
Hillingdon Planning Committee – 21st April 2026 

PART 1 – Members, Public & Press 

Report of the Head of Development Management and Building Control  
Committee Report  

    
Case Officer:  Mike Kemp 38058/APP/2025/2613 

 
Date Application 
Valid: 

09/10/2025 Statutory / Agreed 
Determination 
Deadline: 

17/04/2026 

Application 
Type:  

Full Ward: Yiewsley  

 
 
Applicant: Troutbourne LLP 
Site Address: Land at Rainbow Industrial Estate, Trout Road, 

Yiewsley, UB7 7FX 
Proposal: Demolition of existing structures and phased re-

development of the site to provide nine plots 
ranging between three and 11 storeys in height 
(including ground level) to include residential 
uses (Use Class C3), flexible retail/cafe/restaurant 
floorspace (Class E (a,b,c)), light industrial 
floorspace (Class E (g)(iii)), associated hard and 
soft landscaping, car parking, cycling parking, 
servicing, refuse and plant areas, public realm 
improvements, highways works and other works 
associated with the development. 

Summary of 
Recommendation: 
 

GRANT planning permission subject to section 
106 legal agreement and conditions 

Reason Reported 
to Committee: 

Required under Part 1 of the Planning Scheme of 
Delegation (Major application recommended for 
approval) 
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 Summary of Recommendation: 
  
 GRANT planning permission subject to the completion of a 

satisfactory section 106 legal agreement to secure the heads of 
terms set out below, and subject to the conditions as set out in 
Appendix 1. 

  
 Section 106 Legal Agreement Heads of Terms: 
  
 It is recommended that delegated powers be given to the Director of Planning 

and Sustainable Growth to grant planning permission subject to the following: 
  
 1. That the application be referred back to the Greater London Authority. 
  
 2. That should the Mayor not issue a direction under Article 7 of the Order that 

he is to act as the Local Planning Authority for the purposes of determining 
the application, delegated powers be given to the Director of Planning and 
Sustainable Growth to approve this application subject to: 

  
 A) That the Council enter into a legal agreement with the applicant under 

Section 106 of the Town and Country Planning Act 1990 (as amended) or any 
other legislation to secure the following: 

  
 i. To secure on-site affordable housing, to include a provision of 35% by 

habitable room with 70% being London Affordable Rent (LAR) and 30% 
Shared Ownership.  

ii. Air Quality Mitigation Contribution of £145,908   
iii. Residential Parking Permits restriction (excluding Blue Badge holders)  
iv. An Employment/ Construction Training Scheme secured in accordance 

with the Council's Planning Obligations SPD. 
v. London Healthy Urban Development Unit (HUDU) financial contribution of 

£618,167 to fund enhanced or new health facilities within the London 
Borough of Hillingdon. 

vi. Financial contribution of £259,860 towards improvements to connections, 
access and enhancements of the Grand Union Canal.  

vii. Designation of public open space within the site to remain publicly 
accessible in perpetuity.  

viii. Active Travel Contribution of £154,660 
ix. A Project Management and Monitoring Fee, equalling 5% of the total 

financial contributions to be paid under this agreement. 
  
 B) That in respect of the application for planning permission, the applicant 

meets the Council's reasonable costs in preparation of the Section 106 
Agreement and any abortive work as a result of the agreement not being 
completed. 
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 C) That officers be authorised to negotiate and agree the detailed wording of 
the heads of terms, the proposed Legal Agreement and conditions of 
approval. 

  
 D) That, if the Legal Agreement has not been finalised within 6 months (or 

such other time frame as may be agreed by the Director of Planning and 
Sustainable Growth), delegated authority be given to the Director of Planning 
and Sustainable Growth to refuse planning permission for the following 
reason: 

  
 ‘The applicant has failed to mitigate the impacts posed by the proposed 

development (in respect of affordable housing, air quality, parking, 
employment/construction training, health, highway safety, sustainable travel, 
and public access). The scheme therefore conflicts with Policies DMCI 7 of 
the Hillingdon Local Plan: Part 2 (2020); the adopted Planning Obligations 
Supplementary Planning Document (2014); Policy DF1 of the London Plan 
(2021); and paragraphs 56-58 of the National Planning Policy Framework 
(2024).' 

  
 E) That if the application is approved, that the permission is subject to the 

Conditions as set out in Appendix 1. 
  
  
1 Executive Summary 
  
1.1 Planning permission is sought for the demolition of all existing structures on the 

site and for the phased re-development of the site to provide nine plots ranging 
between three and 11 storeys in height (including ground level) to include 
residential uses (Use Class C3), flexible retail/café/restaurant floorspace (Class E 
(a,b,c)), light industrial floorspace (Class E (g)(iii), associated hard and soft 
landscaping, car parking, cycling parking, servicing, refuse and plant areas, public 
realm improvements, highways works and other works associated with the 
development. 

  
1.2 A total of 433 dwellings are proposed within the development. 128 affordable 

homes are proposed, of which 88 would be socially rented and 40 intermediate 
tenure. Affordable housing would equate to 35% of the total habitable rooms. As 
a proportion of the affordable homes 70% would be socially rented and 30% 
intermediate (shared ownership). The proposed split of affordable housing would 
be in accordance with the aims of the NPPF (2024), Policies H5 and H6 of The 
London Plan (2021), Policy H2 of Hillingdon Council's Local Plan Part 1 Strategic 
Policies (2012), and DMH 7 of Hillingdon Council's Local Plan Part 2 Development 
Management Policies (2020) and is eligible to follow the fast track route for 
affordable homes. 

  
1.3 It is considered that the proposals represent an efficient and appropriate re-use of 

a previously developed site that is allocated for a mix of residential, commercial 
and industrial uses. The principle of the proposed development is therefore 
acceptable and has been established under the previously consented planning 
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application 38058/APP/2013/1756, as set out within the section of the report 
relating to the principle of development. The development is therefore acceptable 
in principle in line with the Local Plan Parts 1 and 2, the London Plan (2021) and 
the NPPF (2024). The proposals would deliver an appropriate intensification of 
industrial use on the site, including providing higher quality light industrial space 
in line with the provisions of Policies E4 and E7 of the London Plan. The 
redevelopment of a long-standing and neglected brownfield site would provide 
significant enhancements to the appearance of the public realm and street scene, 
particularly when viewed from Yiewsley High Street, the Grand Union Canal 
Towpath and Trout Road. It is considered that the development is appropriately 
designed in a manner which is responsive to the character of the immediate 
locality and surrounding area, and would comply with the provisions of Policies 
DMHB 10, DMHB 11, DMHB 12 of the Hillingdon Local Plan Part 2; Policies D2, 
D3, D4, D9, G2 of the London Plan 2021; and the NPPF Chapters 11 and 12.        

  
1.4 A total of 57 parking spaces are proposed of which 43 spaces would be accessible 

parking bays; and 14 being for general use. This would equate to an overall 
parking ratio of 0.13 spaces per unit which is comfortably below the maximum 
standards permitted under Policy T6.1 of the London Plan. Accounting for the 
accessibility to a range of regular public transport links, particularly the close 
distance to West Drayton Station, a car lite development is considered acceptable 
within this location. The forecast trip generation is likely to be lower than the 
existing use and is considered to not impact adversely on highway safety and 
amenity in compliance with Paragraph 116 of the NPPF (2024), Policies T4, T5, 
T6, and T7 of The London Plan (2021), and Policies DMT 1, DMT 5, DMT 6, and 
DMT 2 of Hillingdon Council's Local Plan Part 2 Development Management 
Policies (2020). 

  
1.5 The development would cause a minor degree of harm to the amenity of adjoining 

residential properties in terms of a loss of privacy and loss of light/overshadowing, 
as well as the impact of the scale of the building which would affect outlook. These 
matters are addressed in detail within the residential amenity section of this report. 
The site is however largely vacant with some low-height buildings and any 
development which provides for an optimum density of development on this 
allocated site would therefore be likely to have a degree of impact upon the 
amenity of existing occupiers. Furthermore, there would be some amenity benefit 
to existing occupiers by reason of the removal of the existing noise-generating 
industrial uses on the site and their replacement with less disruptive residential 
uses and light industrial uses within a dedicated building, whereby the noise 
impact may be better mitigated. It is considered that appropriate levels of amenity 
would retained, whilst adequate standards of daylight/sunlight outlook would be 
achieved for future occupiers and provision is made within the development for 
private balconies/terraces in the case of the proposed flats and gardens in the 
case of the private houses. It is concluded that the impact of the development on 
the amenity of the adjoining properties and future residents would be acceptable 
on balance, accounting for the context of the site and where affording weight to 
the flexibility set out under Paragraph 130 of the NPPF (2024). 
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1.6 Appropriate measures may be secured by condition or through relevant planning 
obligations to mitigate/control land contamination, drainage, air quality, noise 
impact, impact on existing trees, aviation safety; and to protect biodiversity and 
ensure the delivery of biodiversity net gain. The development would therefore 
ensure appropriate standards of environmental protection.  

  
1.7 On balance, the proposal is acceptable and would be consistent with the 

overarching aims of the National Planning Policy Framework (NPPF) (2024), The 
London Plan (2021), and Hillingdon Local Plan Parts One and Two. 

  
1.8 The planning application is therefore recommended for approval, subject to the 

conditions contained in Appendix 1; the Section 106 Heads of Terms detailed 
above, and Stage II referral to the Greater London Authority. 

  
  
2 The Site and Locality 
  
2.1 The application site comprises a 2.5-hectare brownfield site located in Yiewsley 

and consists of the Rainbow and Kirby Industrial Estates. The site includes a 
number of single storey buildings used for industrial uses, namely for vehicle 
repairs, which are in a poor physical condition. A large section of the site is clear 
of permanent structures and had been in use for the storage of building materials 
although this use appears to have now ceased. An area of the site consists of 
vacant hardstanding, which forms a gap within the Yiewsley High Street frontage 
between the Aldi foodstore and a recently constructed development of residential 
apartments. There is a single storey building located in the south east corner of 
the site, which was formerly used as a light industrial purpose but now functions 
as the Al Falah Masjid and community centre.  

  
2.2 Vehicular access to the site is currently provided via St Stephens Road to the 

south east or Trout Road to the north west and west of the site. Formerly vehicular 
access was also provided from Yiewsley High Street to the north east, however 
hoardings have since been erected along this frontage. 

  
2.3 There are a mix of uses surrounding the site. Existing uses to the east include a 

mix of retail and commercial town centre uses forming a frontage, or located to the 
rear of Yiewsley High Street, mainly with residential uses above. Development is 
typically two to three storeys in scale. St Stephens Road consists primarily of low 
rise two-storey residential of varying age and architectural appearance. Existing 
development along Trout Road to the west includes relatively dense residential 
apartment housing constructed between 2010 and 2020 varying between 4 and 5 
storeys in scale. This is in addition to piecemeal mid-20th Century housing and a 
three storey building in use as a nursery.       

  
2.4 The Grand Union Canal and towpath adjoin the southern boundary of the site, 

extending from the narrow bridge at Trout Road to St Stephens Road. There are 
several canal boats currently moored along this part of the towpath. There are 
several mature trees adjoining the boundary of the site and the canal path. On the 
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opposite side of the canal are two to three storey houses and apartments 
constructed in the early 2000’s at Peplow Close, as well as the rear elevation of 
industrial units which front Bentinck Road.  

  
2.5 The site is not located within a Conservation Area, nor within the setting of a 

Conservation Area. The site does not contain any listed buildings and does not lie 
within the immediate setting of any designated heritage assets. The application 
site lies within Flood Zone 1 and has a low risk of flooding. The site has a PTAL 
rating of 3.    

  
 Figure 1: Location Plan (application site edged red).  
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 Figure 2: Aerial Image of Application Site  
  
 

 
  
 Figure 3: Photograph of Front of Site behind blue hoardings) from Yiewsley 

High Street to rear of recently constructed development. 
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 Figure 4: Photograph of South West Corner of Site viewed from Trout Road 
  
 

  
 Figure 5: View of south of the site from canal bridge at Trout Road 
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 Figure 6: View of north west corner of site from Trout Road (Onslow Mills 

to right of Image) 
  
 

 
  
 Figure 7: View of south east section of site adjacent to St Stephens Road 

and the Canal towpath 
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3 Proposal  
  
3.1 Planning permission is sought for the demolition of all existing structures on the 

site and for the phased re-development of the site to provide nine plots ranging 
between three and 11 storeys in height (including ground level) to include 
residential uses (Use Class C3), flexible retail/café/restaurant floorspace (Class 
E (a,b,c)), light industrial floorspace (Class E (g)(iii), associated hard and soft 
landscaping, car parking, cycling parking, servicing, refuse and plant areas, 
public realm improvements, highways works and other works associated with 
the development. 

  
3.2 The table below taken from the applicants planning statement outlines the 

quantum of floorspace proposed on the site, associated with the various uses: 
 

  
3.3 A total of 433 dwellings is proposed across the site within 8 new buildings. A total 

of 128 affordable homes is proposed of which 88 would be socially rented and 
40 intermediate tenure. Affordable housing would equate to 35% of the total 
habitable rooms. As a proportion of the affordable homes 70% would be socially 
rented and 30% intermediate (shared ownership).  

  
3.4 The height and form of the buildings on the site would vary between 11 storeys 

and 2 storeys. Building G along the western edge of the site adjoining the canal 
and Trout Road would be the tallest building on the site at 11 storeys, whilst 
Building F located to the south east of this building, also adjacent to the canal 
towpath would be 9 storeys. Building B (B1, B2 and B3) consists of a mansion 
block of apartments varying between 9 and 8 storeys; whilst Building D (D1, D2 
and D3) would consist of a mansion block of a lower height (up to 4 storeys). 
Two 5 storey buildings (A and C) are located along the north western edge of 
the site facing Trout Road, with the latter of these buildings adjoining one of two 
vehicular accesses to the site. A row of three, 3 storey townhouses (H1, H2 and 
H3) are proposed along the eastern edge of the site, adjacent to the Aldi service 
yard.   

  
3.5 Building J would be a 2 to 3 storey building containing retail space at ground 

floor along the Yiewsley High Street frontage with light industrial use also 
proposed in the form of workshop space across the ground and first floor of the 
building. Two commercial units are proposed at ground floor level in Blocks F 
and G. These commercial units would face a new area of public realm and 
landscaped space extending from the High Street to the Canal towpath. It is 
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proposed that this area would include public open space, play provision and 
SuDS features.   

  
3.6 Two vehicular access points are proposed from Trout Road and St Stephens 

Road. The former would utilise the existing access serving the light industrial 
units located to the north of Onslow Mills. The access from Trout Road, would 
serve buildings A, B, C, G and H; whilst the access from St Stephens Road would 
serve Buildings D, E, F and J. Through access would not be provided via the 
centre of the site, although access for service and emergency vehicles would be 
provided. Cumulatively 57 parking spaces are proposed at ground floor level, 43 
of which would function as accessible parking spaces.  

  
3.7 Revised plans were received on 9th February 2026 which included amendments 

to increase the quantum of three-bedroom dwellings, alongside alterations to the 
building entrances and increase in ground floor residential floorspace across the 
site, notably along the canal facing elevations of Blocks E, F and G which is 
achieved in part through a reduction in the ground level cycle parking. The site 
location plan was also amended to account for updates to land ownership.  

  
 Figure 9: Proposed Plan (please note – larger version of plan can be found in 

the Committee Plan Pack) 
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 Figure 10: 3D Visual showing Design and Massing of Development  
  
 

 
  
 Figure 11: Illustrative CGI of Canal View 
  
 

  
 Figure 12: Illustrative CGI of Central Area of Public Open Space  
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 Figure 13: Illustrative CGI of Building J adjoining Yiewsley High Street  
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4 Relevant Planning History 
  
4.1 A list of the relevant planning history related to the property can be found in 

Appendix 2. 
  
4.2 The site is subject to a long and complex planning history comprising of a mixture 

of planning applications and enforcement activity. This includes various 
enforcement notices which have been served on the site.  

  
4.3 Of particular relevance is outline planning permission (38058/APP/2013/1756) 

for the demolition of existing premises and erection of 99 residential units (C3), 
50 unit extra care/dementia sheltered housing scheme (C3), 1,529.4sq.m light 
industrial floorspace comprising 17 business units (B1c) and 611.30sq.m of 
restaurant/cafe (A3) floorspace, associated open space, car parking and 
landscaping. Reserved matters approval was also granted under reference 
38058/APP/2017/1340. 

  
4.4 The above permissions are material when considering the principle of residential 

development on the site; however, it must be noted that this consent was not 
implemented and has now expired. Nevertheless, this permission is referenced 
within the site allocation policy - SA39 (Trout Road, Yiewsley).     

  
4.5 In 2013 an enforcement investigation was undertaken into the unlawful use of 

the site as an off-airport car park. On 26/04/2013 it was noted that all vehicles 
had been removed from the site therefore the breach remedied. In 2014 an 
enforcement investigation was again undertaken into the unlawful use of the site 
as an off-airport car park. Again, upon investigation this breach was voluntarily 
remedied. On 31/03/2015 a Planning Contravention Notice was served on the 
landowner on the basis that the site was again being operated as an off-airport 
car park. As the breach of planning control continued an enforcement notice was 
served on 17/10/2016 requiring the unlawful use to cease and the land to be 
cleared. An appeal against the notice was successful and a temporary 
permission for the use as an off airport granted by the Inspectorate for up to 12 
months. The date for this permission was 08/06/2017 therefore the permission 
expired 08/06/2018. Despite the permission expiring, the use on the land 
continued unlawfully, a further notice was served 21/12/2018 requiring the use 
of the land to cease and land to be cleared. An appeal against the enforcement 
notice was submitted however it is understood that due to COVID-19 and lack of 
airport passengers the use ceased of its own. No decision was made by PINS 
and the linked appeal case withdrawn.  

  
4.6 In August 2019 site works were undertaken which included new drainage and 

laying of additional hardstanding. A further notice was served 19/02/2021 for the 
removal of the cabins on site and any associated signage across the front 
entrance of the site. On 12/04/2021 a site visit was undertaken and found there 
to be aggregates stored on the land along with plant machinery used for concrete 
batching. At the time Officers were told by site operatives that this was a 
temporary use for 1 month. 
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4.7 An enforcement notice was served on the sui generis use of the site including 

aggregate storage, open storage, and cabins stored on the land on 15/10/2021 
with a one-month compliance period to clear the land. 

