commercial
(including several other established 'Takeaways') and residential uses, and the site exhibits a 'very
poor' public transport accessibility level (PTAL) of 1a. It is however noted that in practice, the 'real
world' PTAL may be considered somewhat higher than numerically depicted due the positioning of
Eastcote LU train station and a number of local bus routes serving the locality.

The local roadways are mainly unrestricted and the 'echelon’ parking bays in the vicinity of the
address that serve the locality operate on a 'first come first served' 'free of charge' basis.

Appraisal
A change of use (CoU) from commercial to a restaurant/ 'takeaway' (E(b)/SG use respectively) is
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proposed.

Parking Provision

Local Plan: Part 2 Policy DMT 6 requires that new development will only be permitted where it
accords with the Council's adopted parking standards unless it can be demonstrated that a
deviation from the standard would not result in a deleterious impact on the surrounding road
network.

E(b) - Restaurant ('Seated' Patrons/Staff)

It is noted that the existing commercial unit operates without formal on-plot parking provision.
In accord with the local parking standard and the GIFA (94 m2), up to 2-3 spaces would be
recommended. The depicted layout indicates that up to 20 'sit down' patrons could be
accommodated within the premises at any one time.

Owing to its position, the new facility has the potential to serve the local residential catchment which
surrounds the parade. On this premise, it would be reasonable to expect that a percentage of
patrons (or staff) would attend by sustainable means i.e. walking, cycling etc which is clearly
welcomed. Conversely given the mainly unrestricted nature of the surrounding roadways, any
patrons arriving by car would therefore need to seek a parking place on a 'first come first served'
basis. It is noted that owing to several established food outlets within the parade, there is strong
potential for some trips to be diverted to this new outlet which removes the imposition of a
proportion of new car trips on the local road network. Therefore, only a moderate level of
attendance by unsustainable means would be anticipated in this case.

On balance, it is therefore considered reasonable that despite the absence of formal on-plot parking
provisions, any new/measured parking demand can be accommodated on the surrounding roads
without notable predicted detriment to existing local user demand.

SG - Takeaway

There are no prescriptive parking standards for this use class however, 'Takeaway' use profiles
traditionally result in short term parking in areas which are convenient for the customer (i.e. close to
the premises wherever possible). However, as several similar facilities are established within the
parade, it is likely that a proportion of "Takeaway' business would migrate from the said thereby
reducing additional net car trips on the local network. Hence and mainly due to the short term 'user
parking profile' aspect of attendance, no issue is raised.

Food Couriers/Deliveries

Although not specifically stated, it is highly likely that this activity would be a component of the
proposal providing the now ubiquitous food courier service (Deliveroo, Uber Eats etc), as utilised by
many food outlets with, statistically speaking, the majority of couriering services expected to be
executed by cycle/motor-scooter (C/M-S).

Henceforth, there is some potential for added activity generated by delivery drivers in front and in
proximity of the address. Ideally, to reduce confluence on the site frontage, a separate 'authorised'
C/M-S parking area would be preferable. However, the physical constraints of the site do not
provide for a suitable outside area that could be allocated to this aspect of use.

In fairness to the applicant, by virtue of commercial necessity, the duration of each courier stay is
typically short-term in nature. Such rapid turnover greatly assists in minimising any undue
obstruction (or misuse) of the foot/roadway for prolonged periods. Notwithstanding this point, the
Highway Authority will instruct the council's parking enforcement service to monitor this location
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commensurate with their other duties to help ensure compliance with prevailing highway
regulations.

Summary

On the above premise, there are no measurable concerns regarding any potential parking demand
and traffic generation produced by the proposal. Normally for the scale of proposal, the only
demand would be to provide 2 secure & accessible 'short-term' cycle parking spaces. However, it is
accepted that the envelope is physically constrained and is therefore devoid of a suitable external
area to entertain such a provision. Consequently, there are no further demands in respect to cycle
parking facilities.

Therefore, on balance any additional activity generated by the proposal would be considered
marginal and does not give rise for measurable concern rendering the proposal broadly satisfactory
in transport/highway related terms. In summary, the CoU to a Restaurant/ Takeaway' provision is
considered acceptable.

