
79854/APP/2026/10

DELEGATED DECISION

OREPDEL (ODB 2022) 1 of 12



 

 

 

 

A

Item No. Report of the Head of Development Management and Building Control

Address: LAND ADJACENT TO 53-55 HIGH STREET RUISLIP

Development: Installation of 1No. BT Street Hub Unit and associated advertisement panels
on either side of the unit

LBH Ref Nos: 79854/APP/2026/10

Drawing Nos: Cover Letter
HIL10/LIB/XX/XX/DR/LD/1000/D5 - Location plan
HIL10/LIB/XX/XX/DR/LD/2100/D5 - Block plan
HIL10/LIB/XX/XX/DR/LD/2300/D5 - Proposed Elevations

Date Plans received:

Date Application valid

05-01-26

05-01-26

Date(s) of Amendments(s):

1. SUMMARY
The application seeks full planning permission for the installation of a BT Street Hub on the public
footway along Ruislip High Street. The structure would replace an existing BT telephone kiosk and
would incorporate digital advertising panels on both sides, together with communications
infrastructure providing services such as public Wi-Fi, phone charging and free telephone calls.

The application site lies within the Ruislip Village Conservation Area in a mixed-use High Street
environment characterised by predominantly two- to three-storey buildings with commercial uses at
ground floor and residential accommodation above. The surrounding street scene includes a range
of street furniture including seating, signage, cycle racks and bins.

The main considerations in the determination of the application are the impact of the proposed
structure on the character and appearance of the street scene and the Ruislip Village Conservation
Area, the impact on visual amenity, and the effect on highway and pedestrian safety.

While the proposal would replace an existing kiosk and would not increase the number of items of
street furniture at this location, the proposed unit would be significantly taller and would incorporate
internally illuminated digital displays which would introduce a visually prominent feature within the
historic High Street environment.

For the reasons set out in the report, the proposal is considered to result in unacceptable harm to
the character and appearance of the Conservation Area and the visual amenities of the area.
Accordingly, the application is recommended for refusal.

2. RECOMMENDATION
REFUSAL   for the following reasons:
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1. NON2 Non Standard reason for refusal

The proposed BT Street Hub, by reason of its scale, illumination, design and prominent siting,
would appear as a visually intrusive feature that would detract from the character and appearance
of the street scene and would fail to preserve or enhance the Ruislip Village Conservation Area,
resulting in less than substantial harm to the significance of the designated heritage asset. This
harm would not be outweighed by any public benefits. The proposal is therefore contrary to
Policies DMHB 1, DMHB 4, DMHB 11, DMHB 12, DMHB 13A and DMHB 21 of the Hillingdon Local
Plan: Part Two (2020), Policies BE1 and HE1 of the Hillingdon Local Plan: Part One (2012),
Policies D3 and HC1 of the London Plan (2021), and the statutory duty under Section 72(1) of the
Planning (Listed Buildings and Conservation Areas) Act 1990.

INFORMATIVES

1. I52 Compulsory Informative (1)

The decision to REFUSE 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).

I53 Compulsory Informative (2)

The decision to REFUSE 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 National Guidance.

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

LPP D5 (2021) Inclusive design

LPP D8 (2021) Public realm

LPP HC1 (2021) Heritage conservation and growth

NPPF16 -24 NPPF16 2024 - Conserving and enhancing the historic environment

LPP SI6 (2021) Digital connectivity infrastructure

LPP T2 (2021) Healthy Streets

LPP T4 (2021) Assessing and mitigating transport impacts

DMHB 1 Heritage Assets

OREPDEL (ODB 2022) 3 of 12



 

 

 

DMHB 11 Design of New Development

DMHB 3 Locally Listed Buildings

DMHB 12 Streets and Public Realm

DMHB 13A Advertisements and Shop Signage

DMHB 15 Planning for Safer Places

DMHB 21 Telecommunications

DMHB 4 Conservation Areas

3. CONSIDERATIONS

3.1 Site and Locality
The application site is located on the public footway adjacent to 53-55 High Street, Ruislip, within
Ruislip Town Centre and the designated Secondary Shopping Area. The site also lies within the
Ruislip Village Conservation Area. The surrounding area is characterised by a mixed-use High
Street environment comprising predominantly two- to three-storey buildings of inter-war origin
constructed in brick, with commercial uses at ground floor level and residential accommodation
above.