  
4.8 An application for temporary Planning permission (meanwhile use) was granted 

in 2022 (38058/APP/2022/64) for the retention of  entrance gates and change of 
use for use class sui generis including container and skip storage; open and 
closed storage of building, scaffolding and lighting materials; storage of 
aggregate materials; vehicle storage and sales; and associated installation of 
portacabins, container stores, transportable silos and other structures for a 
period of 12 months. The meanwhile use application was approved on the basis 
that it would provide the council with an element of control over the harm derived 
by the unlawful activity on the site through the approval of a site plan securing 
the location and operations within the site boundary and mitigation through 
conditions. Unfortunately, site operators did not conform with these conditions. 
A subsequent planning application to use the site for these purposes for a period 
of three years was refused (38058/APP/2023/2220) in March 2024. A previous 
application to use part of the site for car parking (sui generis use) and retention 
of two portacabin units for 24 months (38058/APP/2018/3554) was refused in 
May 2020.  

  
4.9 Following the refusal of 2023 application to extend the Sui Generis Use for a 

further 3 years enforcement proceedings re-commenced and a further notice 
was served requiring the unlawful operations and structures to be removed. An 
appeal was lodged against the notice and the refusal of the planning application, 
however the leaseholder agreed to withdraw the appeals and vacate the land 
upon agreement to vary the compliance period to 05/04/2026. It is understood 
that this use has now ceased.  

  
  
5 Planning Policy  
  
 A list of planning policies relevant to the consideration of the application can be 

found in Appendix 3. 
  
  
6 Consultations and Representations 
  
6.1 A total of 495 surrounding properties were directly notified regarding the 

development. Site notices were posted in multiple locations surrounding the site, 
whilst the application was advertised in the West London Gazette newspaper.  

  
6.2 Following receipt of amended plans on 09/02/2026, full readvertisement was 

carried with all neighbouring properties previously notified, whilst amended site 
notices were posted and the application was readvertised in the West London 
Gazette newspaper. 
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6.3 Representations received in response to public consultation are summarised in 
Table 1 (below). Consultee responses received are summarised in Table 2 
(below). Full copies of the responses have also separately been made available 
to Members. 

  
 Table 1: Summary of Representations Received  

 
Representations Summary of Issues 

Raised 
 

Planning Officer 
Response 

A total of 16 
public comments 
have been 
received in 
objection to the 
planning 
application. 

1. Increase in traffic 
generation.   

This matter is addressed in 
Paragraphs 7.129 to 7.132 
of the report.  

 2. Insufficient parking 
provided and concerns 
regarding displacement 
of parking within 
surrounding streets.   

This matter is addressed in 
Paragraphs 7.122 to 7.129 
of the report. 

 3. Overlooking of existing 
properties.  

This matter is addressed in 
Paragraphs 7.76 to 7.98 of 
the report. 

 4. Noise from energy 
centre and impact on 
adjoining occupiers.  

This matter is addressed in 
Paragraphs 7.99 to 7.103 
of the report. 

 5. Height and scale of 
development would be 
excessive.  

This matter is addressed in 
Paragraphs 7.39 to 7.45 of 
the report. 

 6. Overshadowing of 
existing properties 
given the height of the 
development.  

This matter is addressed in 
Paragraphs 7.76 to 7.98 of 
the report. 

 7. Pressure on existing 
infrastructure including 
schools and healthcare 
provision, potential 
increased risk of crime.   

A contribution of £618,167 
would be secured through 
the S106 agreement 
towards improving local 
healthcare provision. A 
contribution of would also 
be secured through CIL 
towards community 
infrastructure. A condition 
requiring appropriate 
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Secured by Design 
Accreditation is also 
recommended to be 
attached should Members 
determine to approve the 
application. 

 8. Environmental impact 
on canal including litter, 
noise and visual 
intrusion, including 
future management.  

Canal and River Trust 
have raised no objection to 
the development subject to 
relevant conditions. Their 
consultation response is 
included below, and these 
matters are also 
addressed in the main 
body of this report. A 
Secured by Design 
Condition is proposed to 
ensure that the design of 
the development provides 
appropriate safety and 
security measures and 
would limit opportunities 
for crime.  

 9. Concern regarding 
traffic generation and 
noise during 
construction works.  

The impact of the 
development on the 
surrounding highways 
network is addressed in 
Paragraphs 7.118 to 7.132 
of this report. A condition 
requiring the submission of 
a Construction 
Management and Logistics 
Plan would be secured by 
condition.  

 10. Overprovision of flats in 
development.  

The mix of housing is 
addressed in Paragraphs 
7.23 to 7.25 of this report. 
There is no policy 
provision to include 
housing rather than flats, it 
is considered that the 
housing type and size is 
appropriate accounting for 
the site context. 

A total of 3 public 
comments have 
been received in 
support of the 

1. The development is well 
designed.  

Comments in support are 
noted.  
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planning 
application 

 2. Welcome the provision 
of public spaces and 
cafes.  

Comments in support are 
noted. 

 3. Development will 
regenerate and improve 
quality of the area.  

Comments in support are 
noted. 

 

  
 Table 2: Summary of Consultee Responses 

 
Consultee and Summary of Comments 
 

Planning Officer 
Response 

Greater London Authority (GLA) 
 
The proposed redevelopment of the brownfield site 
for residential-led with industrial and commercial 
floorspace is supported in strategic land use terms in 
line with London Plan Policy H1 and Good Growth 
Objective GG2. 
 
The proposal delivers 128 affordable housing units 
(35% by habitable room). Subject to acceptable 
affordable tenures and confirmation of the current 
land uses; the proposals may be eligible to follow the 
fast-track viability route. 
 
The masterplan principles of the building layout are 
broadly supported; the car parking should be 
reduced where possible to enhance landscaping and 
useable and functional space for residents. The 
materials are largely supported, but it is 
recommended that more cohesive elements are 
integrated to across the group of buildings. The form 
and massing is largely acceptable, an assessment 
under London Plan Policy D9(C) will be considered 
at Stage 2 as the building meets the definition as a 
tall building. 
 
Revised information on the Active Travel Zone 
assessment, cycle parking and trip generation is 
required.  
 
Other matters on sustainable development and 
environmental infrastructure also require resolution 
prior to the mayor’s decision-making stage.  

The comments in 
support of the 
principle of 
development, general 
mix of dwellings and 
provision of 
affordable housing is 
noted. Further 
discussion has taken 
place between the 
Council and the GLA, 
such that officers are 
satisfied that 
sufficient detail is 
provided to make a 
recommendation on 
the transport impact 
of the development, 
subject to relevant 
planning conditions. 
Further information 
has been provided in 
relation to the circular 
economy objectives 
of the development, 
the detail of which is 
currently under 
review by the GLA 
specialist team. 
Recommended 
conditions would be 
applied regarding the 
circular economy 



Hillingdon Planning Committee – 21st April 2026 

PART 1 – Members, Public & Press 

 outcomes and 
approach to whole life 
carbon. 

Airport Safeguarding - Heathrow 
 
No objection subject to conditions requiring the 
submission of a Bird Hazard Management Plan and 
Glint and Glare Assessment for solar panels.   
 

The suggested 
conditions are 
attached to the 
recommended list of 
planning conditions. 

Transport for London – Underground Infrastructure 
Protection  
 
No comments to make.  
 

Noted. 

Ministry of Defence Safeguarding 
 
The development would have no detrimental impact 
on the operation or capability of a defence site or 
asset. 
 

Noted 

National Air Traffic Services (NATS) 
 
No objection  
 

Noted. 

Thames Water  
 
No objection in relation to foul or surface water 
drainage. Advise that a condition is require 
specifying that no piling is carried out until a Piling 
Method Statement is submitted.  
 

The suggested 
condition is attached 
to the recommended 
list of planning 
conditions.  

NHS – Healthy Urban Development Unit 
 
There is not sufficient existing primary healthcare 
capacity locally to address demand generated by the 
development. Mitigation is therefore required in the 
form of a financial contribution of £618,167 towards 
the capital cost of delivering the additional primary 
care floorspace required to serve residents of the 
new development. Without this mitigation, the 
development would not comply with Strategic Policy 
SO9 of the Hillingdon Local Plan (2012), Hillingdon 
Strategic Infrastructure Plan (SIP) (2017), Policies 
GG3 and S2 of the London Plan (2021) and 
paragraphs 56 to 59 of the NPPF and related 
Planning Practice Guidance. 
 

The comments 
received from the 
NHS are noted and a 
financial contribution 
is accepted by the 
Applicant and 
included in the 
recommended Heads 
of Terms.  
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Canal and Rivers Trust  
 
The amendments to the scheme are generally 
positive though there does not seem to be any 
additional information in relation to the potential to 
move height to the centre of the site, or provision of 
additional visual viewpoints from the canal. 
Nevertheless, in terms of routes from buildings to the 
towpath, there appears to be an improvement for 
Block E, but perhaps not from other blocks. In 
addition, it is noted that residential units have 
now been included at ground floor level facing onto 
the canal which will aid activation, though there 
seems to have been a reduction in the commercial 
frontages to the canal and some back of house 
elements remain. The area to the north-west of Block 
G would also still appear largely secluded. Whilst it 
would be preferable to further increase activation to 
the canalside it is acknowledged that the 
amendments do go some way to addressing our 
previous concerns. 
 
With regards to the indicative landscape proposals, 
further details should be required by condition. The 
additional information refers to street furniture; 
please note our comments previously did not 
suggest this should be on Trust land and details on 
any street furniture should be addressed as part of 
the detailed landscaping condition. The plans do 
however show that some works would be required 
outside the red line site area on Trust land to 
connect with the canal corridor. 
 
As per our previous response, details on the future 
maintenance and management of the landscaping 
area, including landscaping outside the site 
boundary, should be secured by S106 obligation to 
mitigate the increased impacts on the canal corridor 
from increased use and to ensure the management 
regime works as a whole; not split by ownership, to 
ensure it feels part of the wider development. 
 
Any obligations for towpath / access improvements 
should also contain sufficient flexibility to permit 
funds to be allocated towards any of the measures 
we outlined previously, and the Trust would welcome 
the opportunity to review any draft S106 wording 
proposed for any obligations relating to the Trust’s 

The comments 
received from CRT 
are addressed further 
in the sections of this 
report relating to 
design, transport and 
ecology. A relevant 
landscaping condition 
is included. A Section 
106 contribution of 
£259,860 is required 
and agreed with the 
Applicant towards 
improvements to the 
canal towpath north 
of Trout Road leading 
to Packet Boat Lane.  
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infrastructure (landscaping and towpath/access 
improvements). 
Metropolitan Police (Secured by Design): 
 
No response received. 
 

Whilst Officers have 
not received detailed 
comments from 
Secured by Design 
Officers, a condition 
is proposed to secure 
appropriate 
accreditation. 

Metropolitan Police  
 
Financial contribution of £99,975.43 sought 
alongside the provision of 150sqm facility on site at 
peppercorn rent for use as Police Accommodation, 
up to 4 parking spaces for emergency vehicle use. 
The request is sought on the basis of the additional 
pressure placed upon policing resources accounting 
for the scale of the development.  
 

The Metropolitan 
Police (Estate 
Strategy & 
Engagement) 
comments are 
noted and taken into 
consideration as part 
of the planning 
assessment. The 
request in this 
specific instance is 
not proposed to 
be secured for the 
following reasons: 
 
1) Funding 
responsibility: 
The provision of 
police infrastructure is 
not the responsibility 
of individual 
developers. The 
demand for policing 
and associated 
equipment arises 
from the wider 
population of Hayes 
and existing 
communities, 
including future 
residents, who 
contribute to policing 
services through 
general taxation, 
rather than 
development specific 
channels. 
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2) Existing strategic 
context: There is 
currently no adopted 
MPS estates 
strategy that the 
Council can 
rely upon to evidence 
a defined policing 
infrastructure 
requirement specific 
to this location or 
this development. 
 
3) Policy 
prioritisation: 
Local Plan Policy 
DF1 requires that 
contributions be 
prioritised towards 
critical infrastructure 
such as transport and 
health. Given the 
financial viability 
constraints affecting 
the scheme, only 
infrastructure 
that is essential, 
evidenced, and 
compliant with 
statutory tests can be 
sought. 
 
4) Regulation 122 
tests: 
The requests fail to 
meet the three legal 
tests set out in 
Regulation 122 of the 
Community 
Infrastructure Levy 
Regulations 2010. At 
the time of the 
assessment, 
within the current 
Planning Policy 
Framework, the MPS 
contribution is not 
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considered to meet 
the CIL tests. This 
does not mean it 
will not under future 
Development Plan 
Frameworks. 

London Fire Brigade  
 
No response received. 

Fire safety matters 
have been reviewed 
by HSE and the GLA 
and are assessed to 
be acceptable.  A 
condition is attached 
requiring the 
submission of a 
comprehensive Fire 
Statement prior to the 
first occupation of the 
development.  

Greater London Archaeological Advisory Service 
(GLAAS)  
 
Considering of the nature of the development, the 
archaeological interest and/or practical constraints a 
two-stage archaeological condition could provide an 
acceptable safeguard. This would comprise firstly, an 
evaluation to clarify the nature and extent of 
surviving remains, followed, if necessary, by a full 
investigation. 
 

The suggested 
condition is attached 
to the recommended 
list of planning 
conditions. 

Cadent Gas 
 
No objection  
 

Noted.  

Health and Safety Executive (HSE)  
 
Following a review of the information provided in the 
planning application, the HSE is content with the fire 
safety design as set out in the project description, to 
the extent it affects land use planning considerations. 
 

Comments are noted.  

Internal Consultees 
Planning Policy 
 
Following the proposed percentage increase in 3-
bedroom dwellings and agreement with the NHS that 
the applicant make a financial contribution towards 

Noted. Matters 
relating to the 
housing mix are 
addressed in 
Paragraphs 7.23 to 
7.25 of the report and 
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healthcare provision in the area, no objections are 
raised.    
 

matters relating to 
healthcare provision 
are addressed in 
Paragraphs 7.143 to 
7.148 of the report.  

Highways  
 
The development would provide 14no. standard and 
43no. disabled persons parking spaces, 12no. short-
stay and 734no. long-stay cycle parking spaces for 
the residential use; 8no. short-stay, 2no. long-stay 
for the commercial use; and 2no. short-stay, 9no. 
long-stay for the light industrial use. The number of 
disabled persons parking and cycle parking spaces 
proposed is in full accordance with the standard 
required in the London Plan 2021 Policy T6.1 
Residential Parking and T5 Cycling and is accepted. 
 
The number of car parking spaces proposed is 
significantly below the maximum that the London 
Plan standard would allow, this is supported as a 
car-lite development places less stress upon an 
already congested road network. This also offers air 
quality, climate change and public health benefits as 
people would chose to walk, cycle or use public 
transport as opposed to driving alone in a private 
car. The development would be in accordance with 
the London Plan 2021 Policy T2 which requires that 
development proposals should “reduce the 
dominance of vehicle on London’s streets”. 
 
Pedestrian access is proposed throughout the site 
with the aim of increasing permeability between High 
Street and the canal. There would be four main 
points of pedestrian and cycle access, which include 
along Trout Road, High Street, St Stephen’s Road, 
and the canal. The proposed development seeks to 
reduce the number of vehicular access points from 
three to two, limiting them to the north eastern 
access on Trout Road and the south western  
access on St Stephen’s Road. To avoid the creation 
of a ‘rat-run’ through the site, no through-route for 
vehicles would be provided for vehicles across the 
site (except for controlled access for emergency 
service vehicle). This would be supported through a 
series of turning heads located within the site, 
enabling vehicles to manoeuvre and egress at the 
same point of access. 

The comments are 
noted and are 
addressed further 
within Paragraphs 
7.118 to 7.132 of this 
report relating to 
transport matters. 
The suggested 
financial contribution 
towards active travel 
measures is included 
in the draft heads of 
terms identified in 
Paragraphs 7.133 to 
7.135 of this report. A 
revised Travel Plan is 
also proposed to be 
secured by 
appropriately worded 
condition. 
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In accordance with the Council’s requirements the 
applicant has submitted a Transport Assessment 
containing an Active Travel Zone assessment (ATZ). 
However, the Highway Authority considers that the 
scope of this document limited, it does not include a 
comprehensive and thorough assessment of all the 
routes to key destinations to identify the barriers to 
walking, cycling and public transport use. In 
response the Highway Authority has carried out an 
Active Travel Zone assessment of its own. The 
Highway Authority require that the applicant enter a 
Section 106 legal agreement that commits the 
developer to delivering the improvements identified. 
The Highway Authority requires a contribution of 
£154,660, this would be used to deliver a range of 
necesscary active travel works within the vicinity of 
the site.    
 
A Framework Travel Plan has been submitted in 
support of this planning application which is broadly 
acceptable, the Highway Authority require that a full 
Travel Plan is provided for assessment, this should 
include targets to reduce the number of people 
travelling to the development site by private car, 
these should align with the London Plan 2021 
objective of increasing mode share for walking, 
cycling and public transport (excluding taxis) of 53% 
by 2041. It should also set out those measures that 
would be put in place to achieve these targets, how 
the Travel Plan would be monitored and the steps 
that would be taken should the targets not be 
achieved.  
 
Access Officer  
 
The following accessibility comments should be 
observed: 
 
A convenient drop off point would be required for 
door to door transport services such as Dial a Ride, 
taxis, and hospital transport. 
 
An accessible parking bay should be allocated to 
every M4(3) wheelchair accessible/adaptable unit. 
Plans should be amended accordingly. 
The affordable housing M4(3) units should be 
suitable for 'day one occupation' by a wheelchair 
user. These units should be designed and fitted as 

Comments are noted 
and matters relating 
to accessibility are 
further addressed in 
Paragraphs 7.149 to 
7.152 of this report. A 
Delivery and 
Servicing Plan would 
be secured by 
condition, it is noted 
that the Delivery and 
Servicing Strategy 
includes allocated 
bays which may be 
used for taxi’s and 
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per the prescribed standards for a Wheelchair 
Accessible M4(3) unit, as set out in ADM 2015. 
 