Operational Refuse/Servicing Requirements

As a retail use is already established at this address, refuse storage arrangements (located to the
rear) together with collection would continue to be organised via a private contractor hence this will
require a separate conversation with the appropriate waste collection service. General servicing
would not be expected to be of measurable detriment to the local highway network, hence there are
no further issues or observations raised.

Conclusion

The application has been reviewed by the Highway Authority who are satisfied that the proposal
would not discernibly exacerbate congestion or parking stress, and would not raise any measurable
highway safety concerns, in accordance with Local Plan: Part 2 Development Plan Policies DMT 1,
DMT 2 & DMT 6 and Policy T4 and T6 of the London Plan (2021)".

Noise Officer:
No Objections, subject to conditions.

"With regard to noise sufficient information has been provided by the applicant to make a
recommendation on noise. It is recommended that no objection is made on noise grounds subject
to the inclusion of suitable conditions which should be met based on the design information
provided and considering measurement and prediction uncertainty. With regard to the noise impact
of the proposed development on existing premises:

'For the lifetime of the development hereby permitted the rating level (LAr) of noise caused by its
operation shall not exceed: 40 dB LAr 15 min for any fifteen-minute period between 2300 and 0700,
and 50 dB LAr 1 hour for any one-hour period between 0700 and 2300, determined one metre free
field external to any window or door of any permanent residential, or equivalently noise sensitive
premises, in accordance with 'Methods for rating and assessing industrial and commercial sound'
British Standards Institution BS4142 2014."

Reason: To ensure that occupants would not be exposed to noise caused by the permitted
development that would be likely to cause an adverse effect on their health and quality of life with
windows fully open for the purposes of ventilation and cooling.

Informative: It is considered that a condition based on fixed noise levels is consistent with noise and
planning policy by relating external noise levels to the point at which adverse effects on health and
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quality of life start to be observed. The limit values are intended to be consistent with the evidence

base that is reflected in guidance: 'Guidance on Sound Insulation and Noise Reduction for

Buildings' BS8233 2014. This is combined with the assessment principles and procedures detailed
in guidance: 'Methods for rating and assessing industrial and commercial sound' British Standards
Institution BS4142 2014." This is used to set reference time periods for the assessment and adjust
measured or calculated LAeq values for character as detailed in BS4142 to determine the rating

level.

With regard to odour, proposed condition as follows: 'For the lifetime of the development hereby
permitted, all elements of the kitchen extract system shall be installed, retained and maintained in
accordance with the design submitted, and the manufacturer's instructions".

Waste Strategy:
No Objections.

Accessibility Officer:

No comments received.

Local Plan Designation and London Plan

The following Local Plan Policies are considered relevant to the application:-

Part 1 Policies:

PT1.BE1

Part 2 Polices:

DME 3
DMEI 7
DMEI 9
DMH 3
DMHB 11
DMT 1
DMT 2
DMT 5
DMT 6
DMTC 3
DMTC 4
LPP D3
LPP D5
LPP D13

(2012) Built Environment

Office Development

Biodiversity Protection and Enhancement

Management of Flood Risk

Office Conversions

Design of New Development

Managing Transport Impacts

Highways Impacts

Pedestrians and Cyclists

Vehicle Parking

Maintaining the Viability of Local Centres and Local Parades
Amenity and Town Centre Uses

(2021) Optimising site capacity through the design-led approach
(2021) Inclusive design

(2021) Agent of change
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7.1

LPP D14 (2021) Noise

LPP GG2 (2021) Making the best use of land

LPP SI12 (2021) Flood risk management

LPP SI13 (2021) Sustainable drainage

LPP T5 (2021) Cycling

LPP T6 (2021) Car parking

NPPF11 -24 NPPF11 2024 - Making effective use of land

In addition: Planning law requires that applications for planning permission be determined

in accordance with the development plan, unless material considerations
indicate otherwise. The Development Plan for the London Borough of
Hillingdon currently consists of the following:

The Local Plan: Part 1 - Strategic Policies (2012)

The Local Plan: Part 2 - Development Management Policies (2020)
The Local Plan: Part 2 - Site Allocations and Designations (2020)
The London Plan (2021)

The West London Waste Plan (2015)

The National Planning Policy Framework (NPPF) 2024 is also a material
consideration in planning decisions, as well as relevant supplementary
planning documents and guidance. The proposed development has been
assessed against development plan policies and all relevant material
considerations.

