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1 Introduction 

1.1 This Planning Statement has been prepared by Quod, on behalf of the London Borough of 
Hillingdon (LBH) (‘the Applicant’), in support of a full planning application for the construction 
of buildings to provide an outdoor activity centre and water based sailing area at Broadwater 
Lake, Moorhall Road, Harefield, UB9 6PE (the ‘Application Site’). 

1.2 Specifically, planning permission is sought for the following development (‘the Proposed 
Development’): 

“Redevelopment of the site to create the Hillingdon Watersports Facility and Activity Centre 
including demolition of existing Broadwater Lake Sailing Club (BSC) clubhouse at the north of 
the lake and erection of  a building to be occupied by HOAC and BSC including changing 
facilities, meeting rooms, storage, Workshop and seasonal worker accommodation (sui 
generis), activity shelters; installation of pontoons and  concrete slipways; boat shed; 
equipment storage huts (north of lake and at entrance); boat parking and racking areas; 
camping area; outdoor activity areas; ecological enhancement throughout the site; new 
pedestrian routes through the peninsula; landscaping including new woodland, dense 
vegetation screens and boundary treatment; new access and access road; localised dredging 
and land reclamation; relocation of existing sailing area and creation of floating and fixed 
islands within the lake; coach drop off and turning area; vehicle parking; cycle parking; and 
associated works.” 

1.3 The Proposed Development will provide a replacement facility of the former Hillingdon Outdoor 
Activity Centre (HOAC) which is located at Dews Lane, UB9 6JN. The existing HOAC site is 
located on the direct route of High Speed Two (HS2), the new high speed rail line connecting 
London, Birmingham and Crewe. The new rail line passes directly through the existing HOAC 
site, which was subject to a Compulsory Purchase Order (CPO) to facilitate the new HS2 route.  

1.4 The former HOAC site is now under the ownership of HS2 and the facility has been closed 
since October 2020. The High-Speed Rail (London – West Midlands) Act 2017 (“the HS2 Act”) 
includes a statutory requirement for HS2 to fund the relocation of the HOAC to an alternative 
site, which is suitable for their needs and that a development can be delivered on in the short 
term. The Application Site has been identified as the only suitable and available site to deliver 
the relocated HOAC facility.  

1.5 The Proposed Development will be known as the Hillingdon Water Sports and Activity Centre 
(HWSFAC) and will occupied by the existing Hillingdon Outdoor Activity Centre (HOAC) and 
the Broadwater Sailing Club (BSC), which is already operating from the northern part of 
Broadwater Lake.  

1.6 At its core, the scheme adopts an ecologically led and environmentally focused approach that 
respects the sensitive location of the Site and delivers significant associated ecological and 
environmental benefits. This includes biodiversity net gains, ecological enhancements to 
improve the value of the SSSI, and high sustainability credentials, resulting in a net zero carbon 
development. It is acknowledged that the Site is located in an environmentally sensitive 
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location, within the Colne Valley Site of Special Scientific Interest (SSSI) and within the 
Metropolitan Green Belt.  

1.7 As is demonstrated in the latter stages of this Planning Statement, the Proposed Development 
will deliver extensive social and environmental benefits that go to the very heart of the NPPF’s 
sustainable development objectives and should be afforded significant weight in determination 
of the planning application. The benefits of the Proposed Development will clearly outweigh 
any impact on the features of the Site that make it of special scientific interest, and any broader 
impacts on the national network of Sites of Special Scientific Interest, as is required by the 
NPPF Paragraph 180.  

1.8 The Proposed Development can be delivered without compromising the openness of the 
Green Belt. Parts of the Proposed Development that provide space and facilities for outdoor 
sport are appropriate development as defined in Paragraph 149(b) of the NPPF. The buildings 
are “inappropriate” development, however any harm by reason of inappropriateness and any 
other harm resulting from the Proposed Development is clearly outweighed by the wider social, 
environmental and ecological benefits, which cumulatively amount to ‘Very Special 
Circumstances’.  

1.9 This planning application is advanced following positive pre-application discussions with 
planning officers at the London Borough of Hillingdon (LBH), the Greater London Authority 
(GLA), Natural England (NE) and the Environment Agency (EA). The team also met with the 
Wildlife Trust, Colne Valley Regional Parks Authority and local stakeholders during the course 
of preparation of the planning application.  

1.10 As set out below, the Applicant has engaged in important pre-submission consultation with 
local communities, third party environmental groups and Council Officers to bring forward a 
deliverable, considerate and policy compliant scheme.  

1.11 The remainder of this Planning Statement is set out as follows: 

 Section 2 – Factual Background 

 Section 3 – Pre-application Discussions 

 Section 4 – Statement of Community Engagement 

 Section 5 – Alternative Sites Assessment 

 Section 6 – Proposed Development 

 Section 7 – Planning Policy Framework 

 Section 8 – Principle of Development 

 Section 9 – Other Planning Considerations 

 Section 10 – Socioeconomic Benefits 
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 Section 11 – Planning Balance 

 Section 12 – Planning Obligations 

 Section 13 – Summary and Conclusions 

1.12 This Planning Statement should be read alongside the following supporting reports which 
accompany the planning application:   

 Planning Statement, prepared by Quod (Planning); 

 Environmental Statement, prepared by Quod (Environmental Planning); 

 Social and Community Benefits Statement, prepared by Quod (Socioeconomics); 

 Alternative Site Assessment, prepared by the London Borough of Hillingdon; 

 Statement of Community Involvement, prepared by the London Borough of Hillingdon; 

 Transport Assessment, prepared by Robert West; 

 Travel Plan, prepared by Robert West; 

 Detailed Construction Logistics Plan, prepared by Robert West; 

 Parking Design and Management Plan, prepared by Robert West; 

 Delivery and Servicing Plan, prepared by Robert West; 

 Landscape Strategy, prepared by Colour; 

 Draft Mitigation and Ecological Enhancement and Management Plan (MEMP) Volume 1, 
prepared by Greengage; 

 Draft Mitigation and Ecological Enhancement and Management Plan (MEMP) Volume 2, 
prepared by Greengage; 

 Flood Risk, Drainage and Sequential Assessment, prepared by Weetwood;  

 Phase 1 Geo-Environmental Assessment, prepared by Geo Integrity; 

 Phase 2 Geo-Environmental Assessment, prepared by Geo Integrity; 

 Utilities Surveys and Assessment, prepared by SMP; 

 Energy Strategy Report, prepared by Syntegra; 

 Lighting Impact Assessment and External Lighting Design, prepared by Syntegra; 

 Circular Economy Statement and Whole Life Carbon Assessment, prepared by 
Syntegra; 
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 Built Heritage Statement, prepared by RPS; 

 Archaeological Desk-Based Assessment, prepared by RPS; 

 Stage 1 and 2 Arboricultural Impact Assessment Report, prepared RSK; 

 Noise Assessment, prepared by Logic and Noise Consultants Ltd; 

 Topographic Survey, prepared by Encompass Surveys; 

 Air Quality Assessment, prepared by Air Quality Consultants Ltd; 

 Biodiversity Air Quality Modelling Assessment, prepared by Air Quality Consultants Ltd; 

 Gateway One Fire Statement, prepared by Osborn Associates; 

 Design and Access Statement, prepared by Space and Place; and 

 Full planning / landscaping drawings, prepared by Space and Place / Colour: 

Table 1 - Existing and Proposed and Landscaping Drawings 

Drawing Title Reference Scale 

Site Location Plan 3859-ASP-ZZ-XX-DR-A-08 
001 P01 

1:5000 @ A1 

Existing Site Plan  
3895-ASP-ZZ-XX-DR-A-08 
005 P01 1:5000 @ A1 

Main Building - Ground Floor 
Plan 

3859-ASP-ZZ-GF-DR-A-08 
010 P01 1:100 @ A0 

Main Building - First Floor 
Plan 

3859-ASP-ZZ-FF-DR-A-08 
011 P01 

1:100 @ A0 

Main Building - Roof Plan 3859-ASP-ZZ-RF-DR-A-08 
012 P01 1:100 @ A0 

Main Building - Elevations 3859-ASP-ZZ-XX-DR-A-08 
013 P01 1:100 @ A0 

Main Building - Sections 3859-ASP-ZZ-XX-DR-A-08 
014 P01 

1:100 @ A0 

Workshop - Ground Floor & 
Roof Plans. 

3859-ASP-ZZ-GF-DR-A-08 
020 P01 1:100 @ A0 

Workshop - Elevations & 
Sections. 

3859-ASP-ZZ-GF-DR-A-08 
021 P01 1:100 @ A0 

Boat Shed - Plans, Sections 
& Elevations 

3859-ASP-ZZ-GF-DR-A-08 
025 P01 

1:100 @ A0 

Activity Shelter - Plans, 
Sections and Elevations 

3859-ASP-ZZ-GF-DR-A-08 
030 P01 1:100 @ A1 
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Toilet Block - Plans, 
Sections and Elevations 

3859-ASP-ZZ-GF-DR-A-08 
035 P01 

1:100 @ A1 

Energy Centre - Plans, 
Sections and Elevations 

3859-ASP-ZZ-GF-DR-A-08 
040 P01 1:100 @ A1 

Angler's Hut - Plans, 
Sections and Elevations 

3859-ASP-ZZ-GF-DR-A-08 
045 P01 1:100 @ A1 

BSC Store - Plans, Sections 
and Elevations 

3859-ASP-ZZ-GF-DR-A-08 
050 P01 

1:100 @ A1 

Landscape Masterplan – 
Peninsula 

HWSFAC-COL-00-XX-DR-L-
1000 04 1:500 @ A2 

Landscape Masterplan – 
Lake 

HWSFAC-COL-00-XX-DR-L-
1001 04 1:2500 @ A1 

Proposed Landscape Layout HWSFAC-COL-00-XX-DR-L-
1004 04 

1:2500 @ A1 

Ecological Mitigation - Lake HWSFAC-COL-00-XX-DR-L-
1010 14 1:2500 @ A1 

Boundary Treatment – 
Peninsula 

HWSFAC-COL-00-XX-DR-L-
2020 04 1:2000 @ A3 

Boundary Treatment – Lake HWSFAC-COL-00-XX-DR-L-
2021 04 

1:5000 @ A3 

Tree Credit and Loss HWSFAC-COL-00-XX-DR-L-
5000 03 1250 @ A3 

Planting Strategy – Peninsula 
(Sheet 1) 

HWSFAC-COL-00-XX-DR-L-
5002 05 1:1000 @ A1 

Planting Strategy – Lake 
(Sheet 2) 

HWSFAC-COL-00-XX-DR-L-
5003 02 

1:1000 @ A1 

Planting Strategy – Lake 
(Sheet 3) 

HWSFAC-COL-00-XX-DR-L-
5004 02 1:1000 @ A1 

Planting Strategy – Lake 
(Sheet 4) 

HWSFAC-COL-00-XX-DR-L-
5005 02 1:1000 @ A1 

Phasing Diagram HWSFAC-COL-XX-XX-DR-
L-6112 02 

1:4000 @ A3 

Construction Phasing – 
Phase 1 

HWSFAC-COL-XX-XX-DR-
L-6120 03 1:4000 @ A3 

Construction Phasing – 
Phase 2 

HWSFAC-COL-XX-XX-DR-
L-6120 03 1:4000 @ A3 

Construction Phasing – 
Phase 2 

HWSFAC-COL-XX-XX-DR-
L-6121 03 

1:4000 @ A3 
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Construction Phasing – 
Phase 3 

HWSFAC-COL-XX-XX-DR-
L-6122 03 

1:4000 @ A3 

Construction Phasing – 
Phase 4 

HWSFAC-COL-XX-XX-DR-
L-6123 03 1:4000 @ A3 

Construction Phasing – 
Phase 5 

HWSFAC-COL-XX-XX-DR-
L-6124 03 1:4000 @ A3 

Sailing Area Calculations HWSFAC-COL-XX-XX-DR-
L-6133 

n/a 

 

1.13 It has been agreed in advance with Planning Officers that the above documents are sufficient 
for validation of the planning application. 
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2 Factual Background 

Overview 

2.1 The existing Hillingdon Outdoor Activity Centre (HOAC) is located at Dews Lane, UB9 6JN 
which now sits on the direct route of High Speed Two (HS2) Phase 1, the new high speed rail 
line connecting London, Birmingham and Crewe. The new rail line passes directly through the 
existing HOAC site, which was subject to a Compulsory Purchase Order to facilitate the new 
HS2 route. The HOAC site is now under full control of HS2 and HOAC has been closed since 
October 2020.  

2.2 The HOAC is a registered Youth Educational Charity providing outdoor and environmental 
education for the whole community but with priority given to young people and those who are 
disadvantaged or disabled. Until recently HOAC operated at a 45-acre site in Dews Lane, UB9 
6JN within the LBH and approximately 1.5 kilometres south of the Site at Broadwater Lake. 
HOAC had more than 40,000 visitors per year, of which the majority were local groups like 
schools, colleges, community groups and local businesses. The centre provided a range of 
land and water-based activities and was a valuable community resource. 

2.3 The High-Speed Rail (London – West Midlands) Act 2017 “the HS2 Act” includes a requirement 
for HS2 to fund relocation of the HOAC to an alternative site which is suitable for their needs. 
However, LBH and HOAC have been unsuccessful in finding a suitable and deliverable 
alternative site which is adjacent to a waterbody, of the correct minimum size, depth and water 
quality to facilitate sailing and other waterspouts and outdoor activities. The Site at Broadwater 
Lake has been assessed as the only realistic option that meets the criteria required. 

Site and Surrounding Area 

2.4 A site location plan appears at Document 1. The area within the redline boundary extends to 
79.95 hectares (ha). 

2.5 Broadwater Lake is the largest of four lakes within the Mid Colne Valley SSSI. The Site is 
bound by the River Colne to the west and the Grand Union Canal to the east. South Harefield 
lies to the east, immediately beyond the canal. Denham lies within walking distance to the 
southwest of the Site.  

2.6 The Site is located 1 kilometre to the northeast of Denham National Rail Station, within the 
Colne Valley Regional Park.  

2.7 The northern half of the lake is used by Broadwater Sailing Club (BSC) which has 
approximately 180 members. BSC has an existing clubhouse on the northern bank of the lake.  

2.8 There are 4no. residential properties located along the existing access road. This includes 
Moor House property adjacent to the entrance of the Site, the loch as well as the lock house 
and an additional two properties along the access road leading into the Site. The rear gardens 
of properties off Peerless Drive to the east also face out onto the Site, beyond Grand Union 
Canal.  
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2.9 The South-East corner of the Site is made up of a largely flat area dominated by secondary 
woodland with access to the Site from Moorhall Road. The HS2 route crosses the Mid- Colne 
Valley SSSI to the west of the lake, on a viaduct bisecting the Herts and Middlesex Wildlife 
Trust’s Broadwater Lake Nature Reserve. 

2.10 The land part of the Site falls within Flood Zone 1, whilst the lake falls within Flood Zone 3. The 
Site is also within an archaeological priority area. 

Planning History 

2.11 There is limited planning history associated with the Site however a summary is provided 
below. 

2.12 November 1986, - planning permission (ref. 2382/X/85/739) granted for the retention of 
planning permission (ref. 02382/820098(P)). This permission allowed the continued use of 
northern part of Broadwater lake for sailing.  

2.13 1987 - planning permission (ref. 2382Z/Y/86/1291) granted for the relocation of sailing club 
shore facilities, involving erection of clubhouse and dinghy enclosure, with associated parking 
and access road at north end of Broadwater Lake. 

2.14 May 1992 - planning permission (ref. 2382/AL/92/0464) granted for the excavation of minerals 
by surface working. 

2.15 June 1993 - planning permission (ref. 2382/AK/92/0872) granted for the renewal of planning 
permission (ref. 2382/Y/86/739) to enable continued use of the sailing club. 

2.16 August 1999 - planning permission (ref. 2382/AM/98/2306) was granted for the erection of 
single storey extension to the existing BSC clubhouse. 

2.17 October 1999 - planning permission (ref. 2382/AN/99/0609) was granted for the renewal, on 
a permanent basis, of planning permission ref. 2382/AK/92/0872. 

2.18 There is no other planning history of relevance to this application. 

Adjacent Site Planning History 

2.19 The planning history of the adjacent site, to the west, which is owned by HS2, is set out below.  

Denham Waterski Club, North Orbital Road, Denham Green, Buckinghamshire 

2.20 May 2017 - planning permission (ref. 17/00151/FUL) granted by South Bucks District Council 
for a replacement clubhouse building, widening of existing access road, construction of new 
access road, parking area and infilling of part of the existing lake.  

2.21 November 2020 - planning permission (ref. PL/20/2227/FA) granted by Buckinghamshire 
Council for alternative access to the site, associated passing bay, drainage arrangements and 
revised landscape. 
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Land within The Colne Valley in Proximity to the A412, North Orbital Road, HS2 SBDC 

2.22 February 2020 - planning permission (ref. PL/19/3332/HS2) granted by South Bucks District 
Council for the change in design and external appearance of the Colne Valley and associated 
earthworks and the location of fencing. Following this, an appeal to remove conditions 1 and 
2 was allowed (ref. APP/HS2/3) in May 2020. 

2.23 November 2020 -  Appeal was allowed (ref. APP/HS2/7) for the approval of planning 
permission ref. 74320/APP/2019/3187. The permission is for the design and external 
appearance of the Colne Valley Viaduct. 

2.24 July 2022 - planning permission (ref. 73263/APP/2022/1497) granted by London Borough of 
Hillingdon Council for plans and specifications and associated site restoration proposals 
relating to ground level works. 

2.25 October 2022 - planning permission (ref. PL/22/3611/HS2) granted by London Borough of 
Hillingdon Council for site restoration in relation to the land within the HS2 Act limits between 
the River Colne and A412, including land to the west of A412. 

2.26 October 2022 - planning application was submitted (ref. PL/22/3611/HS2) to Buckinghamshire 
Council for site restoration in relation to land within the HS2 Act, between the River Colne and 
A412 - In accordance with the requirements of Paragraph 12 of Schedule 17 to the High Speed 
Rail (London - West Midlands) Act 2017. This application is pending determination at the time 
of submission.  
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3 Pre-application Discussions 

3.1 Consistent with paragraphs 39 and 132 of the National Planning Policy Framework (July 2021), 
the Applicant has actively engaged with Planning Officers at the London Borough of Hillingdon 
(LBH) and the Greater London Authority (GLA) in formal pre-application consultation.  

London Borough of Hillingdon Planning Team  

3.2 On 20th January 2023, a meeting was held with Senior Planning Officers at LBH. This meeting 
focused on key planning matters such as SSSI; Green Belt; design and layout; highways; 
drainage; EIA scoping and planning obligations. 

3.3 The formal pre-application minutes agreed between the Applicant and LBH are appended at 
Document 2. 

3.4 In summary, the following was discussed: 

Design and Layout 

3.5 Officers were concerned that the delivery of a new island may inhibit usability of the beach 
areas. However, it was made clear that the design was a work in progress and would change 
when additional survey data was collected.  

3.6 Officers accepted that boat parking and storage must be located near the water, due to 
difficulty in manoeuvring boats to water. 

3.7 It was agreed that opportunities to repurpose existing infrastructure would be used, wherever 
possible.  

Highways 

3.8 Officers questioned how the site would be used with regard to highways and accessibility. The 
Applicant advised that whilst specific vehicle use of the Site was not yet known, consideration 
should be given to the parking areas and management of vehicular access to the facility. 
Furthermore, noting that there is potential for conflict between movement of vehicles from the 
access to the proposed main building, (although theoretically limited to staff and disabled 
persons) and the proposed recreational uses (including the camping area and activity 
shelters).  

3.9 It was agreed that a Parking Management Plan would overcome concerns about the 
management of parking.   

Drainage 

3.10 It was agreed that Flood Risk Sequential Assessment, Flood Risk Assessment and Drainage 
Strategy should be included given that the Site falls in Flood Zones 2 and 3. 
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Public and Stakeholder Consultation 

3.11 The Applicant advised that a local planning consultation would be carried out at Harewood 
Library in February 2023. Officers queried the extent of the proposed communications strategy 
with statutory consultees. Officers supported early engagement with Natural England and pre-
submission discussions with Canal and River Trust, Greater London Authority (GLA), Wildlife 
Trust (WLT) and the Environment Agency. The applicant advised that the WLT would be invited 
to form part of any management group for the SSSI in the future. 

Scoping Update 

3.12 The overall scope of the planning application and Environmental Impact Assessment was 
agreed.  

Land Use  

3.13 It was agreed that the proposed development would have a sui generis use, given the mix 
proposed.  

Conflicts  

3.14 As LBH are the Applicant, it was agreed that all technical documents including any EIA 
chapters would have to be reviewed by an external party or parties. Officers advised that this 
may cause some abnormal delays in receiving responses on any submitted information, such 
as to an EIA Scoping Request. The Applicant noted this.  

Environmental Impact Assessment (EIA) Scoping 

3.15 Alongside pre-application discussions, the Applicant commissioned an Environmental Impact 
Assessment (EIA) scoping study and submission of a request for an EIA Scoping Opinion. This 
submission was made to LBH in February 2023.  

3.16 In line with the EIA Regulations, this report identifies the site location, provides a brief 
description of the nature and purpose of the Proposed Development and an explanation of the 
likely significant effects of the Proposed Development on the environment. The report also sets 
out the proposed content, approach, and scope of the ES to be submitted with the planning 
application. 

3.17 LHB’s formal EIA Scoping Opinion Response was issued on 19th May 2023 (ref. 
2382/APP/2023/525) and has informed the content of the Environmental Statement (ES) 
submitted with this application.  

3.18 A copy of the Scoping Opinion Response is appended at Document 3. 

Greater London Authority 

3.19 On 15th May 2023, the Applicant held a meeting with senior GLA Officers. At this meeting LBH 
Planning Officers, Arup (on behalf of LBH Planning), the Applicant and relevant members of 
the consultant team.  
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3.20 The meeting was centred around the key strategic issues underpinning the Proposed 
Development, such as the site’s location within a SSSI and the Green Belt, as well as the 
strategic development management considerations of highways, design and drainage.  

3.21 The scope of the planning application was discussed and agreed, as well as progress with the 
EIA scoping. 

Natural England  

3.22 In December 2022, the Applicant and project ecologist, Greengage, met with Natural England 
(NE). This presentation focused on the ecological baseline (i.e., SSSI, designated sites, 
habitats and survey results), constraints and current site uses, options analysis for 
development and enhancement options. 

3.23 On 16th March 2023, the Applicant held a second meeting with NE to present the Proposed 
Development and to discuss the core ecological aspects of the development. The meeting 
provided an important opportunity for NE to provide comments and feedback on the specific 
mitigation package proposed, particularly regarding woodland and biodiversity management. 

3.24 In addition to the meetings, liaison between the project ecologist and NE has been on-going 
during the pre-application stage.  

Environment Agency 

3.25 The EA were consulted through their Discretionary Advisory Service (DAS) as part of the pre-
application process regarding flood risk and other matters related to the Water Environment.  

3.26 Prior to submission of the planning application, two meetings were held with the Environment 
Agency (EA) on 30 June 2023 and 28 September 2023 specifically to discuss Water Resources 
and Ground Contamination on the site. A meeting was also held with Affinity Water on 8th 
November 2023.  

3.27 Table 8.1 and 9.3 of the Environmental Statement summarises key comments raised by 
consultees of relevance during pre-application meetings and/or communication exchanges 
and how the Applicant has responded to and resolved comments made by the EA.  

Herts and Middlesex Wildlife Trust 

3.28 The Applicant met with the Herts and Middlesex Wildlife Trust (HMWT) on 21st June 2023. 

3.29 The Applicant team presented the proposals to the HEMWT, and a discussion was had on the 
ecological value of the SSSI and how any harm will be mitigated. The Applicant also provided 
information on the ecological work that had been carried out to ensure that the SSSI will be 
enhanced as a result of the Proposed Development.  

3.30 The HEMWT continued to express concern over the impact of the development on the SSSI. 
The Applicant confirmed that any impact was being comprehensively and robustly assessed 
and tested as part of a thorough Environmental Impact Assessment which will accompany a 
future planning application.  
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3.31 HEMWT advised that the planning application would be thoroughly reviewed and that they 
would make comments once it is submitted and they have a better understanding of the details. 

Canal and River Trust  

3.32 The Applicant has engaged with the Canal and River Trust (CRT) prior to submission of the 
planning application. The Canal and River Trust were also consulted as part of the EIA Scoping 
process. 

3.33 The comments and responses received focused on certain elements of the Proposed 
Development on the adjoining Grand Union Canal. In particular, the bridge crossing, canal 
boundary and towpath access, and accessibility. 

3.34 CRT advised that they require registration of the bridge replacement works, and any work that 
could potentially close the canal is considered major works for the CRT and must be completed 
in the winter months. 

Anglers Society  

3.35 The lake is currently used by the Gerrards Cross and Uxbridge Angling Society (GCUAS). 
There are currently no purpose-built facilities for the anglers and the planning application 
includes a stand-alone building containing drinking water connections, storage and sanitary 
provision for the Angling Club, who already use the lake.  

3.36 The Applicant met with GCUAS on 12th June 2023. GCUAS highlighted a number of design, 
priorities and facilities that would be beneficial to their use of the Site, including but not limited 
to woodland management and access for children and disabled people.  
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4 Statement of Community Engagement 

4.1 This section of the Planning Statement sets out the approach to community engagement. The 
Applicant is committed to engaging with local communities and stakeholders in bringing 
forward the development proposals and this section of the Planning Statement sets out how 
the applicant has engaged with the local community and statutory consultees. 

National Guidance 

4.2 The National Planning Policy Framework (NPPF) provides the Government’s most up-to-date 
policies relating to pre-application engagement and front-loading. In addition to this, the 
Localism Act provides the context within which the planning system currently operates. The 
Localism Act was given Royal Assent on 15 November 2011, setting out the Government’s 
intention of shifting the power from central Government back into the hands of individuals, 
communities and councils. 

4.3 The Localism Act introduced a number of changes to Government policy including the 
requirement for developers to consult local communities before submitting planning 
applications for certain developments, giving people the chance to comment when there is still 
opportunity to influence proposals.  

4.4 This places a responsibility on developers to: 

 Consult communities, having regard to any advice that their local planning authority may 
provide; 

 Consider any responses before they finalise proposals and submit their planning 
applications; and 

 Account for how they have consulted the local community, what comments they have 
received, and how they have taken those comments into account. 

4.5 This approach signals the Government’s continuing intention to empower local communities 
through increased community involvement as part of the planning process. 

Local Guidance 

Hillingdon Council Statement of Community Involvement (November 2021) 

4.6 The approach to consultation has been informed by the pre-application consultation guidance 
for new developments as set out in the Hillingdon Council’s Statement of Community 
Involvement (SCI) (adopted November 2021). 

4.7 The SCI aims to provide information to stakeholders about how to become involved in the 
future planning of Hillingdon and how to have a greater opportunity to give opinions about 
proposed developments in the neighbourhood. It also encourages stakeholders to get involved 
early in the process to help plan the future of Hillingdon.  
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4.8 LBH encourages developers to discuss their proposals with planning officers and to carry out 
a high standard of pre application consultation with neighbours and people affected by the 
proposed development.  

4.9 The Applicant has undergone an appropriate level of consultation ahead of submitting the 
planning application to LBH for consideration, the details of which are set out below. 

Pre-application consultation 

4.10 A pre-application meeting was held with Hillingdon Council on 20th January 2023. The details 
of the pre-application meeting and the written response are included in Section 2 of this 
Planning Statement. 

Public Exhibition Event 

4.11 LBH’s adopted SCI states that “there are clear benefits of involving the community in 
developments which are considered likely to have an impact on the community, and the most 
effective time to involve the community is at the pre-application stage.” The SCI lists public 
exhibitions as a preferred pre-application consultation method. 

4.12 A public exhibition was held on Wednesday 22nd February 2023 between 3pm and 7pm at 
Harefield Library which is located approximately 0.9 km from the application site. 

4.13 Prior to the exhibition, 25no. leaflets were distributed to the properties that lie immediately 
adjacent to the site. These leaflets provided initial information about the proposals, details of 
the exhibition venue, and contact details to enable people to get in touch before or after the 
exhibition.  

4.14 The aim of the exhibition event was to present and discuss the emerging development 
proposals with the local community and key stakeholders and to obtain feedback on the draft 
proposals. At the exhibition, information about the proposals was displayed across 5no. A1 
display boards. The content of the boards is summarised below: 

Table 2 - Content of Exhibition Boards 

Board No. Content 

1 An introduction to the exhibition and location of 
the site 

2 Details of the ecological enhancement 

3 Indicative layout and proposed development 

4 Images of the proposed activities  

5 Location of the site 
 

4.15 A copy of the boards displayed at the exhibition is presented as Document 4. 
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4.16 Representatives for the Applicant and the project team (covering specialist areas including 
planning, transport, landscaping and architecture) attended the exhibition and were available 
to answer any questions. 

4.17 Attendees were encouraged to provide comments and suggestions on the proposals and raise 
any issues which they felt should be given further consideration ahead of submission of the 
application. Comment forms were available and could either be completed at the exhibition or 
returned at a later date by email. 

Public Consultation Feedback 

4.18 The public consultation gained a lot of feedback, with over 50 responses recorded using the 
comment forms provided at the event. A summary of the responses can be found within the 
supporting Statement of Community Involvement.  

4.19 The pre-application public engagement document, enclosed with this submission, gives an 
overview of the responses that were received. The majority of responses were either local 
residents who were frequent visitors of the previous HOAC site, or members of the Broadwater 
Sailing Club.  

4.20 All concerns were recorded and have formulated into a table whereby the applicant has 
provided a response to each query.  

Summary 

4.21 The Applicant has sought to engage with LBH and the local community during the pre-
application stages whilst the development proposal evolved.  

4.22 The consultation strategy undertaken has met the requirements of the principles established 
in national planning policies and in the Hillingdon Statement of Community Involvement (SCI). 
Any additional comments or engagement with stakeholders and residents during determination 
will be welcomed and addressed, where possible. 
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5 Alternative Sites Assessment 

5.1 Underpinning the planning application is an Alternative Sites Assessment (ASA), 
commissioned by the Applicant and prepared by Quod. 

5.2 In accordance with the EIA Regulations, this chapter describes the reasonable alternatives to 
the Proposed Development considered by the Applicant, prior to the selection of the final 
design and provides a description of the main reasons for the choice made, including a 
comparison of the environmental effects if available. 

5.3 The alternatives that are considered within the ASA include: 

 Alternative sites; and 

 Alternative designs.  

5.4 The ASA objectively assesses, in planning terms, whether there are suitable sites available 
within LBH for the replacement HWSFAC, and of the sites identified, which would be the most 
suitable and deliverable spatial solution as a relocation centre for HWSFAC. Given the 
sensitivities in the Colne Valley around the location within the Green Belt and the ecological 
sensitives on many of the sites, the ASA is a critical assessment to determine if the proposed 
location for the HWSFAC is the most appropriate and there are no alternative sites which meet 
these criteria. The overall purpose of the ASA is to rate the identified alternative sites against 
a set of recreational criteria.  

5.5 The National Planning Policy Framework (July 2021) explains that the Government attaches 
great importance to the Green Belt. Paragraph 133 states that the aim of Green Belt Policy is 
to prevent urban sprawl by keeping land permanently open. There is, therefore, a requirement 
to demonstrate that a very special circumstances exist to justify inappropriate development.  

5.6 With regard to habitats and biodiversity, Paragraph 180 of the NPPF states (inter alia): 

“180. When determining planning applications, local planning authorities should apply the 
following principles:  

a) if significant harm to biodiversity resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, or, as 
a last resort, compensated for, then planning permission should be refused; 

b) development on land within or outside a Site of Special Scientific Interest, and which is 
likely to have an adverse effect on it (either individually or in combination with other 
developments), should not normally be permitted. The only exception is where the benefits 
of the development in the location proposed clearly outweigh both its likely impact on the 
features of the site that make it of special scientific interest, and any broader impacts on 
the national network of Sites of Special Scientific Interest.” 
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5.7 The full ASA is submitted with this planning application and is also appended to the 
Environmental Impact Assessment. The ASA details the assessment approach, search area, 
list of sites assessed, and conclusions drawn. 

5.8 For the purposes of this Planning Statement, a summary of the report and its conclusions is 
provided below. 

Alternative Sites 

5.9 There are a number of sites in the local area with access to a lake and therefore a comparative 
analysis of each of the sites was undertaken which considers factors such as size, 
accessibility, water quality, availability and proximity to public transport.  

5.10 The assessment approach involved identifying an appropriate search area, identifying a Long 
List of Sites, filtering these sites to a Short List of Sites which are then assessed against 
specific Recreational Criteria by which the future site must achieve to meet the needs of the 
future HWSFAC.  

5.11 A Search Area of a 10 kilometre radius from the previous HOAC location was used which 
identified a Long List of 22 sites. When filtering the Long List of Sites, consideration of the 
physical items of the Recreational Criteria was made (this regards Lake and Land Surface 
Area, Accessibility of the Site and Site Availability). 

5.12 The Short List of Sites comprised the following lakes: Troy Lake, Broadwater Lake and Ruislip 
Lido. Each site was contextualised in terms of site location, description, existing and historical 
uses as well as their environmental considerations listed. Site visits and available survey 
results were reviewed to characterise the sites and appraise them against the Recreational 
Criteria.  

5.13 From review of the three shortlisted sites, Broadwater Lake is the only viable option for the 
future HWSFAC. The site meets the majority of the Recreational Criteria in terms of lake 
surface area, land surface area, accessibility of the lake from level landform, water quality and 
contamination, recreational restrictions, public accessibility, site security, access to wider 
amenities and site availability. The disadvantages to this site includes the requirements for 
localised dredging within areas which are deemed too shallow for sailing activities and the 
ecological designation of the SSSI hosting sensitive and protected bird assemblages, among 
other ecological considerations. With regard to restrictions on future operations due to the 
SSSI status of the site, this can be overcome by safeguarding an ‘approved sailing area’ which 
is further from sensitive bird assemblages.  

5.14 Troy Lake was discounted as a viable option due to the lack of land surface area adjacent to 
the lake to enable the provision of three pontoons and boat storage areas, as well as no land 
available to establish campsites or outdoor activities as required by the future HWSFAC. In 
addition, the access route is considerably long, meandering along the north of the lake. Troy 
Lake is currently closed to the local angling clubs due to a recent fish kill, which prevents fishing 
at the lake. While the cause of the fish kill is unknown, water quality tests would have to be 
undertaken to determine there are no potential human health effects associated with the water. 
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5.15 Ruislip Lido was discounted as a viable option for a number of reasons. A recent Bathymetric 
survey of the lido has confirmed that the average depth of the water is 0.5 – 1m in depth, which 
does not meet the requirements for sailing. Should the water levels be raised to enable 
HWSFAC activities due to the existing artificially low water levels, this could increase off-site 
flooding potential. There are only two small land areas on the artificial beach which are too 
small to deliver the required three pontoons and boat storage areas required. The existing 
uses of the site include public use which would conflict with the activities of HWSFAC. 
Swimming within the lido is forbidden due to the presence of microscopic parasites within the 
water which could pose a human health effect.  

5.16 This ASA has considered potential alternative sites for the replacement HWSFAC, therefore 
meeting the requirements of Paragraph 180 of the NPPF. 

Alternative Design Options 

5.17 In addition to assessing alternative locations, the ASA also assesses alternative design and 
layout options for the Proposed Development. This primarily focuses of the relocation of the 
peninsula and areas of reclaimed land. 

5.18 Again, for the purposes of this Planning Statement, a summary of the report and its conclusions 
is provided below. 

Alternative Locations for Development within the Site 

5.19 Table 4.2 of the ES sets out the alternatives that were considered for the location of Broadwater 
Sailing Club (BSC), Hillingdon Outdoor Activity Centre (HOAC) within the Site, including the 
reason they were discounted and a comparison of potential effects with the Proposed 
Development. 

5.20 The alternative locations considered were: Retain Broadwater Sailing Club (BSC) in existing 
location. Locate HOAC and HRC at existing site of BSC; Retain BSC in existing location. HRC 
relocated to existing BSC site. Locate HOAC located on the Peninsula; Retain BSC in its 
existing location. Locate HOAC and the HRC on the Peninsula; Retain BSC in existing location. 
HRC relocated to existing BSC site. Locate HOAC at Harefield Moor Lake to south of the Site; 
Retain BSC in existing location; or Locate HOAC and HRC at Harefield Moor Lake to south of 
the Site. 

5.21 Overall, the ASA concludes that alternative design options did not provide a reasonable 
alternative to the Proposed Development and discounted. 

Alternative Activities and Uses 

5.22 Given the statutory requirement to re-provide the activities and uses at HOAC and the existing 
uses of BSC (secured through the BSC planning permission ref: 2382Y/86/739 and 
2382Z/86/1291 and agreed lease dated 16 October 2006), no alternative activities or uses 
have been considered. 
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Alternative Peninsula Layouts and Reclaimed Land 

5.23 Four main alternatives were considered for the peninsula layout and reclaimed land location. 
This comprised the existing peninsula only, and also relocating the reclaimed land to the east, 
west and north. 

5.24 All alternative locations were assessed as having a worse ecological effect than the Proposed 
Development. 

Alternative Lake Works 

5.25 The lake works have been informed by ecological survey information so as to avoid the loss 
of the most valuable habitats in the lake such as, Heron Island, Cormorant Island, Oak Island 
(as defined in ES Chapter 7: Biodiversity).  

5.26 Dredging of material from the lake is required to form the reclaimed land on the peninsula and 
the creation of new islands. Material will be extracted from the deepest part of the lake which 
has been assessed as less sensitive than shallower locations.  

5.27 The use of existing ‘hardstanding’ on the peninsula was discounted to avoid potential risks of 
contamination to surface and groundwater (see ES Chapter 9: Ground Conditions for further 
information).  

5.28 Importing material from alternative off-site locations was discounted to avoid cross 
contamination and potential impacts associated with additional HGV movements on the local 
road network and potential impacts on local/regional material supplies. 

Alternative Siting of Water Based Activities within Broadwater Lake 

5.29 No other alternatives were considered for the location of water-based activities within 
Broadwater Lake for the following reasons: 

5.30 The proposed location of water-based activities is within the existing area of the lake used by 
BSC, and therefore will be no additional areas of disturbance; 

5.31 The current sailing area is located in the area of the deepest water in the lake which is more 
suitable for the proposed uses and would demand less dredging than areas of shallower water;  

5.32 It avoids areas of the lake which are more ecologically sensitive and provides opportunities for 
enhancements in these areas. 

Alternative Biodiversity Mitigation and Enhancements and Landscape Proposals 

5.33 The development of the masterplan has been led by ecology, landscape and visual impact 
with embedded mitigation at every step, during a highly complex and iterative multidisciplinary 
process. 

5.34 No alternatives have therefore been considered. 
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Alternative HS2 Ecological Mitigation 

5.35 As described in ES Chapter 2: Site and Setting a number of ‘gravel islands/rafts' are proposed 
as part of the mitigation for HS2 within Broadwater Lake. 

5.36 No alternatives have therefore been considered. 

Alternative Access and Rights of Way 

5.37 The are currently no Public Rights of Way (PRoW) within the Site.  

5.38 There are no other alternative access points to reasonably consider given existing constraints 
that surround the Site including the River Colne and HS2 construction site. It is also not 
reasonable to consider vehicular access from the north as this would potentially result in 
additional significant effects to ecological receptors, residential receptors and locally listed 
heritage assets (e.g., Black Jack’s cottage and Bridge 179 over the Grand Union Canal). 

Alternative External Appearance of Buildings and Structures; and 

5.39 The external appearance of buildings and structures have been designed in response to the 
sensitivities of the Site. The extent of building footprints has been minimised using efficient 
layouts and non-reflective materials have been implemented on facades in order to minimise 
visual disturbance to ecological and visual receptors. 

5.40 The external appearance of buildings and structures are not considered to result in significant 
harm to the SSSI. No other alternatives were considered.  

Alternatives for Canal Bridge 

5.41 The existing bridge over the Grand Union Canal is proposed to be upgraded and used for 
routing utility services only (including 6.6kv cable) (see Chapter 5: Description of 
Development).  The Applicant discounted use of the bridge for pedestrian or vehicular access 
because the eastern side of the canal bridge is private land and is not publicly accessible. 

Summary 

5.42 The Application Site and Proposed Development have both been thoroughly tested against 
alternative locations and alternative design options. As it has been demonstrated in the 
submitted ASA and above summary, the Proposed Development can only be accommodated 
at the Application Site.  

5.43 This conclusion has been reached via a detailed locational and design assessment, 
considering primarily the ecological effects and implications of delivering the Proposed 
Development in an alternative location, or in an alternative layout. 

5.44 Importantly, when assessing alternative biodiversity mitigation and enhancements and 
landscape proposals, the development of the masterplan has been led by ecology, landscape 
and visual impact with embedded mitigation at every step on the way during a highly complex 
and iterative multidisciplinary process. 
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5.45 This assessment is drawn upon and substantiated against NPPF paragraph 180 at Section 8 
of this Planning Statement, demonstrating that significant harm to biodiversity resulting from a 
development can be mitigated. 
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6 Proposed Development 

6.1 As stated at Section 1 of this report, full planning permission is sought for the following 
development: 

“Redevelopment of the site to create the Hillingdon Watersports Facility and Activity Centre 
including demolition of existing Broadwater Lake Sailing Club (BSC) clubhouse at the north of 
the lake and erection of  a building to be occupied by HOAC and BSC including changing 
facilities, meeting rooms, storage, Workshop and seasonal worker accommodation (sui 
generis), activity shelters; installation of pontoons and  concrete slipways; boat shed; 
equipment storage huts (north of lake and at entrance); boat parking and racking areas; 
camping area; outdoor activity areas; ecological enhancement throughout the site; new 
pedestrian routes through the peninsula; landscaping including new woodland, dense 
vegetation screens and boundary treatment; new access and access road; localised dredging 
and land reclamation; relocation of existing sailing area and creation of floating and fixed 
islands within the lake; coach drop off and turning area; vehicle parking; cycle parking; and 
associated works.” 

4.1.1 The Proposed Development comprises an outdoor activity centre which will provide a range 
of programs for sailing, rowing, woodland activities, camping and other water sports. The 
main components of the Proposed Development are as follows: 

 Ecological mitigation and enhancement measures; 

 Demolition and relocation of the existing BSC clubhouse and associated car parking 
and boat parking from its existing location north of the existing lake;  

 Construction of a range of new fully accessible buildings including a two storey club 
house building (the ‘Main Building’) for use by HOAC and BSC (including changing 
facilities, meeting and training rooms, storage, Workshop and seasonal worker 
accommodation), seven activity shelters, a boat shed/ storage and Workshop/ sports 
stores;  

 Three lake pontoons and two concrete slipways; 

 Boat parking and racking areas; 

 Localised dredging of the lake to create depths suitable for sailing and generate 
material to be re-used on-site,  

 Partial land reclamation within the lake using dredged material to create a suitable 
platform for development on the peninsula; 

 Removal of two islands and creation of new floating and fixed islands within the lake; 

 Relocation of HS2 a proposed ecological mitigation (not yet delivered); 
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 Continued use of  the lake for sailing and water based activities; 

 Facilities for outdoor activities including pedal karting, caving, archery, high level 
ropes, low level ropes, zip lines, big swing, general activities area, pond dipping and 
camping; 

 Staff car parking, cycle parking, coach drop off and turning area; 

 Improvements to the existing unnamed access road to Broadwater Lake from the 
south; and 

 Landscaping including new woodland, dense vegetation screens and boundary 
treatment. 

6.2 Broadwater Sailing Club (BSC), currently located to the north of the site, will be demolished 
and relocated to south of the site. BSC will be co-located with the HOAC within a new, purpose 
built facility. The facility will be known as collectively as Hillingdon Water Sports and Activity 
Centre (HWSAC). 

6.3 As part of the HS2 Act, it was agreed that HS2 will only finance replicated replacements of the 
facilities at the former HOAC site at Dews Lane. The proposed dimensions have taken into 
consideration statutory requirements such as accessibility, Department for Education (DfEd) 
specification and child safeguarding. 