The kitchen/dining/living areas within the required 
M4(3) units must meet the technical specifications 
set out in Table 3.2 and 3.4, as prescribed in 
Approved Document M to the Building Regulations 
(2015 edition). The kitchen design should be capable 
of providing a section of 'rise and fall' worktop to 
accommodate a sink and hob unit installed side by 
side. Plans should demonstrate a user-friendly 
wheelchair accessible layout within the kitchen. 
 
A floor plan at no less than 1:100 should be 
submitted for each of the different M4(3) units. All 
details, to include transfer zones, wheelchair storage 
area, and other spatial requirements within 
bedrooms, bathrooms, living and dining areas, 
should be shown on a separate plan for every 
different unit type. 
 
All new developments are required to ensure 
reliable, convenient and dignified means of escape 
for all building users in accordance with London Plan 
policy D5 and D12. Accordingly, where lift access is 
provided, at least one lift per stair core should be 
capable of being used as an evacuation lift in 
compliance with BS EN 81-20 and BS EN 81-70. 
 
Details should be required on the accessible play 
equipment for disabled children, including those with 
a sensory impairment, or complex multiple 
disabilities. Provisions could include outdoor sound 
tubes, colour and lighting canopies, and other play 
equipment that could stimulate the olfactory senses. 
Inclusive play is a key requirement of any new 
residential development. 
 

hospital transport. 
Details of accessible 
play equipment are 
proposed to be 
secured by an 
appropriately worded 
condition. 

Noise Officer  
 
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. 
 

Relevant conditions 
are attached to 
ensure that 
appropriate noise 
mitigation is secured.   
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Contaminated Land Officer  
 
No objection subject to a condition requiring the 
submission of a scheme for dealing with 
contamination before the commencement of 
development (excluding demolition, site clearance 
and initial ground investigation works) and the 
submission of a verification report relating to 
remediation to be submitted before first occupation 
of the development.  
 

The suggested 
condition is attached 
to the recommended 
list of planning 
conditions. 

Urban Design Officer  
 
The proposed redevelopment of the site between the 
Grand Union Canal and West Drayton High Street 
could be supported in principle, subject to the 
following considerations. 
 
The existing site is centrally located yet currently 
underutilised. The proposed scheme seeks to make 
better use of the site through a mixed-use, 
residential-led redevelopment. The proposal adopts 
a nuanced, design-led approach that aims to 
establish a positive new character for the site while 
balancing housing delivery and wider planning 
objectives with site viability and overall design 
quality. In doing so, the scheme results in a number 
of competing trade-offs to achieve a viable, 
deliverable masterplan that also aligns with key 
planning objectives and maximises the site’s 
strategic potential. The redevelopment aims to 
deliver much-needed affordable housing alongside 
premium high-quality commercial space in a well-
connected location, contributing towards local 
employment opportunities and complementing the 
High Street’s offer. 
 

Matters relating to the 
design approach are 
addressed further in 
Paragraphs 7.38 to 
7.65 of this report.  

Waste Strategy Officer  
 
Noted that some refuse stores are located more than 
10 metres from a refused collection point the 
maximum pull distance for operational crews is 10m. 
For distance that are over the 10m requirement a 
caretaker will be required.  
 
To pull the bins out on collection day before 6am. A 
dropped kerb must be provided, and the route must 
be smooth, impermeable, have a gradient of less 

A final Delivery, 
Servicing and Waste 
Management Plan is 
recommended to be 
secured by condition.  
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than 1.2, and avoid any areas where parked cars 
may obstruct access. 
 
Access for the operational vehicles appears to be 
clearly demonstrated in the Design and Access 
Statement, and no issues are anticipated. 
 
Economic Development  
 
No objection subject to an Employment/Construction 
Training Scheme secured in accordance with the 
Council's Planning Obligations SPD via a S106 
Agreement. 
 

This request is a 
recommended Heads 
of Terms to be 
secured in the S106 
Legal Agreement. 

Air Quality Officer  
 
A section 106 agreement with the LAP of £145,908 
is to be paid for Hillingdon to deliver its air quality 
local action plan and or implement specific measures 
on/along the road network affected by the proposal 
that reduce vehicle emissions and or reduce human 
exposure to pollution levels, in association with the 
operation of the proposed development.  
 

A S106 financial 
contribution is 
included in the 
recommended Heads 
of Terms, whilst 
recommended 
conditions are also 
proposed to be 
attached. 

Local Lead Flood Authority (Metis) 
 
Recommend that the following details are provided 
prior to determining the planning application: 
 
•Provide an explanation on how the collected 
rainwater will be reused. 
•Greenfield, existing and proposed runoff volumes 
should be provided for the 1 in 100 year 6 hour storm 
event.
•Provide supporting calculations to demonstrate that 
no flooding will occur on site in the 1 in 30-year 
event.
•The applicant should provide updated calculations 
that use the total site area of 2.3 ha or confirm how 
these areas will drain if not into the proposed 
drainage system.
•Exceedance flow routes should be illustrated on a 
drawing.
•State a maintenance owner and consider health and 
safety risks relating to the construction, operation 
and maintenance and decommissioning of the 
drainage system.

The applicant has 
submitted an updated 
drainage strategy in 
response to the 
request from Metis 
who are currently 
reviewing the 
submitted details. 
Officers will provide 
an update to 
Members at Planning 
Committee should 
comments be 
received in time. 
Officers are confident 
that matters can be 
resolved through an 
appropriate condition.  
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7 Planning Assessment 
  
 Principle of Development 
  
 Provision of Housing  
  
7.1 Policy H1 of the Local Plan states that the Council will meet and exceed its 

minimum strategic dwelling requirement in accordance with other Local Plan 
policies. 

  
7.2 The site is included with the Council’s site allocations and Designations Local 

Plan Part 2 under allocation Policy SA39 (Trout Road, Yiewsley). The application 
site is referred to as Site A, comprising the former Rainbow and Kirby Industrial 
Estates. The site policy states that the Council will support development 
proposals that contribute to the regeneration of Yiewsley Town Centre. Sites B 
and C as referred to under the site policy have since been redeveloped for 
residential uses. 

  
7.3 The specific policy for Site A states that the site should be developed in 

accordance with the broad parameters of the approved scheme ref: 
38058/APP/2013/1756, subject to site-specific constraints. This relates to an 
outline planning permission granted on 16th June 2014: 
 
Demolition of existing commercial premises and existing dwelling and erection 
of 99 residential units (C3), 50 unit extra care/dementia sheltered housing 
scheme (C3), 1,529.4sqm light industrial floorspace comprising 17 business 
units (B1c) and 611.30sqm of restaurant/cafe (A3) floorspace associated open 
space, car parking and landscaping.  

  
7.4 Whilst the above referenced permission was never implemented and permission 

has expired, the principle of a mixed used redevelopment consisting of 
residential, industrial and retail/commercial space has been assessed to be 
acceptable in planning terms under this permission and is duly reflected under 
Policy SA39.  

  
7.5 The proposed development incorporates a similar mix of uses, albeit with a 

significant increase in the number of residential dwellings proposed. Whilst the 
previous scheme provided 149 dwellings (inclusive of extra care housing), the 
present proposals would provide 433 dwellings, an uplift of +284 dwellings in 
total as well as a minor uplift in commercial space (+156sqm). The site policy 
states that development should be carried out in accordance with the broad 
parameters of the previously consented but now expired, lower density scheme. 
There are substantial planning grounds to consider a higher quantum of homes 
on the site. 

  
7.6 Paragraph 124 of the NPPF (2024) sets out that planning policies and decisions 

should promote an effective use of land in meeting the need for homes and other 
uses, while safeguarding and improving the environment and ensuring safe and 
healthy living conditions. Paragraph 125 of the NPPF states that decisions 
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should give substantial weight to the value of using suitable brownfield land 
within settlements for homes and other identified needs, proposals for which 
should be approved unless substantial harm would be caused, and support 
appropriate opportunities to remediate despoiled, degraded, derelict, 
contaminated or unstable land.  

  
7.7 Policy H1 of the London Plan states that Boroughs should optimise the potential 

for housing delivery on all suitable and available brownfield sites through their 
Development Plans and planning decisions. The Policy states that this is 
particularly the case on sites with existing or planned public transport access 
levels (PTALs) 3-6 or which are located within 800m distance of a station or town 
centre boundary.  

  
7.8 In line with Paragraph 124 of the NPPF and Policy H1 of the London Plan, the 

site would represent a suitable site for the delivery of a high-density development 
which optimises the potential for housing delivery. Part of the site lies within 
Yiewsley and West Drayton Town Centre, whilst the remainder of the site is 
immediately adjacent to the town centre. While the Transport for London PTAL 
ratings can be a useful measuring tool for guidance on the level of sustainability 
of a site, it can on occasion fail to provide a realistic presentation of this. Officers 
consider this to be the case here given that the site is located within 800 metres 
of West Drayton Station (Elizabeth Line) and within walking distance to various 
bus stops which are on routes to Uxbridge Town Centre, Hayes Town Centre 
and Heathrow Airport. Furthermore, as explained above the site is partly located 
within the Town Centre and partly on the edge of it meaning that occupants 
would have access to all of the required infrastructure needs for everyday life 
such as schools, health care, parks, shops and other commercial and community 
uses.  All of these reasons point towards the site being an appropriate location 
for a higher density optimisation of the site subject to achieving good design.  

  
7.9 In relation to the quantum of units proposed, Policy DMHB17 of the Local Plan 

Part 2 requires that all new residential development should take account of the 
Residential Density Matrix contained in Table 5.3. Part of the site adjoining 
Yiewsley High Street falls within West Drayton Town Centre, where a density of 
150-250 units per hectare, or 450-750 habitable rooms may be acceptable for 
mainly flatted development. It is however noted that no residential dwellings are 
proposed within this part of the site. The remainder of the site falls within the 
category of residential areas of a mainly suburban character within 800 metres 
of a town centre whereby a density of 50-110 dwellings per hectare or 150 to 
330 habitable rooms per hectare may be acceptable. The application site 
measures approximately 2.3 hectares in area and the proposals which would 
provide 433 dwellings (188 dwellings per hectare). This would be over the 
density figures referenced within Table 5.3 for development within this location. 
In principle however, where considering the emphasis placed on achieving an 
optimum density of development under Paragraph 124 of the NPPF and Policy 
H1 of the London, there is a clear policy basis to consider that the proposed 
density of dwellings on the site is acceptable in principle, subject to compliance 
with the wider policy provisions in the Local Plan Parts 1 and 2; the NPPF 2024; 
and London Plan 2021.  
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7.10 It is acknowledged that the Council cannot currently demonstrate a five-year 

supply of deliverable housing sites (the most recent position statement published 
on 01/04/2026 confirmed a 2.5 year supply). In accordance with Footnote 8 of 
the NPPF, the policies which are most important for determining the application 
are therefore considered out-of-date. Consequently, Paragraph 11(d) of the 
Framework is engaged, and the 'tilted balance' applies. This requires that 
planning permission be granted unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against 
the policies in the Framework taken as a whole. 

  
7.11 The scale of the development and appropriateness of the development in design 

terms is discussed in further detail in the relevant section of the report below. 
There is however precedent within Yiewsley and West Drayton Town Centre and 
surrounding sites for high density residential development on sites adjoining 
West Drayton Station and Sites B and C of Site Allocation SA39.  

  
7.12 It is considered that the proposals represent an efficient and appropriate re-use 

of previously developed land, and that principle of the proposed development is 
therefore acceptable. The principle of residential development on this site has 
been previously established under the previously consent hybrid planning 
application. The provision of additional homes, above the number of dwellings 
previously consented is acceptable in principle in line with the Local Plan, 
London Plan and NPPF, subject to all wider implications which are assessed 
further below.  

  
 Provision of Industrial Uses and Loss of Existing Industrial Uses  
  
7.13 Policy E7 of the London Plan states that mixed or residential development 

proposals on Non-Designated Industrial Sites should only be supported where: 
there is no reasonable prospect of the site being used for the industrial and 
related purposes set out in Part A of Policy E4 Land for industry, logistics and 
services to support London’s economic function; or industrial, storage or 
distribution floorspace is provided as part of mixed-use intensification (see also 
Part C of Policy E2 Providing suitable business space).  

  
7.14 Policy E7 also requires compliance with a range of criteria set out in Part D of 

the Policy, namely that  
 

1) The industrial and related activities on-site and in surrounding parts of the 
SIL, LSIS or Non-Designated Industrial Site are not compromised in terms 
of their continued efficient function, access, service arrangements and 
days/hours of operation noting that many businesses have 7-day/24-hour 
access and operational requirements.   

2) the intensified industrial, storage and distribution uses are completed in 
advance of any residential component being occupied 
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3) appropriate design mitigation is provided in any residential element to 
ensure compliance with 1 above with particular consideration given to: 
safety and security the layout, orientation, access, servicing and delivery 
arrangements of the uses in order to minimise conflict design quality, 
public realm, visual impact and amenity for residents agent of change 
principles vibration and noise air quality, including dust, odour and 
emissions and potential contamination. 

  
7.15 In the context of Policy E7 of the London Plan, it is proposed that the residential 

development would be delivered as part of a mixed-use scheme which includes 
the provision of industrial floorspace (2005sqm). It is stated that there is currently 
1255sqm (GIA) of industrial floorspace on the site and that the proposals would 
therefore amount to an increase in industrial floorspace of 750sqm, consisting of 
21 individual units. This is proposed within Building J adjoining Yiewsley High 
Street. The status/use of the remaining parts of the site which previously 
contained buildings and have since been used for a series of temporary and 
unauthorised uses is discussed within the section above and the below section 
relating to the provision of affordable housing. It is however considered that 
these parts of the site would not have a lawful industrial use given that all existing 
buildings on the site have been demolished following extensive damage caused 
by fire in 2011 and since this time the site has not been used for industrial 
purposes, see appeal references APP/R5510/C/16/3163200 & 3163365. On this 
basis, there would not be a requirement that the applicant provide additional 
industrial space on the site, beyond the scope of the existing buildings to account 
for the industrial floorspace that was previously provided on site but has since 
been lost.   

  
7.16 Matters referenced under Policy E7 relating to servicing and access 

arrangements are considered in detail in Paragraphs 7.127 and 7.129 of this 
report that deals with transport impacts. Matters relating to design quality, public 
realm, visual impact and amenity for resident’s agent of change principles 
vibration and noise air quality, including dust, odour and emissions and potential 
contamination are covered within the relevant sections of this report. It is 
however considered that the industrial and residential uses can effectively co-
exist on the site in the manner proposed without compromising the functionality 
of the industrial uses, or amenity of existing or future occupiers.  

  
7.17 The relocation and reconfiguration of what would be flexible employment space 

within the proposed location would assist in providing footfall and an 
intensification of activity within this part of the site. This would therefore 
contribute towards enhancing the vitality of Yiewsley/West Drayton Town Centre. 

  
7.18 The proposals would therefore deliver an appropriate intensification of industrial 

use on the site, whilst providing higher quality light industrial space, compared 
with the somewhat disordered and poorly designed arrangement of industrial 
uses on the site at present. The incorporation of the uses into a new building 
would allow for appropriate mitigation of noise and other associated amenity 
impacts, which is not effectively achieved through the existing on-site 
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arrangement. In line with part 2) of Policy E7 of the London Plan, planning 
approval would be conditional on the provision that the industrial uses are 
provided in advance of the occupation of the residential accommodation. Subject 
to compliance with these provisions, it is considered that the development would 
comply with Policies E4 and E7 of the London Plan.      

  
 Community Use  
  
7.19 A two-storey building located in the south east corner of the site (The Forge) 

adjacent to St Stephens Road is presently in use as an Islamic community centre 
and place of worship. Retrospective planning permission was granted at appeal 
on 07/09/2012 to change the use of the building from a Class B1 use to use as 
an Islamic Culture and Educational Community Centre for a temporary period of 
two-years. An application for the continuation of this use was refused in October 
2015 and no further applications have been made to regularise this use.  
Planning permission was granted in June 2025 to change the use of 152-162 
High Street from an office use to use as a place of worship (Use Class F1(f)). Al-
Falah Masjid, presently based in The Forge would occupy this premises. 

  
7.20 Policy DMCI 1 of the Local Plan Part 2 states that Proposals involving the loss 

of an existing community facility will be permitted if:  
 
A) the specific use is no longer required on-site. In such circumstances, the 
applicant must provide evidence demonstrating that:  
i) the proposal would not lead to a shortfall in provision for the specific use within 
the local catchment area;  
ii) there is either no demand for another suitable social infrastructure use on-site, 
or that the site/premises is no longer appropriate for social infrastructure uses; 
and  
iii) any replacement/relocated facilities for the specific use provides a level of 
accessibility and standard of provision at least equal to that of the existing facility.  
B) the activities carried out are inconsistent and cannot be made consistent with 
acceptable living conditions for nearby residents; and  
C) the redevelopment of the site would secure an over-riding public benefit.  

  
7.21 Policy S1 of the London Plan states that development proposals that would result 

in a loss of social infrastructure in an area of defined need as identified in the 
borough’s social infrastructure needs assessment required under Part A should 
only be permitted where:1) there are realistic proposals for re-provision that 
continue to serve the needs of the neighbourhood and wider community, or; 
2) the loss is part of a wider public service transformation plan which requires 
investment in modern, fit for purpose infrastructure and facilities to meet future 
population needs or to sustain and improve services. 

  
7.22 The present use of The Forge as an Islamic Culture and Educational Community 

Centre does not benefit from permanent planning permission. Nevertheless, 
planning permission however has been granted to use an alternative, more 
suitable premises that would better accommodate the community uses within 
300 metres of the site and work is underway to implement this use. On this basis 
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the loss of the community use is accepted as provision is made for this use to 
re-provided in a more suitable and accessible location, within the Yiewsley/West 
Drayton area.  The proposals would therefore comply with Policy DMCI 1 of the 
Local Plan Part 2 and Policy S1 of the London Plan.  

