               Highways/Transport Appraisal 
	Reference
	7969/APP/2024/2451

	Location
	THE BARN HOTEL WEST END ROAD RUISLIP

	Proposal
	FORMAL DESCRIPTION Partial demolition of 1no. Grade II Listed Building and conversion of Listed Buildings to provide 3no. dwellings. Demolition and redevelopment of the remainder of the site (hotel - C1 Use Class) for residential use (Class C3) with associated access, infrastructure and landscaping. (AMENDED PLANS and DESCRIPTION OF DEVELOPMENT CHANGE 24/04/26) DETAILED DESCRIPTION The partial demolition of 1no. Grade II Listed Building and conversion of the Listed Buildings to accommodate 3 no. dwellings and the replacement of the existing hotel buildings (C1 Use Class) with new building blocks and dwellings that would range between two and four storeys in height to accommodate 68 residential units (a total of 71 residential dwellings within the development) together with associated landscaping, provision of a new access off Garden Close, car parking (including disabled parking bays), cycle parking, refuse stores and servicing arrangements (Planning Application linked to LBC Reference 7969/APP/2024/2452). (AMENDED PLANS and DESCRIPTION OF DEVELOPMENT CHANGE 24/04/26)

	Case Officer
	Dimitra Angelopoulou

	Recommendation
	GRANT (subject to the conditions/obligations highlighted below)



Site Characteristics & Background
The proposed design consists of several new residential blocks incorporating a total mix of 71 one, two, three-bedroom residential units including the conversion of existing listed buildings to 1x4 bedroom unit ((Farmhouse) and 2x2 bedroom flats (Leaning Barn/Oak Room). A site total of 22 communal on-plot parking spaces (inclusive of 7 disabled compliant bays) dispersed within the envelope are to be provided. This proposal is linked to a concurrent application specific to the aspect of ‘Listed Building Consent’ for the partial demolition and conversion to residential of the two aforementioned listed buildings (7969/APP/2024/2452).
An established vehicular/pedestrian access on West End Road (designated as ‘classified’) with its junction with Wood Lane, is positioned directly onto the immediately adjacent mini-roundabout junction connecting the above two roads and currently serves the hotel use.
This would continue but only as an access provision for emergency and pedestrian access purposes with the exception of access to two parking spaces allocated to 2x3 bedroom semi-detached units (Block A) at the southernmost tip of the site envelope.
The remaining 69 residential units would gain vehicular/alternative pedestrian access via a new primary aperture taken from the publicly adopted Garden Close which lies immediately due east of the envelope.
In the main, the surrounding roadways are generally devoid of parking controls with the exception of double yellow lines present on nearby Wood Lane, and the address is located just south of Ruislip town centre & LU station with a good 'real world' public transport accessibility (PTAL) reflected by a rating of 4.
In 2023, a substantive application was submitted (7969/APP/2023/1473) based on a proposed redevelopment of the site consisting of 96 residential dwellings with a total of 66 on-plot car parking spaces. It was then refused for 11 reasons inclusive of one relating to an inappropriate cycle parking layout. No further issue or objection was raised on transport/highway related grounds.

Parking Provision
Hillingdon 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.
London Plan (2021): Policy T6.1 (Residential Parking) requires that new residential development should not exceed the maximum parking standards as set out in table 10.3.  
[bookmark: _Hlk138672113]
Flatted/House & Gate/Farmhouse Components (71 mixed units)
The overriding regional standard would demand a maximum of 36-54 spaces and 22 communal spaces are to be provided hence as this quantum falls within this banding, there is overall compliance to the standard. 

Car Parking Allocation
The allocation of communal spaces would benefit from a parking allocation plan to secure appropriate provision for each unit hence a suitable planning condition should be applied. There are no further observations.

Electric Vehicle Charging Points (EVCP's) 
In line with the London Plan (2021), within the final parking quantum there is a requirement for a minimum 20% 'active' EVCP provision with all remaining spaces being designated as 'passive' provisions. The applicant confirms that all 22 spaces are to be designated as ‘active’ provisions which is fully policy compliant and therefore welcomed.

Disabled Parking 
10% of parking spaces out of the 22 spaces affiliated to the flatted element should be disabled compliant. 7 are depicted distributed across the site which technically exceeds the standard. 
Given the unpredictability of any future ‘take-up’ demand for disabled compliant spaces, it is recommended that London Plan Policy T6.1 is applied whereby a minimum of 1 space per 3% of dwelling units is provided from the onset equating to 2 spaces. Thereafter a demand led approach (via a ‘Parking Design Management Plan’ - see below) is applied and capped at a level of 10% of the total number of residential units. This strategy should be applied to help avoid a reduction of available parking capacity for new occupiers from the onset of occupation by virtue of eradicating unnecessarily vacant/underused spaces which is clearly unproductive. As it is quite possible that more spaces may be required to be disabled compliant at some time in the future, it should be ensured that a sensible proportion of parking spaces are adaptable to larger disability ‘bay-size’ standards.
A suitable condition should be applied to reflect the above required adjustment.