The immediate vicinity already contains a range of street furniture including an existing BT
telephone kiosk, sign posts, parking meter, litter bin, cycle racks and street tree, as shown on the
submitted elevation drawings.

3.2 Proposed Scheme
The application seeks full planning permission and express advertisement consent for the
installation of 1 no. BT Street Hub unit on the public footway outside 53-55 High Street, Ruislip. The
structure would incorporate two internally illuminated digital advertising display panels, one on each
side of the unit.

The Street Hub would be a free-standing structure measuring approximately 2.99 metres in height,
1.24 metres in width and 0.35 metres in depth, finished in a dark grey/black colour.

The unit would provide public Wi-Fi connectivity, free telephone calls, touchscreen information
services and mobile phone charging facilities, alongside digital advertising displays that would
rotate content at regular intervals.

The proposal is intended to replace or rationalise existing BT payphone infrastructure in the
surrounding area and would be installed within the adopted highway, subject to the relevant
highways licences.

3.3 Relevant Planning History

79854/ADV/2026/5 Land Adjacent to 53-55 HIGH STREET RUISLIP
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Installation of 1No. BT Street Hub Unit and associated advertisement panels on either side of the
unit

Comment on Planning History

4. Advertisement and Site Notice

4.1 Advertisement Expiry Date: 11th March 2026
4.2 Site Notice Expiry Date: Not applicable

5. Comments on Public Consult
The application was consulted on 16/01/2026 with a consultation expiry date of 06/02/2026. A total
of 47 neighbouring properties were notified of the proposal. At the time of writing this report, no
representations have been received from neighbouring occupiers or members of the public.

The application was also advertised by way of a site notice displayed on 18/02/2026, which
remained in place until 12/03/2026, and by advertisement in the local press on 18/02/2026, with the
consultation period expiring on 11/03/2026, due to the site's location within the Ruislip Village
Conservation Area.

The following internal and external consultees were consulted:

Conservation Officer:
Objects to the proposal. It is advised that the site occupies a prominent location within the Ruislip
Village Conservation Area and the introduction of digital advertising would be inappropriate. The
illuminated digital displays are considered bright, visually dominant and harmful to the significance
of the Conservation Area. It is also noted that such signage could adversely affect residential
amenity within this historic High Street environment characterised by relatively narrow street widths
and close building frontages.

Highways Officer:
No objection raised.

Cadent Gas:
Cadent Gas provided a plan identifying the location of gas infrastructure in the vicinity of the site
and advised that safe digging practices should be followed when undertaking works near gas
apparatus.

No objection, informative note required
We have received a notification from the LinesearchbeforeUdig (LSBUD) platform regarding a
planning application that has been submitted which is in close proximity to our medium and low
pressure assets. We have no objection to this proposal from a planning perspective, however we
need you to take the following action.
What you need to do
To prevent damage to our assets or interference with our rights, please add the following
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Informative Note into the Decision Notice:
Cadent Gas Ltd own and operate the gas infrastructure within the area of your development. There
may be a legal interest (easements and other rights) in the land that restrict activity in proximity to
Cadent assets in private land. The applicant must ensure that the proposed works do not infringe
on legal rights of access and or restrictive covenants that exist.
If buildings or structures are proposed directly above the apparatus the development may only take
place following diversion of the apparatus. The applicant should apply online to have apparatus
diverted in advance of any works, by visiting cadentgas.com/our-services/gas-diversions
Prior to carrying out works, including the construction of access points, please register on
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, ensuring
requirements are adhered to.
Your responsibilities and obligations
Cadent may have a Deed of Easement on the pipeline, which provides us with a right of access for
a number of functions and prevents change to existing ground levels, storage of materials. It also
prevents the erection of permanent/temporary buildings, or structures. If necessary Cadent will take
action to legally enforce the terms of the easement.
This letter does not constitute any formal agreement or consent for any proposed development
work either generally or related to Cadent's easements or other rights, or any planning or building
regulations applications.
Cadent Gas Ltd or their agents, servants or contractors do not accept any liability for any losses
arising under or in connection with this information. This limit on liability applies to all and any
claims in contract, tort (including negligence), misrepresentation (excluding fraudulent
misrepresentation), breach of statutory duty or otherwise. This limit on liability does not exclude or
restrict liability where prohibited by the law nor does it supersede the express terms of any related
agreements.
If you need any further information or have any questions about the outcome, please contact us at
plantprotection@cadentgas.com or on 0800 688 588 quoting your reference at the top of this letter.