MAIN PLANNING ISSUES

Impact on the amenities of the occupiers of neighbouring residential properties

Policy EM8 of the Hillingdon Local Plan: Part One - Strategic Policies (2012) states that the Council
will seek to ensure that noise generating development is only permitted if noise impacts can be
adequately controlled and

mitigated.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
seeks to ensure that development proposals do not adversely impact on the amenity, daylight and
sunlight of adjacent properties and open space.

Policy DMTC 4 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
advises that proposals for restaurants and hot food takeaways will only be supported if it would not
cause unacceptable noise and disturbance or loss of amenity to nearby properties by reason of
noise, odour or emissions.

Policy D14 of the London Plan (2021) states that - In order to reduce, manage and mitigate noise to

improve health and quality of life, residential and other non-aviation development proposals should
manage noise by, inter alia, avoiding significant adverse noise impacts on health and quality of life.
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The terrace to which the application unit forms a part comprises of commercial uses on the ground
floor with residential flats above.

In this instance, no alterations to the exterior of the building are proposed, beyond the installation of
a flue facing onto the rear service yard, which would be set sufficiently away from the neighbouring
properties in the flats above. As such, there would be no change to the amenity of the adjacent
neighbours with regard to light, privacy or outlook.

In terms of noise, the proposal would change the use of the unit from an office to a
restaurant/takeaway. It is accepted that, in terms of its use, a restaurant/takeaway would naturally
generate more noise than an office: the assessment before the Council is therefore whether this
noise generation would fall within tolerable limits with regard to the adjacent first floor residential
neighbours.

As previously stated, the site is located within a local parade comprising of a mixture of uses and
commercial premises. In such locations, a degree of noise and disturbance from the range of uses
present is generally expected. It is also noted that within other parades to the west of the site, there
are other existing takeaway establishments. These generally operate between the late
morning/early afternoon to no later than 11pm at night.

The proposed change of use to sui generis restaurant and hot food take away would likely result in
an intensification of use on the site, outside the scope of traditional store opening hours. To this
extent, so as to limit any potential impact on the amenity of adjacent residential occupiers, in terms
of the use itself it is considered both reasonable and proportionate to impose conditions controlling
the hours of operation and servicing in this instance.

Notwithstanding the submitted application form, the recommended operating hours to be secured
by condition would be 10:00 to 23:00 Monday to Sunday. This would be consistent with other take-
away units within the locality. The servicing hours would be further limited, during normal working
hours and restricted on Sundays/Bank Holidays. The above conditions would ensure that the use
would only operate within sociable hours, limiting undue impact to adjacent residents.

In terms of the plant required in order to undertake the change of use, it is noted that the extract fan
and most ducting will be inside the existing rear single storey projection of the unit, with the flue
exiting on the ground floor flat roof, facing onto the service yard. A noise impact assessment (NIA)
(Noise Assessments Limited, dated 18.05.2026) has been submitted by the applicant. Ordinarily,
the NIA identifies there would be an indicative 'significant adverse impact' as the noise output of the
flue is over 10 dBA higher than existing background noise levels.

Consequently, it is recommended within the NIA to install silencers to the flue with a reduction in
noise level of over 16 dBA. This would result in the sound output level of the flue being
approximately 5 dBA below the lowest background noise level, indicative of a 'low impact' at the
receptor locations.

With regard to internal noise, mitigation measures are again recommended within the report in the
form of acoustic insultation. It is considered that provided such measures are installed, the internal
noise resulting from the use would fall within tolerable limits.

