


              Highways/Transport Appraisal
	Reference
	8905/APP/2026/1385

	Location
	90 LONG LANE ICKENHAM

	Proposal
	Demolition of the existing dwellinghouse and the erection of a 9 no. 1, 2 and 3 bed flats with associated parking and amenities.

	Case Officer
	Emilie Bateman

	Recommendation
	GRANT (subject to the conditions highlighted below)

	
	


Site Characteristics & Background
The application site is located on Long Lane in Ickenham which is designated as ‘classified’ in the council’s hierarchy of roadways and is subject to a 30mph speed limit. The immediate roadways are covered by ‘working day’ waiting restrictions operating between 8am and 6.30pm - Monday to Saturday and the site exhibits a relatively moderate public transport accessibility level (PTAL) rating of 3 which therefore potentially elevates dependency on the ownership and use of private motor transport.
A substantial detached single tenure dwelling is to be demolished and replaced with a new build consisting of 9 flatted units in total (2x1,5x2 & 2x3 bedrooms). 9 on-plot parking spaces are proposed to be formally laid out on the revised frontage area and would be accessed by an established single carriageway crossing (cc) on Long Lane.
A most recent & comparable flatted application at this address was refused in 2025 (8905/APP/2024/2478) but not 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.  
In line with the overriding regional standard, the maximum total parking requirement for whole scheme would be in the order of up to 8 spaces and 9 are proposed (inclusive of one disabled compliant) which, despite being very marginally above the standard maxima is, on balance, considered broadly acceptable in this specific case.
If recommended for grant, the allocation of all 9 spaces would benefit from a parking allocation. The applicant confirms that the spaces would be leased to each dwelling and controlled by ‘parking management plan’ incorporating allocations per unit - all of which should be secured via a suitable condition.

Disabled Compliant Parking Provision
In accord with the local parking standard - 10% of parking spaces should be disabled compliant equating to 1 space. This level is indicated on the frontage which is therefore considered acceptable.

Electric Vehicle Charging Points (EVCP's) 
In line with the London Plan (2021), within any final parking quantum there is a requirement for a minimum 20% 'active' EVCP provision with all remaining spaces being designated as 'passive' provisions which would equate to 1 ’active’ and 8 ‘passive’ spaces and this quantum of provision has been elevated by the applicant to 2/7 EV spaces respectively which is compliant and therefore welcomed.

Cycle Parking
In terms of cycle parking there would be a requirement to provide a minimum of 2no. ‘long stay’ cycle parking spaces per unit together with 2 ‘short stay’ spaces – all positioned in an accessible location presumably to the rear of new build.18/2 such spaces respectively are proposed but submitted detail is limited hence a suitable condition should be applied to secure this aspect.

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 the frontage 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 leased 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. The applicant has acknowledged the need for this undertaking and that it should be secured via planning condition.
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.
Clearly the proposal would raise the level of vehicular activity to and from the site as compared to the existing single dwelling unit. However peak period traffic movement into and out of the site would be expected to rise to approximately 2-3 vehicle movements during the most sensitive and therefore crucial peak morning and late afternoon/evening hours. Hence, this uplift is considered marginal in generation terms and therefore can be absorbed within the local road network without notable detriment to traffic congestion and road safety.

Internal Roadway Arrangements & Vehicular Access
In highway impact terms, it is noted that the vehicular carriage crossing (cc) provision is considered fit for purpose.
There is no objection in principle to the proposed internal layout which conforms to best practice design standards and allows for passenger vehicles using the site to enter and leave in a forward gear which is the recommended practice on highway safety grounds and is therefore welcomed.
As Long Lane is a major thoroughfare, it is crucial that there is conformity to the relevant mutual inter-visibility sight-line requirements, as per DfT (Manual for Streets (MfS) circa 2007) best practice for new development road and parking layouts guidance, between vehicles leaving the site and extraneous vehicles/pedestrians on Long Lane. This requirement has been satisfactorily demonstrated by the applicant, and the removal of the front gate arrangement is also welcomed as it allows for a more rapid discharge of vehicles entering the site thereby enhancing overall highway safety. 

Access for Emergency Services
Given the internal road widths, fire tenders may not be able to achieve fully unfettered access into and out of the site. However, in circumstances where a fire tender cannot, for whatever reason, gain access to a specific location, 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 (unlikely in this case) then alternative solutions such as hydrants, fire detection/alarm/internal water sprinkler systems can be applied in lieu of a fire tender accessing a location thereby covering most, if not all, eventualities. There are no further observations.



Refuse Bin Store Provision
Refuse collection will continue via the roadway (Long Lane). The bin storage positioning should allow for conformity with the accepted 'waste distance' collection standards which encourage waste collection distances to be within 10m from the point of collection on the public highway with carrying distances from each unit not exceeding 30m. A storage area is proposed on the property frontage which is in relative proximity of the highway and therefore suggests adherence to the above parameters. There are no further observations.

Construction Management Plan (CMP)
The above will be a requirement given the constraints and sensitivities of the local road network to avoid/minimise potential detriment to the public realm. It will need to be secured under planning condition.

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

END





Richard Michalski - Highway Authority (10/08/2026)


1