  
 Housing Mix  
  
7.23 Policy H10 of the London Plan (2021) states that schemes should generally 

consist of a range of unit sizes. Policy DMH 2 of the Hillingdon Local Plan: Part 
2 - Development Management Policies (2020) states that the Council will require 
the provision of a mix of housing units of different sizes in schemes of residential 
development to reflect the Council's latest information on housing need. 
Paragraph 4.6 of the Hillingdon Local Plan: Part 2 - Development Management 
Policies (2020) states that the Council's current information on housing need 
indicates a substantial borough-wide requirement for larger affordable and 
private market units, particularly three-bedroom properties. Applicants proposing 
residential schemes will be required to demonstrate that this need has been 
taken into account. 

  
7.24 The application is accompanied by a development specification which sets out 

the following target housing mix:  
 

 One-bedroom units 53% (229 units) 
 Two-bedroom units 37% (159 units) 
 Three-bedroom units 10% (45 units)  

  
7.25 It is acknowledged that the development proposes a 10% provision of family 

sized homes (three or more bedrooms) which would sit below the quantum of 
larger units that may typically be sought. It is however taken into consideration 
that the application site sits close to the Elizabeth Line and adjacent to West 
Drayton Town Centre and represents an appropriate site for high density 
development, whereby a greater number of one- and two-bedroom dwellings 
would typically be expected in line with Policy H10. Furthermore, given the 
Council’s housing land supply position identified above and the substantial 
contribution that the development would make towards this, it would be 
appropriate to ensure that an optimum delivery of residential dwellings is 
secured. Accounting for the context of the site, the proposed mix of dwellings is 
considered appropriate in line with Policy H10 of the London Plan (2021) and 
Policy DMH 2 of the Hillingdon Local Plan: Part 2 - Development Management 
Policies (2020).         

  
 Affordable Housing 
  
7.26 Policy H5 of The London Plan (2021) outlines that development that provides 35 

per cent or more affordable housing (measured by habitable room (may follow 
the Fast Track Route where the tenure mix is acceptable to the borough or the 
Mayor where relevant. A minimum of 50% affordable housing is however 
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required for Strategic Industrial Locations, Locally Significant Industrial Sites and 
Non-Designated Industrial Sites appropriate for residential uses in accordance 
with Policy E7 Industrial intensification, co-location and substitution where the 
scheme would result in a net loss of industrial capacity. Policy H6 of the London 
Plan states that affordable residential development products should be split a 
minimum of 30 per cent low-cost rented homes, as either London Affordable 
Rent or Social Rent, allocated according to need and for Londoners on low 
incomes, a minimum of 30 per cent intermediate products which meet the 
definition of genuinely affordable housing, including London Living Rent and 
London Shared ownership, and the remaining 40 per cent to be determined by 
the borough as low-cost rented homes or intermediate products (defined in Part 
A1 and Part A2) based on identified need. 

  
7.27 Policy H2 of Hillingdon Council's Local Plan Part 1 Strategic Policies (2012) 

states that housing provision is expected to include a range of housing to meet 
the needs of all types of households, and the Council will seek to maximise the 
delivery of affordable housing from all sites. For sites with a capacity of ten or 
more units, the Council will seek to ensure that the affordable housing mix 
reflects housing needs in the borough, particularly the need for larger family 
units. 

  
7.28 Policy DMH 7 of Hillingdon Council's Local Plan Part 2 Development 

Management Policies (2020) states that developments with a capacity to provide 
ten or more units will be required to maximise the delivery of on-site affordable 
housing. Subject to viability and if appropriate in all circumstances, a minimum 
of 35 per cent of all new homes on sites of ten or more units should be delivered 
as affordable housing, with the tenure split 70 per cent Social or Affordable Rent 
and 30 per cent Intermediate. 

  
7.29 A total of 128 affordable homes is proposed on the site (29%) of the 433 homes 

proposed. Of the affordable homes 88 would be social rented and 40 shared 
ownership (intermediate tenure). Measured by habitable room 35% of all 
habitable rooms within the residential part of the development would be of 
affordable tenure. 

  
7.30 As noted above, a minimum of 50% affordable housing is however required for 

Strategic Industrial Locations, Locally Significant Industrial Sites and Non-
Designated Industrial Sites appropriate for residential uses in accordance with 
Policy E7 Industrial intensification, co-location and substitution where the 
scheme would result in a net loss of industrial capacity. The northern part of the 
site is used for light industrial uses, primarily related to vehicle servicing and 
repairs and would fall into the category of non-designated industrial land. It is 
stated that there is currently 1255sqm (GIA) of industrial floorspace on the site, 
it is proposed that the residential development would be delivered as part of a 
mixed-use scheme which includes the provision of industrial floorspace 
(2005sqm). The proposals would therefore amount to an increase in industrial 
floorspace of 750sqm, where assessed against the extent of the floorspace 
currently on site.   
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7.31 Previously there was a greater quantum of industrial floor space provided on the 
site located on the land in the central and southern sections of the site within a 
series of buildings which were destroyed by fire in 2011, and the land has since 
been cleared. As noted in the planning history of the site, there have been 
several intervening uses on the site, both temporary and unauthorised uses 
which have been subject of enforcement action. The site is currently in use for 
the storage of construction materials and skips; temporary permission was 
granted for this use on the provision that this use must cease 12 months following 
the grant of planning permission (31/08/2022). Given that the uses are ongoing 
without the benefit of planning permission, these uses are unauthorised and are 
not lawful.  

  
7.32 Commentary was provided in relation to the use of the vacant land on the site by 

an appeal Inspector in 2016 (APP/R5510/C/16/3163200 & 3163365) relating to 
an enforcement notice served in relation to the unauthorised use of the land for 
car parking (sui-generis use). The inspector commented that:  
 
“Following the clearance of the buildings on the site, there must be considerable 
doubt as to whether the site has a lawful use. Any historic use of the land would 
appear to have been lost with the demolition of the buildings and no Lawful 
Development Certificate [LDC] has been drawn to my attention to substantiate a 
claim to a lawful use” 

  
7.33 Giving due regard to the Inspector’s comments and considering the current 

status of the site and intervening uses, it is reasonable to conclude that the site 
would not benefit from a lawful industrial use. Nearly 15 years have elapsed 
following the destruction of the buildings on the site by fire and all buildings on 
the site have since been cleared. The co-location of all existing functional 
industrial floor space is proposed within the planning application with the 
development delivering +750sqm of additional industrial floorspace. Based on 
this assessment, the development should provide a minimum of 35% affordable 
housing by habitable room, rather than 50% provision to meet the minimum 
requirements of Policy H5. On this basis the proposed split of affordable housing 
would be in accordance with the aims of the NPPF (2024), Policies H5 and H6 
of The London Plan (2021), Policy H2 of Hillingdon Council's Local Plan Part 1 
Strategic Policies (2012), and DMH 7 of Hillingdon Council's Local Plan Part 2 
Development Management Policies (2020) and is eligible to follow the fast track 
route for affordable homes. The policy compliant provision of affordable housing 
and split of affordable tenure homes must be secured within the accompanying 
Section 106 agreement should planning permission be granted to ensure the 
adequate provision of affordable homes under subsequent reserved matters 
planning applications. 

  
 Compliance with Town Centre Policy, Provision of Industrial and Commercial 

Uses   
  
7.34 As noted above, a section of site lies within the Yiewsley and West Drayton Town 

Centre which is classed as District Centre in the Local Plan. The site occupies a 
presently vacant plot of land between the Aldi food store and a recently 
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redeveloped site, comprising a ground floor retail unit, with residential uses 
located above. Policy DMTC 1 of the Local Plan states that the Council will 
support ‘main town centre uses’ where the development proposal is consistent 
with the scale and function of the town centre. The section of the site which lies 
within the town centre area also lies within a secondary shopping frontage  

  
7.35 Policy DMTC 2 of the Local Plan states that in secondary shopping areas, the 

Council will support the ground floor use of premises for retail; financial and 
professional activities; restaurants, cafes, pubs and bars; launderettes and other 
coin operated dry cleaners; community service offices, including doctor’s 
surgeries provided that: 
 
i) a minimum of 50% of the frontage is retained in retail use; and  
ii) the uses specified in policy DMTC4 are limited to a maximum of 15% of the 
frontage;  
iii) the proposed use does not result in a concentration of non retail uses which 
could be considered to cause harm to the vitality and viability of the town centre.  

  
7.36 It should be noted that Policy DMTC 1 predates the introduction of the Class E 

use class which allows significantly more flexibility to allow for retail premises to 
be used for other uses falling within Class E. A ground floor retail/commercial 
use is proposed on the corner of the High Street and the new access route into 
the site. Industrial uses are also proposed at ground floor level, although not 
within the unit facing the High Street. Previously there was a retail unit on this 
part of the site prior to the demolition of the building in 2012, but the site has 
remained vacant since the removal of the building. The provision of a commercial 
unit which may be used for purposes such as for retail or use as a café/restaurant 
would align with Policy DMTC 1 and DMTC 2 of the Local Plan and would 
contribute positively to the vitality of the secondary shopping frontage.       

  
7.37 Policy E9 of the London Plan supports generally the provision of new retail uses, 

particularly within Town Centres. Outside of designated Town Centres and 
primary and secondary shopping frontages, Local Plan Policy DMTC 1 requires 
that where retail floorspace is provided and would consist of more than 200sqm 
that a retail impact assessment is needed. Two commercial units are proposed 
within Buildings F and G covering a floor area of 95sqm and 100sqm, 
cumulatively measuring 195sqm, below the threshold of 200sqm. It is expected 
that a sequential approach is taken to main town centre uses to demonstrate that 
there are no available or suitable sites in a town centre where an edge of centre 
or out of centre location is proposed, using a sequential approach. The 
commercial uses with Buildings F and G fall outside of the defined Town Centre 
area for Yiewsley/West Drayton in what would be classed as an edge of centre 
location.  As noted above the uses are small in scale and would be 
complementary to the Town Centre given the sites spatial proximity and the 
improved connections and general benefits arising from the regeneration of a 
prominently located brownfield site. On this basis, it is considered that the 
provision of what are small commercial units would be acceptable in terms of 
their location and spatial relationship to the town centre and would comply 
broadly with Policy E9 of the London Plan; and Local Plan Policy DMTC 1.     
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 Design, Density and Impact on the Character and Appearance of the Area 
  
7.38 Policies DMHB 11 and DMHB 12 of the Hillingdon Local Plan: Part 2 - 

Development Management Policies (2020); Hillingdon Local Plan Part 1: 
Strategic Policies (2012) Policy BE1; as well as Policies D1, D3 and D4 of the 
London Plan (2021); in addition to Paragraph 135 of the NPPF each seek to 
ensure that development achieves the highest standard of design, which 
integrates positively to the character its surroundings.  

  
7.39 Policy DMHB 10 of the Local Plan Part 2 sets out policy relating to high buildings 

and structures. It should be noted that the Policy does not set out a specific 
definition of height that constitutes a high building. Policy D9 of the London Plan 
sets out that Development Plans should define what is considered a tall building 
for specific localities, the height of which will vary between and within different 
parts of London but should not be less than 6 storeys or 18 metres measured 
from ground to the floor level of the uppermost storey. Policy DMHB 10 sets out 
a series of location and design-based criteria which must be satisfied with regard 
to the provision of high buildings. Policy DMHB 10 allows for the provision of high 
buildings within Uxbridge or Hayes Town Centre, or within an area identified by 
the borough as being appropriate for such buildings. Tall buildings should be 
located within areas of high public transport accessibility. The requirement to 
comply with other related policies including fire safety and aviation safety is 
assessed in further detail in the relevant sections of the report below.  

  
7.40 Policy DMHB 10 requires that development be of a height, form, massing and 

footprint proportionate to its location and sensitive to adjacent buildings and the 
wider townscape context. Consideration should be given to its integration with 
the local street network, its relationship with public and private open spaces and 
its impact on local views.  

  
7.41 The application proposes the comprehensive redevelopment of the site which 

would involve the clearance of all existing buildings and the redevelopment of 
the site for residential, commercial and industrial uses, as well as the provision 
of landscaping and public open space. The site includes light industrial buildings 
which are of a poor design standard, whilst the southern section of the site 
formerly used for storage purposes has been cleared consistent with the 
enforcement notice requiring that this use is ceased and the site cleared. The 
site occupies a prominent position, with a section of the site falling within the 
Yiewsley/West Drayton Town Centre, forming a frontage to the Yiewsley High 
Street. The south western edge of the site forms a prominent frontage to the 
Grand Union Canal, with a towpath running adjacent to the site. The present 
condition of the site is unsightly and detracts from the character of the 
surrounding area, whilst also severing physical and visual connectivity between 
the canal and Town Centre. Redevelopment of the site offers substantial 
opportunities to enhance the character of the surrounding area, regenerating a 
Town Centre/edge of Town Centre site and improving the Canalside frontage.     
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7.42 As noted within the above sections of this report, a relatively high density of 
development is proposed consisting primarily of apartment buildings located 
across the site. The proposed apartment buildings (Blocks A-G) would vary 
between 5 and 11 storeys (17.3 and 35.8 metres) in height with the taller of these 
buildings being Block G (11 storeys) and Block B1 and Block F being 
concentrated along the canal frontage. Blocks A and F, which are located along 
Trout Road and Block E which would sit on the corner of St Stephens Road and 
the Canal path would each be 6 storeys.     

  
7.43 The development would sit within the immediate context of other relatively recent 

apartment buildings of a similar form, albeit of a lower scale than the proposed 
development, this includes Caxton House and Onslow Mills, which are five and 
six storeys in scale and Rowlock House, Kiln Lodge and Quion House, each of 
which are five storeys in scale. There is precedent therefore for larger buildings 
within the context of the site, albeit that the scale would still be greater than that 
of the surrounding development. The piecemeal development of this part of the 
site presents significant constraints in allowing for the redevelopment of the 
application site, resulting in mutual overlooking between the two sites, this matter 
is further addressed in the amenity section of this report. Development on St 
Stephens Road to the south east and along Trout Road to the north consists of 
a more modest scale of development, typically comprising a mix of suburban and 
more traditional early 20th century housing. In response to the lower scale of 
development to the north and south east, the buildings proposed within these 
locations (Blocks C and E) respectively are of a generally lower scale and height.  

  
7.44 Whilst parts of the development would be notably taller than surrounding 

development within the immediate context, there is some precedent for 
development for relatively tall buildings within West Drayton Town Centre, 
including the development on the Tavistock Works site at Tavistock Road 
adjacent to West Drayton Town Centre and Station. The application site is also 
adjacent to and partly within Yiewsley/West Drayton Town Centre as well as 
being located within a close distance of West Drayton Station (600 metres) and 
would be classed as being within an area of high public transport accessibility. 
On this basis the site is considered to represent an appropriate location for high 
buildings.  

  
7.45 The approach to the siting of the taller buildings and massing more generally 

across the site is considered acceptable. A transition in height is proposed 
between the existing three to four storey buildings closest to the High Street and 
the taller buildings adjoining the canal. Building J would be two to three storeys 
in height which would be commensurate with the height of existing buildings 
within the High Street, including the adjacent, recently constructed four storey 
apartment building to the south and the parade of shops with apartments above 
to the south east (112 to 134 High Street). Building J includes a ground floor 
retail frontage, which offers the opportunity to provide an active frontage such as 
a café, which would contribute positively to activity and the vitality of the town 
centre. The provision of an adjoining area of public open space, which would 
include soft landscaping, seating and an extensive frontage would substantially 
improve what is presently vacant land located to the rear of hoardings. The 
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redevelopment of this space would substantially improve the public realm and 
street scene as a whole. The building would have an industrial appearance in 
terms of its character and form, which would be in keeping with the character 
and heritage of the site, in terms of its former industrial use and proposed 
continued use for small scale light industrial workspace units.      

  
7.46 Presently there is no activation to the canal frontage as the section of site 

adjoining the towpath consists of an area of open-air storage separated from the 
towpath by a metal fence. The proposals include the provision of new soft 
landscaping as well as pedestrian connections between the towpath and the site, 
as well as the town centre. The proposed ground floor plans have been amended 
during the application process to increase the quantum of residential space 
provided at ground floor level through a reduction in the extent of plant and cycle 
parking. Whilst some inactive uses remain at ground floor level, the extent of 
activation as well as the provision of landscaping and new public realm would be 
a substantial improvement compared with the existing context. It is noted that 
the previously approved outline plans from 2013 (38058/APP/2013/1756) for this 
section of the site included ground level car parking along the canal frontage, 
providing a substantially lower level of surveillance/activation along this key 
route.   

  
7.47 A substantial area of public open space is proposed within the centre of the site, 

extending from the canal frontage to the High Street. This would provide an 
attractive area of landscaped public realm with tree planting and soft 
landscaping, providing visual and physical connectivity between the High Street 
and canal. The proposals would substantially improve the quality of the public 
realm, which presently consists of industrial buildings and vacant land and is 
substantially lacking in trees or other natural features. Commercial uses are 
proposed at ground floor level within Blocks F and G adjoining the public realm, 
this would provide activation of the open space. Amendments made to the 
proposed plans include the provision of additional residential space at ground 
floor level, following amendments to reduce the extent of cycle parking providing 
additional activation and surveillance of the public realm.  

  
7.48 Blocks A and C both of which would be six storeys in scale would be broadly 

commensurate in scale with Caxton House (five storeys) and Onslow Mills (six 
storeys) which are located between the two buildings along the frontage of Trout 
Road. It is considered that the scale of these buildings responds appropriately to 
the adjoining development. Furthermore, the architectural design including the 
façade treatment and use of buff brick materials would be responsive to the 
architectural design of Caxton House and Onslow Mills.     

  
7.49 Buildings D1 to D3 would be of a lower scale of three to five storeys. It is intended 

that the reduced scale would achieve a transition in height between the taller 
buildings facing the canal and the two-storey suburban scale of housing along 
St Stephens Road. Block E would be six storeys in scale and would adjoin the 
two-storey housing in St Stephens Road with 20 St Stephens Road being located 
just to the north of this building. Whilst the scale of development within this parcel 
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of the site would be lower than the other two buildings adjoining the canal, there 
would be a notable contrast between the scale of this building and the two storey 
housing to the north east. Whilst there would be a defined difference between 
the scale of  blocks D1-D3 and Block E and the two-storey housing, the scale of 
development here is considered to be broadly appropriate, given the edge of 
town centre location and requirement in policy terms to achieve an optimum 
density of development, whilst accounting for the site-specific context. It is 
acknowledged that to make effective use of a sustainably located previously 
developed site that a contrast in scale with lower height and lower density 
suburban development would be likely and would be required to deliver an 
appropriate number of homes, thereby providing an appropriate contribution in 
addressing the Councils 5 year housing land supply shortfall.         