6.4 The full schedule of proposed floorspace is set out in Table 3 below: 

Table 3 - Proposed Floor Areas 

Existing floorspace to be 
demolished Proposed floorspace 

Use Quantum Use Quantum 
(GIA) 

Quantum 
(GEA) 

Sailing Club HWSFAC 

Main Building 150 Main Building (HOAC) 850  

  Main Building (BSC) 332  

  
Main Building (HOAC & 

BSC shared space) 
1,068 

 

  Main Building Total 2,250 2,485 

    Activity Shelters 422 439 

    Toilet Block 77 96 

    Boat Shed 669 698 

    Workshop 727 758 

    Anglers Store 13 22 
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    Pumping Station and 
Energy Centre 

83 101 

  BSC Store 33 45 

Total 150   4,274 4,644 
 

6.5 The proposed site layout is detailed further within the submitted Design and Access Statement, 
prepared by Space and Place.  

6.6 A full, detailed description of development is included within the submitted Environmental 
Statement, prepared by Quod. 

Hillingdon Water Sports and Activity Centre 

6.7 It is necessary to reclaim a portion of land to the north of the peninsula which is located in the 
southern part of the lake. This area will accommodate the building, main boat yard and 
slipways for the water activities, where access to the water is provided. The reclaimed land is 
necessary to ensure that the existing woodland can remain. Further details of this can be found 
in the Environmental Impact Assessment Description of Development chapter.  

6.8 The main building will extend to 2,250 square metres (GIA) and will be sited on the north 
western side of the extended peninsula, split across ground and first floor. The ground floor 
will comprise office accommodation, changing facilities, toilets and associated amenities. The 
balance of the ground floor will be split between a crew room, and a multi-purpose activity 
room. 

6.9 At first floor, the main building will comprise additional multi-functional, social space and 
accommodation for seasonal workers. The accommodation will comprise a mix of standard 
and accessible rooms, with associated galley, lounge and training room. The social space is 
representative of the combined social space at the former HOAC site.  

6.10 All toilets and changing facilities will meet the minimum statutory standards, particularly 
accessibility and safeguarding.  

6.11 The plant rooms will satisfy mandatory and statutory needs. This will also apply to common 
areas such as staircases or means of escape. The operations room will accommodate 
wheelchairs, and people with impaired vision.  

6.12 The boat yard will split between two areas, with 287no. spaces to the north adjacent to the 
main building; and 138no. spaces to the east adjacent to the workshop and activity centre. A 
boat shed is also proposed adjacent to the main building, extending to 669 square metres 
(GIA). The boat shed will comprise a replacement facility designed to the minimum sizes to 
accommodate a rowing boat in racking, ensuring safety and security. The building has been 
designed at a scale to suitably accommodate the sails and length of the mast on the sailing 
dinghies.   

6.13 On the eastern part of the peninsula, a workshop building is proposed extending to 727 square 
metres (GIA). The workshop will replace store sheds; lean too sheds; and canopies, and will 
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replace 23no. shipping containers which were located at the former HOAC. This area will be 
child free for maintenance and safety purposes. 

6.14 A number of smaller buildings are proposed across the Site for ancillary use associated with 
the HWSFAC. A total of 7no. activity shelters are proposed across the Site, as well as an 
outdoor toilet block, energy centre and angler’s hut. 3no. activity shelters are situated to the 
south of the woodland, in association with the camping site. An external toilet block is also 
situated close by. 

6.15 A full breakdown of the heights of the proposed buildings is provided in Table 4 below.  

Table 4 - Proposed Building Heights 

Building Eaves Height (m) Roof Height (m) 

Main building 7.10 10.98 

Workshop 3.50 7.04 

Boat Shed 3.50 5.85 

Activity Shelter(s) 2.20 5.39 

Toilet Block 2.50 6.31 

Energy Centre 3.00 6.8 

Anglers Hut 3.00 4.5 

BSC Store 3.00 N/A 
 

4.1.2 The Proposed Development will support the following land-based activities: 

 Indoor fencing (in the Main Building);  

 Outdoor archery range; 

 Non-motorised pedal karting circuit; 

 Activity shelters for outdoor team building activities; 

 Bird watching; 

 Big swing, high and low ropes and zip-wire; 

 Camping; 

 Orchard and foraging 

 Pond dipping; and 

 Man-made caving system. 
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4.1.3 The Proposed Development will support the following water-based activities: 

 Dinghy sailing;  

 Kayaking/canoeing; 

 Rowing/sculling; 

 Stand up Paddleboarding; 

 Dragon Boating; 

 Raft building; 

 Windsurfing; and 

 Angling. 

6.16 The location of each activity are detailed within Design and Access Statement. A full schedule 
of all proposed activities is appended at Document 5. 

Access and Parking 

6.17 Access to the Development will be from an existing access from Moorhall Road in the south of 
the Site. The existing access and access road will be subject to improvements so that it is 
brought to adoptable standards and used by emergency vehicles, service vehicles, coaches 
and disabled users as well as cars, cycles and other vehicles. The improved access road will 
be two way with a parallel pedestrian footpath from the entrance car park to the primary 
facilities. The road will be extended through the east side of the peninsula and will split off in 
the north to the east and west. 

6.18 Junction improvements from Moorhall Road will take the form of an enhanced T-junction. This 
junction is intended to serve the existing aggregate works and residential properties along the 
length of the access road together with the proposed facilities for the Development.  

6.19 The horizontal steel section of the utility gantry, over the Grand Union Canal, will be removed 
and refurbished (if possible) off-site. If a complete replacement is necessary, the brick 
abutments will be retained. The utilities gantry will be used for routing services only (including 
6.6kv cable). There will be no other use and it will not be open for pedestrian or vehicular 
access, as is currently the case.  

6.20 Vehicle parking will be predominantly located on the existing hardstanding to the south of the 
Site, beyond the main access point. A small number of car and disabled parking bays are 
situated immediately adjacent to each of the buildings on site for accessibility. 

6.21 The split of car parking is set out in Table 5 below. 
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Table 5 - Proposed Parking Quantum 

Parking Type Quantum 

Standard   62 

EV  
Active 4 

Passive 4 

Blue badge  
  

Cars 5  

Minibus 3  

Brown badge 3  

Coach 2  

Cycle 42  
 

6.22 The existing vehicular access to the existing BSC along the eastern edge of Broadwater Lake 
will be kept for emergency use and access only. 

Dredging, Island Loss & Creation and Land Extension 

6.23 The Proposed Development comprises the following works in Broadwater Lake: 

 Extension of the existing peninsula through land reclamation by approximately 16,151m2. 
This will be achieved through the re-use of clean lake dredged material; 

 Removal of two islands in the middle of the lake (approximately 2,187m2); 

 Creation of smaller islands, 8 in total using dredged material (approximately 4,308m2 in total);  

 Creation of 2 beach areas (approximately 324m2 in total); 

 Creation of a HS2 floating island (approximately 3,785m2 in total); 

 Creation of ‘shallows’ throughout the lake using dredged material; and  

 Construction of three lake pontoons and two concrete slipway on the new reclaimed land on 
the peninsula 

 Proposed Occupiers 

Broadwater Sailing Club 

6.24 Formed in 1972, Broadwater is an inland sailing a club supporting those who enjoy sailing, 
from young people learning the basics in Optimist and Topper boats to experienced sailors. 
The club has approximately 180 active members. 
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6.25 The existing Broadwater Sailing Club (BSC) will be relocated within the shared HWSFAC main 
building. The existing BSC building to the north of Broadwater Lake will be cleared to allow for 
terrestrial advancements and refuge spots for birds. 1no. jetty will be kept and will only be used 
for emergency access to the lake.  

Hillingdon Outdoor Activity Centre (HOAC) 

6.26 HOAC has been a registered Youth Educational Charity since 1992. HOAC is responsible for 
the running and management of the Hillingdon Outdoor and Activity Centre, which has a 
catchment in LBH, across London and the surrounding regions. The charity will operate as a 
continuation of the former facility. When HOAC operated from Dews Lane, they had over 
22,000 people using the centre, from a range of economic and ethnic backgrounds. It was 
used by schools, colleges and voluntary groups and was particularly valuable to special needs 
groups. There was nothing comparable available in London.  

6.27 The former HOAC site had office buildings changing rooms, showers, meeting rooms, 
classrooms, numerous shelters, workshops and garage stores and caravans. All water sports 
were carried out at the HOAC and as well as a range of land activities.  

6.28 The Proposed Development will allow HOAC to re-open having been closed since 2020 due 
to the HS2 Compulsory Purchase Order. The new centre has been purposefully designed with 
input from HOAC management to re-provide the HOAC facility, as is required by the HS2 Act, 
but also meeting modern day standards, such as replacing the seasonal worker 
accommodation in caravans with rooms within the building; and providing sufficient internal 
space for storage of boats and sails.  

6.29 The new facility will form the HWSFAC together and present the opportunity to provide more 
and diverse activities to engage children and young people into water sports and nature. 
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7 Planning Policy Framework 

7.1 Section 38(6) of the Planning and Compulsory Purchase Act requires planning applications to 
be determined in accordance with the development plan unless material considerations 
indicate otherwise. 

7.2 In this instance, the London Borough of Hillingdon Development Plan comprises the Hillingdon 
Local Plan; and the London Plan (March 2021). The Local Plan consists of two parts: Part 1 – 
the Strategic Policies (adopted November 2012); and Part 2 which consists of the Development 
Management Policies and the Site Allocations and Designations (both adopted January 2020). 

7.3 Material considerations include the National Planning Policy Framework (NPPF) (July 2021) 
and the accompanying Planning Practice Guidance (NPPG) (March 2014) and relevant 
Supplementary Planning Documents. 

Development Plan  

London Plan (March 2021) 

7.4 Policy GG1 (‘Building Strong and Inclusive Communities’) seeks to provide access to 
good quality community services that accommodate and strengthen communities, increasing 
active participation and social integration, and addressing social isolation. The policy promotes 
development where all Londoners including children, young people and disabled people can 
move around with ease and enjoy equal opportunities – minimising barriers. 

7.5 Policy GG2 (‘Making the Best of Land’) supports applying a design-led approach to 
determine the optimum development capacity of sites. Part (F) states development must: 

“protect and enhance London’s open spaces, including the Green Belt, Metropolitan Open 
Land, designated nature conservation sites and local spaces, and promote the creation of new 
green infrastructure and urban greening, including aiming to secure net biodiversity gains 
where possible.” 

7.6 Policy GG3 (‘Creating a Healthy City’) supports more active and healthy lives for Londoners 
to enable them to make healthy choices including for improved access to and quality of green 
spaces, the provision of new green infrastructure, and spaces for play, recreation and sports. 

7.7 Policy GG6 (‘Increasing Efficiency and resilience’) requires development to improve 
energy efficiency and support the move towards a low carbon circular economy, contributing 
towards London becoming a zero carbon city by 2050; ensure buildings and infrastructure are 
designed to adapt to a changing climate, making efficient use of water, reducing impacts from 
natural hazards like flooding and heatwaves, while mitigating and avoiding contributing to the 
urban heat island effect; and create a safe and secure environment which is resilient to the 
impact of emergencies. 

7.8 Policy D3 (‘Optimising Site Capacity Through the Design-Led Approach’) states that 
development must make the best use of land by following a design-led approach. This 



Quod  |  Hillingdon Water Sports and Activity Centre  |  Planning Statement  |  November 2023 32 
 

approach requires consideration to the most appropriate form of development that responds 
to the site’s context.  

7.9 Policy D4 (‘Delivering Good Design’) states that masterplans and design codes should be 
used to help bring forward development and ensure it delivers high quality design and place-
making. 

7.10 Policy D5 (‘Inclusive Design’) requires that proposals should achieve the highest standards 
of accessible and inclusive design. 

7.11 Policy D11 (‘Safety, Security and Resilience to Emergency’) states that development 
proposals should maximise building resilience and minimise potential physical risks, including 
those arising as a result of extreme weather, fire and flood related hazards. 

7.12 Policy D12 (‘Fire Safety’) states that all major development should be submitted with a Fire 
Statement, which details how the development will function to ensure fire safety. 

7.13 Policy D13 (‘Agent of Change’) requires proposals to be designed to ensure that noise and 
other nuisance-generating uses remain viable and can continue or grow without unreasonable 
restrictions being placed on them. New noise and other nuisance-generating development 
proposed close to residential and other noise-sensitive uses should put in place measures to 
mitigate and manage any noise impacts for neighbouring residents and businesses. 

7.14 Policy D14 (‘Noise’) states that noise should be managed by: 

1. avoiding significant adverse noise impacts on health and quality of life. 

2. mitigating and minimising the existing and potential adverse impacts of noise from, within, 
as a result of, or in the vicinity of new development without placing unreasonable 
restrictions on existing noise – generating uses. 

3. separating new noise-sensitive development from major noise sources (such as road, rail, 
air transport and some types of industrial use) through the use of distance, screening, 
layout, orientation, uses and materials – in preference to sole reliance on sound insulation. 

7.15 Policy S1 (‘Developing London’s Social Infrastructure’) states that development proposals 
that provide high quality, inclusive social infrastructure that addresses a local or strategic need 
and supports service delivery strategies should be supported. 

7.16 Policy S5 (‘Sports and Recreation Facilities’) ensures that a sufficient supply of good quality 
sports and recreation facilities should be provided, justified by a needs assessment. These 
types of facilities are encouraged in accessible locations, to deliver a range of social, health 
and wellbeing benefits. The policy specifies that development proposals for sports and 
recreation facilities should maximise the multiple use of facilities, and encourage the co-
location of services between sports providers, schools, colleges and other community facilities. 

7.17 Where facilities are proposed on existing open space consider these in light of the relevant 
London Plan policies (Policy G2) and the borough’s own assessment of needs and 
opportunities for sports facilities and the potential impact it will have. 
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7.18 Policy HC1 (‘Heritage Conservation and Growth’) states that development proposals 
affecting heritage assets, and their settings, should conserve their significance, by being 
sympathetic to the assets’ significance and appreciation within their surroundings. 
Development proposals should identify assets of archaeological significance and use this 
information to avoid harm or minimise it through design and appropriate mitigation. 

7.19 Policy G1 (‘Green Infrastructure’) requires development proposals to incorporate 
appropriate elements of green infrastructure that are integrated into London’s wider green 
infrastructure network. 

7.20 Policy G2 (‘London’s Green Belt’) states that the Green Belt should be protected from 
inappropriate development: 

“(a) Development proposals that would harm the Green Belt should be refused except where 
very special circumstances exist.  

“(b) Subject to national planning policy tests, the enhancement of the Green Belt to provide 
appropriate multi-functional beneficial uses for Londoners should be supported.” 

7.21 Exceptional circumstances are required to justify either the extension or de-designation of the 
Green Belt through the preparation or review of a Local Plan. 

7.22 Policy G6 (‘Biodiversity and Access To Nature’) states that Sites of Importance for Nature 
Conservation (SINCs) should be protected. Where harm to a SINC is unavoidable, and where 
the benefits of the development proposal clearly outweigh the impacts on biodiversity, the 
following mitigation hierarchy should be applied to minimise development impacts: 

(1) “avoid damaging the significant ecological features of the site 

(2) minimise the overall spatial impact and mitigate it by improving the quality or management 
of the rest of the site 

(3) deliver off-site compensation of better biodiversity value” 

7.23 Development proposals should manage impacts on biodiversity and aim to secure net 
biodiversity gain. Sites with a formal European or national designation (i.e., SSSI) are by 
protected by legislation. There are legal provisions which ensure these sites are not harmed 
by development; there is a duty to consult Natural England on proposals that might affect these 
sites. 

7.24 Policy G7 (‘Trees and Woodlands’) requires development proposals to ensure that existing 
trees of value are retained, and where removal is necessary, those trees are replaced with 
planting of the same value.   

7.25 Policy G9 (‘Geodiversity’) states that proposals should make a positive contribution to the 
protection and enhancement of geodiversity.  

7.26 Policy SI 7 (‘Reducing Waste and Supporting the Circular Economy’) states that referable 
applications should promote circular economy outcomes and aim to be net zero-waste. A 
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Circular Economy Statement should be submitted to demonstrate how materials will be re-
used or recycled. Furthermore, it should demonstrate that adequate and easily accessible 
storage space will support recycling and re-use. 

7.27 Policy SI 12 (‘Flood Risk Management’) states that development proposals should ensure 
flood risk is minimised and mitigated, and that residual risk is addressed. Natural flood 
management methods should be employed in development proposals due to their multiple 
benefits including increasing flood storage and creating recreational areas and habitat. 

7.28 Policy SI 13 (‘Sustainable Drainage’) states that drainage should be designed and 
implemented in ways that promote multiple benefits including increased water use efficiency, 
improved water use efficiency, improved water quality, enhanced biodiversity, urban greening, 
amenity and recreation.  

7.29 Policy SI 16 (‘Waterways – use and enjoyment’) states that development proposals should 
protect and enhance, where possible, water-related cultural, educational and community 
facilities and events, and new facilities should be supported and promoted, but should take 
into consideration the protection and other uses of the waterways. 

7.30 Policy T4 (‘Assessing and Mitigating Transport Impacts’) states that the cumulative 
impacts of development on public transport and the road network capacity, including walking, 
cycling and effects on public health, should be taken into account and mitigated. 

7.31 Policy T6.5 (‘Non-Residential Disabled Persons Parking’) provides the provisions for 
disabled parking for non-residential development. 

Local Plan Part 1 – Strategic Policies (LPP1) (adopted November 2012) 

7.32 The Local Plan Part 1 sets out the overall level and broad locations of growth up to 2026. 
These policies are supported by more detailed policies and allocations set out in the Local Plan 
Part 2. Part 1 was adopted in November 2012. 

7.33 Policy E7 (‘Raising Skills’) ensures that a range of training and employment opportunities 
are linked with the development of major sites for construction phases and end use occupiers, 
and through liaising with local colleges and businesses to ensure workforce development 
initiatives and training programmes reflect skill requirements in the workplace. The Council will 
promote Hillingdon as a destination for visitors and tourists and ensure that local residents 
have access to jobs within related industries. 

7.34 Policy HE1 (‘Heritage’) identifies the Site as an Archaeological Priority Area. The policy aims 
to conserve and enhance Hillingdon’s distinct and varied environment which includes 
archaeologically significant areas. The policy also encourages the reuse and modification of 
heritage assets, where appropriate and where no damage is caused. Where the loss of a 
heritage asset is justified, ensure that there will be a commitment to recording the structure 
and to disseminating this information to enable increased understanding of the heritage asset. 

7.35 Policy BE1 (‘Built Environment’) requires all new development to improve and maintain the 
quality of the built environment in order to create successful and sustainable neighbourhoods, 
where people enjoy living and working. 
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7.36 Policy EM1 (‘Climate Change Adaptation and Mitigation’) seeks to ensure that climate 
change mitigation is addressed at every stage of the development process including meeting 
the highest possible design standards and encouraging sustainable techniques to land 
remediation. 

7.37 Policy EM2 (‘Green Belt, Metropolitan Open Land and Green Chains’) ensures that any 
proposals for development in the Green Belt and Metropolitan Open Land will be assessed 
against national and London Plan policies, including the very special circumstances test. 

7.38 Policy EM3 (‘Blue Ribbon Network’) identifies the Site as sitting within the Grand Union 
Canal Corridor, crossing several local authority boundaries and as of regional importance. The 
policy aims to promote the positive enhancement of strategic river and canal corridors and will 
work with the Environment Agency to ensure this goal. 

7.39 Policy EM4 (‘Open Space and Informal Recreation’) aims to extend the network of open 
spaces, informal recreational and environmental opportunities that meet local community 
needs and facilitate active lifestyles. Provision should be made as close as possible to the 
community it will serve. There will be a presumption against any net loss of open space in the 
Borough. 

7.40 Informal recreation is defined as serving as a vital focal point for community activities, bringing 
together members of communities and providing opportunities for informal recreation and 
social interaction, thereby contributing to the quality of life and wellbeing of the community. It 
plays a vital role in promoting healthy living and in the social development of children through 
play, sporting activities and interaction with other. 

7.41 The supporting text states that there is opportunity for Hillingdon's green spaces to provide a 
unique offer in West London for both developing formal and informal opportunities to be 
physically active to increase use while also recognising potential conflict with the need to 
adequately protect the local environment. Developing the potential for open spaces to provide 
and accommodate an expanding range of outdoor pursuits that will increase the appeal and 
draw of using green spaces. 

7.42 The former Greater London Development Plan also identified ‘The Colne Valley’ as one of the 
four strategic linear features of the borough as areas for environmental opportunity. 

7.43 Policy EM5 (‘Sport and Leisure’) confirms that the Council will enhance and extend the 
network of sport and leisure spaces that meet local community needs and facilitate active 
lifestyles by providing these spaces within walking distance. There will be a presumption 
against any net loss of open space in the Borough. The policy aims to identify where 
appropriate new opportunities for sport and leisure and measures to deliver them. Major 
development may be required to make contributions in order to minimise the impacts and 
pressures on the existing resource. 

7.44 Policy EM6 (‘Flood Risk Management’) requires new development to be directed away from 
Flood Zones 2 and 3 in accordance with the principles of the NPPF. Sites will only be allocated 
within Flood Zones 2 or 3 where there are overriding issues that outweigh flood risk. In these 
instances, policy criteria will be set requiring future applicants of these sites to demonstrate 
that flood risk can be suitably mitigated. 



Quod  |  Hillingdon Water Sports and Activity Centre  |  Planning Statement  |  November 2023 36 
 

7.45 The Council will require all development across the borough to use sustainable urban drainage 
systems (SUDS) unless demonstrated that it is not viable. The Council will encourage SUDS 
to be linked to water efficiency methods. The Council may require developer contributions to 
guarantee the long-term maintenance and performance of SUDS is to an appropriate standard. 

7.46 Policy EM7 (‘Biodiversity and Geological Conservation’) sets out how Hillingdon’s 
biodiversity and geological conservation will be preserved and enhanced, with particular 
attention given to: 

a) “Colne Valley Regional Park. 

b) The protection and enhancement of all Sites of Importance for Nature Conservation. Sites 
with Metropolitan and Borough Grade 1 importance will be protected from any adverse impacts 
and loss. 

c) The protection and enhancement of populations of protected species as well as priority 
species and habitats identified within the UK, London and the Hillingdon Biodiversity Action 
Plans. 

d) Appropriate contributions from developers to help enhance Sites of Importance for Nature 
Conservation in close proximity to development and to deliver/ assist in the delivery of actions 
within the Biodiversity Action Plan. 

e) The provision of biodiversity improvements from all development, where feasible. 

f) The provision of green roofs and living walls which contribute to biodiversity and help tackle 
climate change. 

g) The use of sustainable drainage systems that promote ecological connectivity and natural 
habitats” 

7.47 Policy EM8 (‘Land, Water, Air and Noise’) seeks to safeguard and improve all water quality, 
both ground and surface. All development should not cause deterioration in the local air quality 
levels. The Council will seek to ensure that noise sensitive development and noise generating 
development are only permitted if noise impacts can be adequately controlled and mitigated. 
All new development must incorporate water recycling and collection facilities unless it can be 
demonstrated it is not appropriate. 

7.48 Policy T1 (‘Accessible Local Destinations’) encourages development in locations where 
sustainable modes of transport are accessible. All development should encourage access by 
sustainable modes and include good cycling and walking provision. The Council will ensure 
access to local destinations which provide services and amenities, as well as active travel 
through improvements to Hillingdon’s public rights of way. 

7.49 Policy CI2 (‘Leisure and Recreation’) seeks to secure good quality, well maintained leisure 
and recreation facilities to address deficiencies and meet the needs of local communities, 
particularly deprived groups by: 
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 Safeguarding the existing viable leisure and recreational facilities and supporting 
proposals for new and improved facilities: 

 Seeking to improve the geographical spread of leisure and recreational facilities across 
the borough by: 

− Promoting ‘community sport hubs’; and 

− Opening up formal pay and play community access to school facilities. 

 Ensuring that development proposals will not result in the loss of existing leisure and 
recreational facilities unless satisfactory alternative provision is made or it can be 
demonstrated that the asset is no longer needed; 

 Encouraging shared use of private leisure and recreational facilities; 

 Seeking developer contributions towards improvements to the quality and quantity of 
leisure and recreational facilities; and 

 Seeking new and existing developments to promote the need to have inclusive and 
accessible design, to tackle climate change and to include facilities that promote 
sustainable transportation. 

Local Plan Part 2 – Development Management Policies (LPP2) (adopted January 2020) 

7.50 Policy DME 4 (‘Visitor Attractions’) states that the Council will take steps to encourage 
people to visit heritage and other sites and will support, in principle, proposals that enhance 
the visitor offer in the Borough, subject to: 

i) No deleterious impact on neighbouring land use by noise, traffic and congestion, visual 
intrusion, safety, loss of privacy or amenity;  

ii) Provision of access by sustainable transport, together with an appropriate level of onsite 
parking;  

iii) Improvement and enhancement of the environmental attributes of the site; and  

iv) Provision of a high standard of building design, consistent with the amenity of the area that 
respects local architectural form, responds to and enhances features of environmental, historic 
or cultural significance and addresses inclusive access. 

7.51 Policy DMHB 1 (‘Heritage Assets’) 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: 

i) it sustains and enhances the significance of the heritage asset and puts them into viable 
uses consistent with their conservation; 

ii) it will not lead to a loss of significance or harm to an asset, unless it can be demonstrated 
that it will provide public benefit that would outweigh the harm or loss, in accordance with the 
NPPF; 

iii) it makes a positive contribution to the local character and distinctiveness of the area; 
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iv) any extensions or alterations are designed in sympathy, without detracting from or 
competing with the heritage asset; 

v) the proposal would relate appropriately in terms of siting, style, scale, massing, height, 
design and materials; 

vi) buildings and structures within the curtilage of a heritage asset, or in close proximity to it, 
do not compromise its setting; and 

vii) opportunities are taken to conserve or enhance the setting, so that the significance of the 
asset can be appreciated more readily. 

7.52 Development proposals affecting designated heritage assets need to take account of the 
effects of climate change and renewable energy without impacting negatively on the heritage 
asset. The Council may require an alternative solution which will protect the asset yet meet the 
sustainability objectives of the Local Plan. 

7.53 Policy DMHB 4 (‘Conservation Areas’) states that new development within a Conservation 
Area will be expected to preserve or enhance the character or appearance of the area. To 
achieve this, the Council will: 

 “Require proposals to be of a high-quality contextual design. 

 Resist the loss of buildings, important views and open spaces that make a positive 
contribution to the character / appearance of the Conservation Area; any such loss will 
need to be supported with a robust justification. 

 Proposals will be required to support the implementation of improvement actions set 
out in the relevant Conservation Area Appraisals and Management Plans”. 

7.54 Policy DMHB 7 (‘Archaeological Priority Areas and Archaeological Priority Zones’) will 
ensure that sites of archaeological interest within or, where appropriate, outside, designated 
areas are not disturbed. If that cannot be avoided, satisfactory measures must be taken to 
mitigate the impacts of the proposals through archaeological fieldwork to investigate and 
record remains in advance of development works. This should include proposals for the 
recording, archiving and reporting of any archaeological finds. 

7.55 Policy DMHB 11 (‘Design of New Development’) states that all development should 
designed to the highest standards and incorporate principles of good design. Specifically, 
DMHB 11 that development should be: 

i) harmonising with the local context by taking into account the surrounding:  

 scale of development, considering the height, mass and bulk of adjacent structures;  

 building plot sizes and widths, plot coverage and established street patterns;  

 building lines and setbacks, rooflines, streetscape rhythm, for example, gaps between 
structures and other streetscape elements, such as degree of enclosure;  
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 architectural composition and quality of detailing;  

 local topography, views both from and to the site; and  

 impact on neighbouring open spaces and their environment 

ii) ensuring the use of high quality building materials and finishes;  

iii) ensuring that the internal design and layout of development maximises sustainability and is 
adaptable to different activities;  

iv) protecting features of positive value within and adjacent to the site, including the 
safeguarding of heritage assets, designated and un-designated, and their settings; and 

v) landscaping and tree planting to protect and enhance amenity, biodiversity and green 
infrastructure. 

7.56 Policy DMHB 14 (‘Trees and Landscaping’) requires all development to retain or enhance 
existing landscaping, trees or other natural features of merit. Proposals will be required to 
provide a landscape scheme that includes hard and soft landscaping appropriate to the 
character of the area. 

7.57 Proposals that would affect existing trees will be required to provide an accurate tree survey. 
Where the tree survey identifies trees of merit, tree root protection areas and an arboricultural 
method statement will be required. Where trees are to be removed, proposals for replating of 
new trees onsite must be provided or include contributions of offsite provision. 

7.58 Policy DMEI 2 (‘Reducing Carbon Emissions’) requires that all development make the 
fullest contribution to minimising carbon dioxide emissions in accordance with the London 
Plan. All major development proposals must be accompanied by an energy assessment 
showing how these reductions will be achieved.  

7.59 Policy DMEI 4 (‘Development in the Green Belt or Metropolitan Open Land’) states that: 

 “Inappropriate development in the Green Belt and Metropolitan Open Land will not be 
permitted unless there are very special circumstances. 

 Extensions and redevelopment on sites in the Green Belt and Metropolitan Open Land 
will be permitted only where the proposal would not have a greater impact on the 
openness of the Green Belt and Metropolitan Open Land, and the purposes of including 
land within it, than the existing development, having regard to: 

− the height and bulk of the existing building on the site; 

− the proportion of the site that is already developed; 

− the footprint, distribution and character of the existing buildings on the site; 
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− the relationship of the proposal with any development on the site that is to be 
retained; and 

− the visual amenity and character of the Green Belt and Metropolitan Open Land”. 

7.60 Policy DMEI 7 (‘Biodiversity Protection and Enhancement’) states that where loss of a 
significant existing feature of biodiversity is unavoidable, replacement features of equivalent 
biodiversity value should be provided on-site. Where development is constrained and cannot 
provide high quality biodiversity enhancements on-site, then appropriate contributions will be 
sought to deliver off-site improvements through a legal agreement. 

7.61 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. Proposals that 
result in significant harm to biodiversity which cannot be avoided, mitigated, or, as a last resort, 
compensated for, will normally be refused. 

7.62 Policy DMEI 8 (‘Waterside Development’) states that development on sites that include a 
watercourse should: 

 “have regard to the relevant provisions of the Thames River Basin Management Plan 
and any other relevant Catchment Management Plans; 

 not extend within 8 metres of the top of the bank of a main river or 5 metres either side 
of an ordinary watercourse or an appropriate width as may be agreed by the Council; 

 where feasible, secure the implementation of environmental enhancements to open 
sections of river or watercourse; and 

 where feasible, implement a scheme for restoring culverted sections of river or 
watercourses which must include an adequate buffer for flooding and maintenance 
purposes”. 

7.63 Development located in or adjacent to watercourses should enhance the waterside 
environment and biodiversity by demonstrating a high design quality which respects the 
historic significance of the canal and character of the waterway and provides access and 
improved amenity to the waterfront. 

7.64 Policy DMEI 9 (‘Management of Flood Risk’) states that development in Flood Zone 2 and 
3a will be required to demonstrate that there are no suitable sites available in areas of lower 
flood risk. Development in these areas will be required to submit an appropriate level Flood 
Risk Assessment.  

7.65 Policy DMEI 10 (‘Water Management, Efficiency and Quality’) requires that all new build 
developments include a drainage assessment demonstrating that appropriate sustainable 
drainage systems (SuDS) have been incorporated in accordance with the London Plan 
Hierarchy. 
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7.66 Moreover, all SuDS schemes must be accompanied by adequate arrangements for the 
management and maintenance of the measures used, including appropriate contributions 
made to the Council where necessary. Proposals that would fail to make adequate provision 
for the control and reduction of surface water run-off rates will be refused.  

7.67 In terms of water efficiency, all new developments will be required to include water efficiency 
measures, including the collection and reuse of rain water and grey water. It is expected that 
major proposals will provide an integrated approach to surface water run-off, attenuation, water 
collection, recycling and reuse. 

7.68 Policy DMEI 11 (‘Protection of Ground Water Resources’) requires that all development 
proposals within a Source Protection Zone, Safeguard Zone or Water Protection Zone must 
assess any risk to groundwater resources and demonstrate that these would be protected 
throughout the construction phases of development. 

7.69 Policy DMEI 12 (‘Development of Land Affected by Contamination’) states that the Council 
will permission for development which is affected by contamination where it can be 
demonstrated that contamination issues have been adequately assessed and the site can be 
safely remediated for the proposed use. 

7.70 Conditions will be imposed where planning permission is given for development on land 
affected by contamination to ensure all the necessary remedial works are implemented, prior 
to commencement of development. 

7.71 Policy DMEI 13 (‘Important of Material’) relates to development proposals that include the 
importation of waste material. Such applications must be accompanied by a monitoring plan 
that includes: 

i) the amount and types of material to be imported; ii)the timetable for disposal; 

iii)onsite precautions to be taken to ensure only authorised vehicles and waste will be allowed 
on to site; and  

iv)methods for reviewing and reporting on the progress of the disposal to the Local Planning 
Authority. 

7.72 Proposals that include the importation of waste materials (inert or otherwise) that are not 
accompanied by the appropriate level of controls or safeguards will not be supported. 

7.73 Policy DMEI 14 (‘Air Quality’) development proposals, as a minimum, to be: 

i) be at least “air quality neutral”;  

ii) include sufficient mitigation to ensure there is no unacceptable risk from air pollution to 
sensitive receptors, both existing and new; and  

iii) actively contribute towards the improvement of air quality, especially within the Air Quality 
Management Area. 
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7.74 Policy DMIN 3 (‘Extraction, Landfilling and Restoration’) sets out the Council’s 
requirements for applications involving landfilling and restoration of existing land. Specifically, 
it states: 

“A) The Council will expect any planning application for minerals extraction to include a 
comprehensive Environmental Impact Assessment (EIA) and adopt an Environmental 
Management System to outline measures to address environmental impacts and mitigation 
during all phases of the extraction and restoration process.  

B) Mineral working on the Best and Most Versatile Farmland will only be permitted if working, 
restoration and aftercare schemes are adopted which enable the land to be restored, as far as 
it is practicable, to its previous quality or better.  

C) Applicants will be required to show how excavation is to be arranged and to provide for 
beneficial after use(s) consistent with providing a balanced range of leisure activities and/or 
creation of natural habitats before any planning permission is granted.  

D) To reduce the environmental impact of aggregates, the Council will make appropriate use 
of planning conditions dealing with restoration, aftercare and re-use of mineral sites including 
the use of suitable construction, demolition and excavation waste to restore original ground 
levels.” 

7.75 Similarly, Policy DMIN 4 (‘Re-use and Recycling of Aggregates’) states that the Council will 
promote the recycling of construction, demolition and excavation waste. All developments will 
be encouraged to: 

i) recycle and re-use construction, demolition and excavation waste as aggregates; 

ii) process and re-use the recyclable material on-site, and where this is not possible, the 
material should be re-used at another site or for land restoration; and  

iii) use substitute or recycled materials in new development in place of primary minerals. 

7.76 The supporting text states that the process of recycling aggregates should ideally be carried 
out on-site and as much of the recycled waste be re-used in the construction process. 

Material Considerations 

National Planning Policy Framework (NPPF) (2023) 

Green Belt 

7.77 Chapter 13 of the NPPF ‘Protecting Green Belt Land’ sets out the importance attached to the 
Green Belt. The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping 
the land permanently open.  

7.78 Paragraph 145 states that authorities should plan positively to enhance use of Green Belt land. 
Specifically, it states: 
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“Once Green Belts have been defined, local planning authorities should plan positively to 
enhance their beneficial use, such as looking for opportunities to provide access; to provide 
opportunities for outdoor sport and recreation; to retain and enhance landscapes, visual 
amenity and biodiversity; or to improve damaged and derelict land.” 

7.79 Paragraph 147 states that inappropriate development is, by definition, harmful to the Green 
Belt and should not be approved except in Very Special Circumstances (VSC). 

7.80 Paragraph 148 states that local planning authorities should ensure that substantial weight is 
given to any harm to the Green Belt and that VSC will not exist unless the potential harm to 
the Green Belt by reason of inappropriateness, and any other harm resulting from the proposal, 
is clearly outweighed by other considerations. 

7.81 Paragraph 149 sets out the exceptions where development in the Green Belt may be 
“appropriate development”. One of these exceptions is: 

“(b) the provision of appropriate facilities (in connection with the existing use of land or a 
change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and 
allotments; as long as the facilities preserve the openness of the Green Belt and do not conflict 
with the purposes of including land within it.” 

7.82 Should the openness of the Green Belt be preserved by certain elements of the development, 
these elements would be appropriate development and VSC not required. 

Site of Special Scientific Interest (SSSI) 

7.83 Chapter 15 of the NPPF deals with conserving and enhancing the natural environment. 
Paragraph 180 of the NPPF sets out the principles that should be followed by LPA’s when 
determining planning applications that may affect habitats or biodiversity: 

“(a) if significant harm to biodiversity resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should be refused; 

(b) development on land within or outside a Site of Special Scientific Interest, and which is 
likely to have an adverse effect on it (either individually or in combination with other 
developments), should not normally be permitted. The only exception is where the benefits of 
the development in the location proposed clearly outweigh both its likely impact on the features 
of the site that make it of special scientific interest, and any broader impacts on the national 
network of Sites of Special Scientific Interest; 

c) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient 
woodland and ancient or veteran trees) should be refused, unless there are wholly exceptional 
reasons63 and a suitable compensation strategy exists; and 

d) development whose primary objective is to conserve or enhance biodiversity should be 
supported; while opportunities to improve biodiversity in and around developments should be 
integrated as part of their design, especially where this can secure measurable net gains for 
biodiversity or enhance public access to nature where this is appropriate.” 
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7.84 Paragraph 182 goes on to state that the presumption in favour of sustainable development 
does not apply where the project is likely to have a significant effect on a habitats site (either 
alone or in combination with other plans or projects) unless an appropriate assessment has 
concluded that the plan or project will not adversely affect the integrity of the habitats site. 

Heritage Assets 

7.85 Paragraph 194 requires planning applications to include a description of the significance of 
any heritage assets affected by the Proposed Development. Where a site on which 
development is proposed includes, or has the potential to include, heritage assets with 
archaeological interest, local planning authorities should require developers to submit an 
appropriate desk-based assessment and, where necessary, a field evaluation. Any harm to, or 
loss of, the significance of a designated heritage asset (from its alteration or destruction, or 
from development within its setting), should require clear and convincing justification. 

7.86 Only where a proposed development will lead to substantial harm to (or total loss of 
significance of) a designated heritage asset, local planning authorities should refuse consent, 
unless it can be demonstrated that the substantial harm or total loss is necessary to achieve 
substantial public benefits that outweigh that harm or loss, or the harm or loss is outweighed 
by the benefit of bringing the site back into use. 

Planning Practice Guidance (PPG) 

7.87 The PPG came into force in March 2014 but has been updated since with the latest updates 
published in 2021. The PPG supports the policies within the NPPF. The planning application 
will adhere to the relevant guidance within the document. 

Accessible Hillingdon SPD (September 2017) 

7.88 ‘Accessible Hillingdon’ echoes various Codes of Practice pertinent to the design of inclusive 
environments, and in some instances goes beyond minimum requirements. It offers practical 
and technical best practice guidance to enable planning applicants, developers, architects, 
urban designers, and other professionals to adopt a realistic approach to Inclusive Design. 

7.89 The SPD encourages developments to consider accessibility and inclusion as at the early 
design stages, and that proposals which have considered accessibility as a ‘bolt on’ or 
otherwise poorly designed for accessibility, will not be acceptable. 

7.90 The SPD also sets out application guidance for Design and Access Statements (DAS). For 
major proposals, the DAS should:  

explain the philosophy and approach to inclusive design, including how the design has come 
about and what it hopes to achieve 

list the planning sources of advice and technical guidance used, as well as pre-planning 
consultations, e.g., with the Council’s Access Officer 

provide details of any professional advice such as access audits or design appraisals 
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where the design deviates from recognised sources of good practice, demonstrate why and 
what alternative features are included to achieve access and inclusion 

give details of all management and maintenance practices necessary to ensure the building 
and/or space remains accessible throughout its lifetime 

in the case of existing buildings, particularly Listed Buildings and those in Conservation Areas, 
identify the constraints imposed by the existing structure and to propose compensatory 
measures where full accessibility proves to be impracticable or unreasonable 

7.91 It also sets out all specific design standards and measurements that need to be adhered to as 
part of all development proposals to ensure accessibility is at the forefront of scheme design. 

Colne Valley Regional Park Principles 

7.92 The Colne Valley Park Community Interest Company (CIC) exists to maintain and enhance 
the Colne Valley as the first taste of countryside to the west of London. Founded in 1965, the 
park stretches from Rickmansworth in the north to Staines and the Thames in the south, and 
from Uxbridge and Heathrow in the east, to Slough and Chalfont St Peter in the west. 

7.93 The Colne Valley Park is underpinned by six objectives: 

1. To maintain and enhance the landscape, historic environment and waterscape of 
the Park in terms of their scenic and conservation value and their overall amenity. 

2. To safeguard the countryside of the Park from inappropriate development. Where 
development is permissible it will encourage the highest possible standards of design. 

3. To conserve and enhance biodiversity within the Park through the protection and 
management of its species, habitats and geological features 

4. To provide opportunities for countryside recreation and ensure that facilities are 
accessible to all. 

5. To achieve a vibrant and sustainable rural economy, including farming and forestry, 
underpinning the value of the countryside. 

6. To encourage community participation including .volunteering and environmental 
education. To promote the health and social well-being benefits that access to high 
quality green space brings. 

7.94 The six principles are underpinned by a series of project-focused work undertaken by the Colne 
Valley CIC to protect and enhance the value of the area. 

7.95 Development proposals within the Colne Valley will be assessed by the CIC against the six 
principles and how closely the proposal aligns to them. 
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High Speed Two Phase One London to the West Midlands – Safeguarding Directions (August 
2018) 

7.96 High Speed Two (HS2) Limited has been tasked by the Department for Transport (DfT) with 
managing the delivery of a new national high speed rail network. It is a non-departmental public 
body wholly owned by the DfT. 

7.97 In August 2018, the Secretary of State for Transport (SoSfT) gave Directions to the local 
planning authorities named in the Schedule, including LBH. All LPA’s identified must consult 
with HS2 for all applications within the identified zone (being that related to the route of the 
HS2 railway line). 

7.98 The Site lies in close proximity to the proposed works on the Colne Valley Viaduct crossing 
Moorhall Road, with areas of works falling within the redline of the Proposed Development. 

7.99 HS2 will therefore be a statutory consultee for the development in accordance with the 
following: 

5. Before a local planning authority may determine any planning permission in respect of any 
application for planning permission to which these Directions apply it must consult High Speed 
Two (HS2) Limited (Company No. 06791686).  

6. Where a local planning authority is required by paragraph 5 to consult High Speed Two 
(HS2) Limited, they must not grant planning permission otherwise than to give effect to the 
recommendation of High Speed Two (HS2) Limited:-  

a) unless they have delivered to the Secretary of State for Transport the material specified in 
paragraph 7; and  

b) until the expiry of a period of 21 days from the date on which that material was delivered to 
the Secretary of State for Transport.  

7. The material referred to in paragraph 6 is:-  

a) a copy of the application for planning permission together with a copy of any plans or 
documents submitted with it;  

b) a copy of the response of High Speed Two (HS2) Limited to the consultation by the local 
planning authority in pursuance of paragraph 5;  

c) such information regarding the application as the Secretary of State for Transport may 
require by direction under article 34(8) of the Order; and  

d) a statement on the provisions of the development plan and other issues involved, including 
whether the grant of permission would be contrary to the views of another Government 
Department. 
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8 Principle of Development  

8.1 The Site is situated within the Mid Colne Valley Site of Special Scientific Interest (SSSI) and 
within the Metropolitan Green Belt. These are the two key “in principle” planning 
considerations. 

Green Belt Background 

8.2 The NPPF states, at Paragraph 147, that inappropriate development is, by definition, harmful 
to the Green Belt and should not be approved except in ‘very special circumstances. At 
paragraph 148, the NPPF states that Local Planning Authorities must ensure that substantial 
weight is given to any harm to the Green Belt and that ‘very special circumstances’ will only 
exist if the potential harm to the Green Belt “by reason of inappropriateness and any other 
harm resulting from the proposal, is clearly outweighed by other considerations”.  

8.3 The Site lies wholly within the Metropolitan Green Belt (GB). The Government is firmly 
committed to both promoting sustainable economic growth and to protecting the Green Belt. 
There is a clearly a conflict between these aims, however in this instance the potential harm 
to the Green Belt by reason of inappropriateness and any other harm outside of the Green Belt 
context is considered to be clearly outweighed by other considerations. 