Overall, the application has been reviewed by the Council's Noise Officer, who has raised no
objections to the proposal, subject to a condition limiting the noise output of the unit to established
BS4142 2014 guidelines, which are considered acceptable from a neighbour amenity perspective. It
is considered that these noise output figures are achievable based on the conclusions of the NIA.
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7.2

7.3

Subject to compliance with all the recommended conditions above, and compliance with the
recommendations of the NIA more generally, it is therefore considered that the proposed restaurant
and takeaway use would not cause significant harm to the residential amenity of neighbouring
occupiers, in terms of noise and disturbance.

In terms of odour, the submitted Risk Assessment ordinarily denotes a 'very high' odour risk.
Notwithstanding, it is considered that suitable mitigation can be achieved via the proposed Kitchen
Extract Specification, designed for very high risk odour control. To this extent, provided the
installation of the kitchen equipment is carried out in accordance with the Kitchen Extract
Specifications as detailed, any odour output would be restricted to tolerable limits. A (general
compliance) condition is recommended to be imposed to this effect.

With consideration to all the above, subject to conditions it is considered that the proposal would be
acceptable in amenity terms and comply with the requirements of the Development Plan in this
respect.

Impact on Street Scene

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (2012) seeks a quality of
design in all new development that enhances and contributes to the area in terms of form, scale
and materials; is appropriate to the identity and context of the townscape; and would improve the
quality of the public realm and respect local character.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that new development will be required to be designed to the highest standards and
incorporate principles of good design.

Policies D3 and D4 of The London Plan (2021) states that developments should enhance the local
context, be of high quality, and respond to a place's existing character. They should also respect,
enhance, and utilise architectural features that contribute to the local character.

In this instance, no external alterations to the unit are proposed, beyond the installation of the flue
which would face onto the rear service yard. The flue would not be readily visible in the public
domain, and would not be inappropriate in appearance given its service yard location.

An informative would be secured to the decision notice advising the applicant that separate
advertisement consent will be required to change the existing signage on the building.

Overall, given the very limited external changes proposed, it is considered that the proposal would
not unduly impact on the character and appearance of the area and would therefore comply with
the requirements of the Development Plan in this respect

Traffic Impact/Pedestrian Safety

Policies DMT 1 and DMT 2 of the Hillingdon Local Plan: Part Two - Development Management
Policies (2020) require the Council to consider whether the traffic generated by proposed
developments is acceptable in terms of the local highway and junction capacity, traffic flows and
conditions of general highway or pedestrian safety.

In this instance, the most recent use of the unit has been as an office. Whilst existing employee
numbers have not been stated, it is likely the proposed use would have a similar number of
employees, hence there would be no differentiation in this respect. The main increase in journeys
to/from the site would therefore be customer movements and delivery drivers.
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7.4

In terms of customers, as noted by the Highway Authority the proposed unit would likely serve a
local catchment, in which it would be reasonable to expect that a percentage of patrons would
attend by sustainable means i.e. walking or cycling. Furthermore, owing to several established food
outlets within the parade, there is strong potential for some trips to be diverted to this new outlet
which removes the imposition of a proportion of new car trips on the local road network. Given the
above, only a moderate level of attendance by unsustainable (private vehicular) means would be
anticipated in this case. Given the limited scale of the proposal (a change of use for one unit),
overall it is considered that this moderate level of attendance via private vehicle could be safely
accommodated by the road network with compromising its existing function.

Although not specifically stated, it is highly likely that external delivery (Deliveroo, Uber Eats etc)
would be a component of the proposal, as utilised by many food outlets/take-aways. The maijority of
couriering services would be expected to be executed by cycle/ or motor-scooter (C/M-S). As such,
there is some potential for added activity generated by delivery drivers in front and in proximity of
the address, however given the likely mode of transport this will have limited impact on traffic.
Furthermore, the duration of each courier stay is typically short-term in nature, and such rapid
turnover would assist in minimising any undue obstruction (or misuse) of the foot/roadway for
prolonged periods.

To this extent, it is not considered that the proposed development would give rise to any significant
traffic or highway/pedestrian safety concerns. Indeed, the Council's Highway Authority have raised
no objections to the proposal in this regard.