  
7.50 The application is accompanied by a Townscape and Visual Impact Assessment. 

The submitted TVIA indicates that visibility beyond adjacent views from the High 
Street, Trout Road and St Stephens Road is likely to be limited. Within the 
context of the impact of the development in these immediate views, as discussed 
above it is considered that the scale of the development would be appropriate 
for a large, allocated edge of town centre site. Whilst larger in scale than the 
surrounding development, the scale of is justified by the site’s location. 
Development along the Trout Road frontage is broadly commensurate with the 
scale of other relatively recent buildings along Trout Road. As also noted above, 
the vacant condition of the site and poor-quality existing development detracts 
from the character, therefore the sites reuse for residential of a good architectural 
standard, albeit of an increased scale would be beneficial overall considering the 
existing circumstances.  

  
7.52 The scale and height of development, particularly Blocks G, F and E would be 

prominent and would alter the character of the canalside frontage when viewed 
from the towpath in immediate views, including those from the towpath to the 
north at Trout Road and canal bridge. This would however be the case with any 
development on the site given the sites existing vacant condition. Much of the 
canal frontage on both sides leading north from Colham Bridge, West Drayton to 
Kingsville Court and the Tesco development to the north of the site consists of 
apartment buildings of varying scale  

  
7.53 The submitted TVIA considers longer distance views including those from the 

north east (Manor Farm Pastures and Yiewsley Recreation ground); and views 
from the west and north west beyond the developed area of West Drayton; and 
well as long range views from the canal towpath from the north. Within these 
longer range views, the vast majority of the development would be obscured by 
intervening buildings or vegetation with only upper sections of the development 
visible. In each instance the development would sit within the context of the 
urban edge of West Drayton and is not considered to have an adverse visual 
impact.    

  
7.54 As discussed in detail within the above section of the report which relates to the 

principle of development, there is a clear policy directive in favour of ensuring 
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that developments are of an optimum density which makes the best use of sites, 
as set out in Paragraph 124 of the NPPF; Paragraph H1 of the London Plan; and 
Policy DMHB17 of the Local Plan Part 2. On this basis, accounting for the edge 
of town centre location and surrounding context it is considered that the scale, 
height and massing would be appropriate.  

  
7.55 The proposed masterplan demonstrates clear urban design benefits, notably the 

creation of a new public green spine and the opening up of the canal-side. These 
interventions in principle have the potential to strengthen local connections, 
enhance public access, and contribute positively to the local public realm offer, 
aligning with borough objectives for improving canal-side use, safety and 
activation, encouraging cycling, wider permeability, and quality of life 
improvements.  

  
7.56 The green spine provides a key visual and physical connection between the High 

Street and canal side. Whilst this section of the site consists of a relatively narrow 
frontage to the High Street, the proposals include the provision of a ground floor 
commercial frontage adjoining the High Street and workspace frontages along 
the newly created route linking the High Street, the linear park and canal side. 
This would significantly enhance the character and appearance of this section of 
the High Street, which appears currently neglected. There would be the 
opportunity for the provision of additional soft landscaping, including the 
provision of trees and benches, as well as a pleached tree planting buffer which 
would obscure views of the blank façade of the adjoining Aldi supermarket     

  
7.57 The central ‘Canal Garden’ is a large area of open space which would provide a 

mix of soft landscaping, general amenity grassland for public use, as well as play 
and integrated SuDS. It is intended that this space would link into the ‘Canal 
Walk SINC’ and area where would be the focus for biodiverse planting and 
ecological enhancement. There are notable benefits to this space in providing a 
development free buffer between the built form and the canal, and maintaining a 
green, biodiverse frontage to the towpath. The proposals within this space would 
substantially enhance the present visual aspect from the canal, which is 
compromised by way of the neglected condition of the site and provision of high 
utilitarian metal fencing along the towpath. The overall landscape strategy is 
considered to set positive principles for providing a high standard of public realm 
and amenity for future residents and the wider public. There is however an 
absence of substantial detail, as to the approach to the design and functionality 
of these spaces, in addition to the overall strategy for play provision, which is 
addressed further in the relevant section of this report. A detailed landscaping 
strategy would therefore be required by condition which sets out a 
comprehensive strategy for providing a visually attractive public realm, which 
includes play provision and contributes in a multi-dimensional sense to urban 
greening, biodiversity net gain and sustainable drainage. Further detail is also 
required regarding lighting to ensure that an appropriate balance is provided to 
ensure public safety, limit crime and anti-social behaviour and preserve 
biodiversity.     
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7.58 Amendments have been made during the planning process to improve the 
quality, legibility and prominence of elevations to the apartment buildings. 
Further amendments have been made to increase the provision of active 
frontages at ground floor level adjacent to the canal route and central park, 
primarily through the removal/relocation of ground floor cycle parking stores and 
plant. Sufficient activation is provided adjacent to these key areas of new and 
existing public realm providing security and natural surveillance. Particularly in 
the context of the canal towpath, this is a significant improvement on the existing 
situation where there is no surveillance of the path. The provision of commercial 
frontages adjacent to the new areas of public realm and towpath are a notable 
benefit and would assist in activating the public realm within this part of the site 
and drawing footfall through the site.    

  
7.59 The buildings across the site differ in their architectural character in terms of the 

façade treatment, in addition to the noted variance in height and massing 
discussed in detail above. Notwithstanding this, there is a consistent palette of 
materials with various tones of brick as well prominent metal cladding used on 
the roof of Building J and as a secondary material elsewhere on the site such as 
adjacent to entrances and stores/plant enclosures. Differing colours of darker 
buff/red bricks are proposed within the centre of the site and within Building J 
which forms the frontage to Yiewsley High Street and within the central parcel of 
the site. The surrounding area is varied in its architectural character. The majority 
of existing development on the High Street consists of mid to late 20th century 
buildings of varying design and quality, although red/brown brick is predominant 
as the primary material. The more recent, and larger scale existing development 
adjoining Trout features buff brick, with the sections of the site adjoining these 
surrounding buildings are proposed to be of mid to light buff materials in the case 
of Buildings A, C and the Houses (H1, H2 and H3).  

  
7.60 Building J which adjoins the High Street may be characterised as a 

contemporary industrial design and appearance, emphasised in the saw tooth 
roof design and prominent metal cladding. There is design justification for this 
approach in considering the proposed industrial/commercial use of the site and 
considering the sites historic industrial use. In a similar vein, Buildings E, F and 
G feature characteristics similar to historic industrial warehouse buildings 
typically associated with a canalside setting and similarly reflect the industrial 
character of the site. Within the centre of the site buildings are of a more 
residential character. Block B has the character of a large mansion block, whilst 
Block D features a mansard roof, to provide a greater degree of relationship with 
the pitched roof, more suburban housing to the south at St Stephens Road. 
Houses H1, H2 and H3 are intended to relate to the low scale of the existing 
traditional row of houses along Trout Road. Blocks A and C are intended in scale, 
architectural appearance and materiality to relate to the more recent, adjoining 
apartments along Trout Road.     

  
7.61 Variance in the design approach is proposed which would add visual interest and 

the approach taken terms of architectural appearance and use of materials 
provides a contextual link to the sites history and surrounding area in which the 
site would be located. The overall architectural approach is appropriately justified 
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and would be appropriate subject to conditional approval of external materials 
and other detailed aspects of the design.  

  
7.62 In terms of the impact of the proposed development on the microclimate, the 

applicant team have submitted a Wind and Microclimate Assessment. The 
assessment concludes that there are no safety risks at ground, terrace or 
balcony levels were identified either within the site or the surrounding area. 
Positive changes are observed compared with the existing baseline conditions 
in terms of the comfort level at ground level throughout the development, 
including within the public realm, with the larger area of public space performing 
well, with sitting conditions across the vast majority of the public open space in 
summer and winter. The majority of the balconies/terraces at upper level are 
observed to perform well during summer and winter with comfort levels at sitting. 
In order to set out mitigation to ensure that spaces which perform lower than 
expected, a condition is recommended requiring the submission of a detailed 
assessment of wind effects and relevant mitigation required.   

  
7.63 Whilst the Metropolitan Police were consulted regarding the planning application 

no response has been provided regarding the proposals. Officers are satisfied 
that the indicative layout and design approach is acceptable from a public safety 
and security perspective and in any event the detailed design would be subject 
to review under later reserved matters applications. A condition is recommended 
which requires the applicant to achieve Secured by Design accreditation Subject 
to the recommended condition the proposal complies with the NPPF, Policy D11 
of The London Plan, and Policy DMHB 15 of the Local Plan Part 2. 

  
 Summary of Design Approach  
  
7.64 To summarise, there are clear and demonstrable benefits to be gained in design 

terms from the redevelopment of a site currently consisting of a long-term vacant 
land and various vehicle repair stores. The improvements to both Yiewsley High 
Street and the canal side would be particularly notable. Whilst the scale of 
development is comparatively large, it is considered on balance that this would 
be appropriate accounting for the edge of town centre location of the site and 
where considering the visual impact in key views. The provision of additional tree 
planting and new areas of public open space would provide further 
enhancements to the character of the area and for the amenity of future residents 
and the public more widely.   

  
7.65 On this basis it is considered that the development would comply with the 

provisions of policies DMHB 10, DMHB 11, DMHB 12 of the Hillingdon Local 
Plan Part 2; Policies D2, D3, D4, D9, G2 of the London Plan 2021; and the NPPF 
Chapters 11 and 12.  

  
 Heritage 
  
7.66 The site is not located within a Conservation Area, nor within the setting of a 

Conservation Area. The site does not contain any listed buildings and does not 
lie within the immediate setting of any designated heritage assets. It is therefore 
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assessed that the development would not result in any harm to the significance 
of any designated heritage assets.  

  
7.67 The George and Dragon Public House and the former Methodist Chapel are both 

locally listed buildings of buildings of architectural and local heritage significance 
and would be therefore classed as non-designated heritage assets.  

  
7.68 Policy DMHB 1 of the Hillingdon Local Plan: Part 2 - Development Management 

Policies (2020) states that 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, among other requirements, it 
sustains and enhances the significance of the heritage asset and puts them into 
viable uses, will not lead to a loss of significance or harm unless it can be 
demonstrated that it will provide public benefit that would outweigh the harm and 
it makes a positive contribution to the local character and distinctiveness of the 
area. 

  
7.69 Paragraph 216 of the NPPF 2024 sets out that the effect of an application on the 

significance of a non-designated heritage asset should be taken into account in 
determining the application. In weighing applications that directly or indirectly 
affect non-designated heritage assets, a balanced judgement will be required 
having regard to the scale of any harm or loss and the significance of the heritage 
asset. 

  
7.70 Owing to the layout of the site, the specific design of the proposals and spatial 

proximity to the George and Dragon Public House officers would conclude that 
the impact on the setting of this locally listed building would not be substantial, 
nor detrimental and would not result in harm to the significance of this non-
designated heritage asset. 

  
7.71 The former Methodist Chapel is located immediately opposite the rectangular 

parcel of the site, which forms an existing break in the built form along Yiewsley 
High Street. Whilst development is proposed within this parcel of the site the 
building would be of a height that is broadly commensurate with the existing 
buildings on the High Street and would be of a high standard of design. The sites 
existing vacant condition and presence of hoardings at ground floor level 
detracts from the setting of the locally listed building, whilst it is further noted that 
prior to its demolition in 2012 there was a sizeable, poorly designed long-term 
vacant commercial building on the site. It is considered that the sensitive 
redevelopment of the site would contribute positively to the setting of the locally 
listed building and would enhance, rather than harm its significance.  

  
7.72 The proposed development therefore complies with the NPPF, Policy HC1 of 

The London Plan, Policy HE1 of the Local Plan Part 1, and Policies DMHB 1, 
DMHB 2, DMHB 3, and DMHB 4 of the Local Plan Part 2. 

  
 Archaeology  
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7.73 The application site lies within the Colne Valley area of archaeological interest 
as identified in the Local Plan. An archaeological desk-based assessment (DBA) 
has been submitted in support of the planning application which identifies that 
the site lies in an area where Palaeolithic implements have been found within 
the gravel and brickearth. A Roman road may also cross the site. Although the 
site has been previously occupied by a factory, archaeology may survive outside 
the footprint of the former factory buildings. 

  
7.74 The Greater London Archaeological Advisory Service (GLAAS) have been 

consulted and have reviewed the submitted DBA and recommend that 
archaeological trial trenching be carried out on the site. If geotechnical 
investigations are proposed, these should be monitored by an archaeologist and 
geo-archaeologist. Gravel should be sampled within the trenches and the 
arisings should be examined by a geo-archaeologist in order to establish the 
potential for Palaeolithic material on the site.  

  
7.75 GLAAS have advised that a two-stage archaeological condition would be 

necessary. This would consist of a Stage 1 written scheme of investigation (WSI) 
to be submitted to and approved by the local planning authority in writing. If 
heritage assets of archaeological interest are identified by Stage 1 then for those 
parts of the site which have archaeological interest a Stage 2 WSI shall be 
submitted to and approved by the local planning authority in writing. Officers 
concur with GLAAS assessment that the suggested pre-commencement 
condition would be necessary to safeguard the archaeological interest on this 
site in line with Paragraph 218 of the NPPF and Policy DMHB 7 of the Local Plan 
Part 2 and is therefore included in the list of recommended conditions contained 
in the appendix to this report.    

  
 Residential Amenity of Existing Occupiers  
  
7.76 DMHB 11 of the Hillingdon Local Plan seeks to ensure a satisfactory relationship 

with adjacent dwellings and no unacceptable loss of outlook, amenity, daylight 
and sunlight to neighbouring occupiers. Part B of the policy states that 
development proposals should not adversely impact on the amenity, daylight and 
sunlight of adjacent properties and open space. 

  
7.77 There are several properties surrounding the site on all sides and the impact on 

each of these requires assessment. The impact on the individual properties is 
assessed below: 

  
 Caxton House, Onslow Court, Rowlock House and Adjoining properties in Trout 

Road 
  
7.78 Onslow Court is a five-storey block of flats which adjoins the main vehicular 

entrance and proposed Block C in the northern corner of the site, adjoining Trout 
Road. There would be a separation distance of between 16 and 17 metres 
between facing sets of windows within the proposed building and the windows 
in the north elevation of Onslow Court. There would be a separation distance of 
18 metres between proposed Blocks B and Onslow Court.   
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7.79 Caxton House is a six-storey block of flats which adjoins the north western edge 

of the site and faces Trout Road and is located closest to Block A in the proposed 
development. There would be a separation distance of between 18 and 21 
metres between facing windows serving habitable rooms in Blocks D1, D2 and 
D3 and Caxton House.  

  
7.80 Rowlock House is located to the west of the site. A separation distance of 

approximately 21 metres would be retained between Block A and Rowlock 
House, whilst a distance of approximately 32 metres would be retained between 
Block G and Rowlock House. It is considered that the retained separation 
distance would be adequate accounting for the urban context of the site and to 
ensure that the development would not appear overbearing in relation to these 
surrounding properties.  

  
7.81 It is considered that the retained separation distance would be adequate 

accounting for the urban context of the site and to ensure that the development 
would not appear overbearing in relation to these surrounding properties. Where 
separation distance would be lower, such as between Block C and Onslow 
Court, these buildings would be separated by an internal access road and 
greater flexibility in terms of separation between facing sets of windows would 
typically be afforded in this scenario.  

  
7.82 The applicants Daylight and Sunlight Assessment indicates that Caxton House 

and Onslow Court are likely to be impacted more significantly than other 
surrounding properties, particularly in the case of ground and first floor flats 
nearest to the proposed development where these units are directly facing the 
built form on the site. In instances the impact on existing properties is likely to be 
significant, where applying one or more of the BRE tests. This would also be the 
case with Rowlock House and Quion House, albeit to a slightly lesser degree, 
as noted in the conclusions below this is weighed up against the benefits of the 
scheme as a whole including the need to optimise the density of development 
on the site.    

  
7.83 In relation to the amenity spaces serving Caxton House, there would be a 20% 

reduction in sunlight to the communal amenity spaces serving this property, 
however 76.6% of the communal amenity space would achieve more than 2 
hours of direct sunlight on 21st March, this is considered acceptable in amenity 
terms.  

  
 2-20 St Stephens Road 
  
7.84 Block E within the proposed development is in the southern corner of the site 

and the siting of this building is located closest to 20 St Stephens Road which is 
a two storey detached house. Block F is sited to the north west of Block E. Both 
buildings would impact upon the amenity of 20 St Stephens Road, as well as the 
other neighbouring properties located on the northern side of St Stephens Road 
to a varying degree. Proposed Blocks D1, D2 and D3 are located to the north of 
the gardens serving numbers 4a to 20 St Stephens Road. 
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7.85 A separation distance of between 29 and 38 metres is proposed between Blocks 

D1, D2 and D3 and the facing windows of the adjoining properties in St Stephens 
Road. This is considered to be an appropriate distance in ensuring that the 
windows of the facing habitable rooms are not unacceptably overlooked.  

  
7.86 The side facing windows in 20 St Stephens Road are understood to serve stairs 

and a bathroom and would not therefore be classed as habitable rooms that 
would be otherwise overlooked by Block E. The orientation of 20 St Stephens 
Road and proposed Block F would limit the degree to which any windows in the 
rear elevation of 20 St Stephens Road would be overlooked. A separation 
distance of 12 metres would be provided between the side facing windows and 
the rear garden of this property. Whilst there would be some loss of privacy and 
an impact on the outlook of this property by reason of the scale and siting of 
Blocks E and F, the development would not substantially compromise the 
amenity of future occupiers and where balanced against the need to make 
effective use of the site, the impact of the development on the amenity of this 
property is considered acceptable.  

  
7.87 The submitted Daylight and Sunlight Assessment concludes that the impact of 

the development in terms of loss of light to the windows serving habitable rooms 
in each of the properties in St Stephens Road is unlikely to be substantial where 
considered as a whole accounting for each of the relevant BRE tests.  