8.4 Paragraph 149 of the NPPF states that the construction of new buildings is inappropriate, with 
limited exceptions. The building and ancillary structures proposed by the planning application 
does not fall within the exception categories. The Proposed Development would therefore be 
inappropriate development in the Green Belt.  In its own right, the harm arising from the conflict 
with the definition of the Green Belt must be given substantial weight, in accordance with NPPF 
paragraph 148. 

8.5 Paragraph 149 sets out seven exceptions where development in the Green Belt may be 
“appropriate development”. One of these exceptions is: 

“(b) the provision of appropriate facilities (in connection with the existing use of land or a 
change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and 
allotments; as long as the facilities preserve the openness of the Green Belt and do not conflict 
with the purposes of including land within it.” 

8.6 Should the openness of the Green Belt be preserved by the development, the change of use 
of the land to outdoor recreation and sport is appropriate development and VSC not required.  

8.7 At a strategic level, London Plan Policy G2 states that the Green Belt should be protected from 
inappropriate development, and that development proposals that would harm the Green Belt 
should be refused except where very special circumstances exist. Policy G2 also offers multi-
functional beneficial uses in the Green Belt. 

8.8 At local level, Policy EM2 (‘Green Belt, Metropolitan Open Land and Green Chains’) ensures 
that any proposals for development in the Green Belt and Metropolitan Open Land will be 
assessed against national and London Plan policies, including the VSC test. 
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8.9 The leisure aspect of the Proposed Development and proposed outdoor recreational areas 
should be considered, in the context of national Green Belt policy, appropriate development in 
the Green Belt. However, the buildings and structures are “inappropriate development” and 
Very Special Circumstances need to be demonstrated in accordance with paragraph 148 of 
the NPPF for the entirety of the development. 

Green Belt Evidence Base  

8.10 Firstly, it is important to consider the Green Belt context within which the Site sits. The Site is 
allocated within the Green Belt under Policy EM2 (‘Green Belt, Metropolitan Open Land and 
Green Chains’) and Policy DMEI 4 (‘Development in the Green Belt or Metropolitan Open 
Land’). 

8.11 As part of the evidence base to inform the preparation of the adopted Local Plan, the Council 
produced their Green Belt Assessment Update (dated September 2013). The study was 
prepared to supplement the Review of Green Belt and Major Developed Sites, which was 
prepared by the Council in 2006 and formed part of the evidence base for the LPP1 (Strategic 
Policies) document.  

8.12 The 2006 study contained an assessment of the following: 

 Sites examined during the last Unitary Development Plan (UDP) Review: these sites are 
listed in the London Borough of Hillingdon UDP Inspectors Report December 1995 Vol.1; 

 Submissions received in response to the initial consultation of the UDP conducted in April 
2001; 

 Submissions received since April 2001; 

 Sites identified in the Metropolitan Open Land and Green Chains Assessment 2004; 

 Sites identified by officers which could benefit from Green Belt designation, sites which are 
currently in the Green Belt which do not meet the purposes of including land in the Green 
Belt; and 

 Schools, hospitals and other Major Developed Sites located within the Green Belt. 

8.13 The 2013 Green Belt Assessment Update renewed the work undertaken in 2006, and provided 
a review of all proposed additions and deletions to the Green Belt received by the Council 
since 1998.  

8.14 All sites are assessed against the five purposes of the Green Belt. Broadwater Lake is not 
assessed within the 2013 Assessment, nor in the 2006 Assessment.  

8.15 The Inspectors Report1 pertaining to examination of the now adopted LPP2, dated 22nd 
October 2019, confirmed that LPP2 would seek to undertake minor adjustments to the Green 
Belt to ensure it is protected and enhanced. The minor changes captured within the LPP2 

 
 
1 Report on the Examination of the London Borough of Hillingdon Local Plan: Part 2 (dated 22nd October 
2019) 
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considered mapping errors, planning permissions (including Terminal 5 at Heathrow), and 
changes in physical features. 

8.16 These are detailed in the Green Belt Assessment Update document (2013) and shown on the 
Policies Map, ensuring the boundary is logical and robust. Consequently, the Inspector 
concluded that exceptional circumstances exist to justify these boundary changes. 

8.17 It can therefore be concluded that no further changes to the existing Green Belt boundary will 
be undertaken in the short to medium term, and therefore that the Proposed Development falls 
to be assessed on its impact on Green Belt openness, in accordance with NPPF paragraph 
149. 

Assessment against the Five Purposes of the Green Belt 

8.18 Consideration should first be given to how the Site performs against the five purposes of the 
Green Belt as set out within paragraph 138 of the NPPF.  Our assessment of this is set out 
below:  

Table 6 - Assessment of Site against five purposes of the Green Belt 

Purpose  Site Assessment 

a) To check the 
unrestricted sprawl of 
large built-up areas 

The proposed leisure use largely comprises areas of open 
space formed around Broadwater Lake, a former quarry. 
Aside from the building, the development comprises 
structures, access, boat parking and landscaping. The 
minimum amount of built form proposed to support this 
outdoor use is located within the woodland and on the 
extension to the Peninsula.   
 
The Site is not located within the vicinity of a large built-up 
area. South Harefield comprises the nearest settlement 
and the Site is clearly defined by boundaries of Moorhall 
Road on the southern side, the River Colne on the western 
and northern sides and the Grand Union Canal to the east. 
The Site is therefore already contained and disconnected 
from nearby settlements and urban form.  This is 
maintained by locating the built form exclusively to the 
south of the Site, using the topography and landscaping 
features to minimise its visual impact and presence. 
 
The site remains surrounded by Green Belt land and the 
proposed development therefore could not be considered 
to contribute to ‘sprawl’. Owing to the unique site 
characteristics the Site is already disconnected from 
Harefield / South Harefield and other urban areas. 

b) To prevent 
neighbouring towns 

The closest settlement is the village of South Harefield 
situated to the east of the Site.  The nearest town 



Quod  |  Hillingdon Water Sports and Activity Centre  |  Planning Statement  |  November 2023 50 
 

merging into one 
another 

centres are Ruislip town centre located approximately 4 
km south east of the Site and Northwood town centre 
located approximately 5 km north east of the Site. 
 
Based on the Site’s location, the Proposed Development 
would not result in any towns merging. 

c) To assist in 
safeguarding the 
countryside from 
encroachment  

The Site is a previously developed quarry within the 
countryside and is technically within the countryside 
given its location outside of a settlement.  To that end, it 
is accepted there will be some encroachment of the 
countryside arising from the proposed built form.  
 
This has been kept to a minimum, however, with 
approximately 2.18 ha (21,796 square metres) of the 
entire 79.95 ha Site being developed (comprising areas 
of hardstanding), leaving 97% of the Site remaining open 
and for use for outdoor sports and activities, which 
accords with the uses that are deemed acceptable within 
the Green Belt by national planning policy (paragraphs 
149 and 150). 

d) To preserve the 
setting and special 
character of historic 
towns 

This purpose is not affected as the Site is not located 
within the vicinity of any historic towns. 

e) To assist in urban 
regeneration, by 
encouraging the 
recycling of derelict 
and other urban land 

This purpose is not affected as it is not possible to 
accommodate the proposed outdoor leisure use within 
urban areas owing to the amount of space required by 
the land use, as identified as part of the Alternative Sites 
Assessment. 

 

8.19 The above assessment demonstrates that the Proposed Development will not undermine the 
five purposes of the Green Belt. 

Openness  

8.20 National Planning policy refers to openness of the Green Belt, however it is not yet formally 
defined. How the impact of a particular scheme on the ‘openness’ of the Green Belt is assessed 
is often left open to interpretation. The Supreme Court decision in R.(Samuel Smith Old 
Brewery) v Yorkshire County Council [2020] UKSC 32 confirmed that “matters relevant to 
openness in any particular case are a matter of planning judgement, not law” (para 39). Most 
of the recent discussions and comments following this judgment have focussed on the point 

 
 
2 R (on the application of Samuel Smith Old Brewery (Tadcaster) and others) (Respondents) v North 
Yorkshire County Council (Appellant) 
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that confirmed that planners are not obliged by law to consider visual impact in the preservation 
of Green Belt openness.  

8.21 However, the ruling re-confirmed that, while not a legal requirement, consideration of visual 
openness is a relevant issue to consider when making judgements on Green Belt openness. 
As per the penultimate paragraph (paragraph 41): 

“The whole of paras 7.121 to 7.126 of the officer’s report address the openness proviso and 
should be read together. Some visual effects were given weight, in that the officer referred to 
the restoration of the site which would be required. Beyond this, I respectfully agree with 
Hickinbottom J that such relatively limited visual impact which the development would have fell 
far short of being so obviously material a factor that failure to address it expressly was an error 
of law”.   

8.22 The Judgment reinforces national planning practice guidance which states that assessing 
openness requires a judgement based on the circumstances of the case, and cites examples 
of relevant considerations including the duration of development, the degree of activity likely 
to be generated, such as traffic generation and explains that “openness is capable of having 
both spatial and visual aspects – in other words, the visual impact of the proposal may be 
relevant, as could its volume”. 

8.23 There remains no definition of Green Belt openness and whether visual impact is a relevant 
factor remains open to interpretation. For robustness, an assessment of the effect of the 
Proposed Development on the openness of the Green Belt is set out below.  

Visual Impact  

8.24 The submitted Environmental Statement (ES) co-ordinated by Quod (Environmental Planning) 
assesses the impact of the Proposed Development on landscape character, specifically 
Landscape Visual Impact Assessment (LVIA). The LVIA assesses both the construction impact 
of the development, and that of the completed development. It is important to highlight that the 
LVIA within the ES also assesses the cumulative impact of the development, inclusive of the 
construction, completion and operation of the HS2 railway line. For the purposes of assessing 
the impact on Green Belt openness, it is necessary for this assessment to focus on the impact 
of the Proposed Development only. 

8.25 The extent of built form proposed is modest in relation to the size of the site. The total proposed 
floorspace (GIA) extends to 4,274 square metres, the majority of which (2,250 square metres) 
is within the main shared HWSFAC building on the northwestern edge of the peninsula. The 
‘L’ shaped footprint of the main building has been located to ensure the development is 
operationally fluid, but also to minimise its massing when viewed from sensitive receptors, 
particularly to the north.  

8.26 The main building two storeys high, with an eaves height of 7.1 metres and ridge height of 10.9 
metres. All other buildings within the Proposed Development have a maximum pitch height of 
7.0 metres. Moreover, approximately 2.18 ha (21,796 square metres) of the entire 79.95 ha 
site is proposed for development (i.e., including areas of hardstanding, much of which is 
existing). This enables 97% of the total site area to be retained as open and for use for 
outdoor sports and activities. This is a material consideration when assessing the effect of the 
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proposed development on openness of the Green Belt and it is in this context that the Proposed 
Development should be assessed specific to visual impact element of Green Belt openness. 

8.27 There may be temporary short-term adverse landscape effects during construction and limited 
minor adverse effects of less than 4.5% area reduction of Broadwater Lake. When comparing 
these temporary effects with the suite of permanent enhancements to the landscape receptors 
of the Site, overall, there would be a moderate beneficial landscape effect in that there would 
be a noticeable positive impact on the environment in comparison with the baseline.  

8.28 As set out in the Landscape and Visual Impact Assessment, the pattern of visibility is limited 
within the medium distance 3-kilometre radius study area, with only two locations found to 
experience potentially significant temporary views of the proposed relocation of HOAC to 
Broadwater Lakes.  Of these two views, visual effects during construction would be temporary, 
short term and judged to be moderately adverse.  Once completed the effects of any views 
would diminish with maturing mitigating planting that form part of the scheme and the woodland 
structure of the surrounding landscape.  The worst-case effects are judged to be negligible 
adverse for users from a limited section of the Hillingdon Trail and minor-moderate adverse 
for visitors to the Old Orchard Inn viewing from, though or over a car park. 

8.29 When reflecting upon the landscape of the study area as a whole, it is reasonably considered 
that there is a negligible adverse visual effect in that the proposed development, without 
mitigation measures will have little impact on the environment in comparison with the baseline.   

8.30 Bringing together landscape and visual effects, the Proposed Development will lead to an 
enhancement of the existing landscape. The visual impact on the openness of the Green Belt 
is ‘low’ and the limited visual effects of the Proposed Development, lead to the conclusion that 
this element would preserve the openness of this part of the Green Belt.  

Very Special Circumstances 

8.31 At pre-application stage, it was agreed with Officers that the change of use of the land for 
outdoor sports and recreation and the relocation of the sailing area on the lake (and expanding 
to other non-motor water sports) would be appropriate under NPPF paragraph 149(b), 
provided that it preserves the openness of the Green Belt and does not conflict with the 
purposes of including land within it. Very Special Circumstances (VSC) must however be 
demonstrated for those parts that are “inappropriate development”. 

8.32 Whether a factor or combination of factors amounts to VSC is a matter for the decision maker 
in an exercise of judgment in any particular case. This is a qualitative exercise, and, in this 
instance, there are a number of circumstances which, cumulatively, amount to the ‘Very 
Special Circumstances’ that will, on balance, clearly outweigh any potential harm caused by 
the Proposed Development, within or outside of the context of the Green Belt. 

8.33 The principal factors relied upon are: 

 Low impact on Green Belt openness; 

 The need for the Proposed Development and community benefits that will be secured; 

 The absence of suitable alternative sites to accommodate the Proposed Development; 
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 Ecological benefits of the Proposed Development; and 

 Sustainability measures incorporated into the Proposed Development. 

8.34 Section 9 discusses any other development management issues and harm caused by the 
Proposed Development. The mitigation measures proposed to ensure that there is minimal 
harm caused both within and outside of the context of the Green Belt are clearly set out with 
more detail provided in the submitted technical reports and Environmental Statement. 

8.35 The balancing exercise considers whether the benefits listed above, and their cumulative 
weight, clearly outweigh any harm arising from the proposals such as to amount to the requisite 
very special circumstances. 

8.36 These matters are considered in detail below. 

VSC - The low impact on GB openness 

8.37 As set out above, Supreme Court held in the Samuel Smith Judgement that for the purposes 
of the NPPF, the visual quality of the landscape was not in itself an essential part of the 
"openness" for which the Green Belt is protected, but that the concept of "openness" in the 
former Paragraph 90 of the NPPF (now Para 150 of the 2021 NPPF) was a broad policy 
concept. Naturally read, it referred back to the underlying aim of the green belt policy "to 
prevent urban sprawl by keeping land permanently open". As such, it is not necessarily about 
visual qualities of the land, but that might be an aspect of the planning judgement.  

8.38  In his closing statement, Lord Carnwath remarked: 

“openness is the counterpart of urban sprawl and is also linked to the purposes to be served 
by the Green Belt”. As PPG2 made clear, it is not necessarily a statement about the visual 
qualities of the land, though in some cases this may be an aspect of the planning judgement 
involved in applying this broad policy concept. Nor does it imply freedom from any form of 
development. Paragraph 90 shows that some forms of development, including mineral 
extraction, may in principle be appropriate, and compatible with the concept of openness. A 
large quarry may not be visually attractive while it lasts, but the minerals can only be extracted 
where they are found, and the impact is temporary and subject to restoration. Further, as a 
barrier to urban sprawl a quarry may be regarded in Green Belt policy terms as no less effective 
than a stretch of agricultural land” (our emphasis). 

8.39 Another relevant case, which preceded the above, the Lee Valley Case3, Judge Lindblom said 
that “the concept of openness is the absence of buildings – as distinct from the absence of 
visual impact” (para 7).  There are many Judgements around the concept of openness with the 
Sam Smith case being the most relevant. However, as has been stated in the courts 
repeatedly, the concept of openness is an exercise of planning judgement and considering the 
concept of openness requires a pragmatic approach, using the decision makers own 
judgement and common sense. 

 
 
3 3 R (Lee Valley Regional Park Authority) v Epping Forest District Council [2016] EWCA Civ 404; 
[2016] Env LR 30 (“the Lee Valley case”) 
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8.40 The Proposed Development is a unique sports facility suitable to be located within the Green 
Belt. The majority of the Proposed Development, such as the change of use of the land, sailing 
area, climbing area and boat parking area fall under "Appropriate Development” in the context 
of Paragraph 149(b) of the NPPF. The built form encompasses a small part of the site, with 
97% of the Site remaining free of built form. One must remember that this is a previously 
developed site.  

8.41 The Proposed Development will not contribute to urban sprawl or result in neighbouring towns 
coming together or have a harmful effect on the countryside. The very nature of the Proposed 
Development requires a rural location, and given it will serve a London catchment, this means 
the development will be located in a Green Belt location, as much of London countryside is 
within the Metropolitan Green Belt. The very lack of accessibility of the Site and lack of views 
from public vantage points also highlights the very limited effect that the Proposed 
Development can have on openness of the Green Belt.  

8.42 The buildings encompass a very small part of the site, the Transport Assessment concludes 
that the transport impacts are acceptable in highways terms, the LVIA concludes that 
permanent visual effects will be negligible adverse. The effect on the openness of the Green 
Belt is very minimal and limited to negligible adverse visual affects as identified in the LVIA.  
Given Openness is not solely based on visual effects and that no other effects on Openness 
have been identified, it can be concluded that the openness of the Green Belt will be preserved 
by the Proposed Development.  

8.43 As the degree of harm to openness is so low, this in turn should be given significant weight in 
considering the level of VSC required to overcome this low level of harm should be reduced 
accordingly.  

VSC - The social and community benefits  

8.44 The importance of delivering the Proposed Development is almost entirely centred on the need 
to find a suitable site to enable reopening of an important leisure and outdoor sports centre for 
which will accommodate children and those with special needs as well as others who can no 
longer access a water sports facility. The former HOAC centre comprised a valuable centre for 
residents and schools, with its relocation of vital importance. 

8.45 In order to qualitatively and quantitively assess the social and economic benefits of the 
Proposed Development, this application is supported by a Statement of Socioeconomic 
Benefits. 

8.46 The headline socioeconomic benefits of the Proposed Development are set out below: 

 Creates opportunities for community cohesion, providing a facility for the community 
members of all ages to gather and engage in outdoor and water sport activities; 

 Provides an unique space that champions inclusivity by increasing access to water sport 
activities to disabled and disadvantaged groups; 

 Provides training and skilling opportunities for young people through part-time employment, 
volunteering opportunities and training in water sports;  
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 Will make the natural environment accessible, providing opportunity for leisure, educating 
young children from urban areas on fauna and flora of a green/blue environment; 

 Sustains physical activity and a healthy lifestyle. 

 Stewardship and operation – building on previous experience to create the opportunities for 
all residents in Hillingdon (and beyond) to engage in water sports.  

8.47 Significant weight should be placed on the community benefits of the Proposed Development. 

VSC - The absence of suitable alternative sites 

8.48 As set out in Section 5, the Site has been subject to a thorough Alternative Sites Assessment 
of possible options. The Alternative Sites Assessment has been submitted as a standalone 
document and is appended to the Environmental Statement. The assessment approach 
involved identifying an appropriate search area, identifying a Long List of Sites, filter these 
sites to a Short List of Sites which are then assessed against specific Recreational Criteria by 
which the future site must achieve to meet the needs of the future HWSFAC.  

8.49 A Search Area of a 10-kilometre radius from the previous HOAC location at Dews Lane was 
used so that previous users, local community and schools who used the facility could still 
access the new facility, as it the purpose of re-providing it. A Long List of 22 sites was identified. 
When filtering the Long List of Sites, consideration of the physical items of the Recreational 
Criteria was made (this regards Lake and Land Surface Area, Accessibility of the Site and Site 
Availability). 

8.50 The Short List of Sites comprised the following lakes: Troy Lake, Broadwater Lake and Ruislip 
Lido. Each site was contextualised in terms of site location, description, existing and historical 
uses as well as their environmental considerations listed. Site visits and available survey 
results were reviewed to characterise the sites and appraise them against the Recreational 
Criteria.  

8.51 Broadwater Lake was identified as the only viable option to accommodate the HOAC. The site 
meets the majority of the Recreational Criteria in terms of lake surface area, land surface area, 
accessibility of the lake from level landform, water quality and contamination, recreational 
restrictions, public accessibility, site security, access to wider amenities and site availability. 
The disadvantages to this site includes the requirements for localised dredging within areas 
which are deemed too shallow for sailing activities and the ecological designation of the SSSI 
hosting sensitive and protected bird assemblages, among other ecological considerations. 
With regard to restrictions on future operations due to the SSSI status of the site, this can be 
overcome by safeguarding an ‘approved sailing area’ which is further away from sensitive bird 
assemblages.  

8.52 The ASA has considered potential alternative sites for the replacement HWSFAC, representing 
a core element of the VSC case in that the Proposed Development can only feasibly and viably 
be delivered at the Application Site.  
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VSC - Ecological benefits, mitigation and enhancements 

Mitigation 

8.53 Submitted with this application is a detailed Mitigation and Ecological Enhancement and 
Management Plan (MEMP). The MEMP sets out the key measures that will be implemented 
to ensure that the Proposed Development results in a betterment in the quality of the SSSI.  

8.54 These can be summarised as follows: 

8.55 Natural Screening: Receptors (the birds using the Site's habitats) will be screened from the 
disturbance through introducing floating reedbeds and new islands, creating visually screened 
refuge areas around the lake that will cover at least 30% of the total lake area. The visual 
screening will prevent disturbance of breeding birds within the refuge areas. 

8.56 Restricting Activity: Watersports will be confined to a defined area in the centre and north of 
the lake. Any birds outside the refuge areas will have plenty of choice of where to go if they 
are disturbed by the water sports activities. 

8.57 Protecting Sensitive Species: The most sensitive species have mainly been recorded in 
areas of the lake with natural visual shielding already present, such as around islands. This 
behaviour is expected to continue, and these species are not considered likely to be 
significantly affected by the proposed development. 

8.58 Restricting Access: Access to the shoreline of the peninsula will be restricted to a very few 
locations during operation, including a bird hide along the western and southern shores, and 
the beaches and launch area at the north of the peninsula. Until the screening planting 
establishes, a fence will be placed along the western edge of the new sailing facility to prevent 
visual disturbance to the west and south-west (from people using the HWSFAC peninsula and 
lake shore). The woodland at the peninsula will also be fenced to prevent visual disturbance 
and restrict people from entering. 

SSSI Enhancement 

8.59 The MEMP sets out the following enhancements to the SSSI that will be secured: 

8.60 Design Interventions: The lake condition will be improved by the ecological interventions 
designed into the proposed development. The initial enhancements that will make the biggest 
difference are the floating reedbeds and aquatic planting (underwater and emergent). The 
plants will remove nutrients from the water, improving its quality; they will also increase the 
amount of habitat for invertebrates and fish, benefitting the birds by increasing their food 
resources.  

8.61 Enhancing Naturality: The lake bed will be made more natural (less flat and uniform) by 
creating some deeper areas (as part of the works to improve the sailing areas) and more 
shallow areas and islands will also be created. The end result will be more complex and healthy 
food webs within the lake, with clearer, cooler and more oxygenated water during summer. 
This will also strengthen the lake’s natural defences against the potential impacts of climate 
change (global warming) in the future.  
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8.62 Future Resilience: The lake provides approximately 60ha of the 93.75ha of open water within 
the SSSI as a whole. The improved climate change resilience of Broadwater Lake will help to 
secure the lake’s role in supporting the range of breeding and wintering birds that make the 
lake (and wider SSSI) their home well into the future. 

8.63 Improving Woodland Quality: The woodland will be sensitively managed to increase its 
biodiversity and condition and protect it from disturbance. This will include selective thinning 
and the removal of invasive plant species.  

8.64 Supporting Existing Species: There are other ecological enhancements proposed 
(benefitting a range of species of conservation concern or with priority status) such as the 
installation of bird and bat boxes, but these will have no effect on the SSSI or its designated 
features. Other species/groups of species the measures are expected to benefit include bats, 
badger, otter amongst others. 

8.65 The above mitigation and enhancement measures are detailed in full within the MEMP. 

Sustainability measures 

8.66 Sustainability has been a key consideration from the outset and throughout the design 
development. The Applicant has sought to ensure that the highest standards of sustainability 
are incorporated into the development. In particular, the incorporation of sustainable design 
and construction methods, energy and water saving measures, waste reduction techniques as 
well as measures to enhance the ecological value of the site.  A good quality and sustainable 
development is therefore proposed, with an aim to achieve a Net Zero development. 

8.67 The key sustainability features are listed below: 

 Energy Strategy: The energy strategy for the site includes the following measures: Water 
Source Heat Pumps (WSHP) and Photovoltaic (PV) panels to generate 13 times the energy 
it consumes (1,313%).  

 Water efficiency: Flow control devices and water efficient fixtures and fittings will be installed 
in order to reduce internal water consumption. Careful consideration will be given to external 
water efficiency and the opportunity for rainwater harvesting will be explored. 

 Waste and recycling: Adequate facilities will be provided for operational and construction 
related waste, including segregated bins for refuse and recycling. 

 Materials: Where practical, new building materials will be sourced locally to reduce 
transportation pollution and support the local economy. New materials will be selected based 
on their environmental impact and responsible suppliers will be used where possible. 

 Pollution: Where necessary, noise and air quality mitigation measures have been included 
to reduce pollution to an acceptable level. 

 Flood Risk and SUDs: The Proposed Development will follow the SuDS hierarchy: Into the 
ground (infiltration); To a surface water body; To a surface water sewer, highway drain, or 
another drainage system; To a combined sewer. 

 Biodiversity and ecology: Biodiversity enhancements will be implemented through the 
provision of landscaped areas, and additional tree and shrub planting across the site which 
result in a significant biodiversity net gain.  
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 Sustainable construction: The site will closely monitor construction site impacts and a 
Construction Environment Management Plan will be implemented. 

Summary 

8.68 Paragraphs 149 and 150 of the NPPF states that the use and provision of appropriate facilities 
for outdoor sport is acceptable in the Green Belt as long as these facilities preserve the 
openness of the Green Belt.  The proposed use therefore fully accords with national planning 
policy. 

8.69 Notwithstanding this, on the basis that the Site is currently free from any built form, any new 
buildings will have the potential to impact the Green Belt and therefore would be deemed 
inappropriate development as defined by the NPPF (paragraph 149).  Substantial weight must 
be given to any harm to the Green Belt (paragraph 148) and inappropriate development must 
only be approved where it can be demonstrated that there are very special circumstances 
(paragraph 147). 

8.70 This Planning Statement sets out the measures that will be taken to ensure the Proposed 
Development preserves the openness of the Green Belt as far as possible, with approximately 
97% of the Site remaining open land for outdoor leisure activities.  It also confirms that the five 
purposes of the Green Belt remain unaffected by the Proposed Development. 

8.71 Based on a number of cumulative factors, this Planning Statement and wider planning 
application documents have clearly demonstrated that very special circumstances exist and 
that any harm by reason of inappropriateness, and other harm can be clearly outweighed by 
other considerations.   

8.72 These considerations relate primarily to the very significant community benefits that the 
proposals would deliver as set out in the enclosed Statement of Socioeconomic Benefits; the 
benefits to the local economy; the overall environmental improvements including a biodiversity 
net gain and enhancements to the landscape; the absence of any alternative sites in the Green 
Belt or otherwise which would be capable of meeting the need with less harm; 

Impact on the Mid Colne Valley Site of Special Scientific Interest 

8.73 The second strand of the ‘in principle’ assessment of the Proposed Development is assessing 
the impact on the Mid Colne Valley SSSI. 

8.74 Chapter 15 of the NPPF deals with conserving and enhancing the natural environment. 
Paragraph 180 of the NPPF sets out the principles that should be followed by LPA’s when 
determining planning applications that may affect habitats or biodiversity: 

“(a) if significant harm to biodiversity resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should be refused; 

(b) development on land within or outside a Site of Special Scientific Interest, and which is 
likely to have an adverse effect on it (either individually or in combination with other 
developments), should not normally be permitted. The only exception is where the benefits of 
the development in the location proposed clearly outweigh both its likely impact on the features 
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of the site that make it of special scientific interest, and any broader impacts on the national 
network of Sites of Special Scientific Interest; 

c) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient 
woodland and ancient or veteran trees) should be refused, unless there are wholly exceptional 
reasons63 and a suitable compensation strategy exists; and 

d) development whose primary objective is to conserve or enhance biodiversity should be 
supported; while opportunities to improve biodiversity in and around developments should be 
integrated as part of their design, especially where this can secure measurable net gains for 
biodiversity or enhance public access to nature where this is appropriate.” 

8.75 Paragraph 182 states that the presumption in favour of sustainable development does not 
apply where the project is likely to have a significant effect on a habitats site (either alone or in 
combination with other plans or projects) unless an appropriate assessment has concluded 
that the plan or project will not adversely affect the integrity of the habitats site. 

Assessment against the Six Principles of the Colne Valley Regional Park 

8.76 The Applicant has endeavoured to ensure that the Proposed Development performs positively 
against the six purposes of the Colne Valley Regional Park, as defined by the Colne Valley 
CIC.   

8.77 The six of the Colne Valley closely align with the requirements of NPPF Paragraph 180 of 
principles. Our assessment of this is set out below: 

Table 7 - Assessment Against the six purposes of the Colne Valley Regional Park 

Purpose  Site Assessment 

1. To maintain and enhance 
the landscape 

The Proposed Development is ecologically led and is 
underpinned by an assumption in favour of protection, 
mitigation and enhancement of Broadwater Lake. The 
proposals are supported by a comprehensive landscaping 
strategy that minimises any adverse impact on the SSSI, and 
on the Green Belt, and delivers significant enhancements to 
protect existing value.  

2. To safeguard the 
countryside 

As set out in Table 5, the Site is a previously developed 
quarry within the countryside (outside of a settlement 
boundary).  
 
Encroachment has been kept to a minimum. Just 2.18 ha 
(21,796 square metres) of the entire 79.95 ha Site is 
proposed for built form (mainly comprising areas of 
hardstanding), leaving 97% of the Site remaining open and 
for use for outdoor sports and activities. 

3. To conserve and 
enhance biodiversity 

A comprehensive biodiversity enhancement strategy and a 
landscape strategy has been carefully designed to protect, 
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enhance and support both new and existing habitats on 
Broadwater Lake. 
 
As a basis, the scheme delivers a quantified 3.7% net gain in 
biodiversity units when assessed against Natural England’s 
biodiversity metric. It should be noted that the Natural 
England BNG metric is not designed for development on 
waterbodies and SSSI’s, which are technically excluded from 
the emerging statutory requirement for 10% BNG.  
 
The scheme delivers additional significant improvements that 
are set out in detail within the submitted MEMP, that cannot 
be assessed within the calculator due its limitations. 
Additional weight must therefore be placed on these benefits. 

4. To provide opportunities 
for countryside recreation 

As set out in Section 6, the Proposed Development 
comprises the relocation of the former HOAC facility on 
Dews Lane, as a new home for HOAC’s former 40,000 
visitors per year, of which the majority were local groups 
like schools, colleges, community groups and local 
businesses. In addition, the Site will accommodate BSC 
who will also occupy the HWSFAC main building and 
benefit from its own facilities.  
 
The centre will provide a range of land and water-based 
activities and was a valuable community resource, the value 
of which carries significant weight. 

5. To achieve a vibrant and 
sustainable rural 
economy 

Whilst the nature of the Proposed Development and use is 
inherently focused on leisure and outdoor activities, locating 
the HWSFAC in this location will have wider spin-off 
economic benefits to the localised economy, including 
increased spending at local retail outlets in Denham and 
South Harefield. 

6. To encourage community 
participation 

As set out in the support Statement of Socioeconomic 
Benefits, the Proposed Development creates opportunities 
for community cohesion, providing a facility for the 
community members of all ages to gather and engage in 
outdoor and water sport activities.  

 
It also provides an unique space that champions inclusivity 
by increasing access to water sport activities to disabled 
and disadvantaged groups. 
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8.78 The Proposed Development aligns wholly to and accords with all six principles of the Colne 
Valley Regional Park. This is important to consider as the backdrop against the following NPPF 
assessment. 

Assessment against the NPPF 

8.79 Paragraph 180 of the NPPF states, inter alia, that if significant harm to biodiversity resulting 
from a development cannot be avoided (through locating on an alternative site with less 
harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning 
permission should be refused. 

8.80 Each of these matters are considered below. 

Alternative Sites 

8.81 As per Section 5 of this Planning Statement and in accordance with the EIA Regulations, 
reasonable alternatives to the Proposed Development have been considered by the Applicant, 
prior to the selection of the final design and provides a description of the main reasons for the 
choice made, including a comparison of the environmental effects if available. The Alternative 
Sites Assessment has been submitted with the planning application and as an appendix to the 
ES. A thorough assessment of alternative design options is also considered within the ES.  

8.82 In terms of alternative sites, the ASA details a number of sites in the local area with access to 
a lake and therefore a comparative analysis of each of the sites was undertaken which 
considers factors such as size, accessibility, water quality, availability and proximity to public 
transport. The assessment approach involved identifying an appropriate search area, 
identifying a Long List of Sites, filtering these sites to a Short List of Sites which are then 
assessed against specific Recreational Criteria by which the future site must achieve to meet 
the needs of the future HWSFAC. 

8.83 The ASA concludes that Broadwater Lake is the only reasonably potential sites for the 
replacement HWSFAC, therefore meeting the requirements of Paragraph 180 of the NPPF. 

8.84 In addition to assessing alternative locations, the ES also assesses alternative design and 
layout options for the Proposed Development. This primarily focuses of the relocation of the 
peninsula and areas of reclaimed land. The proposed layout is concluded as the most suitable 
layout that will have the least ecological impact. 

8.85 This conclusion has been reached via a detailed locational and design assessment, 
considering primarily the ecological effects and implications of delivering the Proposed 
Development in an alternative location, or in an alternative layout. 

8.86 Importantly, when assessing alternative biodiversity mitigation and enhancements and 
landscape proposals, the development of the masterplan has been ecologically, landscape 
and visually led with embedded mitigation at every step on the way during a highly complex 
and iterative multidisciplinary process. 

Adequately Mitigated  
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8.87 The condition of the lake currently is that it lacks vegetation and algal blooms and has a high 
nutrient value. The enhancements proposed to the lake include adding varying gradient, 
planted coir rolls, floating reedbeds and others. These interventions will have a positive impact 
on the lake, improving its condition but also then providing a more suitable environment for the 
birds that use it.  

8.88 The timing of construction works is vital to prevent impacts from occurring; these have been 
carefully planned to minimise harmful impacts from the proposed development. Mitigation and 
enhancement measures will be installed first, before any works for the new facilities building 
or sailing area commence. These works will be completed in August and September, when the 
birds at the Site have finished breeding, and wintering birds have not yet arrived.  

8.89 On the water, the main design principle to mitigate for the disturbance impacts arising from 
operation and construction, is to screen the receptors (the birds using the Site's habitats) from 
the disturbance. We are introducing floating reedbeds and new islands, creating visually 
screened refuge areas around the lake, covering at least 30% of the total lake area. The visual 
screening will prevent disturbance of breeding birds within the refuge areas.  

8.90 Watersports will be confined to a defined area in the centre and north of the lake. Any birds 
outside the refuge areas will have plenty of choice of where to go if they are disturbed by the 
watersports activities.  Some species are not sensitive to disturbance and will remain within 
the sailing area. The most sensitive species have mainly been recorded in areas of the lake 
with natural visual shielding already present, such as around islands. This behaviour is 
expected to continue, and these species are not considered likely to be significantly affected 
by the proposed development.  

8.91 Access to the shoreline of the peninsula will be restricted to a very few locations during 
operation, including a bird hide along the western and southern shores, and the beaches and 
launch area at the north of the peninsula. Until the screening planting establishes, a fence will 
be placed along the western edge of the new sailing facility to prevent visual disturbance to 
the west and south-west (from people using the HWSFAC peninsula and lake shore). The 
woodland at the peninsula will also be fenced to prevent visual disturbance and restrict people 
from entering. 

Compensated For  

8.92 The design of each feature and the underlying rationale is detailed within the MEMP, however 
these are summarised in Table 8 below. Implementation of the designed features has been 
carefully planned and timed to minimise the impacts of the installation / creation works. 

Table 8 - Summary of Interventions 

Feature/Habitat Loss (m2) Creation (m2) Net Area (m2) 
Open Water 16,114 2,158 -13,956* 
Solid Islands  2,412 4,307 +1,895 
Floating 
Reedbeds 

0 1,325m2 +1,325m2 

Tern Rafts 0 4 tern rafts +4 tern rafts 
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Aquatic Planted 
Coir Mattresses 

0 10,791 +10,791 

Concrete 
Caisson aquatic 
and emergent 
planting  

0 8,540 8,540 

 
* Significant enhancement of the remaining standing open water will mean that although a loss of area 
(quantitative) will occur, the qualitative value of the remaining area will adequately compensate the 
loss, see Design Principle 3 in Table 5.1 of the MEMP. 

 
8.93 The lake condition will be improved by the ecological interventions designed into the proposed 

development. The initial enhancements that will make the biggest difference are the floating 
reedbeds and aquatic planting (underwater and emergent). The plants will remove nutrients 
from the water, improving its quality; they will also increase the amount of habitat for 
invertebrates and fish, benefitting the birds by increasing their food resources.  

8.94 The lake bed will be made more natural (less flat and uniform) by creating some deeper areas 
(as part of the works to improve the sailing areas) and more shallow areas and islands will also 
be created. The end result will be more complex and healthy food webs within the lake, with 
clearer, cooler and more oxygenated water during summer. This will also strengthen the lake’s 
natural defences against the potential impacts of climate change (global warming) in the future.  

8.95 The lake provides approximately 60ha of the 93.75ha of open water within the SSSI as a whole. 
The improved climate change resilience of Broadwater Lake will help to secure the lake’s role 
in supporting the range of breeding and wintering birds that make the lake (and wider SSSI) 
their home well into the future. 

8.96 For the woodland, we will sensitively manage it to increase its biodiversity and condition and 
protect it from disturbance. This will include selective thinning and the removal of invasive plant 
species.  

8.97 There are other ecological enhancements proposed (benefitting a range of species of 
conservation concern or with priority status) such as the installation of bird and bat boxes, but 
these will have no effect on the SSSI or its designated features. Other species/groups of 
species the measures are expected to benefit include bats, badger, otter amongst others. 

8.98 Although the bird species assemblages may not show significant increases, positive effects 
for individual bird species are likely to be recorded. The benefits will be provided by the 
availability of greater areas of breeding habitat in the form of the new islands and floating 
reedbeds. New breeding species may also be attracted to the lake such as sand martin, 
through the creation of species-specific nesting habitat.  

Summary 

8.99 This assessment is drawn upon and substantiated against NPPF paragraph 180. The design 
of the Proposed Development has been ecologically led since the project inception.  
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8.100 Broadwater Lake is the only available and deliverable site that is suitable for HOAC’s needs 
and an alternative site outside of a SSSI could not be found, given the nature of the Proposed 
Development. As such an ecologically led scheme has been developed in consultation with 
key stakeholders.  

8.101 The benefits of this development are set out in the Community Benefits Statement and within 
the Mitigation, Enhancement and Management Plan as well as within this Planning Statement. 

8.102 The long-term Management Plan will ensure that the SSSI is in public ownership, enhanced 
and in a better position in the future than its current state. These benefits clearly outweigh the 
impacts of the Proposed Development on the features that make the SSSI special scientific 
interest and any broader impacts.   
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9 Other Planning Considerations 

9.1 Section 8 demonstrates that the proposed leisure development will bring significant benefits to 
the area, therein providing support for the development. However, as with all ‘inappropriate 
development’ in the Green Belt, there is potential harm arising from the effects. In this case, 
the effects are largely relating to transport, associated effects on air quality, as well as the 
potential for noise during construction and operation. 

9.2 The effects of the development have been thoroughly considered in a series of studies, 
assessment and Reports, which are summarised below. Each of these matters should be read 
in conjunction with the relevant supporting technical documents. 

Design and Layout 

9.3 The Proposed Development has been considerately designed to make the most efficient use 
of the Site for the proposed HWSFAC use, whilst not to the detriment of the visual, landscape 
and ecological character. The development is of high-quality design and contributes positively 
to the areas character and identity. 

9.4 Overall, the form, massing and appearance of the Proposed Development are responsive to 
the core facilities being proposed for the operation of a first-class activity centre and sailing 
club. The scale and location of buildings, as well as the associated facilities, have been 
designed to minimise visual impact on the wider landscape and to minimise disturbance to 
existing habitats and species of animal, insect and flora. 

9.5 All buildings are of high-quality design, reflecting the vernacular of the surrounding area in 
order to be both visually appealing and to fit into the surrounding context. The proposed layout 
is commensurate with the existing arrangement, utilising the existing informal access road as 
the central route from which all buildings, parking and recreational areas are situated. Full 
details of the proposed building design, layout and materiality are included within the submitted 
Design and Access Statement. 

9.6 As such, it is considered that the design credentials of the Proposed Development accord 
wholly with London Plan Policy GG2,  D4 and D5; as well as LBH Policies BE1 and DMHB 11. 

Highways 

9.7 This application is supported by Transport Assessment (TA) and supporting suite of highways 
documents, all prepared by Robert West. The purpose of the TA document is to assess the 
existing access and highways infrastructure against the Proposed Development. The 
conclusions of the TA are set out below. 

 Accessibility 

9.8 The Site has a Public Transport Accessibility Level (PTAL) of 1a, indicating it has very poor 
access by public transport to the site. Despite this, there are bus stops providing three east 
and westbound services per hour, located 50m to the west of the site access junction on 
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Moorhall Road. Walking routes within the vicinity of the site are adequate but there is a lack of 
cycle infrastructure in the area. Despite this, routes within the vicinity of the site are still 
considered to be suitable to encourage active travel modes to the site. 

Parking 

9.9 A total of 83 car parking spaces are provided as part of the Proposed Development. This is 
largely formalisation of existing parking on-site with the addition of operational parking 
requirements for HOAC. The parking quantums are set out in Table 5. 

9.10 Electric Vehicle Charging Points (EVCP) provision, cycle parking and accessible parking are 
provided in line with minimum requirements set within the London Plan and LB Hillingdon Local 
Plan. 

Trip Generation 

9.11 The trip assessment concludes that development proposals will produce 54 daily arrival and 
departure trips will be produced between Monday and Friday during the summer peak season. 
Maximum daily trips will be produced on a Wednesday when HRC will be hold sessions.  

9.12 Of the anticipated maximum 54 daily vehicle trips, up to 38 vehicles trips will occur during the 
morning network peak and up to 23 vehicle trips during the afternoon network peak. During 
the weekend, up to 40 vehicle trips are anticipated. Trips will occur at ad-hoc times throughout 
the day depending on activity start and finish times during weekend sessions. During the off-
peak season 16 vehicle trips are expected daily during a typical day. On Wednesday when 
HRC operate a total of 30 vehicle trips are anticipated. 

9.13 Mitigation is proposed in the form of new access and junction design, which will provide a new 
access road and junction design that provides new surfacing, street lighting and a dedicated 
pedestrian footway and access. To improve safety for vulnerable road users, a new dedicated 
footway has been provided to segregate pedestrian movements and vehicle movements at the 
access on Moorhall Road and along the site access road. 

9.14 A junction capacity assessment has been undertaken and indicates that the junction operates 
with sufficient capacity with development traffic added. 

9.15 Overall, development proposals is expected to have a negligible impact on the operation of the 
local highway network and particularly little or no impact during network peak times. 

Travel Plan 

9.16 This application is also supported by a Travel Plan, prepared by Robert West. Given the 
existing site uses are established and not expected to change, the TP is directed toward the 
operations of the relocated HOAC. The TP will be aimed at HOAC staff and visitors in particular 
users who travel to the site by single car occupancy modes of travel. 

9.17 The TP aims to explore initiatives to explore initiatives to promote cycling and walking to HOAC 
staff and visitors; publicise and promote public transport usage (train, tube, and bus) to HOAC 
staff and visitors; to publicise and promote use of group transport and car sharing for visitors 
to HOAC; and to minimise single occupancy car trips by staff and visitors to HOAC. 
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9.18 The TP also includes measures for ongoing monitoring and review, as well setting out a clear 
Action Plan directed at user travel. 