6. Local Plan Designation and London Plan

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

Part 1 Policies:

PT1.BE1 (2012) Built Environment
PT1.HE1 (2012) Heritage

Part 2 Polices:

LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D5 (2021) Inclusive design
LPP D8 (2021) Public realm
LPP HC1 (2021) Heritage conservation and growth
NPPF16 -24 NPPF16 2024 - Conserving and enhancing the historic environment
LPP SI6 (2021) Digital connectivity infrastructure
LPP T2 (2021) Healthy Streets
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LPP T4 (2021) Assessing and mitigating transport impacts
DMHB 1 Heritage Assets
DMHB 11 Design of New Development
DMHB 3 Locally Listed Buildings
DMHB 12 Streets and Public Realm
DMHB 13A Advertisements and Shop Signage
DMHB 15 Planning for Safer Places
DMHB 21 Telecommunications
DMHB 4 Conservation Areas

In addition: Development Plan:

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 documents:
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 West London Waste Plan (2015)
The London Plan (2021)

Material Considerations:

The National Planning Policy Framework (NPPF) (2024) is also a material
consideration in planning decisions, as well as relevant supplementary
planning documents and guidance.

7. MAIN PLANNING ISSUES

7.1 Impact on the amenities of the occupiers of neighbouring residential properties
Policy DMHB 11 of the Hillingdon Local Plan:  Part Two - Development Management Policies
(2020) states that development proposals should not adversely impact on the amenity, daylight and
sunlight of adjacent properties and open space.

Policy DMHB 15 of the Hillingdon Local Plan:  Part Two - Development Management Policies
(2020) states that development will be required to comprise good design and create inclusive
environments whilst improving safety and security.

The proposed telecommunication structure would be positioned approximately 6 metres from the
closest building at number 53 High Street, which is considered to be an acceptable distance. It is
considered that the proposal would not cause harm to the amenity of neighbouring occupiers, in
accordance with Policy DMHB 11 and DMHB 15 of the Hillingdon Local Plan:  Part Two -
Development Management Policies (2020).
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7.2 Impact on Street Scene
Policy HC1 of The London Plan (2021) states development proposals affecting heritage assets, and
their settings, should conserve their significance, by being sympathetic to the assets' significance
and appreciation within their surroundings. The cumulative impacts of incremental change from
development on heritage assets and their settings should also be actively managed. Development
proposals should avoid harm and identify enhancement opportunities.

Policy T2 of The London Plan (2021) states that developments should identify opportunities to
improve the balance of space given to people to dwell, walk, cycle, and travel on public transport
and in essential vehicles, so space is used more efficiently, and streets are greener and more
pleasant.

Policy D5 of The London Plan (2021) states that Boroughs should support the creation of inclusive
neighbourhoods by embedding inclusive design, and collaborating with local communities in the
development of planning policies that affect them. Achieving the highest standards of accessible
and inclusive design with Design and Access Statements, submitted as part of development
proposals, should include an inclusive design statement.