  
7.88 The impact on the rear garden spaces of Nos.14 to 20 St Stephens Road has 

been assessed in terms of the percentage areas receiving more than 2 hours of 
direct sunlight on 21st March. In the case of 20 St Stephens Road, there would 
be a percentage reduction of 32.45% when assessed against this measure, 
whilst 62.2% of the garden would achieve more than 2 hours of direct sunlight. 
Whilst there would be reduction in sunlight to the rear garden, a substantial 
amount of the garden would continue to benefit from appropriate daylight. In the 
case of the other properties, the percentage reduction in sunlight would be 2.5% 
to 0% and is considered marginal.  

  
 131 High Street 
  
7.89 131 High Street is a recently completed development consisting of a building of 

three storeys at the front facing Yiewsley High Street and two storeys to the rear, 
comprising five two-bedroom flats and commercial space at ground floor level. 
The building has a blank, windowless side elevation facing the north eastern part 
of the application site which adjoins the side (east) elevation of proposed Block 
J. 131 High Street has an area of first floor amenity space at podium level which 
is screened by a wall to the north. Windows area located on the east and west 
facing elevations of the two and three storey sections of 131 facing inwards to 
the courtyard and rear facing windows serving habitable rooms and a terrace are 
located on the west elevation of 131 facing the application site. Between this 
building and the application site are commercial workshop units (125 and 127 
High Street).  
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7.90 Building J immediately adjoins 131 High Street. It is proposed that the building 
would be used for light industrial purposes consisting of small workshop units 
across three levels. The internal parts of Block J immediately adjoining 131 High 
Street consists of circulation space. Whilst the height of the building is reduced 
where this adjoins the communal courtyard spaces serving the flats at 131 High 
Street. Aside from windows serving stairs that face away from any habitable 
living accommodation given their location to the rear of No.125 High Street there 
are no windows proposed within the south elevation of Block J. The siting of this 
block would not therefore result in overlooking or a loss of privacy to the 
occupiers of 131 High Street.   

  
7.91 Given the siting of Block J, the building is likely to enclose the existing flats at 

131 and impact on existing outlook to the north given the introduction of built 
form of up to three storeys across much of the southern elevation of the building. 
There remains however a broadly open aspect to the south and west, given that 
the existing development at 125 and 127 High Street is single storey in scale. 
The southern part of Block J which adjoins the eastern boundary of the 
application site would also be single storey in scale. There would be a 
perceivable impact on this property in relation to the NSL (No Sky Line) and VSC 
(Vertical Sky Component) tests listed in the Daylight and Sunlight Assessment, 
although each of the habitable rooms within 131 High Street is indicated to be 
compliant with APSH (Annual Probable Sunlight Hours) minimum levels.    

  
 11-19 Peplow Close  
  
7.92 Nos.11 to 19 Peplow Close are a row of flats located on the opposite side of the 

Grand Union Canal to the south west of the application site. A separation 
distance of approximately 32 metres would be retained between Blocks E, F and 
G and these properties. These buildings would be 6, 9 and 11 storeys 
respectively. Whilst the latter of these buildings would be relatively high, an 
appropriate separation would be retained, such that the scale of the development 
would not appear overbearing in relation to these properties. Likewise, the 
retained separation would ensure that the development would not result in a 
significant loss of privacy, by reason of overlooking.   

  
7.93 The submitted Daylight and Sunlight Assessment indicates that the development 

is likely to result in a loss of light, which in instances is likely to be significant 
(between 30 and 47%) in relation to the NSL BRE test relating to daylight. 
Notwithstanding this, however the remaining daylight performance is considered 
to be appropriate on balance, with the existing figures being indicative of there 
being no buildings on the site at the present time.    

  
 Commentary on Amenity Impact on Existing Properties  
  
7.94 As noted above the siting of the development would have an impact on the 

amenity of the above mentioned adjoining residential dwellings, by reason of the 
scale of the development which would have a corresponding impact on 
daylight/sunlight, as well a degree of increased overlooking. Whilst there would 
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also be some degree of limited impact on other neighbouring properties to a 
lesser degree, not specifically addressed above.  

  
7.95 Regarding Daylight and Sunlight Impacts, the GLA Housing Guide SPG 2016 

advises that an appropriate degree of flexibility needs to be applied when using 
BRE guidelines to assess the daylight and sunlight impacts of new development 
on surrounding properties, as well as within new developments themselves. 
Guidelines should be applied sensitively to higher density development, 
especially in opportunity areas, town centres, large sites and accessible 
locations, where BRE advice suggests considering the use of alternative targets. 
This should account for local circumstances; the need to optimise housing 
capacity; and scope for the character and form of an area to change over time. 
The degree of harm to adjacent properties and daylight targets within a proposed 
scheme should be assessed drawing on broadly comparable residential 
typologies within the area and of a similar nature across London. Decision 
makers should recognise that fully optimising housing potential on large sites 
may necessitate standards which depart from those presently experienced, but 
which still achieve satisfactory levels of residential amenity and avoid 
unacceptable harm. 

  
7.96 This flexibility is further reflected in Paragraph 130 (c) of the NPPF 2024 which 

states that  when considering applications for housing, authorities should take a 
flexible approach in applying policies or guidance relating to daylight and 
sunlight, where they would otherwise inhibit making efficient use of a site (as 
long as the resulting scheme would provide acceptable living standards).  

  
7.97 The proposals would deliver an optimum density of housing on a sustainably 

located edge of town centre site with good standards of public transport 
accessibility. The site is allocated within the Local Plan for housing development, 
an allocation which predates development recently constructed on adjoining 
parcels of land, namely Caxton House, Onslow Court and 131 High Street. 
Presently the open outlook and degree to which these properties would benefit 
from daylight and sunlight is uncharacteristic overall of what is an urban edge of 
town centre location. Whilst individual flats, particularly those at ground floor 
level within these buildings would be impacted in terms of daylight/sunlight in 
some cases significantly, it is appropriate to afford flexibility so that development 
on parcels of the application site is not precluded or substantially constrained. 
An approach is taken in terms of the siting of the development and massing 
proposed to reduce the height of development to ensure that this is 
commensurate with the scale of adjoining development, notably Blocks A, B and 
C which adjoin Caxton House and Onslow Court. This serves to limit the impact 
of the development on the amenity of occupiers within these buildings whilst 
ensuring that the development potential of the adjoining parcels of the 
application site is optimised.   

  
7.98 In summary, it is concluded that the impact of the development on the amenity 

of the adjoining properties would be acceptable on balance, accounting for the 
context of the site and where affording weight to the flexibility set out under 
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Paragraph 130 of the NPPF and guidance set out in the GLA Housing Guide 
SPG 2016.  

  
 Noise  
  
7.99 The application site is partly located within the Town Centre and the rest of the 

edge of the Town Centre where background noise levels would naturally be 
higher than the average residential street. There is also a National Rail and 
Elizabeth Line train line which is located approximately 300 metres to the south 
of the site. Furthermore, to the south of the Grand Union Canal lies a large 
proportion of more industrial type uses including land occupied by car repair 
companies, open storage and waste storage and transfer facilities. These uses 
are within a reasonable distance for them to be factored into the assessment of 
existing background noise levels.  

  
7.100 The northern part of the application site consists of various vehicle repair 

workshops and associated areas of open-air storage space used for vehicle 
storage and associated works. The remainder of the site was historically used 
for various industrial uses, prior to the removal of the buildings on the site. Other 
intervening uses have taken place involving open air storage. The present uses 
on the site are noise generating and the loss of these uses would benefit the 
amenity of surrounding residents, particularly those adjoining the northern and 
western parts of the site. 

  
7.101 To compensate for the loss of the existing industrial uses on the site, workshop 

industrial units are proposed within Block J. The provision of the replacement 
industrial floorspace within a new building would be an enhancement compared 
with the existing circumstances as the industrial uses would be fully within the 
building allowing for the implementation of appropriate sound insultation 
measures details of which would be secured by planning condition.  

  
7.102 There are other noise generating uses surrounding the site which include motor 

vehicle repair uses at 125 and 127 High Street; the Aldi servicing and delivery 
area adjoining Houses H and Block C; and motor repair units on the opposite 
side of the Grand Union Canal at Bentinck Road to the south. It is considered 
that with the implementation of appropriate sound insultation measures that 
appropriate standards of amenity would be provided for future residents to 
safeguard against existing sources of noise.  

  
7.103 Subject to the provision of appropriate details to be secured by planning 

condition, it is considered that the development would not have a negative 
impact on the amenity of existing and future residents by reason of noise and 
therefore the development would comply with Policy D3 of The London Plan 
(2021) and Policy DMHB 11 of the Hillingdon Local Plan Part 2 Development 
Management Policies (2020). 

  
 Quality of Residential Accommodation (Internal and External) 
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7.104 Policy D6 of The London Plan (2021) sets out the requirements for new 
dwellings’ gross internal floor area at a defined occupancy level. Housing 
development should maximise the provision of dual-aspect dwellings and avoid 
the provision of single aspect dwellings. A minimum of five sq. m. of private 
outdoor space should be provided for one-two person dwellings. It must achieve 
a minimum depth and width of 1.5 metre. The Mayor’s Housing Design 
Standards LPG further states that ‘deep, narrow, single-aspect studios will not 
provide a suitable quality of accommodation; homes are, therefore, expected to 
be dual-aspect unless there are compelling reasons why that cannot be 
achieved.’ 

  
7.105 Policy DMHB 16 of the Local Plan Part 2 Development Management Policies 

(2020) states that all housing developments should provide adequate internal 
space to provide an appropriate living environment.  

  
7.106 Review of the submitted floor plans confirms that the development would comply 

with nationally described internal space standards as required under Policy 
DMHB 16 of the Local Plan. Due to the orientation and design of the buildings, 
the majority of the units within the development would be dual aspect and would 
benefit from appropriate standards of daylight. It is also considered that the siting 
and orientation would provide appropriate outlook for future occupiers.  

  
7.107 The submitted Daylight and Sunlight Assessment sets out that 84% of the 1,109 

rooms assessed will achieve the minimum levels of Median Daylight Illuminance 
(MDI) recommended within the UK National Annex for residential buildings. The 
overall standard of daylight/sunlight performance is assessed to be good overall, 
particularly accounting for the density and urban location of the development. In 
relation to the public open space across the site, it is indicated that 85% of the 
public realm would receive 2 or more hours of sunlight on the 21st of March, 
significantly exceeding the BRE target standard of 50%. As noted in the above 
section relating to the impact of the development on existing properties, the GLA 
Housing Guide SPG 2016 advises that an appropriate degree of flexibility needs 
to be applied when using BRE guidelines to assess the daylight and sunlight 
impacts of new development on surrounding properties, as well as within new 
developments themselves. This is similarly reflected under Paragraph 130 (c) of 
the NPPF 2024.  

  
7.108 Policy DMHB 18 of the Local Plan Part 2 requires that all new residential 

development and conversions will be required to provide good quality and 
useable private outdoor amenity space in accordance with minimum amenity 
standards set out in Table 5.3. 

  
7.109 Each of the proposed flats would be provided with either balconies or terrace 

spaces exceeding the minimum dimensions for balconies specified under Policy 
DMHB 18 of the Local Plan Part 2. Each of the three-bedroom dwellings would 
benefit from a combination of private gardens and a second floor terrace, 
providing a cumulative area of amenity space of approximately 54sqm. This 
would fall marginally short of the minimum requirement to provide amenity space 
of 60sqm for two or three bedroom homes. Cumulatively the balconies and 
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terraces would provide 2601sqm of private amenity space within the 
development. No communal areas of private amenity space are proposed within 
the development.   

  
7.110 Cumulatively, based upon the housing mix proposed, there would be a 

requirement to provide 9995sqm of private amenity space within the 
development. The development would fall significantly short of this requirement. 
The submitted Design and Access Statement clarifies that approximately 
5270sqm of public open space would be provided. It is stated that a further 
3987sqm of ‘semi-public open space’ would be provided, although officers 
consider that the areas of semi-public open space would have very limited 
amenity value, as the spaces function mainly as smaller landscaped areas 
adjoining parking courts and accesses. The provision of large areas of good 
quality amenity space and the accessibility of this space in relation to future 
occupiers would provide some mitigation for the under-provision of private and 
communal amenity spaces within the development. Yiewsley Recreation Ground 
and the River Pinn Manor Farm Pastures are each within 1000m of the site and 
are sizeable existing areas of public open space.  

  
7.111 Notwithstanding this, there would be a shortfall in the quantity of both public open 

space and private amenity space that would be provided on site. It would be 
expected that that a total of 23,122sqm of public open space is provided within 
the development and accounting for the shortfall in public open space that is 
proposed, a financial contribution of £346,630 would be required to be secured 
through the accompanying Section 106 agreement.  

  
7.112 Subject to payment of this contribution, it is considered that the proposal would 

provide suitable accommodation for its residents and would comply with Policy 
D6 of The London Plan (2021), The Mayor’s Housing Design Standards LPG, 
and Policies DMHB 16 and DMHB 18 of the Local Plan Part 2 Development 
Management Policies (2020). 

  
 Play Space 
  
7.113 Policy S4 of The London Plan (2021) states that residential development 

proposals likely to be used by children and young people should incorporate 
good-quality, accessible play facilities for all ages. At least ten square metres of 
play space should be provided per child. 

  
7.114 Policy DMCI 5 of Hillingdon Council's Local Plan Part 2 Development 

Management Policies (2020) states that for all major development proposals, the 
Council will apply Hillingdon's child yields and the London Plan SPG; 'Providing 
for Children and Young Peoples Play and Informal Recreation', which specifies 
that ten square metres of play space should be provided for each child and an 
accessibility standard of 400 metres to equipped playgrounds. In areas of 
deficiency, there will be a requirement for new provision to be made to meet the 
benchmark standards for accessibility to play provision. 
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7.115 Where applying the GLA’s child yield calculator, there would be a requirement to 
provide 1587sqm of play space, comprising the following quantum of play space 
for each age group: 

  
  0-4 years – 776sqm  

 5-11 years – 542sqm  
 12-17 years – 270 sqm  

  
7.116 The applicants Design and Access Statement sets out the distribution of play 

provision across the site, with most of the play space being provided within the 
central area of public open space. The quantum of play space proposed for the 
various age groups would be as follows: 
 

 0-4 years – 782sqm  
 5-11 years – 542sqm  
 12-17 years – 270 sqm   

  
7.117 The quantum of place space indicatively shown would exceed the minimum 

provision required under Policy S4 of The London Plan when applying the GLA 
child yield providing compliant levels of age space for each age group. The 
submitted plans do not however clearly indicate the form of play 
provision/equipment that would be provided with the plans being indicative at 
this stage. It is therefore necessary that further details relating to the play 
strategy are provided by condition, including details of equipment to ensure 
compliance with Policy S4 of The London Plan (2021) and Policy DMCI 5 of 
Hillingdon Local Plan Part 2.   

  
 Transport, Highway Impact and Parking 
  
7.118 Paragraph 116 of the NPPF (2024) states that development should only be 

prevented or refused on highways grounds if there would be an unacceptable 
impact on highway safety or the residual cumulative impacts on the road network 
would be severe. 

  
7.119 Policies DMT 1 and DMT 2 of Hillingdon Council's Local Plan: Part 2 

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. Policy DMT 5 states that development proposals 
will be required to meet the Council's cycle parking standards as set out in 
Appendix C Table 1. Policy DMT 6 requires that proposals comply with the 
Council's parking standards to facilitate sustainable development and address 
issues relating to congestion and amenity. 

  
7.120 Policy T4 of The London Plan (2021) states that development proposals should 

not increase road danger. Policy T5 states that development proposals should 
help remove barriers to cycling and create a healthy environment in which people 
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choose to cycle. Policy T6 states that new residential development should not 
exceed the maximum parking standards detailed in Table 10.3. Car-free 
development should be the starting point for all development proposed in places 
that are well-connected by public transport or that are planned to be. All 
residential car parking spaces must provide infrastructure for electric or Ultra-
Low Emission vehicles. At least 20 per cent of spaces should have active 
charging facilities, with passive provision for all remaining spaces. Disabled 
person parking should be provided for new residential developments in 
accordance with Policy T6. Policy T7 states that development proposals should 
facilitate safe, clean, and efficient deliveries and servicing. Provision of adequate 
space for servicing, storage, and deliveries should be made off-street, with on-
street loading bays only used where this is not possible. 

  
7.121 To avoid the creation of a ‘rat-run’ through the site, no through-route for vehicles 

would be provided for vehicles across the site (except for controlled access for 
emergency service vehicle). This would be supported through a series of turning 
heads located within the site, enabling vehicles to manoeuvre and egress at the 
same point of access. 

  
 Car and Cycle Parking  
  
7.122 Policy T6 of the London Plan states that car parking should be restricted in line 

with levels of existing and future public transport accessibility and connectivity.  
Car-free development should be the starting point for all development proposals 
in places that are (or are planned to be) well-connected by public transport, with 
developments elsewhere designed to provide the minimum necessary parking 
(‘car-lite’).  

  
7.123 The application site is classed as PTAL 3 and has good accessibility to public 

transport. The site is within 800 metres of West Drayton Station (Elizabeth Line) 
and lies within close proximity to bus stops on the High Street that provide regular 
services to Uxbridge, Ruislip, Hayes, Hounslow and Heathrow Airport. In line 
with Policy T6.1 of the London Plan, a maximum provision of up to 0.75 spaces 
may be provided for one or two bedroom dwellings; and 1 space for three 
bedroom or larger units.  

  
7.124 A total of 57 parking spaces is proposed of which 43 spaces would be accessible 

parking bays; and 14 being for general use. This would equate to an overall 
parking ratio of 0.13 spaces per unit which is comfortably below the maximum 
standards permitted under Policy T6.1 of the London Plan. Accounting for the 
accessibility to a range of regular public transport links particularly the close 
distance to West Drayton Station, a car lite development is considered 
acceptable within this location. Furthermore, the site is adjacent to a range of 
local shops, facilities and services available in Yiewsey/West Drayton Town 
centre.  