Construction Logistics and Traffic Management 

9.19 Robert West have also prepared a framework Construction Logistics and Traffic Management 
Plan which outlines the constriction traffic management during the construction phase of the 
Proposed Development. It is intended to establish the broader strategy for the construction 
phase and intended to be secured via planning condition. 

9.20 A principal contractor has not been appointed and therefore whilst the overall strategy is 
expected to be taken forward, some details of the CLP are expected to change between 
approval and construction. 

Parking Design and Management 

9.21 The Parking Design and Management Plan (PDMP) is required to outline the access, parking, 
drop-off and collection strategies for the site how these activities will be managed. 

9.22 This PDMP provides a summary of the car parking provision that is proposed as part of the 
development proposals and the strategy for operation for all users across the site. The PDMP 
should be read in conjunction with the TA, TP and DSP also submitted as part of the planning 
application. 

9.23 This PDMP outlines the strategy for how parking will be assigned within the site and the 
management measures in place to ensure that safe and convenient drop-off and collection of 
HOAC users can be achieved. 

9.24 The PDMP will be implemented and overseen by HOAC staff members with support from 
designated BSC members. 

9.25 It is anticipated that this document will be secured via planning condition. 

Delivery and Servicing Plan  

9.26 Finally, a Delivery and Servicing Plan (DSP) has been prepared to set out the delivery and 
servicing strategy for HWSFAC, following the development proposals. Measures will be 
required to manage and monitor delivery and servicing activities during operation. 

9.27 HOAC will be the main operator of the Site and therefore will require the most servicing of all 
users. HOAC will lead the coordination of delivery and servicing at the Site, although all 
operators will also benefit from the DSP. 

9.28 The aim of the DSP is to minimise impact of delivery and servicing activity on the local highway 
network during peak times, and to improve highway safety in and out of the Site. 

Summary 

9.29 The TA and supporting highways documents detailed above demonstrate, in conjunction with 
one another, that the transport impact of the development can be mitigated. It is considered to 
be in accordance with planning policy at government, regional and local levels.  
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9.30 It is therefore considered acceptable in transport and highways terms and in accordance with 
London Plan Policy T4 and T6.5, and Local Plan Policy T1. 

Flood Risk and Drainage 

9.31 This application is supported by a Flood Risk, Drainage and Sequential Assessment, prepared 
by Weetwood.  

Flood Risk 

9.32 The Assessment is informed by the topographic survey, prepared by Three Sixty Group. The 
topographic survey confirms that levels on the peninsula are shown to be in the region of 36.9 
- 40.6 m AOD. Ground levels on the existing unnamed access road are in the region of 37.2 - 
38.8 m AOD, with levels on Moorhall Road between 37.0 - 40.4 m AOD within the vicinity of 
the Site. 

9.33 The Environment Agency Flood Map for Planning indicates the Site to be located primarily 
within Flood Zone 3; however, part of the existing unnamed access road and the south parcel 
are in Flood Zone 2. The peninsula (excluding the northern island) and the east parcel are in 
Flood Zone 1. 

9.34 The risk of flooding to the area of proposed development (i.e., the peninsula) from all identified 
sources is assessed to be negligible/low. However, the proposals include the creation of an 
extension to the peninsula, which currently forms part of Broadwater Lake, an area at Very 
High risk of flooding from rivers (fluvial). 

9.35 The risk of flooding to the proposed peninsula extension from the River Colne and any residual 
risk to the wider peninsula area from all identified sources will be mitigated through the 
implementation of appropriate measures including buildings design to defend a 1 in 1,000 AEP 
event and implementation of a Flood Warning and Evacuation Plan. It is concluded that the 
proposals would therefore not be expected to have a detrimental impact flood risk. 

Sequential Test 

9.36 A Flood Risk, Drainage and Sequential Assessment (FRDSA) has been prepared by 
Weetwood in liaison with Johns Associated Ltd. The Report utilises the Alternative Site 
Assessment (ASA) undertaken by Quod.  

9.37 The FRDSA identifies three potential alternative sites to accommodate the Proposed 
Development. The assessment is presented in Table 3 of the FRDSA, which identifies that 
Troy Lake and Ruislip Lido are at a greater or equivalent risk of flooding to the Application Site. 
As such, these are not considered to be sequentially preferable and may be discounted on this 
basis. 

9.38 In addition to the above, it should be borne in mind that whilst the risk of flooding to Broadwater 
Lake from rivers (fluvial) is defined as Very High, the peninsula (within which development is 
proposed) is at a Low risk (i.e., Flood Zone 1). If the latter were considered within the sequential 
assessment, Broadwater Lake may be considered sequentially preferable to Ruislip Lido, 
where flooding of the land surrounding the surface waterbody is indicated during a 1 in 100 
AEP event (i.e., Flood Zone 3). 
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9.39 It is therefore concluded that there are no alternative sites at a lower risk of flooding that are 
available and suitable, and the application is therefore considered to be compliant with the 
sequential approach to site selection as set out in the NPPF. 

Surface and Foul Water Management 

9.40 The enclosed Flood Risk, Drainage and Flood Risk Sequential Assessment states that in 
accordance with PPG para. 056, surface water runoff should be disposed of according to the 
following hierarchy: Into the ground (infiltration); To a surface water body; To a surface water 
sewer, highway drain, or another drainage system; To a combined sewer. 

9.41 Given that the proposed impermeable areas associated within the development are to be 
formed from engineered made ground, it is considered that infiltration is not feasible. 
Additionally, groundwater is likely to be in hydraulic continuity with Broadwater Lake. It is 
subsequently proposed to direct all runoff from the developed site to Broadwater Lake. 

9.42 With regard to foul water drainage, it is anticipated that a private pumped solution will be 
required, given the distance between the site from the existing public foul water sewer adjacent 
to Broadwater Lake. 

9.43 Overall, the report concludes that risk of flooding is low and that the appropriate measures are 
to be taken in order to mitigate risk in accordance with Policies SI 12, SI 13, EM6 and DME1. 

Energy and Sustainability 

9.44 This application is supported by an Energy Strategy Report and Whole Life Carbon 
Assessment, both of which have been prepared by Syntegra. The Energy Strategy 
demonstrates the predicted energy performance and carbon emissions of the proposed 
development.  

9.45 The analysis takes into consideration the Part L2 2021 building regulations and policy 
requirements of the London Plan and LBH Local Plan.  

9.46 The table below details the compliance with said requirements:  

Table 9 - Energy and Sustainability Policy Compliance 

Policy 
Document Requirements Compliance 

Part L 2021 

The building primary energy rate 
(BPER) and building emission rate 
(BER) must not exceed the target 
primary energy rate (TPER) and 
the target emission rate (TER), 
respectively. 

The project achieved the criteria by 
improving fabric thermal 
performance, implementing 
efficient building services and the 
use of renewable energy sources. 

Major developments should be net 
zero-carbon. Any shortfall should 
be addressed via off-site measures 

The project generates more energy 
than it is able to consume. The 
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London Plan 
2021 

or provision of a carbon offset 
payment secured by legal 
agreement.  

excess energy is to be fed into the 
national grid.  

Non-residential developments 
should aim to achieve a 15% 
carbon reduction through energy 
efficiency measures at Be Lean 
stage.  

Through all feasible measures 
(good U-values/air permeability/ 
low energy lights etc.), the project 
is unable to meet this criterion.  

Major developments must meet 
the requirements set out in the 
London Plan – a minimum 35% 
carbon reduction against Building 
Regulations Part L 2021.  

The project meets the requirement 
and is able to produce 13 (1313%) 
times the energy it consumes.  

Major developments must connect 
to existing or planned local heat 
networks, or establish a new 
network, wherever feasible.  

Possible connection to existing 
district heating networks and CHP 
systems  

Minimise energy consumption and 
emissions of carbon from new 
developments.  

The project goes beyond carbon 
neutrality and generates more 
energy than it consumes.  

LBH Local 
Plan 

20% of energy needs to be met 
from renewable sources for larger 
applications.  

Solar PV proposed beyond the 
requirement of the local policies 
i.e., approx. 280 MWh electricity 
generation annually.  

9.47 Overall, it is considered that all feasible measures have been pursued in order to meet energy 
policy requirements at national, regional and local level. 

External Lighting 

9.48 In support of the application, a detailed Lighting Impact Assessment and External Lighting 
Design has been prepared by BSG. The document and associated appendices detail the 
design and specification measures that need to be taken in order to comply with the criteria 
set out by Institution of Lighting Professionals (ILP) for bat-sensitive lighting design. 

9.49 For the avoidance of doubt, ecological survey reports prepared for the site informed the design 
by identifying the trees with bat roost potential as well as areas of particular ecological 
sensitivity. In case of the HWSFAC site, while care has been taken to avoid light leakage onto 
any vegetated or lake areas, the central woodland has been considered of particular 
significance. 
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9.50 The external lighting scheme is limited to the external areas of the development, including 
entrances into the site, parking, walkways as well as the facades of the proposed buildings. 
The design is simple and unobtrusive since the main aim was to illuminate the site features 
and aid wayfinding while causing minimum impact on the surrounding foliage and neighbouring 
properties. 

Archaeology 

9.51 This application is supported by an Archaeological Desk Based Assessment, prepared by 
RPS. The assessment provides a description of the historic and archaeological assets 
potentially affected by the Development and addresses the information requirements of 
Government’s National Planning Policy Framework and the Council’s Local Plan in relation to 
archaeology. 

9.52 In terms of relevant designated archaeological assets, no World Heritage Sites, Scheduled 
Monuments, Registered Parks and Gardens, Historic Battlefield, or Historic Wreck Sites occur 
within or in close proximity to the Site. A search of the Greater London, Buckinghamshire and 
Hertfordshire HERs indicates that the eastern edges of the Site are located within the Colne 
Valley Archaeological Priority Area. 

9.53 The archaeological character of the area is dominated by the significance of possible in situ 
Palaeolithic and Mesolithic evidence around and to the south of Three Ways Wharf area in 
Uxbridge. Site walk-over has identified industrial remains that could be considered as non-
designated heritage assets in the form of industrial remains of the Hillingdon Sand & Gravel 
Industry.  

9.54 These are not assets that are recorded in the GLHER Data, but RPS start that this may be 
worthy of consideration in a response to development proposals. Elsewhere on the Site huge 
impacts across the Site, caused by both the extensive mineral extraction and associated 
infrastructure would suggest that the below ground archaeological potential of the Site is 
generally ‘Low to Negligible’. 

9.55 Overall, it is consider that the LPA could require some ‘low-level’ recording of the industrial 
remains of the Hillingdon Sand & Gravel Industry and could secure their requirements by 
placing a suitable worded planning condition on any consent that is granted. It is considered 
that any below ground archaeological requirements would be unnecessary in this case. 

9.56 The Proposed Development is therefore acceptable from an archaeological perspective in 
accordance with LPP1 Policy HE1, LPP2 Policy DMHB 7 and London Plan Policy HC1. 

Heritage 

9.57 In addition, this application is also supported by a Built Heritage Statement, prepared by RPS. 
This report has been prepared to address the requirement under paragraph 194 of the NPPF 
for the applicant to assess the significance of any heritage assets potentially affected by a 
proposed development, with consideration given to any contribution made by their setting. 

9.58 The Report identifies that the Site currently forms a small part of the Widewater Lock 
Conservation Area and a peripheral element of it setting. It also forms part of the setting of the 
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locally listed buildings at Maylings Yard, which represent the surviving barns historically 
associated with Blackwater Farm. It includes a bridge associated with the canal network, which 
has not been formally identified as a non-designated heritage asset but is considered to retain 
sufficient historic interest to merit consideration as part of this planning application. 

9.59 With regard to the Widewater Conservation Area, particularly when compared against the 
current baseline conditions, the Report concludes that the Proposed Development will have 
no impact on the significance of this heritage asset, or on the ability to appreciate and 
experience its significance.  

9.60 There will also be no impact to the significance of the neighbouring locally listed buildings at 
Maylings Transport Yard, with the development within the Site well screened from these 
assets. 

9.61 The Report does identify that there will be some changes to the fabric of Bridge No. 179, 
however the sensitive repair and restoration programme that will outweighed by said repair 
project and the ongoing maintenance to ensure it is provided with a viable use.  

9.62 Overall, the Report concludes that: 

“The proposals will therefore conserve and sustain the significance of the heritage assets 
within the local area and comply with the provisions of the Planning (Listed Buildings and 
Conservation Areas) Act 1990, the NPPF and local plan policies.” 

9.63 As such, it can be demonstrated that the Proposed Development complies wholly with 
Development Plan Policies HC1, HE1 and DMHB 1. 

Trees and Landscaping 

9.64 This planning application is supported by a Stage 1 and 2 Arboricultural Impact Assessment, 
prepared by RKS Biocensus Limited. The Report is informed by site surveys undertaken in 
November 2022 and subsequent update survey in May 2023. 

9.65 The survey area was split into two areas: 1. The northern parcel (main development area); and 
the southern and easter parcel. A total of 79no. individual trees, 47no. groups, 6no. hedges 
and 7no. shrub groups were recorded. The most prominent tree features are the large, wooded 
areas located to the west and south of the internal former quarry site with prominent individuals 
on the southern and eastern boundary of the lake, including groups G5, G9, G14, G18, G19, 
G36-37, G45 and trees T1-T4 and T18. The specific location of all trees surveyed is shown 
within the tree constraints plan at Appendix 2 of the Report.  

9.66 Of the 79no. individual trees recorded: 1no. was Category A; 19no. were Category B; 46no. 
were Category C; and 13no. were category U. Of the 34 groups recorded: 1no. was Category 
A; 14no. were category B; 29no. were category C and 3no. were Category U. The Report 
identifies a generally poor existing tree stock. 

9.67 The Proposed Development will result in removal equating to the loss of 18no. individual trees 
and 12,446 square metres of tree groups. In addition, minor shrub groups will also need to be 
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removed. The majority of trees identified for removal are Category C and B (see Table 2 within 
the Report). 

9.68 As noted in the Report, the Proposed Development footprint will have resultant impacts on 
existing wildlife and planting. This application is therefore also supported by a comprehensive 
landscape strategy, prepared by Colour, which has been developed in accordance with the 
conclusions of the Arboricultural Report.  

9.69 The outline specification of the proposed landscape strategy is detailed in Section 5 of the 
submitted Landscape Strategy Report. The high-level strategy identifies the loss of 169no. 
trees, of which 112no. within the camping area and 57no. on the peninsula. An additional 89no. 
trees will be inspected for safety and stability. 

9.70 To mitigate this loss, an initial planting of 194no. trees will be provided, of which 73no. will be 
on the peninsula, 21no. orchard trees and 100no. on the proposed islands. All proposed trees 
will of high quality and specification. 

9.71 Overall, the Proposed Development is underpinned by a comprehensive landscape strategy 
that delivers a net increase in tree planting, supporting habitat preservation and additional 
habitat creation. The Proposed Development seeks to remove existing and low quality tree 
planting in order to accommodate new areas of hard and soft landscaping, required to facilitate 
the proposed use. Where tree removal is required, this is accounted for through new and better 
quality tree planting. 

9.72 The report concludes: 

“The retention of the main woodland features within the site will continue to provide positive 
environmental, ecological, and landscape benefits. The screening value these features provide 
will largely remain intact, and so impacts from a wider landscape view are considered 
negligible. The amenity value of the site will improve due to the proposed development and is 
considered as an improvement in terms of social amenity value. The proposed planting, 
ecological enhancements and retaining the significant woodlands and large coppice stools 
mitigates significantly against tree loss and therefore the proposed development is acceptable 
from an arboricultural perspective.” 

9.73 To this end, it is considered that the Proposed Development meets London Plan Policy G7, 
which requires development proposals to ensure that existing trees of value are retained, and 
where removal is necessary, those trees are replaced with planting of the same value. The 
proposals are also wholly in accordance with LBH Policy DMHB 14, which requires all 
development to retain or enhance existing landscaping. 

Air Quality 

9.74 This planning application is supported by an Air Quality Assessment (AQA), prepared by Air 
Quality Consultants. The Site lies approximately 890 m to the northwest of an Air Quality 
Management Area (AQMA) declared by LBH for exceedances of the annual mean nitrogen 
dioxide (NO2) objective, and approximately 2 km to the east of an AQMA declared by 
Buckinghamshire Council, also for the annual mean nitrogen dioxide objective. It is also 
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located approximately 2.9 km to the northwest of one of the Greater London Authority’s (GLA’s) 
Air Quality Focus Areas.  

9.75 The Proposed Development will introduce new sensitive exposure into the area, therefore an 
AQA is required to determine the air quality conditions that future users will experience. 

9.76 In terms of construction impacts, this chiefly comprises the potential to create dust. Mitigation 
has been proposed, primarily in the form of a Dust Management Plan. With these measures in 
place, the AQA confirms that residual effects be ‘not significant’. 

9.77 In terms of operational impacts, the Proposed Development will generate additional traffic on 
the local road network; however, the trip generation is below the relevant published screening 
criteria. It will also be provided with heat and hot water via an all-electric system, therefore, 
there will be no significant point sources of emissions within the Proposed Development. 

9.78 The Proposed Development has also been shown to meet the London Plan’s requirement that 
new developments are at least ‘air quality neutral’. Overall, the construction and operational 
air quality effects of the proposed development are judged to be ‘not significant’. 

9.79 The Proposed Development therefore accords with London Plan Policy SI 1 and LPP2 Policy 
DMEI 14 having demonstrated that: the Proposed Development will not lead to further 
deterioration of existing poor air quality; it will not cause or extend and exceedances of legal 
air quality limits; it will not create unacceptable risk of high levels exposure to poor air quality; 
and; it is better than air quality neutral. 

Noise 

9.80 This application is supported by a Noise Assessment, produced by Noise Consultants. The 
Noise Assessment presents the findings of a baseline sound survey, assessments of 
construction and operational noise impacts on existing noise sensitive receptors (residential 
NSRs) and an assessment of the suitability of the site for the staff accommodation. 

9.81 Firstly, with regard to construction noise, levels associated with a majority of the construction 
phases at the existing Residential NSRs fall into or below the LOAEL threshold. Activities that 
produce the greatest noise levels include road construction, dredging of the lake, and 
demolition of the old sailing club. Importantly, the number of properties potentially affected are 
very small and none of the works are expected to exceed the temporal thresholds adopted.  

9.82 Secondly, regarding road traffic noise, the Assessment concludes that the magnitude of 
construction traffic along designated routes would be negligible. Moreover, the magnitude of 
operational traffic along the designated routes has also been classified as negligible. 

9.83 Finally, with regard to operational noise, the Assessment concludes that that the building 
services and plant noise from the Proposed Development would have a negligible effect on 
residential receptors. Additionally, the leisure activity on the lake and at the associated facilities 
has been undertaken. It has been determined that noise from such activities are not likely to 
exceed requisite assessment criteria for residential external amenity, and as such the impact 
is negligible. 



Quod  |  Hillingdon Water Sports and Activity Centre  |  Planning Statement  |  November 2023 75 
 

9.84 Overall, therefore, it is considered that the Proposed Development is acceptable in acoustic 
terms and will not have any adverse impacts during construction and operation, that cannot be 
mitigated. The proposals therefore accord with Policy D13 (‘Agent of Change’) Policy D14 
(‘Noise’)  Policy EM8 (‘Land, Water, Air and Noise’) 

 

Fire Safety 

9.85 London Plan Policy D12 requires development proposals to achieve the highest standards of 
fire safety, embedding these at the earliest possible stage. Thus, all major development 
proposals should be submitted with a Fire Statement. As such, this application is supported by 
a Gateway 1 Fire Statement in accordance with Policy D12. 
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10 Socioeconomic Benefits 

10.1 This planning application is supported by a Social and Community Benefits Statement, which 
has been prepared by Quod. The purpose of this report is to set out the community benefits 
associated with the proposal at the Site in recognition of the role it could play in shaping and 
influencing the livelihoods of the community who use this facility.  

10.2 From a social and community perspective, the benefits of the Proposed Development will be 
positive for young people, people with disabilities and local sports groups. The social benefits 
we have assessed and presented are focused on the specific communities that engage with, 
and are served by, the HWSFAC. Because their needs are context specific, we have 
considered it more appropriate to assess them qualitatively, rather than quantitatively.   

10.3 The Report sets out the demographic profile of the LBH in relation to London; outlines the 
previous use of the Hillingdon Outdoor Activity Centre; and presents the potential of the 
Development and the associated social benefits.  

10.4 For the purposes of this Planning Statement, the community benefits that can be captured 
should planning permission be granted are set out in detail below. Full details of the benefits 
are set out within the Social and Community Benefits Statement. 

Community Benefits 

10.5 The Development will have a number of benefits to the community in LBH and surrounding 
areas. These have been determined through consultation with the Applicant and the future 
operators of the HWSFAC.  

A) Physical Activity and Inclusion 

10.6 Increased physical activity can help to reduce negative health impacts associated with a 
sedentary lifestyle. It also can have a positive impact on mental health, supporting individuals 
in managing stress levels and alleviating depression and anxiety. Physical activity also plays 
a key role in specific diseases and health issues including cardiovascular disease, some 
cancers and obesity4. 

10.7 Outdoor activities are found to benefit individuals in improving communication skills, 
cooperation, social interaction skills, sense of responsibility, empathy, engagement in the 
community, and social trust. Outdoor activities play a role in improving education attainment 
or treatment of people with special needs, including children with disability.5  

10.8 HWSFAC would provide a great opportunity for outdoor physical activity and engagement with 
water sports for all age groups. The tailored programmes and activities benefit children and 

 
 
4 Sport England (2017) Review of Evidence on the Outcomes of Sport and Physical Activity. A Rapid Evidence Review – 
May 2017.  
5 Benefits of Outdoor Sports for Society (online) Stage 1 Full Report. Available at: 
https://outdoorsportsbenefits.eu/resources/ [Accessed 13/07/2023] 
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young people in particular, encouraging an active lifestyle from a young age. This can result in 
healthy habit formation that can be sustained into adulthood, therefore being a lifelong benefit6. 

10.9 HWSFAC will provide shelters to support group work or camping activities for children, an 
archery area, a pedal go-kart track and a field with high ropes. 

10.10 The merger with the Broadwater Rowing Club and the Sailing Club allows for the expansion of 
water sports provided and total overall capacity. The centre also has the potential to expand 
the range of tailored activities offered in partnership with these clubs and thus creating more 
opportunities for children and young people than before. 

10.11 Generally, good access to high-quality environments for physical activity is associated with an 
increase in the frequency of their use. As previously mentioned, the former water sports centre 
had a wide outreach across LBH, west London and nationally. The new, modern facility will 
have an increased capacity – and therefore potential for wider reach. 

10.12 Inclusion is one of the key aims of HWSFAC. The centre would provide access to nature and 
water sports activities to disadvantaged and disabled groups, creating a safe facility that caters 
for diverse needs and where everyone feels welcomed.  

10.13 HOAC has a long history of engaging disadvantaged groups and people with disability in water 
sports. Over time building an exemplary sports centre that has reached and encouraged 
participation from groups that might not have the financial means to participate otherwise.  

10.14 HWSFAC work with the Disabled Sailing Association to ensure the highest safety standards 
with staff trained to provide support as needed. This will create a supportive environment for 
people nervous about partaking in water sports by ensuring activities and equipment are 
adaptable and that instructors can accommodate all needs.   

10.15 Facilities will be designed to be inclusive. Examples include: 

 All-round supportive seats and seats with backrests for canoe sailing.  

 Boats with wheelchair access. 

 Access to craft via slide boards, transfer stools, manual lifting slings or hoists. 

 Slipways, and pontoons on the lake will be a minimum of 3m wide to allow for two wheelchair 
users to pass each other comfortably. 

10.16 People with a disability often face barriers to physical activity due to lack of tailored resources, 
inaccessible sports provision, and unwelcoming environments. The HWSFAC will provide 
inclusive design, tailored programmes, expert management experience and partnership with 
community groups to provide a rare and very valuable resource.  

 
 
6 Hallal PC, Victora CG, Azevedo MR, Wells JC (2006) ‘Adolescent physical activity and health: A systematic review.’ 
Sports Medicine. 36(12):1019–1030. 
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10.17 The Design and Access Statement provides further detail of the design measures that have 
been incorporated in the facility to ensure that the design is inclusive, removing barriers some 
may face and creating a user friendly environment where all people can participate with ease. 
The following measures have been incorporated in the design of the facility’s supporting uses:  

 Accessible parking will be provided on-site (minimum 5% of the total provision), including 
for accessible minibus parking bays. These will be close to the facility entrances (as 
opposed to wider parking which will be provided south of the Site).  

 The signage strategy for the Development will follow good practice guidelines to ensure 
wayfinding is accessible and clear, such as “The Sign Design Guide” produced by the 
Sign Design Society. 

 Colour choices will be made with both partially sighted and colour-sensitive users in 
mind.  

 The land-based activities (to include low ropes and high ropes circuits) will be designed 
as far as possible to allow users of all abilities to get involved in climbing. The low ropes 
circuit will be particularly suitable for people with mobility challenges, but advances in 
the high ropes circuit could also allow it to be wheelchair accessible. 

 Two radios would help those with reduced hearing to understand instructions and 
communicate, including through output directly to earpieces or T-loop compatible 
hearing aids. Radios can also be used with those with visual impairments, allowing the 
team to keep audible support over distance. 

 Footpaths will be accessible, without compromising the woodland and wetland character 
of the setting by using self-binding gravel or reinforced compacted earth solutions. 

 All-Terrain Wheelchairs could be provided to expand the experience of disabled users 
within the woodland. 

10.18 Inclusion principles apply to HOAC employees. The centre considered itself an exemplary 
working environment for inclusion, having had experience working with those with visual 
impairment, neurodiversity and having a strong commitment to making the workplace 
welcoming to all. 

B) Community Cohesion 

10.19 HWSFAC would be an invaluable community asset for LBH that would benefit residents in the 
borough, as well as surrounding areas, as previously shown. This would be achieved through 
experienced management and expert specialist and local knowledge. 

10.20 Community facilities build strong and cohesive communities. They provide opportunities for 
social interaction and involvement in community activity. Community facilities contribute to a 
sense of place and local identity, building social cohesion within communities. In turn, this can 
reduce social isolation, and societal fragmentation, and promote mental and physical 
wellbeing. 

10.21 To achieve these aims, it is important for community facilities to appeal to a wide range of 
people and be adaptable to meet a variety of needs. HWSFAC will be an exemplary community 
facility, providing access for families, young people, church groups, school groups, 
disadvantaged people and people with a disability, their families and carers. The affordable 
prices would ensure accessibility for people from diverse economic backgrounds. Counting on 
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previous experience from HOAC, the centre also has the opportunity to reach communities 
beyond Hillingdon.  

10.22 The centre will support organised groups, particularly for children and young people. Child 
safeguarding will be of utmost importance and the Site will be secured physically and through 
experienced management. Existing clubs in the community will have a new space to serve as 
a base for operational and training activities. The co-location of services will ensure the facility 
is used as much as possible, for maximum return on investment.  

C) Volunteering, Economic Opportunities and Skills 

10.23 Volunteering allows people to contribute to society fostering a sense of responsibility, 
confidence, life-long learning and a sense of achievement. Meeting people through 
volunteering contributes to community cohesion and integration. The HWSFAC plans to 
continue providing volunteering opportunities.  

10.24 The centre will continue to organise HOAC’s previous Young Leaders Scheme, which equips 
young people with skills and training in sailing, windsurfing, kayaking and sculling, supporting 
them to pursue a career in water sports. The Young Leaders Scheme also provides bursaries 
to support young people from disadvantaged backgrounds to ensure the benefits of the 
scheme reach those who might face financial obstacles in pursuing water sports. This is a 
great opportunity for young people to gain such skillset in London and provide a distinctive 
career path.   

10.25 Previously HOAC employed part-time and seasonal employees to support with training for the 
water sports it offered. It is envisioned that these opportunities will continue to be available at 
HWSFAC for those wishing to pursue a career in water sports alongside in-house training and 
support to advance their qualifications.  

10.26 Volunteering opportunities were available at the former HOAC facility, and this will continue at 
HWSFAC. Volunteers will provide support on the courses and activities offered at the centre 
and associated clubs and support the maintenance of the facility. This equips participants with 
transferable skills and training which could support them in obtaining further employment.  

10.27 HOAC has inspired young people to pursue careers as trainers or coaches and to go on and 
form their own organisations. Fulham Reach Boat Club was founded by a former HOAC 
volunteer. This boat club is a registered charity that aims to promote Rowing for All. Active in 
west London the vision is to improve access to rowing as a sport by offering sessions and 
coaching to local schools and community groups. Similar to sailing, rowing can be seen as an 
exclusive and elitist sport. Similar to the work by HOAC, Fulham Reach Boat Club seeks to 
expand the reach of this sport and improve accessibility.   

10.28 HOAC aims to inspire new generations of young people with the new centre at HWSFAC by 
providing a place where everyone feels welcomed and comfortable to practice water sports 
and pursue this as a career, should they wish to.  

D) Being in Nature  

10.29 The HWSFAC would provide enhanced opportunities for leisure and being in nature. The 
woodland would provide a restful and quiet outdoor environment meeting a wide range of 
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needs, from school groups to noise sensitive users (such as neurodivergent children and 
adults).  

10.30 The proposal includes bird hides (to cater for groups of 12 children at a time) which will be 
sensitively designed to fit into the surroundings. Angling and pond dipping will also be possible, 
offering children the opportunity to inspect insects and larvae under the microscope and 
familiarise them with organisms living in water. 

10.31 HWSFAC plans to create further educational opportunities for young children from urban areas 
to explore wildlife conservation and engage with schools to meet the national curriculum 
requirements set by the Department for Education. 

10.32 Creating opportunities for children who live in an urban environment otherwise to experience 
nature and wildlife is a significant benefit of this Development.  

E) Stewardship and Operation 

10.33 HOAC prides itself on stewardship and operation for the public benefit. As detailed in Section 
3, the previous sports centre had an extensive outreach which was a result of a dedicated 
team and exemplary management.  

10.34 The benefits of collocating the services of the Broadwater Sailing Club and the Broadwater 
Rowing Club allows for efficient use of management and resources between the three clubs. 
In turn, this creates further opportunities to expand outreach and tailor it to diverse interest 
groups.  

10.35 From an ecological perspective, all works and existing features on site will be maintained in 
perpetuity by LBH, which is to be agreed upon under an Environmental Management Plan 
post-planning application. This would be of great benefit to the Site, which, under the previous 
ownership, had no maintenance. The Development will not only facilitate access to the natural 
environment but ensure that the quality of that environment is maintained. 

Summary 

10.36 The Statement outlines the community benefits of the HWSFAC in support of the planning 
application for the Site. The facility will deliver the following outline benefits: 

 Creates opportunities for community cohesion, providing a facility for community 
members of all ages to gather and engage in outdoor and water sport activities; 

 Provides a unique space that champions inclusivity by increasing access to water sport 
activities to disabled and disadvantaged people; 

 Provides training and skilling opportunities for young people through part-time 
employment, volunteering opportunities and training in water sports;  

 Makes the natural environment accessible to those who would otherwise have limited 
access to the countryside, providing opportunities for leisure and educating children from 
urban areas on fauna and flora; 

 Sustains physical activity and a healthy lifestyle. 
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 Stewardship and operation – builds on previous experience to create opportunities for 
all residents in Hillingdon (and beyond) to engage in water sports.  

10.37 The Alternative Sites Assessment (as detailed in Section 5) has considered additional sites 
for the facility; however, a more suitable location has not been found.  

10.38 Should the centre not come forward, it would be a great loss to a community that has benefited 
for over 30 years from its outreach and its facilities. The long-term impacts (health, confidence, 
employability, skills, engagement with nature) will have wide reaching benefits for future 
generations to come.   
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11 Planning Balance 

11.1 The development constitutes ‘inappropriate’ development in the Green Belt. Paragraph 148 of 
the NPPF requires local planning authorities to give substantial weight to any harm to the 
Green Belt. 

“When considering any planning application, local planning authorities should ensure that 
substantial weight is given to any harm to the Green Belt” 

11.2 Paragraph 148 also requires that a balancing exercise is carried out to establish whether ‘very 
special circumstances’ exist to outweigh any harm which arises from the development, whether 
it is harm to the Green Belt or otherwise. 

“Very special circumstances’ will not exist unless the potential harm to the Green Belt by 
reason of inappropriateness, and any other harm resulting from the proposal, is clearly 
outweighed by other considerations”. 

11.3 The first step of this balancing exercise is to identify the potential harm to the Green Belt along 
with any other harm resulting from the proposal. 

Green Belt Harm 

11.4 It is accepted that the Proposed Development is ‘inappropriate development’, and that is 
therefore will be harmful to the Green Belt. This harm relates mainly to some weakening of 
openness and being contrary to the purposes of safeguarding the countryside from 
encroachment. 

11.5 The effects of the development have been thoroughly considered in a series of studies, reports 
and meetings with relevant statutory bodies. 

11.6 Following a scoping exercise with LBH, an Environmental Impact Assessment was carried out, 
in accordance with the Environmental Impact Assessment Regulations 2017 (as amended). 
The Environmental Statement provides a summary of the proposed mitigation measures and 
monitoring requirements, as applicable.  

11.7 There will be some adverse effects during the construction period associated with the works, 
primarily in relation to noise and visual impact. However, these effects will be temporary and 
will be mitigated as far as practical through implementation and adherence to measures set 
out within the Construction Environmental Management Plan (CEMP) and Constriction 
Logistics & Traffic Management Plan (CLTMP). 

11.8 Weighing against the harm are other considerations which are discussed in detail within 
Section 10, namely factors which when taken together, support the conclusion that the 
identified harms are clearly outweighed and that Very Special Circumstances exist.  

11.9 The principal factors relied upon are summarised below: 
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Low impact on Green Belt openness 

11.10 Table 6 assesses the Proposed Development against the five purposes of the Green Belt. It 
details that 97% of the Site remains open for use for outdoor sports and activities, which 
accords with the uses that are deemed acceptable within the Green Belt by national planning 
policy (paragraphs 149 and 150). 

11.11 Drawing on the LVIA submitted as part of the ES, when reflecting upon the landscape of the 
study area as a whole, it is reasonably considered that there is negligible adverse visual effect 
in that the proposed development, without mitigation measures will have little impact on the 
environment in comparison with the baseline. 

11.12 Bringing together landscape and visual effects, the Proposed Development will lead to an 
enhancement of the existing landscape. The visual impact on the openness of the Green Belt 
is ‘low’ and the limited visual effects of the Proposed Development lead to the conclusion that 
this element would preserve the openness of this part of the Green Belt. 

The need for the Proposed Development and community benefits that will be secured 

11.13 As detailed in Section 10, the headline socioeconomic benefits of the Proposed Development 
are: 

 Creates opportunities for community cohesion, providing a facility for the community 
members of all ages to gather and engage in outdoor and water sport activities; 

 Provides a unique space that champions inclusivity by increasing access to water sport 
activities to disabled and disadvantaged groups; 

 Provides training and skilling opportunities for young people through part-time employment, 
volunteering opportunities and training in water sports;  

 Markes the natural environment accessible, providing opportunity for leisure, educating 
young children from urban areas on fauna and flora of a green/blue environment; 

 Sustains physical activity and a healthy lifestyle. 

 Stewardship and operation – building on previous experience to create the opportunities for 
all residents in Hillingdon (and beyond) to engage in water sports.  

11.14 Significant weight should be placed on the community benefits of the Proposed Development. 

The absence of suitable alternative sites to accommodate the Proposed Development 

11.15 The Application Site and Proposed Development have both been thoroughly tested against 
alternative locations and alternative design options. As it has been demonstrated, the 
Proposed Development can only be accommodated at the Application Site.  

11.16 This conclusion has been reached via a detailed locational and design assessment, 
considering primarily the ecological effects and implications of delivering the Proposed 
Development in an alternative location, or in an alternative layout. Importantly, when assessing 
alternative biodiversity mitigation and enhancements and landscape proposals, the 
development of the masterplan has been ecologically, landscape and visually led with 
embedded mitigation at every step on the way during a highly complex and iterative 
multidisciplinary process. 
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11.17 This assessment is drawn upon and substantiated against NPPF paragraph 180 at Section 8 
of this Planning Statement, demonstrating that significant harm to biodiversity resulting from a 
development can be mitigated. 

Ecological benefits of the Proposed Development 

11.18 The key ecological benefits can be summarised as: 

 Improved lake conditions through the floating reedbeds and aquatic planting (underwater 
and emergent). The plants will remove nutrients from the water, improving its quality; they 
will also increase the amount of habitat for invertebrates and fish, benefitting the birds by 
increasing their food resources. 

 Naturalising the lake bed (less flat and uniform) by creating some deeper areas (as part of 
the works to improve the sailing areas) and more shallow areas and islands will also be 
created. The end result will be more complex and healthy food webs within the lake, with 
clearer, cooler and more oxygenated water during summer. This will also strengthen the 
lake’s natural defences against the potential impacts of climate change (global warming) in 
the future. 

 Improved climate change resilience of Broadwater Lake will help to secure the lake’s role 
in supporting the range of breeding and wintering birds that make the lake (and wider SSSI) 
their home well into the future. 

 Woodland improvements through sensitive management and increased biodiversity, 
conditions and disturbance protection. 

 A comprehensive long-term monitoring programme for water quality has been proposed. 

 Monitoring surveys will continue to be undertaken and shared with stakeholders for both 
breeding and wintering birds.  The results of this monitoring will be utilised to gain valuable 
information on the performance of mitigation and enhancement measures. 

 Long term management of the site will be implemented with a detailed management plan 
prepared and shared with the relevant stakeholders for approval.  

Sustainability measures incorporated into the Proposed Development 

11.19 The key sustainability features are listed below: 

 Energy Strategy: The energy strategy for the site includes: improving fabric thermal 
performance, implementing efficient building services and the use of renewable energy 
sources; generating more energy than it is able to consume with excess energy fed back into 
the national grid; the development produces 13 (1313%) times the energy it consumes; and 
solar PV proposed beyond the requirement of the local policies i.e., approx. 280 MWh 
electricity generation annually.  

 Water efficiency: Flow control devices and water efficient fixtures and fittings will be installed 
in order to reduce internal water consumption. Careful consideration will be given to external 
water efficiency and the opportunity for rainwater harvesting will be explored. 

 Waste and recycling: Adequate facilities will be provided for operational and construction 
related waste, including segregated bins for refuse and recycling. 
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 Materials: Where practical, new building materials will be sourced locally to reduce 
transportation pollution and support the local economy. New materials will be selected based 
on their environmental impact and responsible suppliers will be used where possible. 

 Pollution: Where necessary, noise and air quality mitigation measures have been included 
to reduce pollution to an acceptable level. 

 Flood Risk and SUDs: The Proposed Development will follow the SuDS hierarchy: Into the 
ground (infiltration); To a surface water body; To a surface water sewer, highway drain, or 
another drainage system; To a combined sewer. 

 Biodiversity and ecology: Biodiversity enhancements will be implemented through the 
provision of landscaped areas, and additional tree and shrub planting across the site which 
result in a significant biodiversity net gain.  

 Sustainable construction: The site will closely monitor construction site impacts and a 
Construction Environment Management Plan will be implemented. 

11.20 Based on a number of cumulative factors, this Planning Statement and application has clearly 
demonstrated that very special circumstances exist and that any harm by reason of 
inappropriateness, and other harm can be clearly outweighed by other considerations.   

Impact on the Mid Colne Valley Site of Special Scientific Interest 

Assessment against the Six Principles of the Colne Valley Regional Park 

11.21 Table 7 provides an assessment of the Proposed Development against the Six Principles of 
the Colne Valley Regional Park. It is considered that the Proposed Development aligns wholly 
to and accords with all six principles of the Colne Valley Regional Park, which is an important 
consideration as the backdrop against the following NPPF assessment. 

Assessment against Paragraph 180 of the NPPF 

Alternative Sites 

11.22 As provided above, this application is supported by a thorough Alternative Sites Assessment 
which concludes that there are no alternative sites on which the Proposed Development could 
be delivered. 

Adequately Mitigated and Compensated For 

11.23 As outlined above, the proposed ecological package is set out within the submitted MEMP and 
summarised at paras 8.54 – 8.65 inclusive. These are summarised as: 

 Natural Screening; 

 Restricting Activity; 

 Protecting Sensitive Species; 

 Restricting Access; 

 Design Interventions; 

 Enhancing Naturality; 

 Future Resilience; 
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 Improving Woodland Quality; and 

 Supporting Existing Species. 

11.24 These benefits should be weighted favourably when considering the Proposed Development.  

Planning Balance 

11.25 The Site is within the Colne Valley SSSI and also within the Metropolitan Green Belt. 
Development within these areas are therefore subject to stringent planning policy tests, which 
must be met in order to justify any development within it. As it has been demonstrated within 
this Planning Statement, the scheme is underpinned by an ecologically led and 
environmentally focused approach that respects the sensitive location of the Site and delivers 
significant associated ecological and environmental benefits. These benefits outweigh the 
identified harm to the Green Belt and SSSI, which have been thoroughly and comprehensively 
addressed by this planning application. 

11.26 The Proposed Development can be delivered without compromising the openness of the 
Green Belt. Parts of the Proposed Development that provide space and facilities for outdoor 
sport are appropriate development as defined in Paragraph 149(b) of the NPPF. Moreover, the 
benefits of the Proposed Development clearly outweigh any impact on the features of the Site 
that make it of special scientific interest, and any broader impacts on the national network of 
Sites of Special Scientific Interest, as is required by the NPPF Paragraph 180.  

11.27 The development proposes a considered, sustainable and community-focused development 
that responds directly to the significant environmental constraints posed by the Site. The 
development will result in considerable environmental and social benefits that should not be 
overlooked and afforded significant weight in determining the planning application. 

11.28 On balance, any harm by reason of inappropriateness, and other harm is clearly outweighed 
by other considerations, particularly with regard to the pressing need for the development, the 
environmental and social benefits of the scheme and the absence of any reasonable 
alternatives (SSSI, Green Belt or otherwise) which would be capable of meeting the need with 
less harm. It is therefore concluded that very special circumstances exist, and that planning 
permission should be granted. 

11.29 In line with the requirements of paragraph 148 of the NPPF, the factors relied upon have been 
demonstrated to clearly outweigh any harm as a result of the development, Green Belt or 
otherwise such that Very Special Circumstances exist, and planning permission should be 
granted without delay. 
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12 Planning Obligations 

12.1 Regulation 122 (2) of the Community Infrastructure Levy Regulations 2010 (as amended) 
states that: 

‘A planning obligation may only constitute a reason for granting planning permission for the 
development if the obligation is: 

a) Necessary to make the development acceptable in planning terms;  

b) Directly related to the development; and  

c) Fairly and reasonably related in scale and kind to the development.’ 

12.2 Paragraph 56 of the NPPF states that planning obligations must only be sought where they 
meet all of the tests outlined in Regulation 122 of the Community Infrastructure Regulations, 
as set out above. 

Draft Heads of Terms 

12.3 In line with the CIL regulations and national planning policy guidance, it is anticipated that the 
S106 for the Proposed Development will including the following items: 

 Carbon Offsetting;  
 Travel Plan and Bond;  
 Active Travel;  
 Ecological Management Plan; 
 Employment and Training Plan. 

LBH CIL Charging Schedule 

12.4 LBH adopted its CIL Charging Schedule in July 2014. CIL rates in LBH are set for residential 
uses, supermarkets primarily selling conveniences goods, hotels, offices and industrial 
warehousing.  

12.5 All other forms of development are subject to a nil CIL rate, as such the Development is not 
liable for CIL.   
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13 Summary and Conclusions 

13.1 This Planning Statement has been prepared by Quod, on behalf of the London Borough of 
Hillingdon (LBH) in support of a full planning application for the construction of buildings to 
provide an outdoor activity centre and water based sailing area at Broadwater Lake, Moorhall 
Road, Harefield, UB9 6PE. 

13.2 The Proposed Development will provide a replacement facility of the former Hillingdon Outdoor 
Activity Centre (HOAC) which is located at Dews Lane, UB9 6JN. The existing HOAC site is 
located on the direct route of High Speed Two (HS2), the new high speed rail line connecting 
London, Birmingham and Crewe. The new rail line passes directly through the existing HOAC 
site, which was subject to a Compulsory Purchase Order (CPO) to facilitate the new HS2 route. 
As a result, there is a pressing need to provide a replacement facility within LBH to meet the 
social and community needs previously fulfilled by HOAC. 