Motorcycle/Scooter Parking
The council's Local Plan: Part 2 standard requires that 1 motorcycle/scooter parking space per 20 parking spaces is to be provided within new development and hence this should be inclusive to this proposal. 1 space is therefore required and although this has not been confirmed or indicated by the applicant, this aspect can be secured by way of planning condition.

Cycle Parking
In terms of cycle parking there should be provision in line with the regional standard. A minimum of 114 secure and accessible ‘long stay’ (LS) spaces together with 3 of the ‘short stay’ (SS) variety are required and the applicant proposes a total of 134 LS spaces dispersed across the site which conforms to the standard in terms of quantum. The LS provisions are grouped in 2 separate clusters positioned evenly throughout the site (from north to south) which allows for a more even distribution throughout the envelope thereby improving physical accessibility to the spaces.
However, with regard to specific layout and design, Policy T5 of the regional plan encourages designs to be laid out in accord within Tfl’s ‘London Cycling Design Standards (chapter 8)’ guidance. As no firm detail has been provided (other than the said locations), a relevant condition should be applied to this effect. Reference should also be made to the level of allocation per residential unit.

Parking Design and Management Plan (PDMP) 
On the premise of best controlling parking usage within the overall site envelope, it is considered that the application of PDMP is a key tool which helps to ensure an unhindered and functional operation for all the parking uses within the site envelope. This would involve creating an internal site management regime that would enforce and oversee overall parking control on a site-wide basis thus ensuring the harmonious and mutual coexistence/interplay of parking bay allocations for all users. The PDMP can be supported by enforcement structures which encourage the correct use of parking places which assists in ensuring that parking demand and allocation is properly managed. It should clearly set out the methodology behind the allocation/control of parking places in order to secure an appropriate level of parking provision for all final users. Achieving a functioning PDMP is therefore crucial as otherwise potential ‘day to day’ operational conflict could arise for the 'whole site' operation leading to undue injudicious parking both within and possibly outside of the site envelope which clearly should be avoided. Accordingly, the applicant has fully confirmed the above method of approach which should be secured in perpetuity via legal agreement. 

Vehicular Trip Generation
Local Plan: Part 2 Policies DMT 1 and DMT 2 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.
It is accepted that the anticipated vehicular trip generation impact on the highway at the established West End Road access during the most crucial and sensitive morning and late afternoon/early evening peak traffic periods would be likely to vary and increase as compared to the current Hotel related use. On that basis it is proposed to create a new vehicular access point from Garden Close (currently dormant) which lies adjacent to the site whilst the established West End Road access would be dedicated access provision for emergency and pedestrian access purposes only (with the exception of Block A). A principal advantage of this arrangement would be an inherent benefit in operational & safety grounds as any additional traffic burden on West End Road would effectively cease which given the high status ‘classified’ nature of this heavily trafficked roadway, is welcomed for clear reason.
The anticipated level of activity generated by the dominant flatted element of the proposal would be expected to not exceed 20 to 25 two-way movements dispersed throughout each of the peak traffic periods which is also likely to change dynamically from ‘day to day’ due to personal modal choice related to use of sustainable travel alternatives, home working etc which inherently gives rise to the potential for a further reduction in predicted movements.
Although this level of imposition would alter the use profile at this relatively dormant access/egress location, such a predicted level of activity burden would be considered relatively inconsequential in terms of overall base-line traffic imposition terms on the unclassified Garden Close/ Eversley Crescent roadways. Hence the proposal's likely activity is therefore considered relatively absorbable in generation terms and can be accommodated within the local road network without notable detriment to traffic congestion and road safety and therefore does not raise concern or specific issue.

Vehicular/ Pedestrian Access Arrangements    
An established vehicular/pedestrian access on West End Road is positioned directly onto the mini-roundabout junction and currently serves the hotel use. This would continue but only as pedestrian and an emergency access with ‘bollard’ control with the exception of affording access to two parking spaces annexed to Block A.
A formal access provision for the remaining 69 units would occur via a new primary pedestrian/vehicular access located to the east i.e. via the publicly adopted section of Garden Close. Both arrangements do not raise issue and are therefore considered fit for purpose.