  
7.125 In considering the impact of overspill parking, officers note that all the 

surrounding streets are subject of parking controls and are restricted to parking 
for residents only. This includes Trout Road and St Stephens Road. It would be 
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required that the applicant enter into a legal agreement which prohibits future 
occupiers from obtaining permits to park vehicles within the surrounding streets 
in the interests of preventing overspill parking within streets where there is 
existing parking pressure. Accounting for good range of access to public 
transport, the level of parking proposed is considered appropriate and would 
reduce vehicle movements associated with the development and thereby 
pressure on the surrounding road network.  

  
7.126 The applicant has stated that electric parking provision would be provided to 

serve a minimum of 20% of all parking spaces. This would comply with the 
minimum requirements specifies under Policy T6.1 of the London Plan and 
provision would be secured by planning condition with passive provision for all 
remaining spaces  

  
7.127 A condition is attached to secure the submission and approval of an appropriate 

Delivery and Servicing Plan to ensure compliance with Policy T7 of The London 
Plan (2021). 

  
7.128 It is considered that an appropriate quantum of cycle parking has been provided 

within the development. It is noted that this has been reduced in line to increase 
the quantum of residential floorspace proposed at ground floor level, adjoining 
the community park and canalside parts of the site. The reduction in cycle 
parking is based upon an objective assessment of need for cycle parking set out 
within the GLA’s recently published Support for Housing LPG document dated 
March 2026. A total of 419 cycle spaces are provided for residents, of which 14 
spaces are allocated for visitors, based upon a ratio of 0.7 spaces per 1 bed unit; 
1.2 spaces per two bed unit; and 1.5 spaces for units of 3 or more rooms. A total 
of 2 long-stay and 8 short-stay cycle parking spaces are proposed for 
commercial uses located in Plots F, G and J. A total of 1 long-stay and 4 short-
stay cycle parking spaces are provided for workspace uses in Plot J. The 
proposed ratio of parking spaces is considered acceptable accounting for the 
location of the site, whilst giving consideration to the GLA’s recently published 
guidance. Details, including the location and specification of all cycle parking 
would be required by condition to ensure compliance with Policy T5 of the 
London Plan.   

  
 Trip Generation  
  
7.129 Accounting for the proposed ratio of parking spaces, overall quantum of 

development and associated servicing needs it is estimated that the combined 
trip generation for all the uses on the site would equate to 237 two-way trips over 
a 24-hour period and 62 servicing and delivery trips. This is compared with 277 
trips associated with the existing uses, including 19 delivery/servicing trips. This 
would equate to a reduction of 40 trips over a 24hr period.  

  
7.130 Accounting for the low parking provision and likely reduction in trip generation, 

highlighted above, it is considered that the development would not have a 
significant cumulative adverse impact on the existing road network and highway 
safety in general.  
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7.131 In relation to traffic associated with construction activity, the submission of a 

Construction Management and Logistics Plan will be required by condition prior 
to the commencement of development. It is considered that vehicle movements 
associated with construction activity can be appropriately managed, including 
the appropriate routing of construction vehicles, management of access into the 
site; and avoidance of deliveries at peak AM and PM hours.  

  
7.132 Taking into account all relevant considerations relating to the provision of parking 

and associated vehicle movements and trip generation, it is considered that on 
balance that the proposed development complies with Paragraph 116 of the 
NPPF (2024), Policies T4, T5, T6, and T7 of The London Plan (2021), and 
Policies DMT 1, DMT 5, DMT 6, and DMT 2 of Hillingdon Council's Local Plan 
Part 2 Development Management Policies (2020). 

  
 Active Travel and Public Transport  
  
7.133 An Active Travel Zone (ATZ) assessment has been submitted, which identifies 

several improvements to the active travel environment on routes to key trip 
attractors. The Highways Authority and TfL have both considered the scope of 
the ATZ Assessment to be limited as it does not include a comprehensive and 
thorough assessment of all the routes to key destinations to identify the barriers 
to walking, cycling and public transport use. In response the Highway Authority 
has carried out an Active Travel Zone assessment of its own. The Highway 
Authority require that the applicant enter a legal agreement that commits the 
developer to delivering the improvements identified. This is a requirement of the 
published London Plan 2021 Policy T2 Healthy Streets that requires that 
development proposals should “demonstrate how they will deliver improvements 
that support the ten Healthy Streets indicators in line with Transport for London 
guidance”. This investment would broaden residents travel choice thereby 
reducing their reliance on the private car for trip making. If this investment is not 
provided resident may resort to owning a car and in the absence of parking on-
plot they may park injudiciously on-street leading to parking stress, and 
increased risk to road safety and hindering the free flow of traffic. The Highway 
Authority requires a contribution of £154,660; this would be used to enhance 
active travel within the immediate vicinity of the site.  

  
7.132 As noted within the design section of this report, the development would provide 

key improvements to pedestrian access and permeability of movement within 
the area. A direct, accessible and attractive route between the High Street/Town 
Centre and the canal towpath and new east to west and east to north 
connections between Trout Road and St Stephens Road and the High Street 
respectively would be provided within the development, this would provide 
notable public benefits. 

  
7.133 It is noted within the consultation response received from the Canal and Rivers 

Trust that improvements to the existing towpath to the north of Trout Road are 
identified as necessary. The Council consider that a financial contribution would 
be reasonable and necessary accounting for the scale of the development and 
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increased use of the canal towpath, which is a well-used active travel route and 
is likely to be used extensively by future occupiers of the site. A financial 
contribution of £259,860 is requested towards the resurfacing of a 900-metre 
section of the path between Trout Road and Packet Boat Lane. The contribution 
would be secured through the accompanying Section 106 agreement.  

  
7.134 Within their consultation response, the GLA initially raised concern regarding the 

potential impact on the surrounding public transport network and advised that a 
contribution towards bus service enhancements may be required. This request 
has since been withdrawn following further review by TfL of existing service 
provision and it is considered that a financial contribution towards bus service 
enhancements would no longer be considered necessary. 

  
7.135 A Framework Travel Plan has been submitted in support of this planning 

application which is broadly acceptable. The Highway Authority require that a full 
Travel Plan is provided for assessment, this should include target to reduce the 
number of people travelling to the development site by private car, these should 
align with the London Plan 2021 objective of increasing mode share for walking, 
cycling and public transport (excluding taxis) of 53% by 2041. It should also set 
out those measures that would be put in place to achieve these targets, how the 
Travel Plan would be monitored and the steps that would be taken should the 
targets not be achieved. Should the application be determined for approval then 
it is recommended that a revised Travel Plan be secured by way of an 
appropriately worded condition. 

  
 Air Quality 
  
7.136 Policy SI 1 of The London Plan (2021) states that development proposals should 

ensure that where emissions need to be reduced to meet the requirements of Air 
Quality Neutral or to make the impact of development on local air quality 
acceptable, this is done on-site. 

  
7.137 Policy DMEI 14 of Hillingdon Council's Local Plan Part 2 Development 

Management Policies (2020) states that development proposals should 
demonstrate appropriate reductions in emissions to sustain compliance with and 
contribute towards meeting EU limit values and national air quality objectives for 
pollutants. 

  
7.138 The proposed development is located within the LBH Air Quality Management 

Area and within and/or in the catchment area of the West Drayton/Yiewsley 
Focus Area, bringing additional traffic emissions which will contribute to 
detriment of local air quality. As per the London Plan, developments need to be 
air quality neutral as minimum and LBH requires development proposals located 
in Focus Areas (or that are likely to affect such sensitive areas) to apply a more 
stringent air quality neutral approach and be air quality positive (LBH Air Quality 
Local Action Plan 2019-2024), contributing to the reduction of emissions in these 
sensitive areas. 
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7.139 According to LBH Local Action Plan, proposed development with impacts within 
Focus Areas (or with impacts on Focus Areas) require more stringent air quality 
neutral procedures and needs to be Air Quality positive, with a total emission 
mitigation approach. The proposed development is air quality neutral and is not 
air quality positive and therefore further appropriate mitigation is required. 

  
  
7.140 The level of mitigation required from the proposed development for traffic 

emissions is £171, 657. Once all deductions were applied, the remaining value 
of mitigation due is £145,908. Flat rate deductions applied are as follow: Travel 
Plan (10%), Green Sustainable Measures (5%), totalling a reduction of £25,749. 
Therefore, a financial contribution of £145,908 is required to be paid for 
Hillingdon to deliver its Air Quality Local Action Plan and or implement specific 
measures on/along the road network affected by the proposal that reduce vehicle 
emissions and or reduce human exposure to pollution levels, in association with 
the operation of the proposed development. This contribution would be secured 
through the accompanying Section 106 agreement.  

  
7.141 A condition requiring the submission of a plan setting out details relating to the 

control of dust and emissions during demolition and construction is 
recommended to be attached should the application be determined for approval. 
A condition is also recommended that All Non-Road Mobile Machinery (NRMM) 
of net power of 37kW and up to and including 560kW used during the course of 
the demolition, site preparation and construction phases shall comply with the 
emission standards set out in Chapter 7 of the GLA’s supplementary planning 
guidance “Control of Dust and Emissions During Construction and Demolition” 
dated July 2014 (SPG), or subsequent guidance.  

  
7.142 Subject to securing the air quality contribution through a Section 106 legal 

agreement, alongside the submission of appropriate details to be secured by 
condition, the proposal is considered to comply with Policies SI 1 and GG3 of 
The London Plan, Policy EM8 of the Local Plan Part 1, and Policy DMEI 14 of 
the Local Plan Part 2. 

  
 Health 
  
7.143 Policy GG3 of the London Plan sets out a series of measures that must be 

incorporated into developments to improve Londoner’s health and reduce health 
inequalities.   

  
7.144 Policy CI1 states that the Council will ensure that community and social 

infrastructure is provided in Hillingdon to cater for the needs of the existing 
community and future populations.  

  
7.145 Paragraph 98 of the NPPF states that planning decisions should take into 

account and support the delivery of local strategies to improve health, social and 
cultural well-being for all sections of the community.  
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7.146 The NHS have identified capacity issues with healthcare infrastructure capacity 
in the direct vicinity of the proposal site, namely Otterfield Medical Centre, 
Yiewsley Family Practice and the High Street Practice, which are most likely 
impacted by the proposed development given their proximity to the site and 
predominant patterns of patient access in the area. All these surgeries are within 
the Colne Union Primary Care Network (PCN). These practices are within a 
reasonable walking distance of less than 15 minutes from the development site. 
The NHS have assessed the capacity of the impacted practices to establish if 
they have adequate overall floorspace (clinical rooms and supporting 
accommodation) to provide services to the existing local population, in line with 
the 2019 NHS Long Term Plan objectives relating to primary care provision. The 
development would therefore have an impact on primary healthcare provision in 
the area as there would not be capacity within the local area to accommodate 
the population growth that will be generated by the development. 

  
7.147 The implications, if unmitigated, would therefore be unsustainable. There had 

been early engagement with the NHS regarding the delivery of a new health 
centre on the site, however following review of existing capacity in the area the 
NHS have advised that a substantial financial contribution would be acceptable 
in the circumstances. A financial contribution of £618,167 has therefore been 
calculated and requested by the NHS Healthy Urban Development Unit (HUDU) 
to increase capacity to provide health services to account for a net population 
increase resulting from the development. This would need to be secured through 
a legal agreement. The required S106 contribution is therefore based on 
delivering the required additional floorspace via extension/refurbishment of 
existing NHS premises. 

  
7.148 Given the capacity issues identified above by the NHS, the scale of development 

proposed and additional pressure on local healthcare services, the requested 
financial contribution is considered reasonable and necessary to mitigate the 
impact of the development in line with Policy GG3 of the London Plan; Policy CI1 
of the Local Plan and Paragraph 98 of the NPPF.   

  
 Accessibility 
  
7.149 Policy D7 of The London Plan (2021) states that residential development must 

ensure that at least ten per cent of dwellings (which are created via works to 
which Part M volume 1 of the Building Regulations applies) meet Building 
Regulation requirement M4(3)' wheelchair user dwellings' and all other dwellings 
(which are created via works to which Part M volume 1 of the Building 
Regulations applies) meet Building Regulation requirement M4(2) 'accessible 
and adaptable dwellings.' These requirements seek to ensure suitable housing 
and genuine choice for London's diverse population, including disabled people, 
older people, and families with young children. 

  
7.150 Policy H13 of The London Plan (2021) states that boroughs should work 

positively and collaboratively with providers to identify sites which may be 
suitable for specialist older persons housing taking account of suitable levels of 
safe storage and charging facilities for residents' mobility scooters. 
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7.151 The council’s Access Officer has reviewed the proposals. It is required that 10% 

of this development would need to meet the standards for M4(3) Category 3 - 
wheelchair user dwellings. The units should be interspersed throughout the 
development, to include all typologies and tenures. All remaining units must be 
designed to the standards for Category 2 M4(2) Accessible and Adaptable 
dwellings, as set out in Approved Document M 2015. Details are also required 
to demonstrate that convenient and dignified means of escape for all building 
users is provided alongside accessible play equipment. It is recommended that 
compliance with these requirements be secured by an appropriately worded 
condition.  

  
7.152 Subject to the above-mentioned condition, the development is considered to 

comply with Policy D7 of The London Plan (2021) and Policy H13 of The London 
Plan (2021).  

  
 Trees, Landscaping and Urban Greening  
  
7.153 Policy DMHB 14 of the Local Plan requires the retention and enhancement of 

existing landscaping, trees, biodiversity or other natural features, landscaping 
that supports and enhances biodiversity and amenity and replanting of new 
trees. 

  
7.154 Policy G5 of the London Plan stipulates that major development proposals, 

should include urban greening as a fundamental element of site and building 
design by incorporating measures such as high-quality landscaping (including 
trees), green roofs, green walls, and nature-based sustainable drainage. 

  
7.155 The trees contained within the site itself are limited to a cluster of four sycamore 

trees located in the north west corner of the site adjoining Trout Road. It is 
proposed that these trees would be retained with crown reduction carried out.  
There is a row of trees located along the Grand Union Canal towpath of varying 
quality (Category U to B2) which provide a collective contribution to the visual 
amenity of this route and the character of the area as a whole. It is proposed that 
five individual trees would be removed, alongside a group of Norway maple and 
Sycamore trees. There is a further row of trees located along the south eastern 
boundary of the site in several of the adjoining properties at St Stephens Road. 
These trees are outside of the site and would be retained.  

  
7.156 In relation to the trees that would be removed these are of a relatively low quality. 

Five of the trees/tree groups are classed as Category U (lowest category); whilst 
two of the trees are classed as Category C2 (of low visual amenity value). 

  
7.157 Retention of the trees that are not indicated for removal is considered feasible 

given their location outside of their spatial proximity to the proposed buildings. 
Given the relative value of the trees to the visual amenity of the area, conditions 
are required specifying that all trees scheduled for retention must be retained 
accordingly and protected during the course of all works.   
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7.158 The combination of landscaping measures proposed within the site, which are 
discussed in the above section relating to design/landscaping would deliver an 
urban greening factor score of 0.419. This would exceed the minimum UGF 
score of 0.4 required for residential developments as set out in Policy G5 of the 
London Plan.   

  
7.159 The proposals would therefore comply with Policy DMHB 14 of the Local Plan 

and Policy G5 of the London Plan.   
  
 Ecology 
  
7.160 Policy DMEI 7 of the Local Plan states that the design and layout of new 

development should retain and enhance any existing features of biodiversity or 
geological value within the site.  If development is proposed on or near to a site 
considered to have features of ecological or geological value, applicants must 
submit appropriate surveys and assessments to demonstrate that the proposed 
development will not have unacceptable effects. Similarly, Policy G6 of the 
London Plan states that development proposals should manage impacts on 
biodiversity and aim to secure net biodiversity gain.  

  
7.161 Paragraph 6.28 of Hillingdon Council's Local Plan Part 2 Development 

Management Policies (2020) states that it is important that planning decisions 
are appropriately informed by the right level of survey and information on ecology 
features. Where appropriate, the Council will require the use of the approved 
DEFRA biodiversity impact calculator to inform decisions on no net loss and net 
gain. 

  
7.162 The majority of the buildings on the site have been identified as negligible or no 

suitability to accommodate bats. The residential bungalow at 22 St Stephens 
Road is identified as offering low suitability for bats, whilst the Al Falah Masjid 
was identified as offering moderate potential for roosting bats. Emergence 
surveys were carried out which conclude no presence of bats within either 
building. The site is identified as not offering suitable habitats for any other 
protected species.  

  
7.163 In England, Biodiversity Net Gain (BNG) is mandatory under Schedule 7A of the 

Town and Country Planning Act 1990 (as inserted by Schedule 14 of the 
Environment Act 2021). Developers must deliver a BNG of 10%. This means a 
development will result in more or better-quality natural habitats than there were 
before development. 

  
7.164 The majority of the site consists of hardstanding or existing buildings and 

therefore has no discernible ecological value. A small area of the site in the south 
west corner would be classed as other broadleaved woodland, whilst other 
sections of the site are classed as vacant/derelict land; and sparsely vegetated 
land owing to the time which parts of the site has been vacant. The biodiversity 
net gain report assesses the site as having a baseline biodiversity value of 0.96 
habitat units and 0.31 watercourse units.  
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7.165 It is proposed that additional habitat areas would be created throughout the site 
consisting of green roofs, modified grassland, shrub planting and a total of 151 
individual trees, 650 metres of hedgerow habitat, and enhancements to the 
riparian habitat along the canalside.  

  
7.166 The enhancements proposed are expected to provide on-site net gain of 

416.57% in habitat units compared to the baseline condition of the site at 
present, as well as a +2.36 increase in hedgerow units (currently 0 units). There 
would be an expected -0.02 decrease in watercourse units which would need to 
be compensated for with a minimum 10% increase delivered. It is identified that 
the increase in watercourse units would need to be delivered off-site. Within the 
submitted consultation response the Canal and Rivers Trust have advised that 
the shortfall in watercourse units may be delivered on land owned by the CRT. 
In any event confirmation is required demonstrating that off-site biodiversity 
credits are required where any net gain cannot be delivered on site, in this case 
this is likely to be limited to watercourse units.  