13.3 The Site is within the Colne Valley SSSI and also within the Metropolitan Green Belt. 
Development within these areas are therefore subject to stringent planning policy tests, which 
must be met in order to justify any development within it. As it has been demonstrated within 
this Planning Statement, the scheme is underpinned by an ecologically led and 
environmentally focused approach that respects the sensitive location of the Site and delivers 
significant associated ecological and environmental benefits. These benefits are considered 
to outweigh the identified harm to the Green Belt and SSSI, which have been thoroughly and 
comprehensively addressed by this planning application. 

13.4 The Proposed Development can be delivered without compromising the openness of the 
Green Belt. Parts of the Proposed Development that provide space and facilities for outdoor 
sport are appropriate development as defined in Paragraph 149(b) of the NPPF. Moreover, the 
benefits of the Proposed Development clearly outweigh any impact on the features of the Site 
that make it of special scientific interest, and any broader impacts on the national network of 
Sites of Special Scientific Interest, as is required by the NPPF Paragraph 180.  

13.5 The development proposes a considered, sustainable and community-focused development 
that responds directly to the significant environmental constraints posed by the Site. The 
development will result in considerable environmental and social benefits that should not be 
overlooked and afforded significant weight in determining the planning application. 

13.6 On balance, any harm by reason of inappropriateness, and other harm is clearly outweighed 
by other considerations, particularly with regard to the pressing need for the development, the 
environmental and social benefits of the scheme and the absence of any reasonable 
alternatives (SSSI, Green Belt or otherwise) which would be capable of meeting the need with 
less harm. It is therefore concluded that very special circumstances exist, and that planning 
permission should be granted. 
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Meeting notes   

 

Hillingdon Water Sports Facility & Activity Centre - Pre-application 
Meeting 1 
   

Project: Hillingdon Water Sports Facility  
     

 Date: 20 January 2023 
Location: Hillingdon Civic Centre, High St, 

Uxbridge, UB8 1UW 
 Time: 11:00 

     

Attendees:   From:  
Michael Briginshaw (MB)  LB Hillingdon Planning 
Julia Johnson (JJ)  LB Hillingdon Planning 
Mandip Malhotra (MM)  LB Hillingdon Planning 
Michael Naughton (MN)  LB Hillingdon Capital Works 
Richard Weston (RW)  LB Hillingdon Capital Works  
Richard Densham (RD)  Mace (Project Manager)  
Peter Owens (PO)  Colour (Masterplan/Landscape Architects) 
Angie Fenton (AF)  Quod Planning 
Tom Hopkins (TH)  Quod Planning 
 

1 Introduction 

2 Background Action 
2.1 AF provided a background to proposed development and presented a series of 

slides to Officers, advising that the Hillingdon Outdoor Activity Centre (HOAC) 
closed in October 2020 when the HS2 Compulsory Purchase Order came into 
force. Prior to this and in the years after, HOAC, LBH and HS2 have been 
searching for a site to relocate HOAC. HS2 has a statutory duty to find a relocation 
site but this has been difficult given the bespoke requirements of the centre.  The 
existing Broadwater Lake Sailing Club would also relocate to the south, which 
would free up their site for ecological mitigation.  The new facility would be known 
as the Hillingdon Watersports Facility and Activity Centre (HWSFAC). 

2.2 AF also summarised Paragraph 180 of the NPPF which sets out the hierarchy for 
dealing with planning applications that impact a SSSI (avoidance, mitigation, 
compensation) and the methodology carried out for the Alternative Sites 
Assessment, advising that Natural England have agreed to this methodology in 
principle.  

2.3 MM queried why Little Britain was not long listed. MN advised that this site is not 
deep enough and therefore was not considered as an alternative within the 
assessment.  
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3 Key Planning Considerations 
Site of Scientific Interest (SSSI) 
3.1 AF advised that the Mid Colne Valley SSSI is designated for its ornithological 

interest, particularly for the diversity of breeding woodland and wetland birds, and 
for the numbers of wintering wildfowl.  

3.2 AF advised that given the requirements of the HWSFAC, it was extremely difficult 
to find a site which meet the criteria, particularly a waterbody next to land which is 
large enough to accommodate the facility. The alternative sites assessment 
concludes that the only available and deliverable site with all necessary 
characteristics is Broadwater Lake. This was noted by Officers.  

3.3 AF explained that extensive ecological surveys (water and land based) of the Site 
have been carried out and are almost completed. AF advised that the planning 
application will include a Mitigation, Enhancement and Management Plan (MEMP) 
which will be agreed with Natural England in advance of submission. AF explained 
that this is relevant as the current site owners do not properly manage the SSSI 
and it is not in good condition. The MEMP will set out how the impacts of the 
proposed development on the SSSI will be mitigated, how the SSSI will be 
enhanced from its current state and how the SSSI will be managed over a 50-year 
(or longer) period. This was agreed by Officers. 

Green Belt 
3.4 JJ advised that all of the development will not be “appropriate” with regard to Green 

Belt Policy. AF agreed that the change of use of the land for outdoor sports and 
recreation and the creation of a sailing and rowing area on the lake would be 
appropriate under NPPF paragraph 149(b) provided that it preserves the openness 
of the Green Belt and does not conflict with the purposes of including land within 
it. However, AF acknowledged that “very special circumstances” (VSC) must be 
demonstrated for those parts that are “inappropriate development”, such as the car 
parking area and buildings. The VSC case is being developed but will likely include 
the social benefits of the facility and the environmental benefits of the ecological 
management and mitigation plan, which, cumulatively, will amount to the 'very 
special circumstances'. Officers noted this.  

3.5 AF also advised that that the proposed development will enhance this part of the 
Green Belt, providing a multi-functional sport and recreational centre which is 
compliant with London Plan Policy S5.  

Community Uses 
3.6 AF highlighted that since the HOAC closed in October 2020, there is a need for a 

new facility. This was accepted by Officers. 

3.7 AF noted that the proposal will bring significant socioeconomic benefits to the area 
which will be set out within the planning application.   
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4 Other Development Management Considerations 
Design  
4.1 PO presented the constraints plan and explained how this will be used to 

contextualise and inform design. Key principles include enhancement of existing 
ecological assets and wildlife features in shallow areas to create a ‘protective zone’ 
for biodiversity. 

4.2 MN noted that the delivery of new island may inhibit usability of the beach areas. 
PO responded that the design is a work in progress and is evolving as additional 
survey data is collected. AF reiterated that design workshops are ongoing, and the 
design remains in development stage.  

4.3 RW confirmed that the buildings would be low-rise, functional and traditional brick 
buildings with roof capacity to deliver PV arrays. JJ queried whether the sailing 
club would benefit from their own clubhouse. RW responded that it would be one 
building but “semidetached”, partly used by Broadwater Lake Sailing Club and 
partly used by HOAC.  

4.4 PO confirmed that permeable surfaces across the development would be 
maximised and that all boat parking will be soft (not on hardstanding). 

4.5 MN advised Officers that LBH Members will not accept boat parking and storage 
anywhere other than near the water, due to the difficulty in manoeuvring boats to 
the water. Officers noted this. 

4.6 MM queried when the ecological and topographical work to inform the next phase 
of design will be completed. AF confirmed that the ecology PEA will be ready in 
January 2023 with the final surveys completed in late February 2023.  

4.7 RW highlighted the former / historic quarry use of the Site involved use of concrete 
which remains throughout the site. PO noted that opportunities to repurpose 
existing infrastructure would be explored, where possible.  

Highways  
4.8 There was a discussion on highways particularly with regard to how the site would 

be used. RW advised that busses would drop off and pick up children with parents 
sometimes collecting by car. RW advised that cars and coaches will not be able to 
access the site and people will use a pedestrian path for the last part of the journey.  
JJ noted that whilst the specific vehicle use of the Site is not yet known, 
consideration should be given to the parking areas and management of vehicular 
access to the centre, noting that there is potential for conflict between the 
movement of vehicles (although theoretically limited to staff and disabled persons) 
and the proposed recreational uses (including the camping area and activity 
shelters). RD noted that for school purposes, coaches would need 11no. bays.  

4.9 PO advised that parking would be limited and sensitively designed to reflect 
constraints and ecological function of the Site. Post meeting note: A Parking 
Management Plan should form part of the transport information to be 
submitted. 
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4.10 MM queried additional movements and queried whether the TA would include 
TRICS calculated trip rates or occupier information. AF advised that this would be 
confirmed post meeting. Post meeting note: Robert West as transport 
consultant confirmed that occupier information would be used.  

Drainage  
4.11 MM noted that the Site is in Flood Zones 2 and 3 which is sensitive to the proposed 

use.  

4.12 AF responded that the application would be supported by a Flood Risk Sequential 
Assessment, Flood Risk Assessment and Drainage Strategy.   

5 Public and Stakeholder Consultation 
5.1 RW confirmed that is the Applicant’s intention to run an initial local planning 

consultation in Hillingdon in mid-February 2023. 

5.2 MM queried the extent of the proposed communications strategy with statutory 
consultees. AF advised that early engagement with Natural England has begun 
and that pre-submission discussions will be held with the Canal River Trust, GLA, 
Wildlife Trust (WLT) and Environment Agency. Officers supported this approach.  

5.3 RW advised that the WLT will be invited to form part of the management group for 
the SSSI in the future.  

6 EIA Scoping Update  
6.1 AF advised that all matters will be scoped out of the EIA aside form ecology and 

water resources. MM suggested inclusion of arboricultural matters, contamination 
(as a search has raised that it may have a historic landfill use) and views. AF 
responded that the EIA Scoping Opinion Request would be submitted in February 
and will set out justification why arboricultural matters, contamination and views 
should not be included. MM noted this.  

6.2 MM advised that the Council’s ecologist and other technical officers will be 
conflicted and that all technical documents and any EIA documents will therefore 
require outsourcing. MM advised that this will result in the need for an Extension 
of Time beyond the 5 week statutory period to respond to an EIA Scoping Request. 
AF noted this and agreed that the request was reasonable.  

7 Planning Obligations  
Section 106 
7.1 MM advised that Heads of Terms will likely include Carbon Off-setting; Air Quality 

Contributions; Travel Plan and Bond; Active Travel; Ecological Management Plan. 

7.2 A discussion was had on whether Employment and Training would form part of the 
Heads of Terms, however it was felt that the development would require specialist 
skills and it may not be possible to meet the requirements of an Education and 
Training Plan. Post meeting note: LBH Officers would recommend that the 
Applicant Team engages with the Economic Development Team on this. 
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Nigel Cramb (ncramb@hillingdon.gov.uk) and Sheryl Dixon 
(sdixon@hillingdon.gov.uk) are the points of contact. 

7.3 Officers noted Section 278 would be dependent on the impact on the local road 
network, access design etc. 

7.4 AF responded that this would become apparent at detailed design phase. 

8 Supporting Documents 
8.1 It was agreed that the full planning application will be supported by the following 

documentation as set out in the Planning Deliverables Schedule submitted with the 
pre-application submission. 

8.2 MB advised that an Inclusive Design Statement (either a dedicated document or 
included within the Design and Access Statement), Transport Assessment (rather 
than Transport Statement), Archaeological Assessment, Fire Statement, detailed 
Construction Environmental Management Plan (CEMP) and Contamination 
Investigation Report would also be required. Post meeting note: A Parking 
Management Plan is also required. 

9 AOB  
9.1 There was a discussion on the proposed land use. All agreed that given the mix of 

uses proposed, including a “residential” or “hostel” element, the development 
would have a sui generis use.  

9.2 TH and MB agreed that minutes would be agreed and circulated to all following the 
meeting. 

Meeting ends 12:20pm 
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Place Directorate 

Hillingdon Civic Centre, High Street, Uxbridge, UB8 9ST 

planning@hillingdon.gov.uk 

01895 250230 

www.hillingdon.gov.uk 

Mr Lewis Jenkins 

Quod 

8-14 Meard Street 

London 

W1F 0EQ 

 

Officer: Michael Briginshaw 

Email: planning@hillingdon.gov.uk  

Tel: 01895 250230 

Ref: 2382/APP/2023/525 

 

 

Dear Mr Jenkins,                19th May 2023 

Town and Country Planning Act 1990 (as amended) & Town and Country Planning 
(Environmental Impact Assessment) (England & Wales) Regulations 2017 (as amended) 
(herein 'EIA Regs 2017') 

Scoping Opinion - Hillingdon Water Sports Facility and Activity Centre, Broadwater 
Lake 

I refer you to the above matter with respect to the request for a Scoping Opinion from the 
Hillingdon Council Local Planning Authority. The following documentation was submitted with 
the request: 

- Q220454 EIA Scoping Report Cover Letter (Dated 22nd February 2023); 

- Q220454 EIA Scoping Report (Dated February 2023); and 

- Scoping Report Addendum Note (Dated April 2023). 

The proposed development 

The applicant, Hillingdon Council, proposes to submit a planning application for a development 
which is summarised as follows: 

Construction of buildings to provide an outdoor activity centre and a waterbased sailing and 

rowing area to create the Hillingdon Watersports and Activity Centre including access, car 

parking, landscaping and associated works. 

The detailed description of development in paragraph 1.4.6 of Appendix A: Arup’s 

Environmental Impact Assessment Scoping Opinion. 

Aspects of the environment likely to be significantly affected (the Scoping Opinion) 

The letter sets out the Scoping Opinion in relation to the 'Scoping Report', taking into account 
the observations of the various statutory and non-statutory consultees. 

Please be advised that the scope of the EIA will need to be kept under review and modified, 
for example, if there is a material change in the project or baseline conditions, if new 
information comes to light and/or new environmental impacts are identified that have the 
potential to be significant. 

 

mailto:planning@hillingdon.gov.uk


 

2 
 

Place Directorate 

Hillingdon Civic Centre, High Street, Uxbridge, UB8 9ST 
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Scoped Out: 

The topics which are agreed to be ‘scoped out’ are listed as follows: 

• Socio-economics; 
• Noise and Vibration; 
• Air Quality; 
• Climate Change; 
• Traffic and Transport; 
• Cultural Heritage – Archaeology; 
• Cultural Heritage – Built Heritage; 
• Agriculture and Soils; 
• Light Pollution; 
• Wind, Daylight, Sunlight and Overshadowing; 
• Solar Glare and Glint; 
• Human Health; 
• Materials and Waste; 
• Vulnerability to Major Accidents and Disasters; 
• Energy and Sustainability; 
• Utilities; 
• Aviation; and 
• Electromagnetic interference. 

Based on the information provided in the Scoping Report, consideration of likely effects during 
both the construction and operation of the proposed development, and the subsequent 
comments included in this Scoping Opinion, it is considered that the above topics can be 
scoped out. The justification for scoping out these topics is reported in more detail in Appendix 
A. 

Scoped In: 

The topics which are agreed to be ‘scoped in’ are listed as follows: 

• Biodiversity; 
• Water Resources and Flood Risk; 
• Ground Conditions and Contamination; and 
• Landscape and Visual. 

Based on the information provided, it is considered that there are likely to be significant effects 
associated with Biodiversity, Water Resources, Flood Risk, Ground Conditions and 
Contamination, and Landscape and Visual. The technical assessment process and results for 
each of these topics should be reported in the ES. 

The justification for scoping in these topics is contained within the Scoping Report. Relevant 
additions or variations required from the information contained within the Scoping Report are 
reported in detail in Appendix A. 
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The applicant is encouraged to read and consider comments received from all consultees 
which are available at Appendix B. 

I trust the above clearly sets out the Scoping Opinion of Hillingdon Council. However, should 
there be any matters arising, please do not hesitate to contact us. 

Yours sincerely, 

 

Julia Johnson 

Director of Planning, Regeneration and Public Realm 

On behalf of the Council 
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Appendix A: Arup’s Environmental Impact Assessment Scoping Opinion 

Please see document appended separately. 
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Appendix B: Consultation Responses 

Please see document appended separately. 
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1. Introduction 

1.1 Background 

1.1.1 Ove Arup & Partners Limited (‘Arup’) has been appointed by Hillingdon Council 

Strategic and Major Applications Team (‘HC’), as the Local Planning Authority 

(‘LPA’), to provide technical support responding to a request by Hillingdon Council 

Development Team (the ‘Applicant’), for a Scoping Opinion under Regulation 15 of the 

Town and Country Planning (Environmental Impact Assessment) Regulations 20171, as 

amended2 (‘the EIA Regulations’). Under the EIA Regulations, where a Scoping 

Opinion has been issued, an Environmental Statement (ES) must be based on that 

opinion. 

1.1.2 The Scoping Opinion has been requested in relation to the proposed redevelopment of 

approximately 80 hectares (ha) of land located at Broadwater Lake, Moorhall Road in 

the borough of Hillingdon.  

1.1.3 This Scoping Opinion stipulates the information to be provided in the ES. It is based on 

the contents of the Scoping Report prepared by Quod that was validated by the LPA on 

23 February 2023 (reference: 2382/APP/2023/525) (the ‘Scoping Report’) as well as the 

‘Addendum to EIA Scoping Report – Hillingdon Water Sports Facility and Activity 

Centre’ (the ‘Scoping Report Addendum’) received on 25 April 2023. This Scoping 

Opinion should be read in conjunction with the Scoping Report and Addendum. 

1.1.4 This Scoping Opinion has adopted the overall approach that, subject to the comments 

contained herein, the scope, methodology and approach proposed in the Scoping Report 

is deemed to be appropriate and should be followed by the Applicant. For those topics 

scoped in, any required additions and variations are provided in a table on a topic sub-

topic basis. The sub-topics mirror those identified in the Scoping Report, with additional 

sub-topics included, where relevant. 

1.1.5 The information contained within this Scoping Opinion is based upon that available at 

the time of preparation. Should the development proposals change, or additional 

consultation responses be received, this may require a re-evaluation of the proposed EIA 

scope. 

1.2 Structure of this Scoping Opinion 

1.2.1 This Scoping Opinion is structured as follows: 

• Section 1 provides a summary of the proposed development and responses received 

to the Scoping Report consultation. 

• Section 2 discusses the scope and content of the introductory ES chapters, the 

Cumulative Effects Assessment (CEA) and other environmental aspects that sit 

outside the EIA scoping process but will inform the proposed development design, 

ES and technical assessments. 

 

1 The Town and Country Planning (Environmental Impact Assessment) Regulations 2017 

Available at: http://www.legislation.gov.uk/uksi/2017/571/contents/made [Accessed May 2023] 
2 The Town and Country Planning and Infrastructure Planning (Environmental Impact Assessment) (Amendment) Regulations 2018 Available at: 

https://www.legislation.gov.uk/uksi/2018/695/regulation/2/made  [Accessed May 2023] 

http://www.legislation.gov.uk/uksi/2017/571/contents/made
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• Section 3 provides commentary on topics to be scoped out of the ES, either as a 

result of justification provided within the Scoping Report, or from the views of the 

LPA, Arup as its advisor for selected environmental topics and statutory consultees. 

• Section 4 presents the general EIA and topic requirements to be included within the 

ES and identifies where additional aspects beyond those stated in the Scoping 

Report are required. 

1.3 EIA scoping requirements 

1.3.1 The EIA Regulations require the following information when seeking a Scoping 

Opinion: 

“Scoping opinions of the local planning authority 

15.—(1) A person who is minded to make an EIA application may ask the relevant planning 

authority to state in writing their opinion as to the scope and level of detail of the information to 

be provided in the environmental statement (a “scoping opinion”). 

(2) A request under paragraph (1) must include— 

(a) in relation to an application for planning permission— 

(i) a plan sufficient to identify the land; 

(ii) a brief description of the nature and purpose of the development, including its 

location and technical capacity; 

(iii) an explanation of the likely significant effects of the development on the 

environment; and 

(iv) such other information or representations as the person making the request may 

wish to provide or make;” 

1.3.2 In terms of the Scoping Opinion, subsection 15 (6) of the EIA Regulations requires the 

following: 

“(6) Before adopting a scoping opinion the authority must take into account— 

(a) any information provided by the applicant about the proposed development; 

(b) the specific characteristics of the particular development; 

(c) the specific characteristics of development of the type concerned; and 

(d) the environmental features likely to be significantly affected by the development.” 

1.4 The proposed development 

1.4.1 The area of land proposed for redevelopment (the ‘site’) is bound by the river Colne to 

the north and west, the London Loop/Colne Valley trail and Grand Union Canal to the 

east and Harefield Moor Lake to the south. South Harefield village is located 

immediately east of the Grand Union Canal and Uxbridge town is approximately 5km 

south of the site.  

1.4.2 The area of the site known as the ‘south parcel’ is bound by Harefield Moor Lake to the 

north, Moorhall Road to the south and Korda Lake to the west. The High Speed Two 

(HS2) construction site is also located to the west. 

1.4.3 The area of site known as the ‘east parcel’ is bound by the Grand Union Canal to the 

west, a logistics site to the south and South Harefield to the east. 
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1.4.4 The proposed planning application boundary is shown in Figure 1.2 of the Scoping 

Report. The ES figure should be updated to show to location of the various parcels, i.e., 

‘south parcel’ and ‘east parcel’ within the planning application site.  

1.4.5 The site currently comprises Broadwater Lake (approximately 62ha) which includes a 

peninsula to the south and ‘lagoon’ to the east of the peninsula, and a number of smaller 

islands bordered by trees and scrubs. The site also includes an area of land to the north 

which includes several small buildings, comprising the Broadwater Sailing Club (BSC) 

and Broadwater Rowing Club (BRC) club house, an unnamed access road and a single 

carriageway bridge over the Grand Union Canal. 

1.4.6 A full planning application will be submitted to seek permission for: 

• a new water sports facility and activity centre (up to two storeys with a maximum 

height of 6.2 metres (m)) that will be a new base for the Hillingdon Outdoor 

Activity Centre (HOAC) (currently located approximately 1.5km south of the site 

and closed since October 2020), BSC and BRC (currently located in the north of the 

site and operational) to be located in the north-western corner of the peninsula – this 

building will also be used for staff accommodation between April and September; 

• up to three new pontoons proposed in the lake to the north of the main building – it 

should be specified whether these pontoons will be fixed or floating; 

• one rowing boat shed located in the north of the peninsula; 

• up to 400 boat parking spaces located in the north and east of the peninsula (to be 

used year-round); 

• one workshop for the maintenance, repair and storage of equipment located in the 

east of the peninsula (to be used year-round) – the height of this workshop should be 

specified; 

• an open activity area, camping ground and specific areas for activities located in the 

south of the peninsula to be used from April to September; activities in these areas 

will include high ropes, low ropes, zip wires and other woodland-based activities; 

• seven open-sided, steel frame covered activity shelters to support land activities; 

• up to 150 vehicle parking spaces and coach parking located at the southern extent of 

the peninsula; 

• a stand-alone hut with facilities for anglers comprising accessible toilet located in 

the south of the peninsula; 

• a new energy centre to include all central plant associated with the mechanical and 

electrical services, located in the east of the peninsula; 

• photovoltaic panels located at both ground and rooftop locations; and; 

• demolition of the existing BSC club house and removal of associated single-storage 

buildings at the north of the site. 

1.4.7 Access to the development will be from the existing Moorhall Road in the south of the 

site. The existing access road will be subject to the following improvements: 

• become a two-way road; 
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• an extension through the east side of the peninsula and split in the north to the east 

and west; 

• parallel pedestrian footpath from the entrance of the car park to the primary 

facilities; and 

• enhanced T-junction improvements. 

1.4.8 The horizontal steel section of the existing bridge over the Grand Union Canal will be 

removed and potentially refurbished or completely replaced if necessary. 

1.4.9 In addition to the above, the proposed development will also involve physical works to 

Broadwater Lake including: 

• extension to peninsula, islands and other modifications to lakeside habitats; and 

• localised dredging to increase lake depth and facilitate sailing from launch locations. 

1.4.10 The proposed development chapter of the ES should: 

• include greater detail on the proposed landscaping plans, i.e., location and species of 

tree planting and habitat creation; 

• clarify if the activities on site, once the proposed development is operational, are a 

like-for-like replacement or if activity levels are anticipated to significantly increase. 

1.4.11 The proposed construction programme is anticipated to be approximately 18 months 

with the completed development expected to open towards the end of 2024 (Q4 2024). 

The proposed construction programme should be reviewed and updated to align with the 

timing of the planning submission and ensure assessments reflect the latest timescales.  

1.5 Consultation 

1.5.1 Consultation undertaken by the LPA on the Scoping Report is summarised in Table 1 

and is reflected in this Scoping Opinion. Full consultation responses are set out in 

Appendix B and any further responses will be forwarded to the Applicant for 

consideration in the preparation of the ES. 

Table 1 Summary of consultation responses to the EIA Scoping Report  

Consultee Summary of response (italic text denotes direct quotation) 

Hillingdon Council 

Air Quality 

The air quality assessment should include consideration of potential effects from dust, 

particulate matter and construction traffic/plant emissions. An air quality neutral and air 

quality positive assessment should be prepared.  

Hillingdon Council 

Noise 

Agree that noise and vibration can be scoped out of the EIA and a stand-alone assessment 

should be submitted. 

Urban Design Officer 

Summary of key points: 

• The EIA needs to include a thorough evaluation of the landscape character identifying 

inherent attributes […] will form the preliminary stages of the LVIA with assessment of 

the sensitivity of the site and its robustness to change that are derived from the landscape 

value of the site. 

• It should be demonstrated that the scale and extent of development within the site are 

sensitive to the location and designed to avoid or minimise adverse impacts on the 

designated areas. 

• The LVIA should also include an assessment from a viewpoint from the Old Orchard 

Pub.  
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Consultee Summary of response (italic text denotes direct quotation) 

• All three viewpoints should be presented as verified visualisations of the scheme in 

accordance with the Landscape Institute’s guidance note. 

Three Rivers District 

Council 
No comments received. 

Buckinghamshire 

Council 
No comments received. 

Natural England 

Summary of key points: 

• Potential impact of the proposal upon sites and features of nature conservation interest 

and opportunities for nature recovery and biodiversity net gain should be included in the 

assessment. 

• The ES should include a full assessment of the direct and indirect effects of the 

development on the features of special interest within the SSSI and identify appropriate 

mitigation measures to avoid, minimise or reduce any adverse significant effects. The 

consideration of likely significant effects should include any functionally linked land 

outside the designated site. 

• The ES should consider any impacts upon local wildlife and geological sites, including 

local nature reserves […] set out proposals for mitigation of any impacts and if 

appropriate, compensation measures and opportunities for enhancement and improving 

connectivity with wider ecological networks. 

• The ES should assess the impact of all phases of the proposal on protected species 

(including, for example, great crested newts, reptiles, birds, water voles, badgers and 

bats). 

• The area likely to be affected by the development should be thoroughly surveyed by 

competent ecologists at appropriate times of year for relevant species and the survey 

results, impact assessments and appropriate accompanying mitigation strategies 

included as part of the ES. 

• The ES should consider potential impacts on access land, common land and public rights 

of way. 

• The following issues should be considered and, where appropriate, included as part of 

the ES: 

− The degree to which soils would be disturbed or damaged as part of the development.  

− The extent to which agricultural land would be disturbed or lost as part of this 

development.  

• The ES needs to take account of any strategic solutions for nutrient neutrality or Diffuse 

Water Pollution Plans. 

• Consider environmental initiatives and priorities to enhance the environmental quality of 

the development and deliver wider environmental gains. 

High Speed Two  

Summary of key points: 

• Consideration should be given to the publicly available, relevant HS2 ecological survey 

and monitoring data, notably in relation to bats, waterfowl and breeding birds. 

• Areas of proposed land reclamation / island creation partially clash with HS2’s proposed 

gravel areas/rafts – the design and areas of habitat creation should be developed in 

consultation with HS2 to ensure HS2 remain compliant with its own environmental 

obligations.  

• General consistency review needed in the overall reporting of potential impacts on 

various protected species to ensure likely significant effects are clear.  

• Traffic management should be coordinated with HS2 contractors, with engagement to be 

specifically undertaken in relation to utility connections. 

Environment Agency 

Summary of key points: 

Flood risk 

• stronger wording and discussion around the impact of climate change.  

Ecology 
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Consultee Summary of response (italic text denotes direct quotation) 

• Construction and operational impacts to the SSSI will need to be carefully considered 

within the Mitigation Enhancement and Management Plan and should be agreed with 

both Natural England and Herts and Middlesex Wildlife Trust. 

• The development should provide all evidence that every measure to avoid the use of this 

significant site as part of any planning application proposed. Without this evidence, it is 

likely that the application will be refused due to its impact on nature conservation. 

• […] a water vole survey was undertaken in November 2022. This is not the optimal 

survey season for this species and further surveys will be required to support the EIA. 

• Surveys for all species may require updating to ensure they meet the CIEEM validity 

guidelines. 

• Water Framework Directive Assessment is required for this development. 

Contamination 

• Developers should ensure that all contaminated materials are adequately characterised 

both chemically and physically in line with British Standards. 

• If the total quantity of hazardous waste material produced or taken off-site is 500kg or 

greater in any 12-month period, the developer will need to register with the EA as a 

hazardous waste producer. 

Waste 

• All material deposited within the historic landfill remains controlled waste and must 

comply with waste legislation. 

• Any import or alteration of the landform or piling within the waste should be regarded as 

a waste activity and requires an environmental permit. 

• […] dredging, creation of new land and islands…will require Environmental Permits 

from the EA. 

• […] strongly recommend the use of flood resilience measures. 

Thames Water 

Summary of key points: 

Waste 

• Consider the development’s demand for Sewage Treatment and network infrastructure 

both on and off site and can it be met. 

• Consider the surface water drainage requirements and flood risk of the development both 

on and off site.  

• Build – out/ phasing details to be provided to ensure infrastructure can be delivered 

ahead of occupation. 

• Consider the piling methodology and whether it will adversely affect neighbouring utility 

services. 

Water 

• Water supply is covered by the Affinity Water Company. 

• The development boundary falls within a Source Protection Zone for groundwater 

abstraction. The EA’s approach to groundwater protection should be acknowledged. 

Transport for London 

Summary of key points: 

• A full Heathy Streets Transport Assessment (TA) should be undertaken. This should 

include an Active Travel Zone (ATZ) assessment. 

• The proposed development should seek to connect, and where possible, enhance the 

existing active travel network. 

• A robust multi-modal trip generation should be included within the TA… contributions 

towards mitigating the impact of the proposed development on the surrounding transport 

network may be required in line with Policy T4. 

• A Stage 1 Road Safety should be undertaken for any changes proposed to the vehicle 

access. 

• Proposed access should be designed in line with the Mayor’s Healthy Streets approach. 

• The quantum of car parking provision at this site should seek to support a strategic modal 

shift, as identified in Policy T1. A reduction in the quantum of car parking is sought. 
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Consultee Summary of response (italic text denotes direct quotation) 

• Cycle parking should be provided in line with the standards identified within Policy T5 

of the London Plan and London Cycle Design Standards (LCDS), referred to in Policy 

T5. 

• A framework construction logistics plan (CLP) should be provided. This should contain 

detail on the measures that will be implemented to ensured that the proposed construction 

will not impact on the safe and efficient operation of the adjoining transport network. It 

should also demonstrate how construction activity will be carried out in accordance with 

the Mayor’s Vision Zero and Healthy Streets approach. 

• An outline Delivery and Servicing Plan (DSP) should be provided. 

• A framework Travel Plan for all proposed uses should be provided. 

Heathrow Airport  

Any proposal that incorporates wind turbines must be assessed in more detail to determine 

the potential impacts on aviation interests. This is explained further in Advice Note 5, 

‘Renewable Energy & Impact on Aviation’ (available at http://www.aoa.org.uk/policy-

campaigns/operations-safety/). 

Civil Aviation 

Authority 
No comments received. 

Historic England 

Summary of key points: 

• […] it should be possible to avoid a significantly adverse impact on archaeology but 

further information would be needed to inform a planning application and decision. 

• […] the following further studies should be undertaken to inform the preparation of 

proposals and accompany a planning application: 

Evaluation 

• Archaeological field evaluation involving exploratory fieldwork to determine if 

significant remains are present on site and if so, to define their character, extent, quality 

and preservation. 

Desk Based Assessment 

• A report to inform planning decisions using existing information to identify the likely 

effects of the development on the significance of heritage assets, including considering 

the potential for new discoveries and effects on the setting of nearby assets. An 

assessment may lead on to further evaluation and/or mitigation measures. All desk-based 

assessments should include a search of the Greater London Historic Environment 

Record. 

• […] include maps with a survival and geo-archaeological deposit model. Boreholes and 

geotechnical information will be invaluable and if undertaken for the application should 

be monitored by an archaeologist. 

• HS2's previous investigations and modelling in the Colne Valley should be examined as 

should evidence for the patterning of previous discoveries in relation to historic 

topography/geology to highlight areas of particular potential. 

Colne Valley 

Regional Park 

Summary of key points: 

• Broadwater Lake is of national and regional importance for nature conservation. 

• Recreation will have a severe impact on biodiversity. 

• The previous application at Denham Quarry, was a far better option, merely requiring a 

few, very minor adjustments. 

• Future sailing and rowing activities will be based in the southern part and use most of 

the lake, but this appears to be the more sensitive part of the SSSI…will be more intense 

and have a much larger impact on the ecology, particularly on overwintering birds. 

• The proposal does not comply with the National Planning Policy Framework with 

particular reference to Policy 174. 

Herts and Middlesex 

Wildlife Trust 

• Further information on the alternative sites assessment should be provided to justify 

suitability of the site and proposed design. 

Canal & River Trust 

Summary of key points: 

• The Trust agree with […] approach taken with regards to the matters proposed to be 

scoped in and those which will be addressed separately as part of any future submission, 

or the methodologies and baselines proposed for assessments. 

http://www.aoa.org.uk/policy-campaigns/operations-safety/
http://www.aoa.org.uk/policy-campaigns/operations-safety/
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Consultee Summary of response (italic text denotes direct quotation) 

• As part of any future planning application the Trust will require further details on the 

works proposed. This further detail should address matters such as the potential impacts 

on the character and appearance of the waterway, navigational safety, structural 

integrity, biodiversity, and accessibility. 

Utility providers 

(Cadent Gas) 
Agree with proposed scope. 

Broadwater Sailing 

Club 
No comments received. 

Harefield Tenants 

and Resident’s 

Association 

If it truly follows Town and Country planning rules then it will be a good facility but it will 

lead to increased traffic and noise in the area that must be controlled well. There will be 

areas of wildlife habitat that is destroyed so wildlife must be protected from pollution and 

noise. 

Gerrards Cross & 

Uxbridge District 

Angling Society 

No comments received. 

British Carp Study 

Group 
No comments received. 
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2. EIA process requirements 

2.1 EIA methodology 

2.1.1 EIA methodologies should adhere to the EIA Regulations and best practice EIA and 

topic-specific guidance, where available. With respect to the non-technical elements of 

the ES, the comments contained in this Scoping Opinion have been informed by the 

Institute of Environmental Management and Assessment (IEMA) ES Review Criteria3 

and the EC Guidance on EIA: EIS Review4.   

2.1.2 The EIA must clearly evaluate the sensitivity of the baseline environment. It must also 

clearly define the methods for establishing the magnitude of effects on the receiving 

environment. 

2.1.3 The determination of significance should be informed by current best practice guidance 

and should be clearly explained and justified within the ES. 

2.1.4 The geographic extent, duration, frequency, reversibility and probability of occurrence 

of each effect should be identified. 

2.1.5 The terminology used in the ES should be consistent throughout. 

2.1.6 In line with the EIA Regulations, the ES should make it clear that the assessment has 

been undertaken by competent experts5. 

2.2 Alternatives and design evolution 

2.2.1 The ES should include a full description of the main alternatives considered with 

reference to alternative sites, layouts and designs and how environmental considerations 

have influenced the evolution of the design process and selection of the preferred option 

to be taken forward. 

2.2.2 The ES should clearly state how the design has been developed to minimise the 

environmental impact and, where possible, deliver environmental enhancements. There 

should be a clear description set out in the Alternatives Sites Assessment (Section 4.5 of 

the Scoping Report) of how environmental factors have influenced the EIA process, 

selection of the preferred design option. 

2.2.3 All environmental enhancements and embedded and additional mitigation measures 

should be clearly described with details provided on how they will be delivered, secured 

and where necessary, monitored. 

2.3 Covid-19 

2.3.1 It is possible that the recent Covid-19 government restrictions have affected the 

collection of baseline information or the results of the baseline surveys information i.e., 

these may not reflect the typical situation, for example in the case of air quality. Where 

this is the case, or alternative sources of data need to be used, this should be clearly 

 

3 IEMA (June 2016) EIA Quality Mark: Applicant Guide. Available at: 

https://www.iema.net/assets/newbuild/documents/EIA%20Quality%20Mark_Applicant%20Guide%20June%202016%20V6.pdf 

4 European Commission (2001) Guidance on EIA: EIS Review. Available at: http://ec.europa.eu/environment/archives/eia/eia-guidelines/g-review-

full-text.pdf  

5 Regulation 18(5) of the EIA Regulations requires that the Applicant ensures that the ES is undertaken by competent experts and that the ES is 

accompanied by a statement from the Applicant outlining the relevant expertise or qualifications of such experts. 

https://www.iema.net/assets/newbuild/documents/EIA%20Quality%20Mark_Applicant%20Guide%20June%202016%20V6.pdf
http://ec.europa.eu/environment/archives/eia/eia-guidelines/g-review-full-text.pdf
http://ec.europa.eu/environment/archives/eia/eia-guidelines/g-review-full-text.pdf
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identified within the technical assessments relying upon this data and any assumptions or 

limitations clearly stated within the relevant technical ES chapter.  

2.3.2 Should alternative sources of baseline data not be available, then the proposed approach 

or any assumptions made should be agreed with the relevant statutory consultees. 

2.4 Mitigation 

2.4.1 The proposed development ES chapter should include a full description of any 

mitigation measures that are considered to be embedded within the design. The ES 

should be clear what proposed mitigation the Applicant has made a binding commitment 

to, distinct from potential measures or aspirations which should not be relied upon in the 

technical assessments. All incorporated or embedded mitigation, as well as enhancement 

measures, should be clearly highlighted as part of the description of the proposed 

development. This is important in demonstrating how the scheme design and related 

construction and operational management arrangements have responded to anticipated 

effects and environmental conditions. 

2.4.2 With respect to any supplementary mitigation, the means by which this will be secured 

and implemented during demolition, construction and operation should be clear. The ES 

should comment on the certainty of the mitigation measures proposed in terms of 

deliverability and performance. 

2.4.3 The proposed development ES chapter should include key or outline construction 

mitigation and management controls and how they will be applied. As well as related to 

terrestrial construction activities, details should be provided on how the main activities 

associated with dredging will be managed and controlled, and how the dredged material 

will be transported, stored and used to create additional areas of land, as described in 

Section 2 of the Scoping Report Addendum.  

2.4.4 The proposed timing for the implementation of the proposed mitigation measures should 

be stated to demonstrate that this will be delivered at the appropriate time with respect to 

the realisation of any potential significant environmental effects. Information should be 

included on site preparation and construction logistics, site access and egress, materials 

and waste management (including a preliminary forecast of the types and quantities of 

waste streams to be generated), working hours, proposed piling technique, estimate of 

the peak periods of daily heavy goods vehicle (HGV) movements and routing, welfare 

facilities, areas of excavation and land or soil remediation (where required).  

2.4.5 The outline controls should later be used to define the required management framework 

to be implemented prior to demolition and construction works commencing as part of a 

detailed Construction Environmental Management Plan (‘CEMP’). An outline CEMP is 

to be submitted with the planning application. It is expected that the preparation of a 

detailed CEMP by the appointed contractor, which would update the outline CEMP, 

would be required by a condition to any planning permission granted. Details on the 

structure and contents of the CEMP are noted in Section 6 of the Scoping Report 

Addendum. 

2.5 Monitoring 

2.5.1 Schedule 4 of the EIA Regulations requires a description of any proposed monitoring 

arrangements. Details of any monitoring required should be included within each 

technical topic with measures for construction and operation, as necessary, clearly 

defined. 
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2.5.2 Proposed monitoring measures should take into consideration environmental design and 

mitigation measures and will be secured through planning conditions and/or Section 106 

agreement obligations to any planning permission granted. 

2.6 Assessment scenarios 

2.6.1 The proposed construction and operational assessment scenario years should be clearly 

set out within the EIA methodology chapter of the ES. 

2.6.2 It is currently anticipated that the proposed development will begin construction in Q3 

2023 and is expected to be completed in Q4 2024. The proposed construction 

programme should be reviewed and updated to align with the timing of the planning 

submission and ensure assessments reflect the latest timescales. For some topics the 

relevant assessment scenarios will be based on a comparison between the baseline and 

completed development. Other topics areas, including transport, air quality and noise, 

should include interim assessment scenarios based on when a peak in demolition and 

construction activities is anticipated. 

2.6.3 The baseline should be the existing conditions and the future baseline should be the 

completed proposed development plus any other cumulative schemes that will be 

operational. Regarding HS2, the ES will assess the following scenarios: 

• Existing baseline (2022/23) - representative of existing conditions and uses 

(including sailing and angling) at the site, inclusive of current HS2 construction 

works. 

• Future baseline (2025) - conditions at the site in the absence of the proposed 

development comprising existing uses (sailing and angling) at the site + completed 

HS2 Colne Valley Viaduct (no trains operating). 

• Future baseline (2029) - conditions at the site in the absence of the proposed 

development comprising existing uses (sailing and angling) at the site + completed 

HS2 Colne Valley Viaduct (trains fully operational). 

• Construction stage (2024) - construction stage effects of the proposed development 

will be assessed against the existing baseline which is inclusive of the HS2 

construction works. This assessment will include reasonable worst-case construction 

activities of HS2. 

• Operational stage (2025) - operational stage effects of the proposed development 

will be assessed against the future baseline (2025), i.e., the completed HS2 Colne 

Valley Viaduct (but no trains in operation). 

• Operational stage (2029) - operational stage effects of the proposed development 

will be assessed against the future baseline (2029), i.e., the fully completed HS2 

Colne Valley Viaduct with trains fully operating. 

2.7 Cumulative effects  

2.7.1 There is no standard approach to the assessment of cumulative effects. However, the 

Planning Inspectorate has prepared an Advice Note6 on Cumulative Effects Assessments 

(‘CEA’) which relates to Nationally Significant Infrastructure Projects. In the absence of 

 

6 PINS (December 2015) Advice Note 17: Cumulative effects assessment relevant to nationally significant infrastructure projects. Available at: 

https://infrastructure.planninginspectorate.gov.uk/wp-content/uploads/2015/12/Advice-note-17V4.pdf 

https://infrastructure.planninginspectorate.gov.uk/wp-content/uploads/2015/12/Advice-note-17V4.pdf
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any other best practice guidance on CEA, it is suggested that this approach is applied to 

the proposed development. If a particular component of this guidance is not deemed 

applicable, justification should be provided.  

2.7.2 The Scoping Report sets out that likely significant effects arising from the “cumulation 

with other existing and/or approved projects” (Schedule 4, 5(e) of the EIA Regulations) 

will be considered. The CEA should assess effects that may arise during the proposed 

development’s peak construction period in combination with other developments that are 

also under construction and identify if elevated effects are likely. 

2.7.3 The following selection criteria have been developed by Quod and used to identify 

cumulative schemes or committed developments:  

• schemes which are to be built-out at the same time as the proposed development and 

with a defined planning and construction programme; 

• schemes spatially linked to the development (within 1km of the site boundary); 

• schemes considered to be an EIA development and for which an ES has been 

submitted with the planning application; 

• schemes which have received planning consent from the planning authority (granted 

or resolution to grant); and 

• schemes which introduce sensitive receptors neat to the site (but are not EIA 

developments). 

2.7.4 The ES should set out a long list of committed developments, along with the proposed 

selection criteria for ‘other development’ and a subsequent short list and selection 

criteria of ‘other development’ (Stages 1 and 2 in the PINS Advice Note 17). Clear and 

robust justification should be provided in the ES for the criteria used to determine which 

schemes have been included in the CEA, how schemes have been selected for 

assessment within each topic, and why other schemes have been discounted. 

2.7.5 The Scoping Report includes a provisional list of cumulative schemes in Table A1 and 

Figure A.1 of Appendix A which should be considered within the CEA for each of the 

technical disciplines.  

2.7.6 For each cumulative scheme, Table A1 records the development details (name, 

application number and development description) and its distance from the site. It is 

recommended the developer details are added to Table A1. This information should be 

contained in a development schedule which is based on the best available knowledge 

regarding the status of each development in specified assessment years. Figure A.1 

showing the location of the cumulative schemes should be provided within the ES (also 

showing the catchment area selected).  