Garden Close - New Aperture
Given the relatively manageable predicted daily & peak vehicle activity, there is no objection in principle relating to this new opening. In terms of delivery post-permission, it should be noted that the new roadway within the envelope would need to satisfactorily marry with the public roadway and be constructed to an appropriate council standard under a S278 (Highways Act 1980) agreement (or by-way of a suitable alternative arrangement) at the applicant's/developer’s expense.

West End Road Access/Egress
The opening is to remain unaltered but with a realigned internal roadway arrangement which will allow for improved turning ‘into & out’ of the envelope by emergency vehicles only which is welcomed as this will improve ease of access/egress and reduce hindrance for any such appliances using the site.

Internal Site Layout/Servicing 
The proposed internal parking and road layout arrangement should conform to the Department for Transport's (DfT) - Manual for Streets (MfS) (circa 2007) best practice for road and parking layouts as there is an operational and safety benefit derived from a site arrangement which allows all vehicles using the site to enter and leave in a forward gear without hindrance resulting from an inadequate road layout design (or other obstructions such as parked vehicles etc). This is the recommended best practice on operational and highway safety grounds which is also applicable to servicing/delivery, emergency and refuse collection vehicles. 
With reference to the above, a series of vehicle 'swept path' exercises have been submitted and it has been demonstrated that the internal roadway served by the established and new site aperture allows for acceptable access to all of the parking spaces and can satisfactorily cater for service, refuse collection and emergency vehicles (fire tenders) without measurable hindrance by allowing such vehicles to enter and leave the site in a forward gear thereby conforming to established best practice. There are no further observations.

Access for Emergency Services
This would occur from West End Road via a ‘bollard’ arrangement or via the new aperture on Garden Close.
It should be noted that in circumstances where, for whatever reason, a fire tender cannot gain access to a particular area within a site envelope, Building Regulations (Fire Safety: Document B) make allowance for this scenario by stipulating that fire appliances should be able to be positioned within 45m of the source of an emergency in order to execute their duty. In line with the aforementioned Building Regulations, if this distance is exceeded then alternative solutions such as hydrants, internal fire detection/alarm/water sprinkler systems can be applied in lieu of a fire tender accessing a site thereby covering most, if not all, eventualities. The applicant has acknowledged the above within a submitted fire strategy which is welcomed.

Residential Waste Collection
Waste collection distances between a designated bin store and a refuse vehicle should not exceed 10m in order to comply to the council's waste collection standard with carrying distances from each residential unit to a convenient storage area not exceeding a distance of 25-30m. 
Several formal ‘waste collection points’ (WCP’s) within the envelope as indicated on plan and the applicant confirms that an applied ‘collection strategy’ would adhere to the above parameters by way of a site management company regime whereby bins would be physically transferred to the WCP’s on collection day. This methodology is acceptable and therefore considered appropriate.

Active Travel Zone (ATZ) 
The applicant has appraised the locality under Tfl’s 'Healthy Streets (HS) and Active Travel Zone (ATZ)' inventory directives which seek to audit the public realm in line with the set ‘Healthy Streets’ criteria parameters which include the examination of existing characteristics of the public realm and are headed as follows: 
Easy to cross, 
Shade and shelter,
Places to stop and rest,
Not too Noisy, 
People choose to walk/cycle and use public transport, 
People feel safe,
Things to see and do,
People feel relaxed,
Pedestrians from all walks of life,
Clean Air. 
The above process aims to identify whether key destination routes from the site are fit for purpose or require necessary enhancement where deficiencies are identified.
The most relevant pedestrian routes from the site to Ruislip Underground station & Ruislip High Street have been appraised and the audit has found that the surrounding public realm exhibits a reasonably high degree of accessibility to these key destinations along the said routes indicating broad adherence to the HS criteria. The Highway Authority accepts this position, and no further action is therefore recommended.

Travel Plan (TP)   
In line with established guidance afforded by Transport for London (TfL), an overarching framework Travel Plan (TP) has been submitted. It will be a key tool in moving toward sustainable travel and mitigating impacts on the local public realm and represents a long-term strategy for managing travel modes for all users of the site. The submitted TP is considered broadly fit for purpose and will need to be secured under planning condition as this is considered to be a ‘live’ document. This will allow for a review mechanism in years 1, 3 and 5 following site occupation which will help ensure compliance to the sustainable travel mode 'SMART' targets as set within the submitted action plan.

Construction Management/ Logistics Plan (CM/LP) and Phasing Regime
A full and detailed CM/LP will be a requirement given the constraints and sensitivities of the local road network. The plan will need to be secured under planning condition to optimise construction related routing and frequency thereby avoiding/minimising potential detriment to the surrounding public realm.

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 (2020) Policies DMT 1, DMT 2 & DMT 6 and Policies T4, T5 and T6 of the London Plan (2021).
END





Richard Michalski - Highway Authority (01/06/2026)
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