  
7.167 To ensure the delivery of appropriate biodiversity net gain (whether on or off-

site) a Biodiversity Gain Plan would be required by condition. This would be 
required to include a Biodiversity Gain Plan and On-Site Enhancement and 30-
year Habitat Management Plan. Subject to the submission of these plans by 
condition, it is considered that the development would comply with Policy DMEI 
7 of the Local Plan and Policy G6 of the London Plan.  

  
 Flooding and Drainage 
  
7.168 Policy SI 13 of The London Plan (2021) states that development proposals 

should aim to achieve greenfield run-off rates and ensure that surface water run-
off is managed as close to its source as possible. Policy DMEI 10 of the 
Hillingdon Local Plan Part 2 Development Management Policies (2020) states 
that a SuDs system should drain developments and include appropriate methods 
to avoid polluting the water environment. 

  
7.169 The site lies fully within Flood Zone 1 and is at a low risk of flooding and does 

not lie within a critical drainage area. The application is accompanied by a 
drainage strategy and Flood Risk Assessment (FRA).  

  
7.170 The drainage strategy includes the incorporation of swales into the public realm 

as well as a natural water storage area located close to the south western edge 
of the site adjacent to the canal. Green roofs are proposed across the majority 
of the buildings on the site. Permeable paving is proposed across the access 
roads and pedestrian routes through the site. Three cellular storage tanks are 
proposed across the site, the largest of which would be provided below the 
central area of public open space.   

  
7.171 The submitted Drainage Strategy and Flood Risk Assessment is currently being 

reviewed by Metis, the council’s Drainage Consultants, following the submission 
of further information including drainage calculations, rainwater collection, 
details of runoff volumes and maintenance calculations. An updated response 
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regarding the acceptability of the submitted information will be provided to 
Members at planning committee should it be received within an appropriate 
timeframe. Officers are confident that acceptable details can be secured by an 
appropriately worded condition. 

  
7.172 Subject to the submission of a detailed Sustainable Drainage Strategy, which is 

recommended to be secured by planning condition, it is considered that the 
proposed development comply with Policy SI 13 of The London Plan (2021) and 
DMEI 10 of the Hillingdon Local Plan Part 2 Development Management Policies 
(2020). 

  
7.173 It is noted that within their consultation response that Thames Water have raised 

no objection to the development on the basis of surface water drainage or foul 
water network capacity. This is subject to a piling method statement to be 
submitted before any piling works are carried out, this is subject to a condition 
that is recommended to be attached should the application be determined for 
approval.     

  
 Waste Management 
  
7.174 Policy D6 of The London Plan (2021) states that developments should ensure 

that recycling and waste disposal, storage, and any on-site management 
facilities are convenient in operation and location, appropriately integrated, and 
designed to work effectively for residents, management, and collection services. 

  
7.175 The provision for waste management within the site has been reviewed by the 

council’s Waste Management Team and is considered broadly acceptable from 
an operational perspective. A final Delivery, Servicing and Waste Management 
Plan is recommended to be secured by condition that would set out a final 
strategy for the management of waste disposal and collection on site. Subject to 
the provision of this final strategy, the proposals are therefore considered to 
comply with Policy D6 of the London Plan.  

  
 Sustainability  
  
7.176 Policy DMEI 2 of the Hillingdon Local Plan Part 2 Development Management 

Policies (2020) states that all developments are required to make the fullest 
contribution to minimising carbon dioxide emissions in accordance with London 
Plan targets. 

  
7.177 Policy SI 2 of the London Plan states that major development should be net zero-

carbon. This means reducing greenhouse gas emissions in operation and 
minimising both annual and peak energy demand. A minimum on-site reduction 
of at least 35 per cent beyond Building Regulations is required for major 
development. Residential development should achieve 10 per cent, and non-
residential development should achieve 15 per cent through energy efficiency 
measures. Where it is clearly demonstrated that the zero-carbon target cannot 
be fully achieved on-site, any shortfall should be provided, in agreement with the 
borough, either: 
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1) through a cash in lieu contribution to the borough’s carbon offset fund, or 
2) off-site provided that an alternative proposal is identified, and delivery is 
certain. 

  
7.178 A combination of the following measures are proposed to reduce energy usage: 

 
 High insulation and high-performance glazing.  
 Minimisation of air permeability.  
 Thermal bridging.  
 Maximising natural lighting.  
 High efficiency and sensor-controlled lighting.  
 Mechanical Ventilation Heat Recovery (MVHR)  
 Waste water heat recovery.  

  
7.179 A site-wide communal heating system is proposed which would feature centrally 

located, highly efficient air source heat pumps (ASHPs) to provide heating and 
hot water to all residential units. In addition to ASHPs, solar Photo Voltaic panels 
(PVs) is proposed to provide an onsite source of renewable energy.  

  
7.180 The combination of the measures listed within the applicant’s energy statement 

are forecast to achieve an 80.75% reduction in carbon emissions, where 
assessed against the building regulations baseline requirement. This would 
significantly exceed the minimum target requirement of 35% as set out within 
Policy SI 2 of the London Plan. In relation to the savings achieved through energy 
efficiency measures, this is forecast to be 15.6% for the residential part of the 
development and 9.4% for the non-residential parts. This falls short of the target 
requirements of 10% for residential and 15% for non-residential developments 
as set out under Policy SI 2 of the London Plan. As such, a carbon offset 
payment is required to be secured. The Applicant's submitted Energy Statement 
identifies that there would be a need to offset 3103.8 tonnes of CO2 offsite 
associated with the residential development and 14.5 tonnes associated with the 
non-residential element of the scheme over 30 years. This would equate to a 
financial contribution of £296,238.50 as an offsetting payment, which would be 
secured through the accompanying Section 106 legal agreement.    

  
7.181 The applicant has submitted a Whole Life-cycle Carbon (WLC) Assessment, as 

required by London Plan Policy SI2. The WLC Assessment does not yet comply 
with London Plan Policy SI2. Further technical information is required on 
operational modelling methodology, information on Built Environment Carbon 
Database, all material types and quantities for all applicable building element 
categories, estimated mass (kg) of reusable and recyclable materials for each 
building element, details of refrigerants and the GWP template. A condition is 
therefore recommended requiring that the applicant submit a post-construction 
assessment to report on the development's actual WLC emissions. 

  
7.182 London Plan Policy SI 7 requires development proposals to integrate circular 

economy principles as part of the design process, and referable applications 
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must submit a Circular Economy Statement. A Circular Economy has been 
prepared and submitted in support of the planning application which is currently 
subject to review by the GLA. A post-construction report is required, which is 
recommended to be secured by planning condition.  

  
7.183 Accounting for the above assessments, the proposal complies with Policy SI 2 

of the London Plan (2021) and Policy DMEI 2 of the Hillingdon Local Plan Part 2 
Development Management Policies (2020). 

  
 Airport Safeguarding  
  
7.184 Policy DMAV 1 of the Local Plan Part 2 - Development Management Policies 

states that the Council will support the continued safe operation of Heathrow 
Airport and RAF Northolt and will consult with the airport operator on proposals 
in the safeguarded areas. Proposals that may be a hazard to aircraft safety will 
not be permitted. 

  
7.185 The application has been accompanied by an Aviation Safeguarding 

Assessment which assesses the proposals against relevant safeguarding 
criteria which necessary given the height of the outline element of the scheme 
and the sites proximity to Heathrow Airport. Consultation has been carried out 
with all relevant parties, namely National Air Traffic Services (NATS), Heathrow 
Airport and the Ministry of Defence. A Bird Hazard Management Plan will be 
required to mitigate the risk of birdstrike in relation to landscaping, ecological 
enhancements and design elements. A Glint and Glare Assessment would also 
be required to mitigate risk of glare from the provision of solar panels. Conditions 
are proposed to be attached to any grant of planning consent that would secure 
both a Bird Hazard Management Plan and Glint and Glare Assessment. 

  
7.186 Subject to the submission of the required assessments listed above, it is 

considered that the development would accord with Policy DMAV 1 of the 
Hillingdon Local Plan Part 2.  

  
 Land Contamination 
  
7.187 The application is accompanied by a Phase 1 Contamination Assessment 

Report which addresses on site sources of potential contamination associated 
with historic and existing industrial uses on the site. The risks from soil and 
groundwater contamination and ground gas are assessed to be moderate.  

  
7.188 The Phase 1 Contamination Assessment Report has been reviewed by the 

council’s Contaminated Land Officer who has advised that the report provides 
and appropriate assessment of risk. A condition is recommended requiring the 
submission of a written method statement outlining details of remediation 
required, this shall be submitted prior to the commencement of development.  

  
7.189 Subject to the submission of appropriate details required under this condition, it 

is considered that risks of contamination may be appropriately addressed and 
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mitigated in compliance with Policy DMEI 12 of the Local Plan Part 2 - 
Development Management Policies.  

  
 Fire Safety 
  
7.190 Policy D12 of The London Plan (2021) states that all development proposals 

must achieve the highest standards of fire safety. All major development 
proposals should be submitted with a Fire Statement, which is an independent 
fire strategy, produced by a third party, suitably qualified assessor. 

  
7.191 The application is accompanied by a Fire Safety Statement in respect of the 

outline phases and a separate more detailed report for the former cinema. 
Consultation responses have been sent to the London Fire Brigade; however, 
no responses have been received. The reports have been prepared by a suitably 
qualified third-party assessor and are considered to set out appropriate 
measures to mitigate fire risk. The submitted drawings confirm a second 
staircase is included within all buildings over 18 metres as required. The details 
have been reviewed by the GLA and HSE, both of whom have raised no 
objection to the development on fire safety grounds. It is therefore considered 
that the development would comply with Policy D12 of the London Plan.  

  
 Planning Obligations  
  
7.192 Policy DMCI 7 of the Local Plan Part 2 states to ensure development is 

sustainable, planning permission will only be granted for development that 
clearly demonstrates there will be sufficient infrastructure of all types to support 
it. Infrastructure requirements will be predominantly addressed through the 
Council's Community Infrastructure Levy (CIL). Planning obligations will be 
sought on a scheme-by scheme basis to secure the provision of affordable 
housing in relation to residential development schemes, where development has 
infrastructure needs that are not addressed through CIL, and to ensure that 
development proposals provide or fund improvements to mitigate site-specific 
impacts made necessary by the proposal. Applications that fail to secure an 
appropriate Planning Obligation to make the proposal acceptable will be refused. 

  
7.193 The Community Infrastructure Levy Regulation 2010 (Regulations issued 

Pursuant to the 2008 Act) and the NPPF have put three tests on the use of 
planning obligations into law. It is unlawful (since 6 April 2010) to request 
planning obligations that do not meet the following tests: 
 
i. necessary to make the development acceptable in planning terms 
ii. directly related to the development, and 
iii. fairly and reasonable related in scale and kind to the development 

  
7.194 The effect of the Regulations is that the Council must apply the tests much more 

strictly and can only request planning obligations that are genuinely necessary 
and directly related to the development. Should the Council request planning 
obligations that do not meet the policy tests, the Council would have acted 
unlawfully and could be subject to a High Court challenge. 
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7.195 Section 106 Heads of Terms are as follows: 

 
i. To secure on-site affordable housing, to include a provision of 35% by 

habitable room with 70% being London Affordable Rent (LAR) and 30% 
Shared Ownership.  

ii. Air Quality Mitigation Contribution of £145,908   
iii. Residential Parking Permits restriction (excluding Blue Badge holders)  
iv. An Employment/ Construction Training Scheme secured in accordance 

with the Council's Planning Obligations SPD. 
v. London Healthy Urban Development Unit (HUDU) financial contribution 

of £618,167 to fund enhanced or new health facilities within the London 
Borough of Hillingdon. 

vi. Financial contribution of £259,860 towards improvements to 
connections, access and enhancements of the Grand Union Canal.    

vii.  Designation of public open space within the site to remain publicly 
accessible in perpetuity.  

viii. Active Travel Contribution of £154,660 
ix. A Project Management and Monitoring Fee, equalling 5% of the total 

financial contributions to be paid under this agreement. 
  
  
8 Other Matters 
  
 Human Rights 
  
8.1 The development has been assessed against the provisions of the Human 

Rights Act, and in particular Article 1 of the First Protocol and Article 8 of the Act 
itself. This Act gives further effect to the rights included in the European 
Convention on Human Rights. In arriving at this recommendation, due regard 
has been given to the applicant's reasonable development rights and 
expectations which have been balanced and weighed against the wider 
community interests, as expressed through third party interests / the 
Development Plan and Central Government Guidance. 

  
 Equality 
  
8.2 Due consideration has been given to Section 149 of the Equality Act with regard 

to the Public Sector Equality Duty in the assessment of this planning application. 
No adverse equality impacts are considered to arise from the proposal. 

  
 Local Finance Considerations and CIL 
  
8.3 There would be no increase in floorspace created within the full element of the 

planning permission and therefore no CIL would be payable on this element of 
the planning application.  
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8.4 In relation to the outline phase of the development, CIL would be payable on 
floorspace created under subsequent reserved matters applications at such time 
that development commences on these later relevant phases of the 
development. CIL would be calculated at such time that reserved matters 
applications are submitted for consideration.  

  
8.5 Please note, this commentary has been provided for the purpose of assisting in 

the determination of the planning application only. If approved, the final CIL 
liability would be set out in the CIL Liability Notice following determination of the 
application in line with the CIL Regulations. This would be issued following a full 
review of all the material available to the Council's Planning Obligations Team at 
that time. 

  
9 Conclusion / Planning Balance 
  
9.1 It is acknowledged that the Council cannot currently demonstrate a five-year 

supply of deliverable housing sites (the most recent position statement published 
on 01/04/26 confirmed a 2.5 year supply). In accordance with Footnote 8 of the 
NPPF, the policies which are most important for determining the application are 
therefore considered out-of-date. Consequently, Paragraph 11(d) of the 
Framework is engaged, and the 'tilted balance' applies. This requires that 
planning permission be granted unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against 
the policies in the Framework taken as a whole. 

  
9.2 The application is considered to comply with the Development Plan in this case. 

In addition, when considered against the policies of the Framework (read as a 
whole), any adverse impacts of granting consent (as identified within this report) 
would not significantly and demonstrably outweigh the benefits. In reaching this 
decision, substantial weight is afforded to the contribution that the proposal 
makes towards the Borough’s housing supply (net contribution of 433 residential 
units). 

  
9.3 It is considered that the proposals represent an efficient and appropriate re-use 

of a previously developed site which is allocated for a mix of residential, 
commercial and industrial uses. The principle of the proposed development is 
therefore acceptable and has been previously established under the previously 
consented planning application and is acceptable in principle in line with the 
Local Plan, London Plan and NPPF. The proposals would deliver an appropriate 
intensification of industrial use on the site, whilst providing higher quality light 
industrial space in line with the provisions of Policies E4 and E7 of the London 
Plan. The redevelopment of a long-standing and neglected brownfield site would 
provide significant enhancements to the appearance of the public realm and 
street scene, particularly where viewed from Yiewsley High Street, the Grand 
Union Canal Towpath and Trout Road. It is considered that the development is 
appropriately designed in a manner which is responsive to the character of the 
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street scene and surrounding area and would comply with the provisions of 
policies DMHB 10, DMHB 11, DMHB 12 of the Hillingdon Local Plan Part 2; 
Policies D2, D3, D4, D9, G2 of the London Plan 2021; and the NPPF Chapters 
11 and 12. 

  
9.4 A total of 57 parking spaces is proposed of which 43 spaces would be accessible 

parking bays; and 14 being for general use. This would equate to an overall 
parking ratio of 0.13 spaces per unit which is comfortably below the maximum 
standards permitted under Policy T6.1 of the London Plan. Accounting for the 
accessibility to a range of regular public transport links particularly the close 
distance to West Drayton Station, a car lite development is considered 
acceptable within this location. The forecast trip generation is likely to be lower 
than the existing use and is considered to not impact adversely on highway 
safety and amenity in compliance with Paragraph 116 of the NPPF (2024), 
Policies T4, T5, T6, and T7 of The London Plan (2021), and Policies DMT 1, 
DMT 5, DMT 6, and DMT 2 of Hillingdon Council's Local Plan Part 2 
Development Management Policies (2020). 

  
9.5 The development would impact on the amenity of adjoining residential properties 

regarding privacy and loss of light/overshadowing, as well as the impact of the 
scale of the building which would affect outlook. The site is however largely 
vacant with some low-height buildings and any development which provides for 
an optimum density of development on this allocated site would be expected to 
have a degree of impact upon the amenity of existing occupiers. Furthermore, 
there would be some amenity benefit to existing occupiers by reason of the 
removal of the existing noise-generating industrial uses on the site and their 
replacement with less disruptive residential uses and industrial uses within a 
dedicated building, whereby the noise impact may be better mitigated. It is 
considered that appropriate levels of amenity would still be retained for future 
occupiers, whilst adequate standards of daylight/sunlight and outlook would be 
achieved for future occupiers and provision is made within the development for 
private balconies/terraces in the case of the proposed flats and gardens in the 
case of the private houses. It is concluded that the impact of the development 
on the amenity of the adjoining properties would be acceptable on balance, 
accounting for the context of the site and where affording weight to the flexibility 
set out under Paragraph 130 of the NPPF. 

  
9.6 Appropriate means may be secured by condition or through relevant planning 

obligations to mitigate/control land contamination, drainage, air quality, noise 
impact, impact on existing trees, aviation safety; and to protect biodiversity and 
ensure the delivery of biodiversity net gain. The development would therefore 
ensure appropriate standards of environmental protection. 

  
9.7 On balance therefore, the proposal is deemed to be acceptable and would be 

consistent with the overarching aims of the National Planning Policy Framework, 
The London Plan, and Hillingdon Local Plan. 

  
9.8 The planning application is therefore recommended for approval, subject to the 

conditions set out in Appendix 1, the Section 106 Heads of Terms detailed in this 
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report, and subject to the necessary Stage II referral to the Greater London 
Authority. 

  
10 Background Papers 
  
10.1 Relevant published policies and documents taken into account in respect of this 

application are set out in the report. Documents associated with the application 
(except exempt or confidential information) are available on the ff, by entering 
the planning application number at the top of this report and using the search 
facility. Planning applications are also available to inspect electronically at the 
Civic Centre, High Street, Uxbridge, UB8 1UW upon appointment, by contacting 
Planning Services at planning@hillingdon.gov.uk. 

  
 

 


































