Policy DMHB 1 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that:
A) The Council will expect development proposals to avoid harm to the historic environment.
Development that has an effect on heritage assets will only be supported where: i) it sustains and
enhances the significance of the heritage asset and puts them into viable uses consistent with their
conservation; ii) it will not lead to a loss of significance or harm to an asset, unless it can be
demonstrated that it will provide public benefit that would outweigh the harm or loss, in accordance
with the NPPF; iii) it makes a positive contribution to the local character and distinctiveness of the
area; iv) any extensions or alterations are designed in sympathy, without detracting from or
competing with the heritage asset; v) the proposal would relate appropriately in terms of siting,
style, scale, massing, height, design and materials; vi) buildings and structures within the curtilage
of a heritage asset, or in close proximity to it, do not compromise its setting; and vii) opportunities
are taken to conserve or enhance the setting, so that the significance of the asset can be
appreciated more readily.
B) Development proposals affecting designated heritage assets need to take account of the effects
of climate change and renewable energy without impacting negatively on the heritage asset. The
Council may require an alternative solution which will protect the asset yet meet the sustainability
objectives of the Local Plan.
C) The Council will seek to secure the repair and reuse of Listed Buildings and monuments and
improvements to Conservation Areas on the Heritage at Risk Register, through negotiations with
owners, the provision of advice and guidance, the use of appropriate legal action, and through bids
for external funding for improvement works.

Policy DMHB 4 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that new development, including alterations and extensions to existing buildings, within a
Conservation Area or on its fringes, will be expected to preserve or enhance the character or
appearance of the area. It should sustain and enhance its significance and make a positive
contribution to local character and distinctiveness. In order to achieve this, the Council will:
A) Require proposals for new development, including any signage or advertisement, to be of a high
quality contextual design. Proposals should exploit opportunities to restore any lost features and/or
introduce new ones that would enhance the character and appearance of the Conservation Area.
B) Resist the loss of buildings, historic street patterns, important views, landscape and open spaces
or other features that make a positive contribution to the character or appearance of the
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Conservation Area; any such loss will need to be supported with a robust justification.
C) Proposals will be required to support the implementation of improvement actions set out in
relevant Conservation Area Appraisals and Management Plans.

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 including: i) harmonising with the local context by taking into
account the surrounding scale of development, considering the height, mass and bulk of adjacent
structures.

Policy DMHB 12 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
requires development proposals to be well integrated with the surrounding area and accessible.

DMHB 13A of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that: A) In order to improve and maintain the quality of the public realm, advertisements,
signs and hoardings will be required to demonstrate that: i) they complement the scale, form,
materials and architectural composition of the individual buildings of which they form a part; ii) they
complement the visual amenity and character of the site and surrounding area; iii) they enhance
historic assets and their setting; iv) they do not have an adverse impact on public or highway safety;
v) they do not lead to visual clutter; vi) they provide an appropriate type and level of illumination,
suitable to the site and its surroundings; and vii) they enhance the visual amenity of vacant sites,
building sites and the surrounding area during the construction period.
B) Shop signage will generally be limited to the strip above the shop window and below the upper
floor, plus where appropriate one projecting sign. Proposals for further advertising additional to the
shop name will be resisted.
C) Illumination to shopfronts must be sited and designed to avoid any visual intrusion from light
pollution to adjoining or nearby residents. Flashing internal or external lighting and/or internally
illuminated box lights will not be permitted.

Policy DMHB 21 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that: Telecommunication development will only be permitted where: i) it is sited and designed
to minimise their visual impact; ii) it does not have a detrimental effect on the visual amenity,
character or appearance of the building or the local area; iii) it has been demonstrated that there is
no possibility for use of alternative sites, mast sharing and the use of existing buildings; v) there is
no adverse impact on areas of ecological interest, areas of landscape importance, archaeological
sites, Conservation Areas or buildings of architectural or historic interest; and vi) it includes a
Declaration of Conformity with the International Commission on Non Ionizing Radiation.