Matters concerning parking are discussed below.
Carparking & Layout

Policy DMT 6 of the Hillingdon Local Plan: Part 2 (2020) requires that new development will only be
permitted where it accords with the Council's adopted parking standards unless it can be
demonstrated that a deviation from the standard would not result in a deleterious impact on the
surrounding road network.

In this instance, the existing commercial unit does not benefit from off-street parking. On-street
parking is available along Whitby Road in the form of 'echelon’ parking bays outside the application
address and parallel parking bay on the opposite side of the road. These parking areas that serve
the locality operate on a 'first come first served', 'free of charge' basis. Further along Whitby Road to
the west and east, there are no parking restrictions, whilst Queen's Walk, in the vicinity of the
application address, is also unrestricted in terms of parking.

As above, it is considered that the proposed unit would likely serve a local catchment, in which it
would be reasonable to expect that a percentage of patrons would attend by sustainable means i.e.
walking or cycling. Furthermore, owing to several established food outlets within the parade, there
is strong potential for some trips to be diverted to this new outlet which removes the imposition of a
proportion of new car trips on the local road network. On balance, it is considered by the Highway
Authority that any new/measured parking demand resulting from the use could be accommodated
on the surrounding roads without notable predicted detriment to existing local user demand, despite
the absence of formal on-plot parking provision.

Furthermore, and whilst the unit has capacity for consumption on the premises, it is likely that it
would predominantly be used as a take-away, given the proposed layout (the premises does not
have a customer toilet, for example). As a take-away use, parking is typically very short term, hence
over the hours of operation it is not likely that the unit would require either significant or long-term
parking capacity. Many customer journeys performed by car are only likely to require the existing
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7.5

7.6

street parking spaces for a very limited period of time, whereby it is not considered that the parking
capacity of the street would become saturated.

In terms of delivery drivers, as stated by the Highways Authority, ideally to reduce confluence on
the site frontage, a separate 'authorised' C/M-S parking area would be preferable. However, the
physical constraints of the site do not provide for a suitable outside area that could be allocated to
this aspect of use. However, given the very short duration of each courier stay, this would again
minimise any parking concerns as well as any undue obstruction (or misuse) of the foot/roadway for
prolonged periods. It is noted that the Highway Authority will instruct the Council's parking
enforcement service to monitor this location commensurate with their other duties to help ensure
compliance with prevailing highway regulations, however beyond this no further concerns are
raised.

Overall, there are no significant concerns regarding any potential parking demand and/or traffic
generation produced by the proposal. The proposal would therefore be considered acceptable from
a Highways perspective, and indeed has raised no objections from the Highways Authority in this
respect.

Operational Refuse/Servicing Requirements:

As a retail use is already established at this address, refuse storage arrangements (located to the
rear) together with collection would continue to be organised via a private contractor. General
servicing, again to the rear, would not be expected to be of measurable detriment to the local
highway network. The Council's Waste Strategy Officer has raised no objections to the proposal to
this extent.

Urban Design, Access and Security Considerations
ACCESSIBILITY:

The proposal is for a change of use, in which the existing access to the commercial unit would be
unchanged. To this extent, no accessibility concerns would be raised.

Other Issues
PRINCIPLE OF DEVELOPMENT:

The most recent use of the site was as an office, for a local window maintenance company.

The application site falls outside of any designated town centres, preferred office growth locations,
or Locally Significant Employment Locations, as identified within the Local Plan policies map. As
such, it is not considered that the proposal would have to fulfil the requirements of Policy DME 3 of
the Hillingdon Local Plan: Part 2 - Development Management Policies (2020), with regard to loss of
office floorspace. Furthermore, the change of use sought is not to residential, hence Policy DMH 3,
relating to office conversions, would not be applicable.

The application unit lies within a local parade, as identified in Table 3.2 of the Hillingdon Local Plan:
Part Two (2020).