2.7.7 Data from relevant planning submissions should be used to inform the CEA. In the 

absence of publicly available data, an assumption for a reasonable worst-case scenario 

should be made, agreed with the LPA in advance and documented in the relevant section 

of the ES. For the future years’ cumulative assessment, information may be limited 

therefore assessment assumptions should be made clear. 

2.7.8 Information on the HS2 programme should be considered within the CEA. This 

information (some detail of this is already set out in Section 5 of the Scoping Report 

Addendum) can be used to establish the future baseline, assessment scenarios and the 

construction programme (including predicted peak construction periods and construction 

traffic routing) of the proposed development. 
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2.7.9 It is acknowledged that there needs to be a cut off for the inclusion of the cumulative 

schemes within the CEA. However, should other schemes come forward prior to 

determination of the application for the proposed development that meet the thresholds 

for consideration within the CEA, then these schemes will also need to be considered 

within the relevant technical ES assessments.  

2.8 Demolition and construction phase 

2.8.1 The demolition and construction phase assessments should assess the reasonable worst-

case scenario, assumed to be the peak period or level of activity.  

2.8.2 The ES should include details of the dredging process and associated activities (i.e., 

location, timings, storage, removal and/or re-use of dredged materials) as noted in 

Section 2 of the Scoping Report Addendum and any specific mitigation measures 

required. 

2.8.3 As set out within Section 2.4 of this Scoping Opinion, any mitigation commitments that 

are taken into account within the demolition and construction phase assessments should 

be clearly stated in the proposed development ES chapter, or equivalent, and any 

relevant section relating to embedded mitigation.   

2.9 Non-technical summary 

2.9.1 A non-technical summary of the ES should be submitted alongside the main ES. The 

content should adhere to the EIA Regulations and best practice as outlined in Appendix 

A. 

2.10 Other environmental considerations 

2.10.1 The Applicant proposes that the detailed planning application will be supported by a 

number of standalone documents which will inform, or be informed by, the EIA. These 

documents will address further potential, non-significant effects as a result of the 

proposed development and will be important design considerations. The standalone 

documents include:  

• Air Quality Assessment; 

• Archaeological Desk Based Assessment; 

• Biodiversity Net Gain (BNG) Statement; 

• Circular Economy Statement; 

• Energy and Sustainability Statement; 

• Flood Risk Assessment (FRA); 

• Groundwater Risk Assessment; 

• Heritage Statement; 

• Lake Management Plan; 

• Lighting Strategy. 

• Noise Assessment; 
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• Operational Management Plan; 

• Outline / Draft CEMP; 

• Outline Mitigation Enhancement and Management Plan (MEMP); 

• Social and Community Benefits Statement; 

• Surface Water Drainage Strategy; 

• Transport Assessment; 

• Tree Survey and Arboricultural Impact Assessment; 

• Water Framework Directive Assessment; and 

• Whole Life Carbon Assessment (WLCA). 

2.11 Additions and variations required 

2.11.1 The sections of the Scoping Report and Scoping Report Addendum that cover the non-

technical elements of the ES are appropriate subject to the additions and variations set 

out in Appendix A. 
 

  



 

Hillingdon Council Hillingdon Water Sports Facility and Activity Centre - Broadwater Lake  
 

294428-01 | Final | 18 May 2022 | Ove Arup & Partners Limited Environmental Impact Assessment Scoping Opinion Page 15 
 

3. EIA scoping – Topics scoped out 

3.1 Introduction 

3.1.1 Based on the information provided in the Scoping Report, consideration of likely effects 

during both the construction and operation of the proposed development, and the 

subsequent comments included in this Scoping Opinion, it is considered that the 

following topics listed in Table 2 can be scoped out of the EIA. 

3.1.2 The justification for scoping out the topics listed in Table 2 is reported in more detail in 

Sections 3.2 to 3.19. 

Table 2 Topics to be SCOPED OUT of the Hillingdon Water Sports Facility and Activity Centre EIA 

Topic  Section of this Scoping Opinion 

Socio-economics 3.2 

Noise and vibration 3.3 

Air quality 3.4 

Climate change 3.5 

Traffic and transport 3.6 

Cultural heritage - archaeology 3.7 

Cultural heritage – built heritage 3.8 

Agriculture and soils 3.9 

Light pollution 3.10 

Wind, daylight, sunlight and overshadowing 3.11 

Solar glare and glint 3.12 

Human health 3.13 

Materials and waste 3.14 

Vulnerability to major accidents and disasters 3.15 

Energy and sustainability 3.16 

Utilities 3.17 

Aviation 3.18 

Electromagnetic interference 3.19 

3.2 Socio-economics 

3.2.1 The Scoping Report proposes to scope out the topic of socio-economics. The proposed 

development would provide new educational and recreational facilities available for the 

local community and existing uses for the sports and fishing clubs would continue to 

operate with these improved facilities. 

3.2.2 The proposed development would not bring forward any residential development and so 

no potential impacts on housing delivery, social and community infrastructure are 

anticipated. 
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3.2.3 Minor beneficial impacts are expected due to the creation of employment opportunities 

associated with construction of the proposed development and the reopening of the 

community facility which has been closed since 2020. Given that the proposed 

development is re-providing the HOAC facility and combining the sailing and rowing 

club there is unlikely to be a significant uplift in socio-economics benefits but there may 

be some wider community benefits as the combined facility could have a wider 

attraction within the community.  

3.2.4 A Social and Community Benefits statement should be submitted with the planning 

application detailing the social and health related benefits of the proposed development. 

3.3 Noise and vibration 

3.3.1 The Scoping Report proposes to scope out the topic of noise and vibration which is 

considered appropriate on the basis that: 

• during the demolition and construction phase, noise and vibration would be 

managed through the implementation of measures set out within a detailed CEMP, 

which would be secured by an appropriately worded condition to any planning 

permission granted and updated by the appointed contractor; 

• once operational, the proposed development would not result in an increase in traffic 

movements that would be likely to cause a perceptible increase in noise levels for 

nearby receptors; and 

• the proposed future activities are of a similar nature and noise character to the 

existing uses and therefore, assuming activity levels are not anticipated to 

significantly intensify, the proposed development is not expected to result in a 

significant increase in noise levels. 

3.3.2 A standalone Noise Assessment should be submitted with the planning application 

which should include a site suitability assessment for the worst-case future baseline 

scenario including any noise predictions of HS2 construction and operation activities. 

This should also include recommendations to inform an outline Noise Management Plan 

which should form part of the outline CEMP submitted with the planning application. 

3.4 Air quality 

3.4.1 The Scoping Report proposes to scope out the topic of air quality which is considered 

appropriate on the basis that: 

• during the demolition and construction phase, air quality impacts, including dust, 

particulate matter and construction plant emissions, would be managed through the 

implementation of measures within a detailed CEMP, to be secured by an 

appropriately worded condition to any planning permission granted and updated by 

the appointed contractor; 

• the proposed development is not located within an Air Quality Management Area 

(AQMA); the closest AQMA is approximately 1.2km south; 

• Moorhall Road is currently used for vehicle trips. Therefore, once operational it is 

not expected that the number of vehicle trips and associated emissions would result 

in a significant adverse effect on sensitive receptors. However, this is to be 

confirmed once trip data is available; and 
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• the proposed development would not involve combustion as part of the Energy 

Strategy. However, this is to be confirmed once the final Energy Strategy is 

available. 

3.4.2 A standalone Air Quality Assessment should be submitted with the planning application 

which should include and Air Quality Neutral and Air Quality Positive Assessment in 

accordance with the GLA’s London Plan requirements and any required mitigation 

should be detailed within this assessment. This should also include recommendations to 

inform an air quality management plan which should form part of the outline CEMP 

submitted with the planning application. 

3.4.3 The impact of traffic emissions, during both construction and operation, on ecologically 

designated sites should be considered within the Biodiversity chapter of the ES. 

3.5 Climate change  

3.5.1 The Scoping Report proposes to scope out the topic of climate change which is 

considered appropriate on the basis that: 

• the proposed development would incorporate climate change adaptation and 

resilience measures (to be detailed within the relevant supporting document such as 

the drainage strategy and FRA); and 

• material selection would focus on less carbon intensive materials. 

3.5.2 A standalone Sustainability and Energy Strategy should be submitted with the planning 

application which should detail the use of renewable energy and heat and hot water 

generation for the site. 

3.5.3 It is acknowledged that the scale and nature of the proposed development is unlikely to 

result in a significant increase in greenhouse gas emissions associated with on-site 

activities or traffic emissions. However, a WLCA should be submitted with the planning 

application detailing carbon emissions at the various project stages, included embodied 

carbon and any future potential savings and benefits. 

3.5.4 The WLCA should be carried out in accordance with the ‘London Plan Guidance March 

2022 Whole Life-Cycle Carbon Assessments’7. 

3.6 Traffic and transport 

3.6.1 The Scoping Report proposes to scope out the topic of traffic and transport which is 

considered appropriate on the basis that: 

• the existing uses on site result in vehicle movements along Moorhall Road and once 

operational the increase in the proposed number of trips is not expected to be 

significant. However, this is to be confirmed once trip data is available; 

• during demolition and construction, traffic and transport would be managed through 

the implementation of measures set out within the detailed CEMP, Construction 

Transport Management Plan (CTMP) and Construction Logistics Plan (CLP) to be 

secured by an appropriately worded planning conditions; 

 

7 GLA guidance Whole Life-Cycle Carbon Assessments guidance | London City Hall 

https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/london-plan-guidance/whole-life-cycle-carbon-assessments-guidance
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• the existing access road would be widened to allow coaches, delivery and refuse 

vehicles to pass each other; and 

• the proposed development would introduce formal parking arrangements and 

provide approximately 150 car parking and four coach parking spaces. 

3.6.2 A standalone Transport Assessment should be submitted with the planning application 

that should include an assessment of the proposed development against the existing 

baseline conditions at the site and alongside cumulative developments. The Transport 

Assessment should clearly state how the proposed development has considered and 

appropriately planned the construction phasing in order to avoid adverse cumulative 

effects associated with the HS2 construction programme, traffic and logistics.  

3.7 Cultural heritage – archaeology 

3.7.1 The Scoping Report proposes to scope out the topic of archaeology. A standalone 

Archaeological DBA covering the peninsula area was submitted with the Scoping 

Report and information within the Scoping Report Addendum which concluded that:  

• the archaeological potential of the site has been assessed as Moderate, with 

particular reference to encountering evidence of early prehistoric activity and buried 

alluvial and peat deposits of palaeoenvironmental significance; 

• there is potential for significant disturbance to sub-surface deposits as a result of 

modern sand and gravel extraction in the vicinity of the site; and 

• the site partly lies within the Colne Valley Archaeological Priority Zone (APZ) 

which incorporates the Archaeological Priority Areas (APA) of Harefield North, 

West Drayton, and parts of Uxbridge. 

3.7.2 The Archaeological DBA does not include an assessment of the impact of the proposed 

dredging on potential archaeology, a geoarchaeological deposit model or cover the full 

extent of the proposed site boundary.  

3.7.3 A further standalone Archaeological DBA should be submitted with the planning 

application that should include an assessment of the proposed development against the 

existing baseline conditions at the site and alongside cumulative developments for the 

full site planning boundary area. The Archaeological DBA should include a 

geoarchaeological deposit model and an assessment of the impacts of the planned 

dredging considering design, depth and location within the site. Should the 

Archaeological DBA for the areas not currently covered by the existing information 

identify the potential for significant effects, the assessment should be presented as a 

separate chapter within the ES.   

3.7.4 Historic England has also requested the submission of an Archaeological Field 

Evaluation with the planning application. The scope and timing of any additional 

evaluation work should be agreed with Historic England. Again, should the evaluation 

work identify the potential for significant effects on archaeology, then a full assessment 

of impacts should be scoped in to the ES. 

3.7.5 Appropriate mitigation in the form of a programme of archaeological monitoring and 

recording of geotechnical investigations to establish the depth and survival of 

archaeological deposits within the site, and in particular to determine the presence of any 

stratified peat deposits of prehistoric date, may be recommended. The details of this 

programme would be subject to agreement with Greater London Archaeological 

Advisory Service.  
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3.8 Cultural heritage – built heritage 

3.8.1 The Scoping Report proposes to scope out the topic of built heritage which is deemed 

appropriate on the basis that:  

• there are no designated heritage assets within the site, although the site is directly 

adjacent to the Widewater Lock Conservation Area and the Black Jacks and Copper 

Mill Lock, Harefield Conservation Area; 

• no significant direct or indirect (i.e., setting) effects on heritage assets have been 

identified; and 

• upgrade and/or restoration works are currently proposed to the 19th Century canal 

bridge (Bridge 179 on the Grand Union Canal) which are likely to be beneficial, 

although these are unlikely to be significant. 

3.8.2 A standalone Heritage Statement should be submitted with the planning application 

which should include an assessment of the heritage effects of the proposed development. 

The Heritage Statement should clearly detail the proposed upgrade and/or restoration 

works to Bridge 179 on the Grand Union Canal.  

3.9 Agriculture and soils 

3.9.1 The Scoping Report proposes to scope out the topic which is deemed appropriate on the 

basis that: 

• the site does not comprise agricultural land; 

• the site has previously been subject to mineral extraction for sand and gravel 

deposits resulting in the majority of soil deposits being removed; and 

• during the construction phase, soils on site would be handled in line with best 

practice measurements set out within the outline CEMP. This should include details 

on how soil would be removed, stored, treated (if applicable) and re-used or 

disposed. 

3.10 Light pollution 

3.10.1 The Scoping Report proposes to scope out the topic of Light Pollution which is 

considered appropriate on the basis that: 

• during the demolition and construction phase, site lighting controls would be set out 

within a detailed CEMP, to be secured by an appropriately worded condition to any 

planning permission granted; and  

• operational lighting would be limited as the proposed development would be 

predominantly operational during daytime hours. 

3.10.2 A standalone Lighting Strategy should be submitted with the planning application which 

should include best practice design principles to demonstrate how lighting would be 

managed in order to ensure the safety of users and those traveling to/from the site whilst 

not adversely impacting ecological receptors or visual amenity. The Lighting Strategy 

must consider ILP guidance on obtrusive lighting in order to minimise light spill to the 

sky and existing habitats. 

3.10.3 The impact of lighting disturbance should be considered within the ecological impact 

assessment presented in the Biodiversity chapter of the ES. 
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3.11 Wind, daylight, sunlight and overshadowing 

3.11.1 The Scoping Report proposes to scope out the topics of wind microclimate, daylight, 

sunlight, overshadowing and solar glare which is considered appropriate on the basis 

that the height of the proposed two-storey building and pontoon structures, and the 

overall scale of development, are not substantial enough to alter the wind conditions on 

or off site. Furthermore, the proposed development would likely only result in 

overshadowing impacts in the immediate environs of the proposed buildings and would 

not impact the amenity spaces of any nearby residential properties. 

3.11.2 The ecological impacts as a result of overshadowing should be considered within the 

ecological impact assessment presented in the Biodiversity chapter of the ES. 

3.12 Solar glare and glint 

3.12.1 The Scoping Report proposes to scope out the topic of solar glare and glint which is 

considered appropriate on the basis that the only reflective surfaces within the proposed 

development would be photovoltaic panels which are to be located within the wooded 

area and therefore partially obscured by tree canopy. The panels are also limited in 

number and unlikely to have a significant impact on the planes travelling to or from 

Denham Aerodrome. 

3.13 Human health 

3.13.1 The Scoping Report proposes to scope out the topic of human health which is deemed 

appropriate on the basis that: 

• during the demolition and construction phase, measures to manage dust and noise 

pollution from construction traffic would be set out within a detailed CEMP, to be 

secured by an appropriately worded condition to any planning permission granted;  

• any potential adverse effects as a result of the demolition and construction phase 

would be temporary; and 

• providing opportunities for recreational activities is likely to have beneficial health 

effects, although these are not expected to be significant at a population level. 

3.13.2 The planning application should be accompanied by the following standalone documents 

which should include measures to ensure there are no adverse effects on the health and 

wellbeing of future users of the site as a result of the proposed development: 

• a Lake Management Plan which details the long-term management of water quality 

and hydrology of Broadwater Lake; and 

• technical assessment reports for air quality, noise and flood risk which should be 

used to inform the design to ensure indirect health effects are mitigated. 

Recommended measures should include, but not limited to, dust suppression during 

construction, management of construction traffic, control of working hours to 

restrict noise and vibration activities and safe access and egress plan during flood 

events.  

3.13.3 The Lake Management Plan should include details on, but not limited to, data collection, 

appraisal of current conditions (including currently present aquatic flora and fauna), 

management and monitoring strategy. The Lake Management Plan referred to in this 

section should be used to manage water quality and risk to lake users. 
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3.13.4 A Social and Community Benefits statement should be submitted with the planning 

application which considers the likely social and health-related benefits of the proposed 

development. 

3.14 Materials and waste 

3.14.1 The Scoping Report proposes to scope out the topics of materials and waste. The 

Scoping Report identifies materials in their own right, and landfill capacity as receptors 

and references the IEMA Guide to Materials and Waste 20208 for assessing the 

significance of effects. Information on the likely quantities or types of waste that would 

be generated during the construction and operation of the proposed development should 

be presented in the ES.  

3.14.2 A brief description of the activities likely to generate waste during demolition and 

construction has been provided in Section 3 of the Scoping Report Addendum. Effort 

should be made to reduce raw material consumption, re-use as much material on-site as 

possible and ensure efficient use of materials. Any imported material should be 

minimised and where possible, dredged material from the lake and island removal 

should be re-used in the creation of new habitats and proposed islands. Should material 

need to be imported, any associated impacts should be considered within the relevant 

technical assessments.  

3.14.3 The Scoping Report states that measures would be in place to manage waste according 

to the Mayor’s waste hierarchy and LPA waste and recycling requirements, throughout 

the demolition, construction and operational phases of the proposed development, which 

would mitigate, as much as feasible, the disposal of waste to landfill. Waste management 

should be managed through the implementation of a Construction Waste Management 

Plan (‘CWMP’), to be secured as a condition to any planning permission granted.  

3.14.4 A Circular Economy Statement should be submitted with the planning application which 

should include robust forecasts of the waste arisings during the demolition, construction 

and operational phases of the proposed development, respectively. In addition, it would 

include details on the reduction, reuse and/or recycling of materials, storage, transfer, 

collection, and treatment measures, in accordance with the waste Duty of Care 

requirements and how waste performance would be monitored and reported.  

3.15 Vulnerability to major accidents and disasters 

3.15.1 The Scoping Report proposes to scope out the topic of major accidents and disasters 

which is considered appropriate on the basis that: 

• the site is not located in areas which are anticipated to be at risk of foreseeable 

disasters or accidents; 

• the proposed development does not comprise uses that are likely to generate new or 

hazardous risks; 

• consideration of any likely significant effects related to flood risk and traffic 

accidents would be covered in the FRA and Transport Assessment, respectively; and 

• there are no Control of Major Accident Hazards (COMAH) sites within a 5km 

radius of the proposed development.  

 

8 Materials and Waste in Environmental Impact Assessment, March 2020. IEMA. Available at: https://www.iema.net/resources/reading-

room/2020/03/30/materials-and-waste-in-environmental-impact-assessment 
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3.16 Energy and sustainability 

3.16.1 The Scoping Report proposes to scope out the topic of energy and sustainability which is 

deemed appropriate on the basis that an Energy and Sustainability Statement will be 

submitted as a standalone document with the planning application.  

3.16.2 Key elements of the proposed energy strategy which informed assessments within the 

EIA should be detailed within the description of the proposed development chapter of 

the ES, for example the construction of a new energy centre and installation of air source 

heat pumps. 

3.17 Utilities 

3.17.1 The Scoping Report proposes to scope out the topic of utilities which is deemed 

appropriate on the basis that significant effects are unlikely and consultation would be 

undertaken with the relevant statutory bodies to confirm sufficient network capacity 

regarding power, water and foul drainage utilities. 

3.17.2 The construction programme should be informed by consultation with utility providers 

to ensure that any substantial construction works are appropriately sequenced alongside 

HS2 construction activities.  

3.18 Aviation 

3.18.1 The Scoping Report proposes to scope out the topic of aviation which is considered 

appropriate on the basis that the proposed development does not include the construction 

of buildings greater than two storeys in height (maximum height of 6.2m) which is 

beneath the 1,000 feet (304.8m) threshold set by the Civil Aviation Authority’s (‘CAA’) 

safeguarding policy.  

3.18.2 No effects would be expected on the Denham Aerodrome which is located 

approximately 1km west of the proposed development. 

3.19 Electromagnetic interference and telecommunications 

3.19.1 The Scoping Report proposes to scope out the topic of electromagnetic interference and 

telecommunications which is deemed appropriate on the basis that: 

• all new electrical plant would be designed to be in accordance with the current 

standards; and 

• standard easements would be maintained to avoid potential impacts on underground 

transmissions cables; and there would be no major sources of electromagnetic fields 

as part of the proposed development. 

3.19.2 The Scoping Report should acknowledge that radio signals are able to operate 

successfully in most environments and so there is considered to be no risk to radio 

reception (both analogue and digital) on Denham Aerodrome as a result of the proposed 

development. 

3.19.3 The small scale of the proposed development would not result in a digital terrestrial 

television (DTTV) reception shadow. 
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4. EIA scoping – Topics scoped in 

4.1 Introduction 

4.1.1 Based on the information provided, it is considered that there are likely to be significant 

effects associated with the topics set out in Table 3. These topics should be scoped in to 

the EIA and require further technical assessment. 

4.1.2 The technical assessment process and results for each of these topics should be reported 

in the ES. 

4.1.3 The justification for scoping in these topics is contained within the Scoping Report. 

Relevant additions or variations required from the information contained within the 

Scoping Report are reported in detail for each topic in Sections 4.2 to 4.4 of this Scoping 

Opinion. 

4.1.4 The right-hand ‘checked’ column enables the Applicant to check that each requirement 

has been met within the ES. 
 

Table 3 Topics to be SCOPED IN to the Hillingdon Water Sports Facility and Activity Centre EIA 

Topic  Section of this Scoping Opinion 

Biodiversity  4.2 

Water resources and flood risk 4.3 

Ground conditions and contamination 4.4 

Landscape and visual 4.5 
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4.2 Biodiversity 

Biodiversity 

Sub-component 

Scoping Opinion: Agree / 

Disagree with SR – Scope in 

(✓) / Scope out () 

Construction (C) / 

Operation (O) 
Additions and Variations Checked 

Topic sub-components 

Designated sites Agree with SR – Scope in (✓) C / O 

The types of designated sites included, and the 

search radii proposed (distances from site within 

which designated sites are considered) seem to be 

appropriate. No additions or variations required. 

☐ 

Habitats Agree with SR – Scope in (✓) C / O 

The types of habitats scoped in and considered by 

surveys appears to be appropriate. No additions or 

variations required, although confirmation should be 

sought as to whether Phase 2 (NVC) habitat surveys 

of Habitats of Principal Importance (deciduous 

woodland and wet woodland) on site have been 

considered and, if so, why deemed not to be 

necessary. 

☐ 

Protected and notable species Agree with SR – Scope in (✓) C / O 

The range of species scoped in for survey and 

assessment appears to be appropriate.  

Consultee response suggests considering other 

protected species including, for example, great 

crested newts, reptiles, water voles and badgers. 

☐ 

Future Baseline Agree with SR – Scope in (✓) C / O 

Agree with the broad approach and likely future 

trends identified. No other additions or variations 

required. 

☐ 

Assessment sub-components 

References (legislation, policy, 

guidance) 

The following guidance should be referred to and followed within the ES: NERC Act (S41 Priority Habitats), BNG 

assessment policy and guidance as a minimum. References to legislation, policy and guidance is covered more 

explicitly in the PEA. 

☐ 

Study area and spatial scope 

While the scope of designated sites included appears to be appropriate, there is no explicit mention of Impact Risk 

Zones around SSSIs and potential project interfaces with IRZs (leading to the potential for indirect effects to SSSIs). 

These should be included within the spatial scope of the study. 

☐ 

Baseline (incl. sensitive receptors) Discrepancy in description of status of bat roosts on site needs clarification and/or alignment - likely absent in Table 

5.1; likely low to moderate value in 5.22 and then confirmed presence of two roosts on site in 5.23. Similarly, Table 
☐ 
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Biodiversity 

5.1 lists dormouse and water vole as present, but 5.29 suggests that they are absent - if 5.1 is simply stating that there 

is the potential for the species to be present and 5.29 (in this instance) the survey outcomes for those species, this 

should be made clearer. 

Otter holts ruled out despite large areas of the banks not accessed. Confirm why no boat/kayak-based survey 

completed. Requirement for further waterside survey referenced in PEA.  

Wintering Bird results outstanding - assessment in progress (due for completion March 2023). 

PEA appendices note “The development would cause a net loss of deciduous woodland, and could impact breeding 

and wintering birds, damaging the integrity of the SSSI”, so future BNG and EIA assessment must address this 

clearly.  

Assessment approach 

Assessment of future baseline should consider the potential value of any habitats that might be retained through 

positive management intervention, in line with current EcIA guidance, and not just the decline in current condition of 

habitats on site through neglect. Note that Defra metric version 4.0 may be available by the time of the assessment.  

Assessment of the impact of dredging on aquatic receptors (fish, European eel) would be expected within the EIA.  

Effects on designated features of the SSSI, LNR and functionally linked land should be assessed.  

☐ 

Mitigation and monitoring 

The 30-year management plan should be produced in line with BNG requirements. Monitoring of species and 

adaptive management commitments to respond to findings (for example, any decline in wintering bird numbers for 

which the SSSI is designated) should be clear. 

The Ecological Mitigation Plan should be updated following the results of wintering bird and otter surveys.  

☐ 

Consultation 
Consultation with Natural England should be undertaken, given the site’s SSSI status. Consultation should include 

reference to any interfaces with Impact Risk Zones around SSSIs. 
☐ 
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4.3 Water resources and flood risk 

Water resources and flood risk 

Sub-component 

Scoping Opinion: 

Agree / Disagree with SR - 

Scope in (✓)/ Scope out () 

Construction (C) / 

Operation (O) 
Additions and Variations Checked 

Topic sub-components 

Impact on surface water hydrology Agree SR - Scope in (✓) C / O 

The details of the proposed surface water drainage 

strategy should be included in the Drainage Strategy and 

FRA. 

☐ 

Impact on groundwater hydrology Agree SR - Scope in (✓) C / O No additions or variations required.  

Impact on surface water quality Agree SR - Scope in (✓) C / O 

Details of proposed SuDS which would enhance water 

quality, and details of any parts of the site which could 

contaminate surface water (i.e., car parks) should be 

included in the Drainage Strategy 

☐ 

Impact on groundwater quality Agree SR - Scope in (✓) C / O No additions or variations required.  

Potential change in flood risk Agree SR - Scope in (✓) C / O 

The FRA should include the impact of the alterations to 

the lake on the total flood storage, including details of the 

proposed dredging, and demonstrate how storage 

compensation has been provided if required. The 

applicant should steer lower vulnerability development to 

areas of lower flood risk within the site boundary.   

☐ 

Future baseline Agree SR – Scope in (✓) C / O No additions or variations required.  

Water quality impact on lake users 

and sensitive habitats  
Disagree SR – Scope in (✓) O 

Due to the poor water quality of the lake, it is 

recommended that the impact on water quality is scoped 

into the assessment. The dredging and works to the lake 

as well as increased runoff from development could 

significantly impact the lake water quality.  

The Lake Management Plan should include details on, 

but not limited to, data collection, appraisal of current 

conditions (including currently present aquatic flora and 

fauna), management and monitoring strategy. The Lake 

Management Plan referred to in this section should be 

used to manage water quality and risk to lake users. 

☐ 
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Water resources and flood risk 

Assessment sub-components 

References (legislation, policy, 

guidance) 

The following guidance should be referred to and followed within the ES: NPPF, The London Plan 2021, CIRIA 

C753, Local Plan and Strategic Flood Risk assessment.  
☐ 

Study area and spatial scope No additions or variations required.   

Baseline (incl. sensitive receptors) The baseline should also include a review of the surface water drainage arrangements.   ☐ 

Assessment approach The significance criteria used to assess the potential effects of the development on the receptors should be clearly 

defined in the methodology for all the various receptors. Water quality of runoff generated by proposed development 

should be assessed in adherence with CIRIA C753 Simple Index approach. 

As noted by the EA consultation, the impact of Climate change should be fully assessed within the Water Resources 

chapter; this is of particular importance for the subtopics flood risk and surface water hydrology.  

As part of this Water Resources ES chapter, detailed information is required on the dredging of the lake; this should 

include but not be limited to the volume of fill, where it would be moved to, the composition of the removed material 

and likely contaminants present. Some relevant information is provided in Section 2 of the Scoping Report 

Addendum but more detail is still required. 

☐ 

Mitigation and monitoring Mitigation measures should be identified to reduce the impact of the proposed development on water resources and 

groundwater and identify the resultant significance of the impact. 
☐ 

Consultation A summary of consultation responses should be provided and how these have been addressed and/or responded to 

within the assessment. Recommended consultees are Environment Agency, Thames Water and the LLFA. 
☐ 
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4.4 Ground conditions and contamination 

Ground conditions and contamination 

Sub-component 

Scoping Opinion: 

Agree / Disagree with SR - 

Scope in (✓)/ Scope out () 

Construction (C) 

/ Operation (O) 
Additions and Variations Checked 

Topic sub-components 

Human health Agree with SR – Scope in (✓) C / O 

Section 7.23 refers to human health receptors during 

operation. Considering the nature of the proposed 

development (including camping ground), the 

assessment should also consider the potential ingestion 

of contaminated soils. 

☐ 

Controlled waters Agree with SR – Scope in (✓) C / O 

The assessment should consider not only aquifer 

designations, but also water abstractions (SPZ1) and 

nearby surface watercourses (River Colne) as sensitive 

receptors, for the construction and operational stages. 

The potential for dredging activities to release 

contamination and for the construction of pontoons and 

other large structures on land to create pathways (via 

foundations/ piling) should be included in the 

assessment. 

☐ 

Ground gas Agree with SR – Scope in (✓) C / O No additions or variations required.  

Building materials Agree with SR – Scope in (✓) C / O 

New structures are listed under ‘key receptors’ in section 

7.25, but not within the earlier assessment scope. 

Contaminant impacts on all building materials in contact 

with the ground should be included as part of the 

assessment. 

☐ 

Sensitive ecological receptors Agree with SR – Scope in (✓) C / O 

Ecological receptors are listed under ‘key receptors’ in 

section 7.25, but not within the earlier assessment scope. 

Contaminant impacts on ecological receptors as a result 

of ground and groundwater contamination should be 

included as part of the assessment. 

☐ 

Assessment sub-components 

References (legislation, policy, 

guidance) 

The following guidance should be referred to and followed within the ES: BS10175:2011+A2:2017 Investigation of 

potentially contaminated sites Code of Practice. 
☐ 

Study area and spatial scope No additions or variations required.  
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Ground conditions and contamination 

Baseline (incl. sensitive receptors) 

The scoping report includes a desk study report undertaken in November 2022 by GeoIntegrity. An appropriate and 

comprehensive desk study report and preliminary risk assessment is required to supplement this, based on the latest 

development proposals. The current desk study does not make reference to the proposed new pontoon structures, 

camping ground, extension to the peninsula and islands, and dredging.  

It also mentions that an intrusive ground investigation (GI) is proposed to be undertaken. The details of this GI 

should be agreed in advance with the EA and Hillingdon Council contaminated land officer. The GI should aim to 

provide comprehensive coverage of the site, based on the latest proposed development. Surface water and soil waste 

classification testing should also be undertaken as part of the GI. 

☐ 

Assessment approach 

An assessment of all likely significant environmental effects referring to construction and operation stages of the 

proposed development is required. The ES assessment should clearly set out the likely significant effects in relation 

to each stage of development and each identified receptor, considering human health, controlled waters, ground 

gases, building materials, geological receptors and ecological receptors. 

☐ 

Mitigation and monitoring No additions or variations required.  

Consultation 
The Environment Agency and Hillingdon Council contaminated land officer should be consulted during the 

preparation of the ES. The ES should include an environmental search request obtained from Hillingdon Council. 
☐ 
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4.5 Landscape and visual 

Landscape and visual 

Sub-component 

Scoping Opinion: 

Agree / Disagree with SR - 

Scope in (✓)/ Scope out () 

Construction (C) 

/ Operation (O) 
Additions and Variations Checked 

Topic sub-components 

Landscape character Agree with SR – Scope in (✓) C / O 

The Landscape and Visual Impact Assessment (LVIA) 

should propose measures to reduce visual impact during 

construction and detail how the main building would be 

‘visually sensitive’. 

☐ 

ZTV study Agree with SR – Scope in (✓) C / O 

No additions or variations required – the additional 

viewpoints have been agreed upon with Hillingdon 

Council Urban Design Officer. 

 

Assessment sub-components 

References (legislation, policy, 

guidance) 

Impacts should be assessed using visualisations produced in accordance with the Landscape Institute Technical 

Guidance Note 06/19. 
☐ 

Study area and spatial scope No additions or variations required.  

Baseline (incl. sensitive receptors) 
The HS2 Colne Valley Viaduct would be the greatest change to the landscape and visual baseline and should be 

considered appropriately in all assessment scenarios and viewpoints. 
☐ 

Assessment approach 

Impacts upon sensitive recreational visual receptors of walking routes, cycle networks and residential receptors need 

to be considered within the visual assessment and effects reported as appropriate in the ES. The list of viewpoints 

should be reviewed in light of these sensitive visual and townscape receptors. 

Plans and figures submitted with the planning application, which show the outline and detailed proposals, should be 

referred to within the assessment. 

☐ 

Mitigation and monitoring 

Mitigation measures should be incorporated into the proposed development, where possible, to prevent, reduce or 

compensate for any potential adverse effects on the landscape and visual amenity, which may occur during the 

construction or operational phase. Mitigation measures should be informed by the LVIA. 

The mitigation section of the LVIA should detail primary measures embedded in the design, construction practices 

and potential secondary measures to avoid and reduce impacts. Details should be provided on the location and size of 

areas committed to as part of the over-compensation for trees lost and list the species to be planted. 

The proposed design and materiality should be justified, and it should be demonstrated that the local character and 

sensitivities have been considered. 

☐ 

Consultation No additions or variations required.  
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Appendix A 
Additions and variations required in relation to the non-technical components of the ES. 
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Sub-component Additions and Variations Checked 

Planning policy 

and guidance 
All relevant planning policy, legislation and guidance.  ☐ 

Description of the 

proposed 

development 

The description of the proposed development should clearly state any assumptions upon which the EIA is based, in relation to 

construction phase and operational phase assessments.  
☐ 

The proposed energy strategy should be clearly stated. Should boilers be introduced as part of the scheme then these should be assessed 

within the relevant technical chapters of the ES. 
☐ 

Alternatives 

The ES should set out the main alternatives that were considered at different points during the development of the proposal.  ☐ 

The ES should address whether alternative construction methodologies or programmes have been considered. ☐ 

The main reasons, environmental or otherwise, for the selection of the proposal over distinct alternatives and design iterations should be 

easily identifiable (this should include a comparison of the potential environmental effects of the alternatives presented). 
☐ 

The influence of the EIA process and consultee responses on the iterative design process that led to the proposed development should be 

clearly stated in the ES. 
☐ 

Assessment 

scenarios 
If appropriate; see section 2.6 of this Scoping Opinion.  

EIA consultation 

In line with IEMA ES Review Criteria, a schedule that sets out the following should be included in the ES: 

• Who has been consulted (and what they have been consulted on); 

• A summary of the main issues, pertinent to the EIA, that have been raised by consultees; 

• How these issues have been addressed; and 

• Should any issues pertinent to the EIA not have been dealt with in the ES, clear justification should be provided for this. 

☐ 

Potential 

environmental 

sensitive receptors 

The ES should make a clear distinction between environmental sensitivities and sensitive receptors in terms of what environmental 

sensitivity is being impacted and what receptors are being affected. 
☐ 

EIA methodology 

and significance 

criteria 

The ‘sensitivity’ of the baseline environment should be clearly evaluated, and each technical ES chapter should clearly state how the 

sensitivity of receptors has been classified and determined. 
☐ 

In line with IEMA ES Review Criteria, where limitations in the baseline information exist which could influence the assessment findings, 

these should be easily identifiable in the ES. 
☐ 

The methods for establishing the ‘magnitude’ of effects on the receiving environment must be clearly defined in each technical ES 

chapter. 
☐ 

It should be clearly stated in the ES where and how professional judgement has been applied. ☐ 
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Sub-component Additions and Variations Checked 

Environmental 

design and 

management 

measures 

All primary (inherent or embedded) mitigation, and additional mitigation measures should be described in detail in an upfront section of 

the ES on environmental design and management measures. 
☐ 

Biodiversity benefits, in line with local and national policy should be embedded within the proposals and reported within the ES. ☐ 

All environmental enhancements should be clearly described.  ☐ 

The ES should comment on the certainty of the mitigation measures proposed in terms of delivery and efficacy. ☐ 

The means by which mitigation measures are to be secured and implemented during construction and use/occupation (as appropriate), 

and with whom the responsibilities lie for their delivery must be stated clearly. 
☐ 

Details of monitoring should take into consideration environmental design and mitigation measures and would be secured through 

planning conditions and/or section 106 agreement obligations. 
☐ 

Glossary  A glossary and abbreviations list should accompany the ES. ☐ 

Non-technical 

summary  

The non-technical summary should be prepared in accordance with the requirements of Schedule 4(9) of the EIA Regulations. ☐ 

The stand-alone NTS must be written in language that is easily understandable to the general public. The style of writing should be 

simple, clear, concise and non-repetitive. It is essential that the NTS reflects in an accurate and balanced way, the key information 

contained in the ES. A good NTS makes it clear what the key messages are for the targeted audience.  The NTS should not comprise text 

copied and pasted from the ES. 

☐ 

The NTS should provide sufficient information for a member of the public to understand the likely significant environmental effects of 

the proposed development without having to refer to the main ES. 
☐ 

The NTS should be consistent with the ES and should not contain information or conclusions that are not stated in the ES. ☐ 

Diagrams, maps, figures and photographs are encouraged to help generate an understanding of the subject and convey the principal 

messages of the ES. Maps and diagrams that, at a minimum, illustrate the location of the application site(s), the boundary of the proposed 

development and the location of key environmental receptors, should be included. 
☐ 

The NTS should make clear where and when the full ES can be viewed and/or purchased. ☐ 
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Appendix B 
Full consultation responses received from statutory and non-statutory consultees. 





 

2 | P a g e  
 

an existing sailing club (Broadwater Sailing Club) at the north end of the lake, parts of 
the margins of the lake, and islands set within the lake.  
 
The proposed development is located outside the LBH Air Quality Management Area 
and within approximately 3,450m from the LBH Ruislip Town Centre Focus Area. 
 
The assessment area ('the Site') covers an area of approximately 76 hectares (ha) and 
is located in South Harefield approximately 5km north of Uxbridge. The Site forms part 
of the Mid-Colne Valley Site of Special Scientific Interest (SSSI) and Site of Importance 
for Nature Conservation (SINC) and lies within the Colne Valley, an area of lakes and 
rural habitat.   
 
Given the nature of the Site and the surrounding area, the extent of the development 
area, and the type of development proposed, it is anticipated that the Proposed 
Development would be defined  as  Schedule  2  (10b)  EIA  Development’  in  The  
Town  and  Country  Planning  (Environmental Impact Assessment) (England) 
Regulations 2017 (hereafter referred to as the EIA Regulations 2017). Due to the 
application size (76 hectares (ha)) and location (Mid-Colne Valley Site of Special 
Scientific Interest (SSSI) and Site of Importance for Nature Conservation (SINC)), the 
proposed development requires an Air Quality Assessment for the items listed in Table 
1 below. 
 
3  Air Quality Issues of Concern 
 
Table 1 below identifies the air quality areas where air pollutant emissions will have 
to be considered, assessed, and mitigated as appropriate. 

































































































































































































Classification - Public 

G r a n d  U n i o n  C a n a l

Indicat ive layout

G r a n d  U n i o n  C a n a l

L a g o o n

arrival

camping & 
activit ies

wet woodland

sail ing & 
water activity

jett ies &
landing beach

high ropes

•	 Sailing
•	 Rowing
•	 Kayaking
•		 Angling
•	 Camping
•	 Outdoor activities
•	 Associated facilities

A facility for sailing, rowing, kayaking, and other water-based activities, as well as 
land-based activities such as camping and other educational pursuits.

The activity centre will also be the home of the existing Broadwater Sailing Club, 		
which is currently located on the north of Broadwater Lake.
 
The existing Broadwater Lake Sailing Club building and pontoons will be removed and the 
site made available for ecological enhancement. Relocating to Broadwater Lake allows 
Hillingdon Council to provide modern accessible facilities for the following core activities:

Hil l ingdon Water Sports and Activity Centre
A natural settingA natural setting





Classification - Public 

Hi l l ingdon Water Sports and Activity Centre

Location Map

Red line boundary

Location

Hillingdon 
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	1 Introduction
	1.1 This Planning Statement has been prepared by Quod, on behalf of the London Borough of Hillingdon (LBH) (‘the Applicant’), in support of a full planning application for the construction of buildings to provide an outdoor activity centre and water b...
	1.2 Specifically, planning permission is sought for the following development (‘the Proposed Development’):
	1.3 The Proposed Development will provide a replacement facility of the former Hillingdon Outdoor Activity Centre (HOAC) which is located at Dews Lane, UB9 6JN. The existing HOAC site is located on the direct route of High Speed Two (HS2), the new hig...
	1.4 The former HOAC site is now under the ownership of HS2 and the facility has been closed since October 2020. The High-Speed Rail (London – West Midlands) Act 2017 (“the HS2 Act”) includes a statutory requirement for HS2 to fund the relocation of th...
	1.5 The Proposed Development will be known as the Hillingdon Water Sports and Activity Centre (HWSFAC) and will occupied by the existing Hillingdon Outdoor Activity Centre (HOAC) and the Broadwater Sailing Club (BSC), which is already operating from t...
	1.6 At its core, the scheme adopts an ecologically led and environmentally focused approach that respects the sensitive location of the Site and delivers significant associated ecological and environmental benefits. This includes biodiversity net gain...
	1.7 As is demonstrated in the latter stages of this Planning Statement, the Proposed Development will deliver extensive social and environmental benefits that go to the very heart of the NPPF’s sustainable development objectives and should be afforded...
	1.8 The Proposed Development can be delivered without compromising the openness of the Green Belt. Parts of the Proposed Development that provide space and facilities for outdoor sport are appropriate development as defined in Paragraph 149(b) of the ...
	1.9 This planning application is advanced following positive pre-application discussions with planning officers at the London Borough of Hillingdon (LBH), the Greater London Authority (GLA), Natural England (NE) and the Environment Agency (EA). The te...
	1.10 As set out below, the Applicant has engaged in important pre-submission consultation with local communities, third party environmental groups and Council Officers to bring forward a deliverable, considerate and policy compliant scheme.
	1.11 The remainder of this Planning Statement is set out as follows:
	1.12 This Planning Statement should be read alongside the following supporting reports which accompany the planning application:
	1.13 It has been agreed in advance with Planning Officers that the above documents are sufficient for validation of the planning application.