The application site is located within the Ruislip Village Conservation Area, where there is a
statutory duty under Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act
1990 to pay special attention to the desirability of preserving or enhancing the character and
appearance of the area. The surrounding High Street is characterised by predominantly two- to
three-storey inter-war brick buildings with traditional shopfronts at ground floor level and residential
accommodation above. The conservation area derives much of its significance from its historic
street pattern, architectural detailing, and relatively restrained shopfront signage.

The immediate vicinity of the site already contains a notable concentration of street furniture,
including an existing BT kiosk (to be replaced), parking meter, signage, cycle racks, litter bin, bus
stop infrastructure and outdoor cafe seating, as shown on the submitted drawings. This results in a
visually and physically constrained section of footway. The introduction of an additional structure in
this location must therefore be carefully assessed in terms of cumulative impact on the street
scene. The proposal would also prejudice the Council's longer-term objectives to rationalise street
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furniture and enhance the public realm along Ruislip High Street.

The proposed BT Street Hub would be notably taller and bulkier than the existing kiosk and would
incorporate internally illuminated digital advertising panels on both sides. The principal function of
the structure would be advertising. The digital screens would introduce a prominent illuminated
feature into a historic High Street environment characterised by relatively modest shopfront
signage. By their nature, illuminated digital displays draw the eye and would compete visually with
existing shopfronts, creating an incrementally harmful advertising environment and eroding the
historic character of the street scene.

In addition, the Council's Conservation Officer has raised objection to the proposal. It is noted that
the site occupies a prominent position within the Ruislip Village Conservation Area and that the
introduction of a freestanding communication hub incorporating internally illuminated digital
advertising panels would be inappropriate within this historic High Street context. The digital
displays, by reason of their brightness, changing content and visual dominance, would draw the eye
and compete with traditional shopfront signage, eroding the character of the street scene. The
proposal would further add to the cumulative impact of street furniture within an already constrained
section of footway, increasing visual clutter and detracting from the significance of the Conservation
Area. The Conservation Officer therefore concludes that the proposal would fail to preserve or
enhance the character and appearance of the Ruislip Village Conservation Area.

The harm identified is considered to amount to less than substantial harm to the significance of the
Conservation Area, to which Paragraph 215 of the National Planning Policy Framework is relevant.
While the proposal would provide public benefits in the form of digital connectivity and
communications infrastructure, these benefits would be modest in weight and would not outweigh
the identified heritage harm.

It is also material that similar communication hub and digital advertisement proposals within
Hillingdon town centres have generally been dismissed at appeal on comparable grounds, where
Inspectors concluded that such units would appear prominent, add to street clutter, and harm the
character and appearance of conservation areas and town centres. For example, appeals relating
to digital advertisement units in Northwood and Ruislip town centres were dismissed where
Inspectors found that illuminated displays would be visually intrusive and would not preserve or
enhance the character of conservation areas. Of 29 appeal decisions reviewed, 25 were dismissed
and 4 were allowed, representing an appeal success rate of approximately 86% in favour of the
Council's position.

While a limited number of appeals have been allowed elsewhere in the Borough, those cases were
materially different, typically involving highly commercialised environments outside conservation
areas or replacement of existing advertisement structures without increasing street clutter. The
current proposal, by contrast, would introduce a taller illuminated advertising structure within a
sensitive historic High Street environment and would therefore result in materially greater harm.

This demonstrates a clear and consistent approach by the Planning Inspectorate and supports the
Council's assessment that the current proposal, located within the Ruislip Village Conservation
Area and within a constrained High Street environment, would result in comparable harm.

Having regard to the above, the proposed Street Hub would represent an incongruous and visually
intrusive addition to the street scene. It would fail to preserve or enhance the character and
appearance of the Ruislip Village Conservation Area and would harm the setting of nearby heritage
assets. The proposal is therefore contrary to Policies DMHB 1, DMHB 4, DMHB 11, DMHB 12,
DMHB 13A and DMHB 21 of the Hillingdon Local Plan: Part 2 (2020), Policies BE1 and HE1 of the
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Hillingdon Local Plan: Part 1 (2012), Policies HC1, D3 and D4 of the London Plan (2021), and
Paragraphs 200-203 of the National Planning Policy Framework (2024).