Policy DMTC 3 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that "the Council will protect and enhance the function of local centres and local shopping
parades by retaining uses that support their continued viability and attractiveness to the locality they
serve. In considering applications for changes of use of shops the Council will ensure that:

i) the local centre or shopping parade retains sufficient essential shop uses to provide a range and
choice of shops appropriate to the size of the parade, and its function in the Borough shopping
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hierarchy;
ii) at least of 50% of the local centre or shopping parade is retained as Use Class A1 shops; and
iii) the surrounding residential area is not deficient in essential shop uses.

The policy places a presumption in favour of retaining former Use Class A1 shops. Since the
publication of the Local Plan: Part Two, Class A1 has however been merged into a broader Use
Class E, which allows retail/commercial premises to change to a wider variety of uses without
requiring planning permission. As such, it would not be considered reasonable to rigidly enforce this
requirement. Indeed, the unit could be converted into a restaurant without even requiring planning
permission; it is only the take-away element which requires consent.

Notwithstanding, it is in any case noted that:

- The unit has a historic use as an office/ for financial services, hence the proposal would not result
in the loss of a former A1 Use shop with regard to the existing relationship.

- Whilst there are some existing take-aways within the local parade, of the total commercial units
within the parade it is considered that at least 9/16 (over 50%) remain within what could be
interpreted as a former Class A1 Use (examples include convenience stores, post office,
hairdressers, dry cleaners etc.)

- The proposal would have no impact on the provision of 'essential shops' within the parade, given
that the historic lawful use of the unit does not fall into this description. It is considered that the
parade would continue to provide a range and choice of shops, and existing 'essential’ facilities
such as the post office would not be impacted by the proposal.

For these reasons, it is not considered that the proposal would conflict with the requirements of
Policy DMTC 3.

Policy DMTC 4 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that Proposals for restaurants and hot food takeaways, drinking establishments, betting
shops, night clubs, casinos, amusement centres, minicab offices and other similar uses will only be
supported provided that they:

i) would not result in adverse cumulative impacts due to an unacceptable concentration of such
uses in one area;

ii) would not cause unacceptable disturbance or loss of amenity to nearby properties by reason of
noise, odour, emissions, safety and security, refuse, parking or traffic congestion; and

iii) would not detrimentally affect the character or function of an area by virtue of the proposed use
or visual impact.

In this instance, as has been assessed in sections above, the proposed change of use would not
result in unacceptable disturbance or loss of amenity to nearby properties nor raise any measurable
highway safety/parking, whilst there would also be no detrimental impact to the character or
function of the area. The proposal would not result in an unacceptable concentration of take-away
units, as noted above over 50% of the commercial units along the parade would remain within what
could be interpreted as a former Class A1 Use.

For these reasons, it is not considered that the proposal would conflict with the requirements of
Policy DMTC 4.

With consideration to all the above, overall the unit would not be considered inappropriate for use

as a restaurant/take-away and would ensure the continued use of a commercial premises. There
would be no policy confliction to the conversion of the unit to the proposed sui generis use, in
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principle.

BIODIVERSITY AND ECOLOGY:

In England, Biodiversity Net Gain ("BNG") is required under a statutory framework introduced by
Schedule 7A of the Town and Country Planning Act 1990 (inserted by the Environment Act 2021).

Under the statutory framework for biodiversity net gain, subject to some exceptions, every grant of
planning permission is required to meet the biodiversity net gain objective of 10% increase in
biodiversity value relative to the pre-development biodiversity value of the onsite habitat.

In this case, the application site relates only to the ground floor unit. The proposal relates to internal
alterations (change of use) only, and would therefore meet the 'de minimis' exemption to
biodiversity net gain, as defined in the statutory guidance. As such the proposal would not have to
satisfy the biodiversity net gain objective, and would raise no further ecology concerns.
FLOODING:

The application site falls within Flood Zone 1, however lies within a critical drainage area.
Notwithstanding, given the nature of the application, for a change of use only of a commercial unit,
overall no flooding or drainage concerns are raised. The proposal would have no greater impact on
flood risk than the existing arrangement.

CONCLUSION:

Overall, the proposed development is considered to be acceptable in respect of all material
planning considerations and is therefore recommended for approval.

Contact Officer: Christopher Lamb Telephone No:
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