7.3 Traffic Impact/Pedestrian Safety
Policy DMT 2 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
seeks to ensure safe and secure access arrangements for pedestrians, cyclists and vehicles. Policy
AM7 of the Hillingdon Local Plan: Part Two - Saved UDP Policies (2012) states that permission will
not be granted for developments that prejudice the free flow of traffic or conditions of general
highway or pedestrian safety.

The proposed Street Hub would be located on the public footway along Ruislip High Street. The
Council's Highways Officer has reviewed the proposal and has raised no objection in respect of
highway safety or pedestrian movement.

Having regard to the scale and siting of the structure, it is not considered that the proposal would
materially prejudice the free flow of pedestrian movement or traffic within the surrounding highway
network. Accordingly, the proposal is considered to accord with Policies DMT 2 and AM7 of the
Hillingdon Local Plan in this respect.

7.4 Carparking & Layout
Not applicable to this application.

7.5 Urban Design, Access and Security Considerations
ACCESS

Policy D5 of the London Plan (2021) requires development to provide inclusive access and ensure
that the built environment can be used safely and easily by all users, including people with
disabilities.

The proposed Street Hub would be located on the public footway and is designed to provide public
communications infrastructure including Wi-Fi connectivity, free telephone calls and digital
information services. The unit includes features intended to be accessible to all users.

The proposal would replace an existing telephone kiosk at the site and would not materially alter the
established access arrangements within the surrounding public realm. The Council's Highways
Officer has reviewed the proposal and has raised no objection in relation to pedestrian movement
or accessibility.

It is therefore considered that the proposal would not prejudice pedestrian accessibility or
movement along the High Street and would accord with Policy D5 of the London Plan (2021) in this
respect.

7.6 Other Issues
PLANNING BALANCE

The proposal seeks the installation of a BT Street Hub incorporating internally illuminated digital
advertising panels on the public footway along Ruislip High Street within the Ruislip Village
Conservation Area. The proposal would replace an existing BT telephone kiosk at the site and
would therefore not increase the number of items of street furniture in this location.

However, the proposed structure would be significantly taller and would incorporate large internally
illuminated digital screens on both sides. While the provision of modern communications
infrastructure is acknowledged, the primary function of the structure would be advertising. The
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brightness, scale and changing digital displays would introduce a visually dominant feature within a
historic High Street environment characterised by traditional shopfront signage and relatively
modest levels of illumination.

The proposal would therefore appear incongruous within the street scene and would fail to preserve
or enhance the character and appearance of the Ruislip Village Conservation Area, resulting in less
than substantial harm to the significance of the designated heritage asset.

The Council's Highways Officer has raised no objection in respect of highway safety and the
proposal is therefore considered acceptable in this regard. However, this neutral consideration does
not outweigh the identified harm to visual amenity and the Conservation Area. Furthermore, there
are no public benefits arising specifically from the advertising element of the proposal which would
outweigh the identified heritage harm.

CONCLUSION

Having regard to the statutory duty under Section 72(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990, the proposed development would fail to preserve or enhance the
character and appearance of the Ruislip Village Conservation Area. By reason of its scale,
illumination, design and siting, the proposed Street Hub would appear visually intrusive within the
street scene and would harm the visual amenities of the area.

The proposal is therefore considered contrary to Policies DMHB 1, DMHB 4, DMHB 11, DMHB 12,
DMHB 13A and DMHB 21 of the Hillingdon Local Plan: Part Two (2020), Policies BE1 and HE1 of
the Hillingdon Local Plan: Part One (2012), and Policies HC1, D3 and D4 of the London Plan
(2021). Accordingly, it is recommended that planning permission be refused.
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