	2 Factual Background
	2.1 The existing Hillingdon Outdoor Activity Centre (HOAC) is located at Dews Lane, UB9 6JN which now sits on the direct route of High Speed Two (HS2) Phase 1, the new high speed rail line connecting London, Birmingham and Crewe. The new rail line pas...
	2.2 The HOAC is a registered Youth Educational Charity providing outdoor and environmental education for the whole community but with priority given to young people and those who are disadvantaged or disabled. Until recently HOAC operated at a 45-acre...
	2.3 The High-Speed Rail (London – West Midlands) Act 2017 “the HS2 Act” includes a requirement for HS2 to fund relocation of the HOAC to an alternative site which is suitable for their needs. However, LBH and HOAC have been unsuccessful in finding a s...
	2.4 A site location plan appears at Document 1. The area within the redline boundary extends to 79.95 hectares (ha).
	2.5 Broadwater Lake is the largest of four lakes within the Mid Colne Valley SSSI. The Site is bound by the River Colne to the west and the Grand Union Canal to the east. South Harefield lies to the east, immediately beyond the canal. Denham lies with...
	2.6 The Site is located 1 kilometre to the northeast of Denham National Rail Station, within the Colne Valley Regional Park.
	2.7 The northern half of the lake is used by Broadwater Sailing Club (BSC) which has approximately 180 members. BSC has an existing clubhouse on the northern bank of the lake.
	2.8 There are 4no. residential properties located along the existing access road. This includes Moor House property adjacent to the entrance of the Site, the loch as well as the lock house and an additional two properties along the access road leading...
	2.9 The South-East corner of the Site is made up of a largely flat area dominated by secondary woodland with access to the Site from Moorhall Road. The HS2 route crosses the Mid- Colne Valley SSSI to the west of the lake, on a viaduct bisecting the He...
	2.10 The land part of the Site falls within Flood Zone 1, whilst the lake falls within Flood Zone 3. The Site is also within an archaeological priority area.
	2.11 There is limited planning history associated with the Site however a summary is provided below.
	2.12 November 1986, - planning permission (ref. 2382/X/85/739) granted for the retention of planning permission (ref. 02382/820098(P)). This permission allowed the continued use of northern part of Broadwater lake for sailing.
	2.13 1987 - planning permission (ref. 2382Z/Y/86/1291) granted for the relocation of sailing club shore facilities, involving erection of clubhouse and dinghy enclosure, with associated parking and access road at north end of Broadwater Lake.
	2.14 May 1992 - planning permission (ref. 2382/AL/92/0464) granted for the excavation of minerals by surface working.
	2.15 June 1993 - planning permission (ref. 2382/AK/92/0872) granted for the renewal of planning permission (ref. 2382/Y/86/739) to enable continued use of the sailing club.
	2.16 August 1999 - planning permission (ref. 2382/AM/98/2306) was granted for the erection of single storey extension to the existing BSC clubhouse.
	2.17 October 1999 - planning permission (ref. 2382/AN/99/0609) was granted for the renewal, on a permanent basis, of planning permission ref. 2382/AK/92/0872.
	2.18 There is no other planning history of relevance to this application.
	2.19 The planning history of the adjacent site, to the west, which is owned by HS2, is set out below.
	2.20 May 2017 - planning permission (ref. 17/00151/FUL) granted by South Bucks District Council for a replacement clubhouse building, widening of existing access road, construction of new access road, parking area and infilling of part of the existing...
	2.21 November 2020 - planning permission (ref. PL/20/2227/FA) granted by Buckinghamshire Council for alternative access to the site, associated passing bay, drainage arrangements and revised landscape.
	2.22 February 2020 - planning permission (ref. PL/19/3332/HS2) granted by South Bucks District Council for the change in design and external appearance of the Colne Valley and associated earthworks and the location of fencing. Following this, an appea...
	2.23 November 2020 -  Appeal was allowed (ref. APP/HS2/7) for the approval of planning permission ref. 74320/APP/2019/3187. The permission is for the design and external appearance of the Colne Valley Viaduct.
	2.24 July 2022 - planning permission (ref. 73263/APP/2022/1497) granted by London Borough of Hillingdon Council for plans and specifications and associated site restoration proposals relating to ground level works.
	2.25 October 2022 - planning permission (ref. PL/22/3611/HS2) granted by London Borough of Hillingdon Council for site restoration in relation to the land within the HS2 Act limits between the River Colne and A412, including land to the west of A412.
	2.26 October 2022 - planning application was submitted (ref. PL/22/3611/HS2) to Buckinghamshire Council for site restoration in relation to land within the HS2 Act, between the River Colne and A412 - In accordance with the requirements of Paragraph 12...

	3 Pre-application Discussions
	3.1 Consistent with paragraphs 39 and 132 of the National Planning Policy Framework (July 2021), the Applicant has actively engaged with Planning Officers at the London Borough of Hillingdon (LBH) and the Greater London Authority (GLA) in formal pre-a...
	3.2 On 20th January 2023, a meeting was held with Senior Planning Officers at LBH. This meeting focused on key planning matters such as SSSI; Green Belt; design and layout; highways; drainage; EIA scoping and planning obligations.
	3.3 The formal pre-application minutes agreed between the Applicant and LBH are appended at Document 2.
	3.4 In summary, the following was discussed:
	3.5 Officers were concerned that the delivery of a new island may inhibit usability of the beach areas. However, it was made clear that the design was a work in progress and would change when additional survey data was collected.
	3.6 Officers accepted that boat parking and storage must be located near the water, due to difficulty in manoeuvring boats to water.
	3.7 It was agreed that opportunities to repurpose existing infrastructure would be used, wherever possible.
	3.8 Officers questioned how the site would be used with regard to highways and accessibility. The Applicant advised that whilst specific vehicle use of the Site was not yet known, consideration should be given to the parking areas and management of ve...
	3.9 It was agreed that a Parking Management Plan would overcome concerns about the management of parking.
	3.10 It was agreed that Flood Risk Sequential Assessment, Flood Risk Assessment and Drainage Strategy should be included given that the Site falls in Flood Zones 2 and 3.
	3.11 The Applicant advised that a local planning consultation would be carried out at Harewood Library in February 2023. Officers queried the extent of the proposed communications strategy with statutory consultees. Officers supported early engagement...
	3.12 The overall scope of the planning application and Environmental Impact Assessment was agreed.
	3.13 It was agreed that the proposed development would have a sui generis use, given the mix proposed.
	3.14 As LBH are the Applicant, it was agreed that all technical documents including any EIA chapters would have to be reviewed by an external party or parties. Officers advised that this may cause some abnormal delays in receiving responses on any sub...
	3.15 Alongside pre-application discussions, the Applicant commissioned an Environmental Impact Assessment (EIA) scoping study and submission of a request for an EIA Scoping Opinion. This submission was made to LBH in February 2023.
	3.16 In line with the EIA Regulations, this report identifies the site location, provides a brief description of the nature and purpose of the Proposed Development and an explanation of the likely significant effects of the Proposed Development on the...
	3.17 LHB’s formal EIA Scoping Opinion Response was issued on 19th May 2023 (ref. 2382/APP/2023/525) and has informed the content of the Environmental Statement (ES) submitted with this application.
	3.18 A copy of the Scoping Opinion Response is appended at Document 3.
	3.19 On 15th May 2023, the Applicant held a meeting with senior GLA Officers. At this meeting LBH Planning Officers, Arup (on behalf of LBH Planning), the Applicant and relevant members of the consultant team.
	3.20 The meeting was centred around the key strategic issues underpinning the Proposed Development, such as the site’s location within a SSSI and the Green Belt, as well as the strategic development management considerations of highways, design and dr...
	3.21 The scope of the planning application was discussed and agreed, as well as progress with the EIA scoping.
	3.22 In December 2022, the Applicant and project ecologist, Greengage, met with Natural England (NE). This presentation focused on the ecological baseline (i.e., SSSI, designated sites, habitats and survey results), constraints and current site uses, ...
	3.23 On 16th March 2023, the Applicant held a second meeting with NE to present the Proposed Development and to discuss the core ecological aspects of the development. The meeting provided an important opportunity for NE to provide comments and feedba...
	3.24 In addition to the meetings, liaison between the project ecologist and NE has been on-going during the pre-application stage.
	3.25 The EA were consulted through their Discretionary Advisory Service (DAS) as part of the pre-application process regarding flood risk and other matters related to the Water Environment.
	3.26 Prior to submission of the planning application, two meetings were held with the Environment Agency (EA) on 30 June 2023 and 28 September 2023 specifically to discuss Water Resources and Ground Contamination on the site. A meeting was also held w...
	3.27 Table 8.1 and 9.3 of the Environmental Statement summarises key comments raised by consultees of relevance during pre-application meetings and/or communication exchanges and how the Applicant has responded to and resolved comments made by the EA.
	3.28 The Applicant met with the Herts and Middlesex Wildlife Trust (HMWT) on 21st June 2023.
	3.29 The Applicant team presented the proposals to the HEMWT, and a discussion was had on the ecological value of the SSSI and how any harm will be mitigated. The Applicant also provided information on the ecological work that had been carried out to ...
	3.30 The HEMWT continued to express concern over the impact of the development on the SSSI. The Applicant confirmed that any impact was being comprehensively and robustly assessed and tested as part of a thorough Environmental Impact Assessment which ...
	3.31 HEMWT advised that the planning application would be thoroughly reviewed and that they would make comments once it is submitted and they have a better understanding of the details.
	3.32 The Applicant has engaged with the Canal and River Trust (CRT) prior to submission of the planning application. The Canal and River Trust were also consulted as part of the EIA Scoping process.
	3.33 The comments and responses received focused on certain elements of the Proposed Development on the adjoining Grand Union Canal. In particular, the bridge crossing, canal boundary and towpath access, and accessibility.
	3.34 CRT advised that they require registration of the bridge replacement works, and any work that could potentially close the canal is considered major works for the CRT and must be completed in the winter months.
	3.35 The lake is currently used by the Gerrards Cross and Uxbridge Angling Society (GCUAS). There are currently no purpose-built facilities for the anglers and the planning application includes a stand-alone building containing drinking water connecti...
	3.36 The Applicant met with GCUAS on 12th June 2023. GCUAS highlighted a number of design, priorities and facilities that would be beneficial to their use of the Site, including but not limited to woodland management and access for children and disabl...

	4 Statement of Community Engagement
	4.1 This section of the Planning Statement sets out the approach to community engagement. The Applicant is committed to engaging with local communities and stakeholders in bringing forward the development proposals and this section of the Planning Sta...
	4.2 The National Planning Policy Framework (NPPF) provides the Government’s most up-to-date policies relating to pre-application engagement and front-loading. In addition to this, the Localism Act provides the context within which the planning system ...
	4.3 The Localism Act introduced a number of changes to Government policy including the requirement for developers to consult local communities before submitting planning applications for certain developments, giving people the chance to comment when t...
	4.4 This places a responsibility on developers to:
	4.5 This approach signals the Government’s continuing intention to empower local communities through increased community involvement as part of the planning process.
	4.6 The approach to consultation has been informed by the pre-application consultation guidance for new developments as set out in the Hillingdon Council’s Statement of Community Involvement (SCI) (adopted November 2021).
	4.7 The SCI aims to provide information to stakeholders about how to become involved in the future planning of Hillingdon and how to have a greater opportunity to give opinions about proposed developments in the neighbourhood. It also encourages stake...
	4.8 LBH encourages developers to discuss their proposals with planning officers and to carry out a high standard of pre application consultation with neighbours and people affected by the proposed development.
	4.9 The Applicant has undergone an appropriate level of consultation ahead of submitting the planning application to LBH for consideration, the details of which are set out below.
	4.10 A pre-application meeting was held with Hillingdon Council on 20th January 2023. The details of the pre-application meeting and the written response are included in Section 2 of this Planning Statement.
	4.11 LBH’s adopted SCI states that “there are clear benefits of involving the community in developments which are considered likely to have an impact on the community, and the most effective time to involve the community is at the pre-application stag...
	4.12 A public exhibition was held on Wednesday 22nd February 2023 between 3pm and 7pm at Harefield Library which is located approximately 0.9 km from the application site.
	4.13 Prior to the exhibition, 25no. leaflets were distributed to the properties that lie immediately adjacent to the site. These leaflets provided initial information about the proposals, details of the exhibition venue, and contact details to enable ...
	4.14 The aim of the exhibition event was to present and discuss the emerging development proposals with the local community and key stakeholders and to obtain feedback on the draft proposals. At the exhibition, information about the proposals was disp...
	4.15 A copy of the boards displayed at the exhibition is presented as Document 4.
	4.16 Representatives for the Applicant and the project team (covering specialist areas including planning, transport, landscaping and architecture) attended the exhibition and were available to answer any questions.
	4.17 Attendees were encouraged to provide comments and suggestions on the proposals and raise any issues which they felt should be given further consideration ahead of submission of the application. Comment forms were available and could either be com...
	4.18 The public consultation gained a lot of feedback, with over 50 responses recorded using the comment forms provided at the event. A summary of the responses can be found within the supporting Statement of Community Involvement.
	4.19 The pre-application public engagement document, enclosed with this submission, gives an overview of the responses that were received. The majority of responses were either local residents who were frequent visitors of the previous HOAC site, or m...
	4.20 All concerns were recorded and have formulated into a table whereby the applicant has provided a response to each query.
	4.21 The Applicant has sought to engage with LBH and the local community during the pre-application stages whilst the development proposal evolved.
	4.22 The consultation strategy undertaken has met the requirements of the principles established in national planning policies and in the Hillingdon Statement of Community Involvement (SCI). Any additional comments or engagement with stakeholders and ...

	5 Alternative Sites Assessment
	5.1 Underpinning the planning application is an Alternative Sites Assessment (ASA), commissioned by the Applicant and prepared by Quod.
	5.2 In accordance with the EIA Regulations, this chapter describes the reasonable alternatives to the Proposed Development considered by the Applicant, prior to the selection of the final design and provides a description of the main reasons for the c...
	5.3 The alternatives that are considered within the ASA include:
	5.4 The ASA objectively assesses, in planning terms, whether there are suitable sites available within LBH for the replacement HWSFAC, and of the sites identified, which would be the most suitable and deliverable spatial solution as a relocation centr...
	5.5 The National Planning Policy Framework (July 2021) explains that the Government attaches great importance to the Green Belt. Paragraph 133 states that the aim of Green Belt Policy is to prevent urban sprawl by keeping land permanently open. There ...
	5.6 With regard to habitats and biodiversity, Paragraph 180 of the NPPF states (inter alia):
	5.7 The full ASA is submitted with this planning application and is also appended to the Environmental Impact Assessment. The ASA details the assessment approach, search area, list of sites assessed, and conclusions drawn.
	5.8 For the purposes of this Planning Statement, a summary of the report and its conclusions is provided below.
	5.9 There are a number of sites in the local area with access to a lake and therefore a comparative analysis of each of the sites was undertaken which considers factors such as size, accessibility, water quality, availability and proximity to public t...
	5.10 The assessment approach involved identifying an appropriate search area, identifying a Long List of Sites, filtering these sites to a Short List of Sites which are then assessed against specific Recreational Criteria by which the future site must...
	5.11 A Search Area of a 10 kilometre radius from the previous HOAC location was used which identified a Long List of 22 sites. When filtering the Long List of Sites, consideration of the physical items of the Recreational Criteria was made (this regar...
	5.12 The Short List of Sites comprised the following lakes: Troy Lake, Broadwater Lake and Ruislip Lido. Each site was contextualised in terms of site location, description, existing and historical uses as well as their environmental considerations li...
	5.13 From review of the three shortlisted sites, Broadwater Lake is the only viable option for the future HWSFAC. The site meets the majority of the Recreational Criteria in terms of lake surface area, land surface area, accessibility of the lake from...
	5.14 Troy Lake was discounted as a viable option due to the lack of land surface area adjacent to the lake to enable the provision of three pontoons and boat storage areas, as well as no land available to establish campsites or outdoor activities as r...
	5.15 Ruislip Lido was discounted as a viable option for a number of reasons. A recent Bathymetric survey of the lido has confirmed that the average depth of the water is 0.5 – 1m in depth, which does not meet the requirements for sailing. Should the w...
	5.16 This ASA has considered potential alternative sites for the replacement HWSFAC, therefore meeting the requirements of Paragraph 180 of the NPPF.
	5.17 In addition to assessing alternative locations, the ASA also assesses alternative design and layout options for the Proposed Development. This primarily focuses of the relocation of the peninsula and areas of reclaimed land.
	5.18 Again, for the purposes of this Planning Statement, a summary of the report and its conclusions is provided below.
	5.19 Table 4.2 of the ES sets out the alternatives that were considered for the location of Broadwater Sailing Club (BSC), Hillingdon Outdoor Activity Centre (HOAC) within the Site, including the reason they were discounted and a comparison of potenti...
	5.20 The alternative locations considered were: Retain Broadwater Sailing Club (BSC) in existing location. Locate HOAC and HRC at existing site of BSC; Retain BSC in existing location. HRC relocated to existing BSC site. Locate HOAC located on the Pen...
	5.21 Overall, the ASA concludes that alternative design options did not provide a reasonable alternative to the Proposed Development and discounted.
	5.22 Given the statutory requirement to re-provide the activities and uses at HOAC and the existing uses of BSC (secured through the BSC planning permission ref: 2382Y/86/739 and 2382Z/86/1291 and agreed lease dated 16 October 2006), no alternative ac...
	5.23 Four main alternatives were considered for the peninsula layout and reclaimed land location. This comprised the existing peninsula only, and also relocating the reclaimed land to the east, west and north.
	5.24 All alternative locations were assessed as having a worse ecological effect than the Proposed Development.
	5.25 The lake works have been informed by ecological survey information so as to avoid the loss of the most valuable habitats in the lake such as, Heron Island, Cormorant Island, Oak Island (as defined in ES Chapter 7: Biodiversity).
	5.26 Dredging of material from the lake is required to form the reclaimed land on the peninsula and the creation of new islands. Material will be extracted from the deepest part of the lake which has been assessed as less sensitive than shallower loca...
	5.27 The use of existing ‘hardstanding’ on the peninsula was discounted to avoid potential risks of contamination to surface and groundwater (see ES Chapter 9: Ground Conditions for further information).
	5.28 Importing material from alternative off-site locations was discounted to avoid cross contamination and potential impacts associated with additional HGV movements on the local road network and potential impacts on local/regional material supplies.
	5.29 No other alternatives were considered for the location of water-based activities within Broadwater Lake for the following reasons:
	5.30 The proposed location of water-based activities is within the existing area of the lake used by BSC, and therefore will be no additional areas of disturbance;
	5.31 The current sailing area is located in the area of the deepest water in the lake which is more suitable for the proposed uses and would demand less dredging than areas of shallower water;
	5.32 It avoids areas of the lake which are more ecologically sensitive and provides opportunities for enhancements in these areas.
	5.33 The development of the masterplan has been led by ecology, landscape and visual impact with embedded mitigation at every step, during a highly complex and iterative multidisciplinary process.
	5.34 No alternatives have therefore been considered.
	5.35 As described in ES Chapter 2: Site and Setting a number of ‘gravel islands/rafts' are proposed as part of the mitigation for HS2 within Broadwater Lake.
	5.36 No alternatives have therefore been considered.
	5.37 The are currently no Public Rights of Way (PRoW) within the Site.
	5.38 There are no other alternative access points to reasonably consider given existing constraints that surround the Site including the River Colne and HS2 construction site. It is also not reasonable to consider vehicular access from the north as th...
	5.39 The external appearance of buildings and structures have been designed in response to the sensitivities of the Site. The extent of building footprints has been minimised using efficient layouts and non-reflective materials have been implemented o...
	5.40 The external appearance of buildings and structures are not considered to result in significant harm to the SSSI. No other alternatives were considered.
	5.41 The existing bridge over the Grand Union Canal is proposed to be upgraded and used for routing utility services only (including 6.6kv cable) (see Chapter 5: Description of Development).  The Applicant discounted use of the bridge for pedestrian o...
	5.42 The Application Site and Proposed Development have both been thoroughly tested against alternative locations and alternative design options. As it has been demonstrated in the submitted ASA and above summary, the Proposed Development can only be ...
	5.43 This conclusion has been reached via a detailed locational and design assessment, considering primarily the ecological effects and implications of delivering the Proposed Development in an alternative location, or in an alternative layout.
	5.44 Importantly, when assessing alternative biodiversity mitigation and enhancements and landscape proposals, the development of the masterplan has been led by ecology, landscape and visual impact with embedded mitigation at every step on the way dur...
	5.45 This assessment is drawn upon and substantiated against NPPF paragraph 180 at Section 8 of this Planning Statement, demonstrating that significant harm to biodiversity resulting from a development can be mitigated.

	6 Proposed Development
	6.1 As stated at Section 1 of this report, full planning permission is sought for the following development:
	4.1.1 The Proposed Development comprises an outdoor activity centre which will provide a range of programs for sailing, rowing, woodland activities, camping and other water sports. The main components of the Proposed Development are as follows:

	6.2 Broadwater Sailing Club (BSC), currently located to the north of the site, will be demolished and relocated to south of the site. BSC will be co-located with the HOAC within a new, purpose built facility. The facility will be known as collectively...
	6.3 As part of the HS2 Act, it was agreed that HS2 will only finance replicated replacements of the facilities at the former HOAC site at Dews Lane. The proposed dimensions have taken into consideration statutory requirements such as accessibility, De...
	6.4 The full schedule of proposed floorspace is set out in Table 3 below:
	6.5 The proposed site layout is detailed further within the submitted Design and Access Statement, prepared by Space and Place.
	6.6 A full, detailed description of development is included within the submitted Environmental Statement, prepared by Quod.
	6.7 It is necessary to reclaim a portion of land to the north of the peninsula which is located in the southern part of the lake. This area will accommodate the building, main boat yard and slipways for the water activities, where access to the water ...
	6.8 The main building will extend to 2,250 square metres (GIA) and will be sited on the north western side of the extended peninsula, split across ground and first floor. The ground floor will comprise office accommodation, changing facilities, toilet...
	6.9 At first floor, the main building will comprise additional multi-functional, social space and accommodation for seasonal workers. The accommodation will comprise a mix of standard and accessible rooms, with associated galley, lounge and training r...
	6.10 All toilets and changing facilities will meet the minimum statutory standards, particularly accessibility and safeguarding.
	6.11 The plant rooms will satisfy mandatory and statutory needs. This will also apply to common areas such as staircases or means of escape. The operations room will accommodate wheelchairs, and people with impaired vision.
	6.12 The boat yard will split between two areas, with 287no. spaces to the north adjacent to the main building; and 138no. spaces to the east adjacent to the workshop and activity centre. A boat shed is also proposed adjacent to the main building, ext...
	6.13 On the eastern part of the peninsula, a workshop building is proposed extending to 727 square metres (GIA). The workshop will replace store sheds; lean too sheds; and canopies, and will replace 23no. shipping containers which were located at the ...
	6.14 A number of smaller buildings are proposed across the Site for ancillary use associated with the HWSFAC. A total of 7no. activity shelters are proposed across the Site, as well as an outdoor toilet block, energy centre and angler’s hut. 3no. acti...
	6.15 A full breakdown of the heights of the proposed buildings is provided in Table 4 below.
	4.1.2 The Proposed Development will support the following land-based activities:
	4.1.3 The Proposed Development will support the following water-based activities:

	6.16 The location of each activity are detailed within Design and Access Statement. A full schedule of all proposed activities is appended at Document 5.
	6.17 Access to the Development will be from an existing access from Moorhall Road in the south of the Site. The existing access and access road will be subject to improvements so that it is brought to adoptable standards and used by emergency vehicles...
	6.18 Junction improvements from Moorhall Road will take the form of an enhanced T-junction. This junction is intended to serve the existing aggregate works and residential properties along the length of the access road together with the proposed facil...
	6.19 The horizontal steel section of the utility gantry, over the Grand Union Canal, will be removed and refurbished (if possible) off-site. If a complete replacement is necessary, the brick abutments will be retained. The utilities gantry will be use...
	6.20 Vehicle parking will be predominantly located on the existing hardstanding to the south of the Site, beyond the main access point. A small number of car and disabled parking bays are situated immediately adjacent to each of the buildings on site ...
	6.21 The split of car parking is set out in Table 5 below.
	6.22 The existing vehicular access to the existing BSC along the eastern edge of Broadwater Lake will be kept for emergency use and access only.
	6.23 The Proposed Development comprises the following works in Broadwater Lake:
	6.24 Formed in 1972, Broadwater is an inland sailing a club supporting those who enjoy sailing, from young people learning the basics in Optimist and Topper boats to experienced sailors. The club has approximately 180 active members.
	6.25 The existing Broadwater Sailing Club (BSC) will be relocated within the shared HWSFAC main building. The existing BSC building to the north of Broadwater Lake will be cleared to allow for terrestrial advancements and refuge spots for birds. 1no. ...
	6.26 HOAC has been a registered Youth Educational Charity since 1992. HOAC is responsible for the running and management of the Hillingdon Outdoor and Activity Centre, which has a catchment in LBH, across London and the surrounding regions. The charit...
	6.27 The former HOAC site had office buildings changing rooms, showers, meeting rooms, classrooms, numerous shelters, workshops and garage stores and caravans. All water sports were carried out at the HOAC and as well as a range of land activities.
	6.28 The Proposed Development will allow HOAC to re-open having been closed since 2020 due to the HS2 Compulsory Purchase Order. The new centre has been purposefully designed with input from HOAC management to re-provide the HOAC facility, as is requi...
	6.29 The new facility will form the HWSFAC together and present the opportunity to provide more and diverse activities to engage children and young people into water sports and nature.

	7 Planning Policy Framework
	7.1 Section 38(6) of the Planning and Compulsory Purchase Act requires planning applications to be determined in accordance with the development plan unless material considerations indicate otherwise.
	7.2 In this instance, the London Borough of Hillingdon Development Plan comprises the Hillingdon Local Plan; and the London Plan (March 2021). The Local Plan consists of two parts: Part 1 – the Strategic Policies (adopted November 2012); and Part 2 wh...
	7.3 Material considerations include the National Planning Policy Framework (NPPF) (July 2021) and the accompanying Planning Practice Guidance (NPPG) (March 2014) and relevant Supplementary Planning Documents.
	7.4 Policy GG1 (‘Building Strong and Inclusive Communities’) seeks to provide access to good quality community services that accommodate and strengthen communities, increasing active participation and social integration, and addressing social isolatio...
	7.5 Policy GG2 (‘Making the Best of Land’) supports applying a design-led approach to determine the optimum development capacity of sites. Part (F) states development must:
	7.6 Policy GG3 (‘Creating a Healthy City’) supports more active and healthy lives for Londoners to enable them to make healthy choices including for improved access to and quality of green spaces, the provision of new green infrastructure, and spaces ...
	7.7 Policy GG6 (‘Increasing Efficiency and resilience’) requires development to improve energy efficiency and support the move towards a low carbon circular economy, contributing towards London becoming a zero carbon city by 2050; ensure buildings and...
	7.8 Policy D3 (‘Optimising Site Capacity Through the Design-Led Approach’) states that development must make the best use of land by following a design-led approach. This approach requires consideration to the most appropriate form of development that...
	7.9 Policy D4 (‘Delivering Good Design’) states that masterplans and design codes should be used to help bring forward development and ensure it delivers high quality design and place-making.
	7.10 Policy D5 (‘Inclusive Design’) requires that proposals should achieve the highest standards of accessible and inclusive design.
	7.11 Policy D11 (‘Safety, Security and Resilience to Emergency’) states that development proposals should maximise building resilience and minimise potential physical risks, including those arising as a result of extreme weather, fire and flood relate...
	7.12 Policy D12 (‘Fire Safety’) states that all major development should be submitted with a Fire Statement, which details how the development will function to ensure fire safety.
	7.13 Policy D13 (‘Agent of Change’) requires proposals to be designed to ensure that noise and other nuisance-generating uses remain viable and can continue or grow without unreasonable restrictions being placed on them. New noise and other nuisance-g...
	7.14 Policy D14 (‘Noise’) states that noise should be managed by:
	7.15 Policy S1 (‘Developing London’s Social Infrastructure’) states that development proposals that provide high quality, inclusive social infrastructure that addresses a local or strategic need and supports service delivery strategies should be suppo...
	7.16 Policy S5 (‘Sports and Recreation Facilities’) ensures that a sufficient supply of good quality sports and recreation facilities should be provided, justified by a needs assessment. These types of facilities are encouraged in accessible locations...
	7.17 Where facilities are proposed on existing open space consider these in light of the relevant London Plan policies (Policy G2) and the borough’s own assessment of needs and opportunities for sports facilities and the potential impact it will have.
	7.18 Policy HC1 (‘Heritage Conservation and Growth’) states that development proposals affecting heritage assets, and their settings, should conserve their significance, by being sympathetic to the assets’ significance and appreciation within their su...
	7.19 Policy G1 (‘Green Infrastructure’) requires development proposals to incorporate appropriate elements of green infrastructure that are integrated into London’s wider green infrastructure network.
	7.20 Policy G2 (‘London’s Green Belt’) states that the Green Belt should be protected from inappropriate development:
	7.21 Exceptional circumstances are required to justify either the extension or de-designation of the Green Belt through the preparation or review of a Local Plan.
	7.22 Policy G6 (‘Biodiversity and Access To Nature’) states that Sites of Importance for Nature Conservation (SINCs) should be protected. Where harm to a SINC is unavoidable, and where the benefits of the development proposal clearly outweigh the impa...
	7.23 Development proposals should manage impacts on biodiversity and aim to secure net biodiversity gain. Sites with a formal European or national designation (i.e., SSSI) are by protected by legislation. There are legal provisions which ensure these ...
	7.24 Policy G7 (‘Trees and Woodlands’) requires development proposals to ensure that existing trees of value are retained, and where removal is necessary, those trees are replaced with planting of the same value.
	7.25 Policy G9 (‘Geodiversity’) states that proposals should make a positive contribution to the protection and enhancement of geodiversity.
	7.26 Policy SI 7 (‘Reducing Waste and Supporting the Circular Economy’) states that referable applications should promote circular economy outcomes and aim to be net zero-waste. A Circular Economy Statement should be submitted to demonstrate how mater...
	7.27 Policy SI 12 (‘Flood Risk Management’) states that development proposals should ensure flood risk is minimised and mitigated, and that residual risk is addressed. Natural flood management methods should be employed in development proposals due to...
	7.28 Policy SI 13 (‘Sustainable Drainage’) states that drainage should be designed and implemented in ways that promote multiple benefits including increased water use efficiency, improved water use efficiency, improved water quality, enhanced biodive...
	7.29 Policy SI 16 (‘Waterways – use and enjoyment’) states that development proposals should protect and enhance, where possible, water-related cultural, educational and community facilities and events, and new facilities should be supported and promo...
	7.30 Policy T4 (‘Assessing and Mitigating Transport Impacts’) states that the cumulative impacts of development on public transport and the road network capacity, including walking, cycling and effects on public health, should be taken into account an...
	7.31 Policy T6.5 (‘Non-Residential Disabled Persons Parking’) provides the provisions for disabled parking for non-residential development.
	7.32 The Local Plan Part 1 sets out the overall level and broad locations of growth up to 2026. These policies are supported by more detailed policies and allocations set out in the Local Plan Part 2. Part 1 was adopted in November 2012.
	7.33 Policy E7 (‘Raising Skills’) ensures that a range of training and employment opportunities are linked with the development of major sites for construction phases and end use occupiers, and through liaising with local colleges and businesses to en...
	7.34 Policy HE1 (‘Heritage’) identifies the Site as an Archaeological Priority Area. The policy aims to conserve and enhance Hillingdon’s distinct and varied environment which includes archaeologically significant areas. The policy also encourages the...
	7.35 Policy BE1 (‘Built Environment’) requires all new development to improve and maintain the quality of the built environment in order to create successful and sustainable neighbourhoods, where people enjoy living and working.
	7.36 Policy EM1 (‘Climate Change Adaptation and Mitigation’) seeks to ensure that climate change mitigation is addressed at every stage of the development process including meeting the highest possible design standards and encouraging sustainable tech...
	7.37 Policy EM2 (‘Green Belt, Metropolitan Open Land and Green Chains’) ensures that any proposals for development in the Green Belt and Metropolitan Open Land will be assessed against national and London Plan policies, including the very special circ...
	7.38 Policy EM3 (‘Blue Ribbon Network’) identifies the Site as sitting within the Grand Union Canal Corridor, crossing several local authority boundaries and as of regional importance. The policy aims to promote the positive enhancement of strategic r...
	7.39 Policy EM4 (‘Open Space and Informal Recreation’) aims to extend the network of open spaces, informal recreational and environmental opportunities that meet local community needs and facilitate active lifestyles. Provision should be made as close...
	7.40 Informal recreation is defined as serving as a vital focal point for community activities, bringing together members of communities and providing opportunities for informal recreation and social interaction, thereby contributing to the quality of...
	7.41 The supporting text states that there is opportunity for Hillingdon's green spaces to provide a unique offer in West London for both developing formal and informal opportunities to be physically active to increase use while also recognising poten...
	7.42 The former Greater London Development Plan also identified ‘The Colne Valley’ as one of the four strategic linear features of the borough as areas for environmental opportunity.
	7.43 Policy EM5 (‘Sport and Leisure’) confirms that the Council will enhance and extend the network of sport and leisure spaces that meet local community needs and facilitate active lifestyles by providing these spaces within walking distance. There w...
	7.44 Policy EM6 (‘Flood Risk Management’) requires new development to be directed away from Flood Zones 2 and 3 in accordance with the principles of the NPPF. Sites will only be allocated within Flood Zones 2 or 3 where there are overriding issues tha...
	7.45 The Council will require all development across the borough to use sustainable urban drainage systems (SUDS) unless demonstrated that it is not viable. The Council will encourage SUDS to be linked to water efficiency methods. The Council may requ...
	7.46 Policy EM7 (‘Biodiversity and Geological Conservation’) sets out how Hillingdon’s biodiversity and geological conservation will be preserved and enhanced, with particular attention given to:
	7.47 Policy EM8 (‘Land, Water, Air and Noise’) seeks to safeguard and improve all water quality, both ground and surface. All development should not cause deterioration in the local air quality levels. The Council will seek to ensure that noise sensit...
	7.48 Policy T1 (‘Accessible Local Destinations’) encourages development in locations where sustainable modes of transport are accessible. All development should encourage access by sustainable modes and include good cycling and walking provision. The ...
	7.49 Policy CI2 (‘Leisure and Recreation’) seeks to secure good quality, well maintained leisure and recreation facilities to address deficiencies and meet the needs of local communities, particularly deprived groups by:
	 Promoting ‘community sport hubs’; and
	 Opening up formal pay and play community access to school facilities.
	7.50 Policy DME 4 (‘Visitor Attractions’) states that the Council will take steps to encourage people to visit heritage and other sites and will support, in principle, proposals that enhance the visitor offer in the Borough, subject to:
	7.51 Policy DMHB 1 (‘Heritage Assets’) 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:
	7.52 Development proposals affecting designated heritage assets need to take account of the effects of climate change and renewable energy without impacting negatively on the heritage asset. The Council may require an alternative solution which will p...
	7.53 Policy DMHB 4 (‘Conservation Areas’) states that new development within a Conservation Area will be expected to preserve or enhance the character or appearance of the area. To achieve this, the Council will:
	7.54 Policy DMHB 7 (‘Archaeological Priority Areas and Archaeological Priority Zones’) will ensure that sites of archaeological interest within or, where appropriate, outside, designated areas are not disturbed. If that cannot be avoided, satisfactory...
	7.55 Policy DMHB 11 (‘Design of New Development’) states that all development should designed to the highest standards and incorporate principles of good design. Specifically, DMHB 11 that development should be:
	7.56 Policy DMHB 14 (‘Trees and Landscaping’) requires all development to retain or enhance existing landscaping, trees or other natural features of merit. Proposals will be required to provide a landscape scheme that includes hard and soft landscapin...
	7.57 Proposals that would affect existing trees will be required to provide an accurate tree survey. Where the tree survey identifies trees of merit, tree root protection areas and an arboricultural method statement will be required. Where trees are t...
	7.58 Policy DMEI 2 (‘Reducing Carbon Emissions’) requires that all development make the fullest contribution to minimising carbon dioxide emissions in accordance with the London Plan. All major development proposals must be accompanied by an energy as...
	7.59 Policy DMEI 4 (‘Development in the Green Belt or Metropolitan Open Land’) states that:
	7.60 Policy DMEI 7 (‘Biodiversity Protection and Enhancement’) states that where loss of a significant existing feature of biodiversity is unavoidable, replacement features of equivalent biodiversity value should be provided on-site. Where development...
	7.61 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 effe...
	7.62 Policy DMEI 8 (‘Waterside Development’) states that development on sites that include a watercourse should:
	7.63 Development located in or adjacent to watercourses should enhance the waterside environment and biodiversity by demonstrating a high design quality which respects the historic significance of the canal and character of the waterway and provides a...
	7.64 Policy DMEI 9 (‘Management of Flood Risk’) states that development in Flood Zone 2 and 3a will be required to demonstrate that there are no suitable sites available in areas of lower flood risk. Development in these areas will be required to subm...
	7.65 Policy DMEI 10 (‘Water Management, Efficiency and Quality’) requires that all new build developments include a drainage assessment demonstrating that appropriate sustainable drainage systems (SuDS) have been incorporated in accordance with the Lo...
	7.66 Moreover, all SuDS schemes must be accompanied by adequate arrangements for the management and maintenance of the measures used, including appropriate contributions made to the Council where necessary. Proposals that would fail to make adequate p...
	7.67 In terms of water efficiency, all new developments will be required to include water efficiency measures, including the collection and reuse of rain water and grey water. It is expected that major proposals will provide an integrated approach to ...
	7.68 Policy DMEI 11 (‘Protection of Ground Water Resources’) requires that all development proposals within a Source Protection Zone, Safeguard Zone or Water Protection Zone must assess any risk to groundwater resources and demonstrate that these woul...
	7.69 Policy DMEI 12 (‘Development of Land Affected by Contamination’) states that the Council will permission for development which is affected by contamination where it can be demonstrated that contamination issues have been adequately assessed and t...
	7.70 Conditions will be imposed where planning permission is given for development on land affected by contamination to ensure all the necessary remedial works are implemented, prior to commencement of development.
	7.71 Policy DMEI 13 (‘Important of Material’) relates to development proposals that include the importation of waste material. Such applications must be accompanied by a monitoring plan that includes:
	7.72 Proposals that include the importation of waste materials (inert or otherwise) that are not accompanied by the appropriate level of controls or safeguards will not be supported.
	7.73 Policy DMEI 14 (‘Air Quality’) development proposals, as a minimum, to be:
	7.74 Policy DMIN 3 (‘Extraction, Landfilling and Restoration’) sets out the Council’s requirements for applications involving landfilling and restoration of existing land. Specifically, it states:
	7.75 Similarly, Policy DMIN 4 (‘Re-use and Recycling of Aggregates’) states that the Council will promote the recycling of construction, demolition and excavation waste. All developments will be encouraged to:
	7.76 The supporting text states that the process of recycling aggregates should ideally be carried out on-site and as much of the recycled waste be re-used in the construction process.
	7.77 Chapter 13 of the NPPF ‘Protecting Green Belt Land’ sets out the importance attached to the Green Belt. The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping the land permanently open.
	7.78 Paragraph 145 states that authorities should plan positively to enhance use of Green Belt land. Specifically, it states:
	7.79 Paragraph 147 states that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in Very Special Circumstances (VSC).
	7.80 Paragraph 148 states that local planning authorities should ensure that substantial weight is given to any harm to the Green Belt and that VSC will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any othe...
	7.81 Paragraph 149 sets out the exceptions where development in the Green Belt may be “appropriate development”. One of these exceptions is:
	7.82 Should the openness of the Green Belt be preserved by certain elements of the development, these elements would be appropriate development and VSC not required.
	7.83 Chapter 15 of the NPPF deals with conserving and enhancing the natural environment. Paragraph 180 of the NPPF sets out the principles that should be followed by LPA’s when determining planning applications that may affect habitats or biodiversity:
	7.84 Paragraph 182 goes on to state that the presumption in favour of sustainable development does not apply where the project is likely to have a significant effect on a habitats site (either alone or in combination with other plans or projects) unle...
	7.85 Paragraph 194 requires planning applications to include a description of the significance of any heritage assets affected by the Proposed Development. Where a site on which development is proposed includes, or has the potential to include, herita...
	7.86 Only where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total ...
	7.87 The PPG came into force in March 2014 but has been updated since with the latest updates published in 2021. The PPG supports the policies within the NPPF. The planning application will adhere to the relevant guidance within the document.
	7.88 ‘Accessible Hillingdon’ echoes various Codes of Practice pertinent to the design of inclusive environments, and in some instances goes beyond minimum requirements. It offers practical and technical best practice guidance to enable planning applic...
	7.89 The SPD encourages developments to consider accessibility and inclusion as at the early design stages, and that proposals which have considered accessibility as a ‘bolt on’ or otherwise poorly designed for accessibility, will not be acceptable.
	7.90 The SPD also sets out application guidance for Design and Access Statements (DAS). For major proposals, the DAS should:
	7.91 It also sets out all specific design standards and measurements that need to be adhered to as part of all development proposals to ensure accessibility is at the forefront of scheme design.
	7.92 The Colne Valley Park Community Interest Company (CIC) exists to maintain and enhance the Colne Valley as the first taste of countryside to the west of London. Founded in 1965, the park stretches from Rickmansworth in the north to Staines and the...
	7.93 The Colne Valley Park is underpinned by six objectives:
	7.94 The six principles are underpinned by a series of project-focused work undertaken by the Colne Valley CIC to protect and enhance the value of the area.
	7.95 Development proposals within the Colne Valley will be assessed by the CIC against the six principles and how closely the proposal aligns to them.
	7.96 High Speed Two (HS2) Limited has been tasked by the Department for Transport (DfT) with managing the delivery of a new national high speed rail network. It is a non-departmental public body wholly owned by the DfT.
	7.97 In August 2018, the Secretary of State for Transport (SoSfT) gave Directions to the local planning authorities named in the Schedule, including LBH. All LPA’s identified must consult with HS2 for all applications within the identified zone (being...
	7.98 The Site lies in close proximity to the proposed works on the Colne Valley Viaduct crossing Moorhall Road, with areas of works falling within the redline of the Proposed Development.
	7.99 HS2 will therefore be a statutory consultee for the development in accordance with the following:

	8 Principle of Development
	8.1 The Site is situated within the Mid Colne Valley Site of Special Scientific Interest (SSSI) and within the Metropolitan Green Belt. These are the two key “in principle” planning considerations.
	8.2 The NPPF states, at Paragraph 147, that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in ‘very special circumstances. At paragraph 148, the NPPF states that Local Planning Authorities must...
	8.3 The Site lies wholly within the Metropolitan Green Belt (GB). The Government is firmly committed to both promoting sustainable economic growth and to protecting the Green Belt. There is a clearly a conflict between these aims, however in this inst...
	8.4 Paragraph 149 of the NPPF states that the construction of new buildings is inappropriate, with limited exceptions. The building and ancillary structures proposed by the planning application does not fall within the exception categories. The Propos...
	8.5 Paragraph 149 sets out seven exceptions where development in the Green Belt may be “appropriate development”. One of these exceptions is:
	8.6 Should the openness of the Green Belt be preserved by the development, the change of use of the land to outdoor recreation and sport is appropriate development and VSC not required.
	8.7 At a strategic level, London Plan Policy G2 states that the Green Belt should be protected from inappropriate development, and that development proposals that would harm the Green Belt should be refused except where very special circumstances exis...
	8.8 At local level, Policy EM2 (‘Green Belt, Metropolitan Open Land and Green Chains’) ensures that any proposals for development in the Green Belt and Metropolitan Open Land will be assessed against national and London Plan policies, including the VS...
	8.9 The leisure aspect of the Proposed Development and proposed outdoor recreational areas should be considered, in the context of national Green Belt policy, appropriate development in the Green Belt. However, the buildings and structures are “inappr...
	8.10 Firstly, it is important to consider the Green Belt context within which the Site sits. The Site is allocated within the Green Belt under Policy EM2 (‘Green Belt, Metropolitan Open Land and Green Chains’) and Policy DMEI 4 (‘Development in the Gr...
	8.11 As part of the evidence base to inform the preparation of the adopted Local Plan, the Council produced their Green Belt Assessment Update (dated September 2013). The study was prepared to supplement the Review of Green Belt and Major Developed Si...
	8.12 The 2006 study contained an assessment of the following:
	8.13 The 2013 Green Belt Assessment Update renewed the work undertaken in 2006, and provided a review of all proposed additions and deletions to the Green Belt received by the Council since 1998.
	8.14 All sites are assessed against the five purposes of the Green Belt. Broadwater Lake is not assessed within the 2013 Assessment, nor in the 2006 Assessment.
	8.15 The Inspectors Report0F  pertaining to examination of the now adopted LPP2, dated 22nd October 2019, confirmed that LPP2 would seek to undertake minor adjustments to the Green Belt to ensure it is protected and enhanced. The minor changes capture...
	8.16 These are detailed in the Green Belt Assessment Update document (2013) and shown on the Policies Map, ensuring the boundary is logical and robust. Consequently, the Inspector concluded that exceptional circumstances exist to justify these boundar...
	8.17 It can therefore be concluded that no further changes to the existing Green Belt boundary will be undertaken in the short to medium term, and therefore that the Proposed Development falls to be assessed on its impact on Green Belt openness, in ac...
	8.18 Consideration should first be given to how the Site performs against the five purposes of the Green Belt as set out within paragraph 138 of the NPPF.  Our assessment of this is set out below:
	8.19 The above assessment demonstrates that the Proposed Development will not undermine the five purposes of the Green Belt.
	8.20 National Planning policy refers to openness of the Green Belt, however it is not yet formally defined. How the impact of a particular scheme on the ‘openness’ of the Green Belt is assessed is often left open to interpretation. The Supreme Court d...
	8.21 However, the ruling re-confirmed that, while not a legal requirement, consideration of visual openness is a relevant issue to consider when making judgements on Green Belt openness. As per the penultimate paragraph (paragraph 41):
	8.22 The Judgment reinforces national planning practice guidance which states that assessing openness requires a judgement based on the circumstances of the case, and cites examples of relevant considerations including the duration of development, the...
	8.23 There remains no definition of Green Belt openness and whether visual impact is a relevant factor remains open to interpretation. For robustness, an assessment of the effect of the Proposed Development on the openness of the Green Belt is set out...
	8.24 The submitted Environmental Statement (ES) co-ordinated by Quod (Environmental Planning) assesses the impact of the Proposed Development on landscape character, specifically Landscape Visual Impact Assessment (LVIA). The LVIA assesses both the co...
	8.25 The extent of built form proposed is modest in relation to the size of the site. The total proposed floorspace (GIA) extends to 4,274 square metres, the majority of which (2,250 square metres) is within the main shared HWSFAC building on the nort...
	8.26 The main building two storeys high, with an eaves height of 7.1 metres and ridge height of 10.9 metres. All other buildings within the Proposed Development have a maximum pitch height of 7.0 metres. Moreover, approximately 2.18 ha (21,796 square ...
	8.27 There may be temporary short-term adverse landscape effects during construction and limited minor adverse effects of less than 4.5% area reduction of Broadwater Lake. When comparing these temporary effects with the suite of permanent enhancements...
	8.28 As set out in the Landscape and Visual Impact Assessment, the pattern of visibility is limited within the medium distance 3-kilometre radius study area, with only two locations found to experience potentially significant temporary views of the pr...
	8.29 When reflecting upon the landscape of the study area as a whole, it is reasonably considered that there is a negligible adverse visual effect in that the proposed development, without mitigation measures will have little impact on the environment...
	8.30 Bringing together landscape and visual effects, the Proposed Development will lead to an enhancement of the existing landscape. The visual impact on the openness of the Green Belt is ‘low’ and the limited visual effects of the Proposed Developmen...
	8.31 At pre-application stage, it was agreed with Officers that the change of use of the land for outdoor sports and recreation and the relocation of the sailing area on the lake (and expanding to other non-motor water sports) would be appropriate und...
	8.32 Whether a factor or combination of factors amounts to VSC is a matter for the decision maker in an exercise of judgment in any particular case. This is a qualitative exercise, and, in this instance, there are a number of circumstances which, cumu...
	8.33 The principal factors relied upon are:
	8.34 Section 9 discusses any other development management issues and harm caused by the Proposed Development. The mitigation measures proposed to ensure that there is minimal harm caused both within and outside of the context of the Green Belt are cle...
	8.35 The balancing exercise considers whether the benefits listed above, and their cumulative weight, clearly outweigh any harm arising from the proposals such as to amount to the requisite very special circumstances.
	8.36 These matters are considered in detail below.
	8.37 As set out above, Supreme Court held in the Samuel Smith Judgement that for the purposes of the NPPF, the visual quality of the landscape was not in itself an essential part of the "openness" for which the Green Belt is protected, but that the co...
	8.38  In his closing statement, Lord Carnwath remarked:
	8.39 Another relevant case, which preceded the above, the Lee Valley Case2F , Judge Lindblom said that “the concept of openness is the absence of buildings – as distinct from the absence of visual impact” (para 7).  There are many Judgements around th...
	8.40 The Proposed Development is a unique sports facility suitable to be located within the Green Belt. The majority of the Proposed Development, such as the change of use of the land, sailing area, climbing area and boat parking area fall under "Appr...
	8.41 The Proposed Development will not contribute to urban sprawl or result in neighbouring towns coming together or have a harmful effect on the countryside. The very nature of the Proposed Development requires a rural location, and given it will ser...
	8.42 The buildings encompass a very small part of the site, the Transport Assessment concludes that the transport impacts are acceptable in highways terms, the LVIA concludes that permanent visual effects will be negligible adverse. The effect on the ...
	8.43 As the degree of harm to openness is so low, this in turn should be given significant weight in considering the level of VSC required to overcome this low level of harm should be reduced accordingly.
	8.44 The importance of delivering the Proposed Development is almost entirely centred on the need to find a suitable site to enable reopening of an important leisure and outdoor sports centre for which will accommodate children and those with special ...
	8.45 In order to qualitatively and quantitively assess the social and economic benefits of the Proposed Development, this application is supported by a Statement of Socioeconomic Benefits.
	8.46 The headline socioeconomic benefits of the Proposed Development are set out below:
	8.47 Significant weight should be placed on the community benefits of the Proposed Development.
	8.48 As set out in Section 5, the Site has been subject to a thorough Alternative Sites Assessment of possible options. The Alternative Sites Assessment has been submitted as a standalone document and is appended to the Environmental Statement. The as...
	8.49 A Search Area of a 10-kilometre radius from the previous HOAC location at Dews Lane was used so that previous users, local community and schools who used the facility could still access the new facility, as it the purpose of re-providing it. A Lo...
	8.50 The Short List of Sites comprised the following lakes: Troy Lake, Broadwater Lake and Ruislip Lido. Each site was contextualised in terms of site location, description, existing and historical uses as well as their environmental considerations li...
	8.51 Broadwater Lake was identified as the only viable option to accommodate the HOAC. The site meets the majority of the Recreational Criteria in terms of lake surface area, land surface area, accessibility of the lake from level landform, water qual...
	8.52 The ASA has considered potential alternative sites for the replacement HWSFAC, representing a core element of the VSC case in that the Proposed Development can only feasibly and viably be delivered at the Application Site.
	8.53 Submitted with this application is a detailed Mitigation and Ecological Enhancement and Management Plan (MEMP). The MEMP sets out the key measures that will be implemented to ensure that the Proposed Development results in a betterment in the qua...
	8.54 These can be summarised as follows:
	8.55 Natural Screening: Receptors (the birds using the Site's habitats) will be screened from the disturbance through introducing floating reedbeds and new islands, creating visually screened refuge areas around the lake that will cover at least 30% o...
	8.56 Restricting Activity: Watersports will be confined to a defined area in the centre and north of the lake. Any birds outside the refuge areas will have plenty of choice of where to go if they are disturbed by the water sports activities.
	8.57 Protecting Sensitive Species: The most sensitive species have mainly been recorded in areas of the lake with natural visual shielding already present, such as around islands. This behaviour is expected to continue, and these species are not consi...
	8.58 Restricting Access: Access to the shoreline of the peninsula will be restricted to a very few locations during operation, including a bird hide along the western and southern shores, and the beaches and launch area at the north of the peninsula. ...
	8.59 The MEMP sets out the following enhancements to the SSSI that will be secured:
	8.60 Design Interventions: The lake condition will be improved by the ecological interventions designed into the proposed development. The initial enhancements that will make the biggest difference are the floating reedbeds and aquatic planting (under...
	8.61 Enhancing Naturality: The lake bed will be made more natural (less flat and uniform) by creating some deeper areas (as part of the works to improve the sailing areas) and more shallow areas and islands will also be created. The end result will be...
	8.62 Future Resilience: The lake provides approximately 60ha of the 93.75ha of open water within the SSSI as a whole. The improved climate change resilience of Broadwater Lake will help to secure the lake’s role in supporting the range of breeding and...
	8.63 Improving Woodland Quality: The woodland will be sensitively managed to increase its biodiversity and condition and protect it from disturbance. This will include selective thinning and the removal of invasive plant species.
	8.64 Supporting Existing Species: There are other ecological enhancements proposed (benefitting a range of species of conservation concern or with priority status) such as the installation of bird and bat boxes, but these will have no effect on the SS...
	8.65 The above mitigation and enhancement measures are detailed in full within the MEMP.
	8.66 Sustainability has been a key consideration from the outset and throughout the design development. The Applicant has sought to ensure that the highest standards of sustainability are incorporated into the development. In particular, the incorpora...
	8.67 The key sustainability features are listed below:
	8.68 Paragraphs 149 and 150 of the NPPF states that the use and provision of appropriate facilities for outdoor sport is acceptable in the Green Belt as long as these facilities preserve the openness of the Green Belt.  The proposed use therefore full...
	8.69 Notwithstanding this, on the basis that the Site is currently free from any built form, any new buildings will have the potential to impact the Green Belt and therefore would be deemed inappropriate development as defined by the NPPF (paragraph 1...
	8.70 This Planning Statement sets out the measures that will be taken to ensure the Proposed Development preserves the openness of the Green Belt as far as possible, with approximately 97% of the Site remaining open land for outdoor leisure activities...
	8.71 Based on a number of cumulative factors, this Planning Statement and wider planning application documents have clearly demonstrated that very special circumstances exist and that any harm by reason of inappropriateness, and other harm can be clea...
	8.72 These considerations relate primarily to the very significant community benefits that the proposals would deliver as set out in the enclosed Statement of Socioeconomic Benefits; the benefits to the local economy; the overall environmental improve...
	8.73 The second strand of the ‘in principle’ assessment of the Proposed Development is assessing the impact on the Mid Colne Valley SSSI.
	8.74 Chapter 15 of the NPPF deals with conserving and enhancing the natural environment. Paragraph 180 of the NPPF sets out the principles that should be followed by LPA’s when determining planning applications that may affect habitats or biodiversity:
	8.75 Paragraph 182 states that the presumption in favour of sustainable development does not apply where the project is likely to have a significant effect on a habitats site (either alone or in combination with other plans or projects) unless an appr...
	8.76 The Applicant has endeavoured to ensure that the Proposed Development performs positively against the six purposes of the Colne Valley Regional Park, as defined by the Colne Valley CIC.
	8.77 The six of the Colne Valley closely align with the requirements of NPPF Paragraph 180 of principles. Our assessment of this is set out below:
	8.78 The Proposed Development aligns wholly to and accords with all six principles of the Colne Valley Regional Park. This is important to consider as the backdrop against the following NPPF assessment.
	8.79 Paragraph 180 of the NPPF states, inter alia, that if significant harm to biodiversity resulting from a development cannot be avoided (through locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last resort,...
	8.80 Each of these matters are considered below.
	8.81 As per Section 5 of this Planning Statement and in accordance with the EIA Regulations, reasonable alternatives to the Proposed Development have been considered by the Applicant, prior to the selection of the final design and provides a descripti...
	8.82 In terms of alternative sites, the ASA details a number of sites in the local area with access to a lake and therefore a comparative analysis of each of the sites was undertaken which considers factors such as size, accessibility, water quality, ...
	8.83 The ASA concludes that Broadwater Lake is the only reasonably potential sites for the replacement HWSFAC, therefore meeting the requirements of Paragraph 180 of the NPPF.
	8.84 In addition to assessing alternative locations, the ES also assesses alternative design and layout options for the Proposed Development. This primarily focuses of the relocation of the peninsula and areas of reclaimed land. The proposed layout is...
	8.85 This conclusion has been reached via a detailed locational and design assessment, considering primarily the ecological effects and implications of delivering the Proposed Development in an alternative location, or in an alternative layout.
	8.86 Importantly, when assessing alternative biodiversity mitigation and enhancements and landscape proposals, the development of the masterplan has been ecologically, landscape and visually led with embedded mitigation at every step on the way during...
	8.87 The condition of the lake currently is that it lacks vegetation and algal blooms and has a high nutrient value. The enhancements proposed to the lake include adding varying gradient, planted coir rolls, floating reedbeds and others. These interve...
	8.88 The timing of construction works is vital to prevent impacts from occurring; these have been carefully planned to minimise harmful impacts from the proposed development. Mitigation and enhancement measures will be installed first, before any work...
	8.89 On the water, the main design principle to mitigate for the disturbance impacts arising from operation and construction, is to screen the receptors (the birds using the Site's habitats) from the disturbance. We are introducing floating reedbeds a...
	8.90 Watersports will be confined to a defined area in the centre and north of the lake. Any birds outside the refuge areas will have plenty of choice of where to go if they are disturbed by the watersports activities.  Some species are not sensitive ...
	8.91 Access to the shoreline of the peninsula will be restricted to a very few locations during operation, including a bird hide along the western and southern shores, and the beaches and launch area at the north of the peninsula. Until the screening ...
	8.92 The design of each feature and the underlying rationale is detailed within the MEMP, however these are summarised in Table 8 below. Implementation of the designed features has been carefully planned and timed to minimise the impacts of the instal...
	8.93 The lake condition will be improved by the ecological interventions designed into the proposed development. The initial enhancements that will make the biggest difference are the floating reedbeds and aquatic planting (underwater and emergent). T...
	8.94 The lake bed will be made more natural (less flat and uniform) by creating some deeper areas (as part of the works to improve the sailing areas) and more shallow areas and islands will also be created. The end result will be more complex and heal...
	8.95 The lake provides approximately 60ha of the 93.75ha of open water within the SSSI as a whole. The improved climate change resilience of Broadwater Lake will help to secure the lake’s role in supporting the range of breeding and wintering birds th...
	8.96 For the woodland, we will sensitively manage it to increase its biodiversity and condition and protect it from disturbance. This will include selective thinning and the removal of invasive plant species.
	8.97 There are other ecological enhancements proposed (benefitting a range of species of conservation concern or with priority status) such as the installation of bird and bat boxes, but these will have no effect on the SSSI or its designated features...
	8.98 Although the bird species assemblages may not show significant increases, positive effects for individual bird species are likely to be recorded. The benefits will be provided by the availability of greater areas of breeding habitat in the form o...
	8.99 This assessment is drawn upon and substantiated against NPPF paragraph 180. The design of the Proposed Development has been ecologically led since the project inception.
	8.100 Broadwater Lake is the only available and deliverable site that is suitable for HOAC’s needs and an alternative site outside of a SSSI could not be found, given the nature of the Proposed Development. As such an ecologically led scheme has been ...
	8.101 The benefits of this development are set out in the Community Benefits Statement and within the Mitigation, Enhancement and Management Plan as well as within this Planning Statement.
	8.102 The long-term Management Plan will ensure that the SSSI is in public ownership, enhanced and in a better position in the future than its current state. These benefits clearly outweigh the impacts of the Proposed Development on the features that ...

	9 Other Planning Considerations
	9.1 Section 8 demonstrates that the proposed leisure development will bring significant benefits to the area, therein providing support for the development. However, as with all ‘inappropriate development’ in the Green Belt, there is potential harm ar...
	9.2 The effects of the development have been thoroughly considered in a series of studies, assessment and Reports, which are summarised below. Each of these matters should be read in conjunction with the relevant supporting technical documents.
	9.3 The Proposed Development has been considerately designed to make the most efficient use of the Site for the proposed HWSFAC use, whilst not to the detriment of the visual, landscape and ecological character. The development is of high-quality desi...
	9.4 Overall, the form, massing and appearance of the Proposed Development are responsive to the core facilities being proposed for the operation of a first-class activity centre and sailing club. The scale and location of buildings, as well as the ass...
	9.5 All buildings are of high-quality design, reflecting the vernacular of the surrounding area in order to be both visually appealing and to fit into the surrounding context. The proposed layout is commensurate with the existing arrangement, utilisin...
	9.6 As such, it is considered that the design credentials of the Proposed Development accord wholly with London Plan Policy GG2,  D4 and D5; as well as LBH Policies BE1 and DMHB 11.
	9.7 This application is supported by Transport Assessment (TA) and supporting suite of highways documents, all prepared by Robert West. The purpose of the TA document is to assess the existing access and highways infrastructure against the Proposed De...
	9.8 The Site has a Public Transport Accessibility Level (PTAL) of 1a, indicating it has very poor access by public transport to the site. Despite this, there are bus stops providing three east and westbound services per hour, located 50m to the west o...
	9.9 A total of 83 car parking spaces are provided as part of the Proposed Development. This is largely formalisation of existing parking on-site with the addition of operational parking requirements for HOAC. The parking quantums are set out in Table 5.
	9.10 Electric Vehicle Charging Points (EVCP) provision, cycle parking and accessible parking are provided in line with minimum requirements set within the London Plan and LB Hillingdon Local Plan.
	9.11 The trip assessment concludes that development proposals will produce 54 daily arrival and departure trips will be produced between Monday and Friday during the summer peak season. Maximum daily trips will be produced on a Wednesday when HRC will...
	9.12 Of the anticipated maximum 54 daily vehicle trips, up to 38 vehicles trips will occur during the morning network peak and up to 23 vehicle trips during the afternoon network peak. During the weekend, up to 40 vehicle trips are anticipated. Trips ...
	9.13 Mitigation is proposed in the form of new access and junction design, which will provide a new access road and junction design that provides new surfacing, street lighting and a dedicated pedestrian footway and access. To improve safety for vulne...
	9.14 A junction capacity assessment has been undertaken and indicates that the junction operates with sufficient capacity with development traffic added.
	9.15 Overall, development proposals is expected to have a negligible impact on the operation of the local highway network and particularly little or no impact during network peak times.
	9.16 This application is also supported by a Travel Plan, prepared by Robert West. Given the existing site uses are established and not expected to change, the TP is directed toward the operations of the relocated HOAC. The TP will be aimed at HOAC st...
	9.17 The TP aims to explore initiatives to explore initiatives to promote cycling and walking to HOAC staff and visitors; publicise and promote public transport usage (train, tube, and bus) to HOAC staff and visitors; to publicise and promote use of g...
	9.18 The TP also includes measures for ongoing monitoring and review, as well setting out a clear Action Plan directed at user travel.
	9.19 Robert West have also prepared a framework Construction Logistics and Traffic Management Plan which outlines the constriction traffic management during the construction phase of the Proposed Development. It is intended to establish the broader st...
	9.20 A principal contractor has not been appointed and therefore whilst the overall strategy is expected to be taken forward, some details of the CLP are expected to change between approval and construction.
	9.21 The Parking Design and Management Plan (PDMP) is required to outline the access, parking, drop-off and collection strategies for the site how these activities will be managed.
	9.22 This PDMP provides a summary of the car parking provision that is proposed as part of the development proposals and the strategy for operation for all users across the site. The PDMP should be read in conjunction with the TA, TP and DSP also subm...
	9.23 This PDMP outlines the strategy for how parking will be assigned within the site and the management measures in place to ensure that safe and convenient drop-off and collection of HOAC users can be achieved.
	9.24 The PDMP will be implemented and overseen by HOAC staff members with support from designated BSC members.
	9.25 It is anticipated that this document will be secured via planning condition.
	9.26 Finally, a Delivery and Servicing Plan (DSP) has been prepared to set out the delivery and servicing strategy for HWSFAC, following the development proposals. Measures will be required to manage and monitor delivery and servicing activities durin...
	9.27 HOAC will be the main operator of the Site and therefore will require the most servicing of all users. HOAC will lead the coordination of delivery and servicing at the Site, although all operators will also benefit from the DSP.
	9.28 The aim of the DSP is to minimise impact of delivery and servicing activity on the local highway network during peak times, and to improve highway safety in and out of the Site.
	9.29 The TA and supporting highways documents detailed above demonstrate, in conjunction with one another, that the transport impact of the development can be mitigated. It is considered to be in accordance with planning policy at government, regional...
	9.30 It is therefore considered acceptable in transport and highways terms and in accordance with London Plan Policy T4 and T6.5, and Local Plan Policy T1.
	9.31 This application is supported by a Flood Risk, Drainage and Sequential Assessment, prepared by Weetwood.
	9.32 The Assessment is informed by the topographic survey, prepared by Three Sixty Group. The topographic survey confirms that levels on the peninsula are shown to be in the region of 36.9 - 40.6 m AOD. Ground levels on the existing unnamed access roa...
	9.33 The Environment Agency Flood Map for Planning indicates the Site to be located primarily within Flood Zone 3; however, part of the existing unnamed access road and the south parcel are in Flood Zone 2. The peninsula (excluding the northern island...
	9.34 The risk of flooding to the area of proposed development (i.e., the peninsula) from all identified sources is assessed to be negligible/low. However, the proposals include the creation of an extension to the peninsula, which currently forms part ...
	9.35 The risk of flooding to the proposed peninsula extension from the River Colne and any residual risk to the wider peninsula area from all identified sources will be mitigated through the implementation of appropriate measures including buildings d...
	9.36 A Flood Risk, Drainage and Sequential Assessment (FRDSA) has been prepared by Weetwood in liaison with Johns Associated Ltd. The Report utilises the Alternative Site Assessment (ASA) undertaken by Quod.
	9.37 The FRDSA identifies three potential alternative sites to accommodate the Proposed Development. The assessment is presented in Table 3 of the FRDSA, which identifies that Troy Lake and Ruislip Lido are at a greater or equivalent risk of flooding ...
	9.38 In addition to the above, it should be borne in mind that whilst the risk of flooding to Broadwater Lake from rivers (fluvial) is defined as Very High, the peninsula (within which development is proposed) is at a Low risk (i.e., Flood Zone 1). If...
	9.39 It is therefore concluded that there are no alternative sites at a lower risk of flooding that are available and suitable, and the application is therefore considered to be compliant with the sequential approach to site selection as set out in th...
	9.40 The enclosed Flood Risk, Drainage and Flood Risk Sequential Assessment states that in accordance with PPG para. 056, surface water runoff should be disposed of according to the following hierarchy: Into the ground (infiltration); To a surface wat...
	9.41 Given that the proposed impermeable areas associated within the development are to be formed from engineered made ground, it is considered that infiltration is not feasible. Additionally, groundwater is likely to be in hydraulic continuity with B...
	9.42 With regard to foul water drainage, it is anticipated that a private pumped solution will be required, given the distance between the site from the existing public foul water sewer adjacent to Broadwater Lake.
	9.43 Overall, the report concludes that risk of flooding is low and that the appropriate measures are to be taken in order to mitigate risk in accordance with Policies SI 12, SI 13, EM6 and DME1.
	9.44 This application is supported by an Energy Strategy Report and Whole Life Carbon Assessment, both of which have been prepared by Syntegra. The Energy Strategy demonstrates the predicted energy performance and carbon emissions of the proposed deve...
	9.45 The analysis takes into consideration the Part L2 2021 building regulations and policy requirements of the London Plan and LBH Local Plan.
	9.46 The table below details the compliance with said requirements:
	9.47 Overall, it is considered that all feasible measures have been pursued in order to meet energy policy requirements at national, regional and local level.
	9.48 In support of the application, a detailed Lighting Impact Assessment and External Lighting Design has been prepared by BSG. The document and associated appendices detail the design and specification measures that need to be taken in order to comp...
	9.49 For the avoidance of doubt, ecological survey reports prepared for the site informed the design by identifying the trees with bat roost potential as well as areas of particular ecological sensitivity. In case of the HWSFAC site, while care has be...
	9.50 The external lighting scheme is limited to the external areas of the development, including entrances into the site, parking, walkways as well as the facades of the proposed buildings. The design is simple and unobtrusive since the main aim was t...
	9.51 This application is supported by an Archaeological Desk Based Assessment, prepared by RPS. The assessment provides a description of the historic and archaeological assets potentially affected by the Development and addresses the information requi...
	9.52 In terms of relevant designated archaeological assets, no World Heritage Sites, Scheduled Monuments, Registered Parks and Gardens, Historic Battlefield, or Historic Wreck Sites occur within or in close proximity to the Site. A search of the Great...
	9.53 The archaeological character of the area is dominated by the significance of possible in situ Palaeolithic and Mesolithic evidence around and to the south of Three Ways Wharf area in Uxbridge. Site walk-over has identified industrial remains that...
	9.54 These are not assets that are recorded in the GLHER Data, but RPS start that this may be worthy of consideration in a response to development proposals. Elsewhere on the Site huge impacts across the Site, caused by both the extensive mineral extr...
	9.55 Overall, it is consider that the LPA could require some ‘low-level’ recording of the industrial remains of the Hillingdon Sand & Gravel Industry and could secure their requirements by placing a suitable worded planning condition on any consent th...
	9.56 The Proposed Development is therefore acceptable from an archaeological perspective in accordance with LPP1 Policy HE1, LPP2 Policy DMHB 7 and London Plan Policy HC1.
	9.57 In addition, this application is also supported by a Built Heritage Statement, prepared by RPS. This report has been prepared to address the requirement under paragraph 194 of the NPPF for the applicant to assess the significance of any heritage ...
	9.58 The Report identifies that the Site currently forms a small part of the Widewater Lock Conservation Area and a peripheral element of it setting. It also forms part of the setting of the locally listed buildings at Maylings Yard, which represent t...
	9.59 With regard to the Widewater Conservation Area, particularly when compared against the current baseline conditions, the Report concludes that the Proposed Development will have no impact on the significance of this heritage asset, or on the abili...
	9.60 There will also be no impact to the significance of the neighbouring locally listed buildings at Maylings Transport Yard, with the development within the Site well screened from these assets.
	9.61 The Report does identify that there will be some changes to the fabric of Bridge No. 179, however the sensitive repair and restoration programme that will outweighed by said repair project and the ongoing maintenance to ensure it is provided with...
	9.62 Overall, the Report concludes that:
	9.63 As such, it can be demonstrated that the Proposed Development complies wholly with Development Plan Policies HC1, HE1 and DMHB 1.
	9.64 This planning application is supported by a Stage 1 and 2 Arboricultural Impact Assessment, prepared by RKS Biocensus Limited. The Report is informed by site surveys undertaken in November 2022 and subsequent update survey in May 2023.
	9.65 The survey area was split into two areas: 1. The northern parcel (main development area); and the southern and easter parcel. A total of 79no. individual trees, 47no. groups, 6no. hedges and 7no. shrub groups were recorded. The most prominent tre...
	9.66 Of the 79no. individual trees recorded: 1no. was Category A; 19no. were Category B; 46no. were Category C; and 13no. were category U. Of the 34 groups recorded: 1no. was Category A; 14no. were category B; 29no. were category C and 3no. were Categ...
	9.67 The Proposed Development will result in removal equating to the loss of 18no. individual trees and 12,446 square metres of tree groups. In addition, minor shrub groups will also need to be removed. The majority of trees identified for removal are...
	9.68 As noted in the Report, the Proposed Development footprint will have resultant impacts on existing wildlife and planting. This application is therefore also supported by a comprehensive landscape strategy, prepared by Colour, which has been devel...
	9.69 The outline specification of the proposed landscape strategy is detailed in Section 5 of the submitted Landscape Strategy Report. The high-level strategy identifies the loss of 169no. trees, of which 112no. within the camping area and 57no. on th...
	9.70 To mitigate this loss, an initial planting of 194no. trees will be provided, of which 73no. will be on the peninsula, 21no. orchard trees and 100no. on the proposed islands. All proposed trees will of high quality and specification.
	9.71 Overall, the Proposed Development is underpinned by a comprehensive landscape strategy that delivers a net increase in tree planting, supporting habitat preservation and additional habitat creation. The Proposed Development seeks to remove existi...
	9.72 The report concludes:
	9.73 To this end, it is considered that the Proposed Development meets London Plan Policy G7, which requires development proposals to ensure that existing trees of value are retained, and where removal is necessary, those trees are replaced with plant...
	9.74 This planning application is supported by an Air Quality Assessment (AQA), prepared by Air Quality Consultants. The Site lies approximately 890 m to the northwest of an Air Quality Management Area (AQMA) declared by LBH for exceedances of the ann...
	9.75 The Proposed Development will introduce new sensitive exposure into the area, therefore an AQA is required to determine the air quality conditions that future users will experience.
	9.76 In terms of construction impacts, this chiefly comprises the potential to create dust. Mitigation has been proposed, primarily in the form of a Dust Management Plan. With these measures in place, the AQA confirms that residual effects be ‘not sig...
	9.77 In terms of operational impacts, the Proposed Development will generate additional traffic on the local road network; however, the trip generation is below the relevant published screening criteria. It will also be provided with heat and hot wate...
	9.78 The Proposed Development has also been shown to meet the London Plan’s requirement that new developments are at least ‘air quality neutral’. Overall, the construction and operational air quality effects of the proposed development are judged to b...
	9.79 The Proposed Development therefore accords with London Plan Policy SI 1 and LPP2 Policy DMEI 14 having demonstrated that: the Proposed Development will not lead to further deterioration of existing poor air quality; it will not cause or extend an...
	9.80 This application is supported by a Noise Assessment, produced by Noise Consultants. The Noise Assessment presents the findings of a baseline sound survey, assessments of construction and operational noise impacts on existing noise sensitive recep...
	9.81 Firstly, with regard to construction noise, levels associated with a majority of the construction phases at the existing Residential NSRs fall into or below the LOAEL threshold. Activities that produce the greatest noise levels include road const...
	9.82 Secondly, regarding road traffic noise, the Assessment concludes that the magnitude of construction traffic along designated routes would be negligible. Moreover, the magnitude of operational traffic along the designated routes has also been clas...
	9.83 Finally, with regard to operational noise, the Assessment concludes that that the building services and plant noise from the Proposed Development would have a negligible effect on residential receptors. Additionally, the leisure activity on the l...
	9.84 Overall, therefore, it is considered that the Proposed Development is acceptable in acoustic terms and will not have any adverse impacts during construction and operation, that cannot be mitigated. The proposals therefore accord with Policy D13 (...
	9.85 London Plan Policy D12 requires development proposals to achieve the highest standards of fire safety, embedding these at the earliest possible stage. Thus, all major development proposals should be submitted with a Fire Statement. As such, this ...

	10 Socioeconomic Benefits
	10.1 This planning application is supported by a Social and Community Benefits Statement, which has been prepared by Quod. The purpose of this report is to set out the community benefits associated with the proposal at the Site in recognition of the r...
	10.2 From a social and community perspective, the benefits of the Proposed Development will be positive for young people, people with disabilities and local sports groups. The social benefits we have assessed and presented are focused on the specific ...
	10.3 The Report sets out the demographic profile of the LBH in relation to London; outlines the previous use of the Hillingdon Outdoor Activity Centre; and presents the potential of the Development and the associated social benefits.
	10.4 For the purposes of this Planning Statement, the community benefits that can be captured should planning permission be granted are set out in detail below. Full details of the benefits are set out within the Social and Community Benefits Statement.
	10.5 The Development will have a number of benefits to the community in LBH and surrounding areas. These have been determined through consultation with the Applicant and the future operators of the HWSFAC.
	10.6 Increased physical activity can help to reduce negative health impacts associated with a sedentary lifestyle. It also can have a positive impact on mental health, supporting individuals in managing stress levels and alleviating depression and anx...
	10.7 Outdoor activities are found to benefit individuals in improving communication skills, cooperation, social interaction skills, sense of responsibility, empathy, engagement in the community, and social trust. Outdoor activities play a role in impr...
	10.8 HWSFAC would provide a great opportunity for outdoor physical activity and engagement with water sports for all age groups. The tailored programmes and activities benefit children and young people in particular, encouraging an active lifestyle fr...
	10.9 HWSFAC will provide shelters to support group work or camping activities for children, an archery area, a pedal go-kart track and a field with high ropes.
	10.10 The merger with the Broadwater Rowing Club and the Sailing Club allows for the expansion of water sports provided and total overall capacity. The centre also has the potential to expand the range of tailored activities offered in partnership wit...
	10.11 Generally, good access to high-quality environments for physical activity is associated with an increase in the frequency of their use. As previously mentioned, the former water sports centre had a wide outreach across LBH, west London and natio...
	10.12 Inclusion is one of the key aims of HWSFAC. The centre would provide access to nature and water sports activities to disadvantaged and disabled groups, creating a safe facility that caters for diverse needs and where everyone feels welcomed.
	10.13 HOAC has a long history of engaging disadvantaged groups and people with disability in water sports. Over time building an exemplary sports centre that has reached and encouraged participation from groups that might not have the financial means ...
	10.14 HWSFAC work with the Disabled Sailing Association to ensure the highest safety standards with staff trained to provide support as needed. This will create a supportive environment for people nervous about partaking in water sports by ensuring ac...
	10.15 Facilities will be designed to be inclusive. Examples include:
	10.16 People with a disability often face barriers to physical activity due to lack of tailored resources, inaccessible sports provision, and unwelcoming environments. The HWSFAC will provide inclusive design, tailored programmes, expert management ex...
	10.17 The Design and Access Statement provides further detail of the design measures that have been incorporated in the facility to ensure that the design is inclusive, removing barriers some may face and creating a user friendly environment where all...
	10.18 Inclusion principles apply to HOAC employees. The centre considered itself an exemplary working environment for inclusion, having had experience working with those with visual impairment, neurodiversity and having a strong commitment to making t...
	10.19 HWSFAC would be an invaluable community asset for LBH that would benefit residents in the borough, as well as surrounding areas, as previously shown. This would be achieved through experienced management and expert specialist and local knowledge.
	10.20 Community facilities build strong and cohesive communities. They provide opportunities for social interaction and involvement in community activity. Community facilities contribute to a sense of place and local identity, building social cohesion...
	10.21 To achieve these aims, it is important for community facilities to appeal to a wide range of people and be adaptable to meet a variety of needs. HWSFAC will be an exemplary community facility, providing access for families, young people, church ...
	10.22 The centre will support organised groups, particularly for children and young people. Child safeguarding will be of utmost importance and the Site will be secured physically and through experienced management. Existing clubs in the community wil...
	10.23 Volunteering allows people to contribute to society fostering a sense of responsibility, confidence, life-long learning and a sense of achievement. Meeting people through volunteering contributes to community cohesion and integration. The HWSFAC...
	10.24 The centre will continue to organise HOAC’s previous Young Leaders Scheme, which equips young people with skills and training in sailing, windsurfing, kayaking and sculling, supporting them to pursue a career in water sports. The Young Leaders S...
	10.25 Previously HOAC employed part-time and seasonal employees to support with training for the water sports it offered. It is envisioned that these opportunities will continue to be available at HWSFAC for those wishing to pursue a career in water s...
	10.26 Volunteering opportunities were available at the former HOAC facility, and this will continue at HWSFAC. Volunteers will provide support on the courses and activities offered at the centre and associated clubs and support the maintenance of the ...
	10.27 HOAC has inspired young people to pursue careers as trainers or coaches and to go on and form their own organisations. Fulham Reach Boat Club was founded by a former HOAC volunteer. This boat club is a registered charity that aims to promote Row...
	10.28 HOAC aims to inspire new generations of young people with the new centre at HWSFAC by providing a place where everyone feels welcomed and comfortable to practice water sports and pursue this as a career, should they wish to.
	10.29 The HWSFAC would provide enhanced opportunities for leisure and being in nature. The woodland would provide a restful and quiet outdoor environment meeting a wide range of needs, from school groups to noise sensitive users (such as neurodivergen...
	10.30 The proposal includes bird hides (to cater for groups of 12 children at a time) which will be sensitively designed to fit into the surroundings. Angling and pond dipping will also be possible, offering children the opportunity to inspect insects...
	10.31 HWSFAC plans to create further educational opportunities for young children from urban areas to explore wildlife conservation and engage with schools to meet the national curriculum requirements set by the Department for Education.
	10.32 Creating opportunities for children who live in an urban environment otherwise to experience nature and wildlife is a significant benefit of this Development.
	10.33 HOAC prides itself on stewardship and operation for the public benefit. As detailed in Section 3, the previous sports centre had an extensive outreach which was a result of a dedicated team and exemplary management.
	10.34 The benefits of collocating the services of the Broadwater Sailing Club and the Broadwater Rowing Club allows for efficient use of management and resources between the three clubs. In turn, this creates further opportunities to expand outreach a...
	10.35 From an ecological perspective, all works and existing features on site will be maintained in perpetuity by LBH, which is to be agreed upon under an Environmental Management Plan post-planning application. This would be of great benefit to the S...
	10.36 The Statement outlines the community benefits of the HWSFAC in support of the planning application for the Site. The facility will deliver the following outline benefits:
	10.37 The Alternative Sites Assessment (as detailed in Section 5) has considered additional sites for the facility; however, a more suitable location has not been found.
	10.38 Should the centre not come forward, it would be a great loss to a community that has benefited for over 30 years from its outreach and its facilities. The long-term impacts (health, confidence, employability, skills, engagement with nature) will...

	11 Planning Balance
	11.1 The development constitutes ‘inappropriate’ development in the Green Belt. Paragraph 148 of the NPPF requires local planning authorities to give substantial weight to any harm to the Green Belt.
	11.2 Paragraph 148 also requires that a balancing exercise is carried out to establish whether ‘very special circumstances’ exist to outweigh any harm which arises from the development, whether it is harm to the Green Belt or otherwise.
	11.3 The first step of this balancing exercise is to identify the potential harm to the Green Belt along with any other harm resulting from the proposal.
	11.4 It is accepted that the Proposed Development is ‘inappropriate development’, and that is therefore will be harmful to the Green Belt. This harm relates mainly to some weakening of openness and being contrary to the purposes of safeguarding the co...
	11.5 The effects of the development have been thoroughly considered in a series of studies, reports and meetings with relevant statutory bodies.
	11.6 Following a scoping exercise with LBH, an Environmental Impact Assessment was carried out, in accordance with the Environmental Impact Assessment Regulations 2017 (as amended). The Environmental Statement provides a summary of the proposed mitiga...
	11.7 There will be some adverse effects during the construction period associated with the works, primarily in relation to noise and visual impact. However, these effects will be temporary and will be mitigated as far as practical through implementati...
	11.8 Weighing against the harm are other considerations which are discussed in detail within Section 10, namely factors which when taken together, support the conclusion that the identified harms are clearly outweighed and that Very Special Circumstan...
	11.9 The principal factors relied upon are summarised below:
	11.10 Table 6 assesses the Proposed Development against the five purposes of the Green Belt. It details that 97% of the Site remains open for use for outdoor sports and activities, which accords with the uses that are deemed acceptable within the Gree...
	11.11 Drawing on the LVIA submitted as part of the ES, when reflecting upon the landscape of the study area as a whole, it is reasonably considered that there is negligible adverse visual effect in that the proposed development, without mitigation mea...
	11.12 Bringing together landscape and visual effects, the Proposed Development will lead to an enhancement of the existing landscape. The visual impact on the openness of the Green Belt is ‘low’ and the limited visual effects of the Proposed Developme...
	11.13 As detailed in Section 10, the headline socioeconomic benefits of the Proposed Development are:
	11.14 Significant weight should be placed on the community benefits of the Proposed Development.
	11.15 The Application Site and Proposed Development have both been thoroughly tested against alternative locations and alternative design options. As it has been demonstrated, the Proposed Development can only be accommodated at the Application Site.
	11.16 This conclusion has been reached via a detailed locational and design assessment, considering primarily the ecological effects and implications of delivering the Proposed Development in an alternative location, or in an alternative layout. Impor...
	11.17 This assessment is drawn upon and substantiated against NPPF paragraph 180 at Section 8 of this Planning Statement, demonstrating that significant harm to biodiversity resulting from a development can be mitigated.
	11.18 The key ecological benefits can be summarised as:
	11.19 The key sustainability features are listed below:
	11.20 Based on a number of cumulative factors, this Planning Statement and application has clearly demonstrated that very special circumstances exist and that any harm by reason of inappropriateness, and other harm can be clearly outweighed by other c...
	11.21 Table 7 provides an assessment of the Proposed Development against the Six Principles of the Colne Valley Regional Park. It is considered that the Proposed Development aligns wholly to and accords with all six principles of the Colne Valley Regi...
	11.22 As provided above, this application is supported by a thorough Alternative Sites Assessment which concludes that there are no alternative sites on which the Proposed Development could be delivered.
	11.23 As outlined above, the proposed ecological package is set out within the submitted MEMP and summarised at paras 8.54 – 8.65 inclusive. These are summarised as:
	11.24 These benefits should be weighted favourably when considering the Proposed Development.
	11.25 The Site is within the Colne Valley SSSI and also within the Metropolitan Green Belt. Development within these areas are therefore subject to stringent planning policy tests, which must be met in order to justify any development within it. As it...
	11.26 The Proposed Development can be delivered without compromising the openness of the Green Belt. Parts of the Proposed Development that provide space and facilities for outdoor sport are appropriate development as defined in Paragraph 149(b) of th...
	11.27 The development proposes a considered, sustainable and community-focused development that responds directly to the significant environmental constraints posed by the Site. The development will result in considerable environmental and social bene...
	11.28 On balance, any harm by reason of inappropriateness, and other harm is clearly outweighed by other considerations, particularly with regard to the pressing need for the development, the environmental and social benefits of the scheme and the abs...
	11.29 In line with the requirements of paragraph 148 of the NPPF, the factors relied upon have been demonstrated to clearly outweigh any harm as a result of the development, Green Belt or otherwise such that Very Special Circumstances exist, and plann...

	12 Planning Obligations
	12.1 Regulation 122 (2) of the Community Infrastructure Levy Regulations 2010 (as amended) states that:
	12.2 Paragraph 56 of the NPPF states that planning obligations must only be sought where they meet all of the tests outlined in Regulation 122 of the Community Infrastructure Regulations, as set out above.
	12.3 In line with the CIL regulations and national planning policy guidance, it is anticipated that the S106 for the Proposed Development will including the following items:
	12.4 LBH adopted its CIL Charging Schedule in July 2014. CIL rates in LBH are set for residential uses, supermarkets primarily selling conveniences goods, hotels, offices and industrial warehousing.
	12.5 All other forms of development are subject to a nil CIL rate, as such the Development is not liable for CIL.

	13 Summary and Conclusions
	13.1 This Planning Statement has been prepared by Quod, on behalf of the London Borough of Hillingdon (LBH) in support of a full planning application for the construction of buildings to provide an outdoor activity centre and water based sailing area ...
	13.2 The Proposed Development will provide a replacement facility of the former Hillingdon Outdoor Activity Centre (HOAC) which is located at Dews Lane, UB9 6JN. The existing HOAC site is located on the direct route of High Speed Two (HS2), the new hi...
	13.3 The Site is within the Colne Valley SSSI and also within the Metropolitan Green Belt. Development within these areas are therefore subject to stringent planning policy tests, which must be met in order to justify any development within it. As it ...
	13.4 The Proposed Development can be delivered without compromising the openness of the Green Belt. Parts of the Proposed Development that provide space and facilities for outdoor sport are appropriate development as defined in Paragraph 149(b) of the...
	13.5 The development proposes a considered, sustainable and community-focused development that responds directly to the significant environmental constraints posed by the Site. The development will result in considerable environmental and social benef...
	13.6 On balance, any harm by reason of inappropriateness, and other harm is clearly outweighed by other considerations, particularly with regard to the pressing need for the development, the environmental and social benefits of the scheme and the abse...
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	1 Introduction
	2 Background Action
	2.1 AF provided a background to proposed development and presented a series of slides to Officers, advising that the Hillingdon Outdoor Activity Centre (HOAC) closed in October 2020 when the HS2 Compulsory Purchase Order came into force. Prior to this...
	2.2 AF also summarised Paragraph 180 of the NPPF which sets out the hierarchy for dealing with planning applications that impact a SSSI (avoidance, mitigation, compensation) and the methodology carried out for the Alternative Sites Assessment, advisin...
	2.3 MM queried why Little Britain was not long listed. MN advised that this site is not deep enough and therefore was not considered as an alternative within the assessment.

	3 Key Planning Considerations
	3.1 AF advised that the Mid Colne Valley SSSI is designated for its ornithological interest, particularly for the diversity of breeding woodland and wetland birds, and for the numbers of wintering wildfowl.
	3.2 AF advised that given the requirements of the HWSFAC, it was extremely difficult to find a site which meet the criteria, particularly a waterbody next to land which is large enough to accommodate the facility. The alternative sites assessment conc...
	3.3 AF explained that extensive ecological surveys (water and land based) of the Site have been carried out and are almost completed. AF advised that the planning application will include a Mitigation, Enhancement and Management Plan (MEMP) which will...
	3.4 JJ advised that all of the development will not be “appropriate” with regard to Green Belt Policy. AF agreed that the change of use of the land for outdoor sports and recreation and the creation of a sailing and rowing area on the lake would be ap...
	3.5 AF also advised that that the proposed development will enhance this part of the Green Belt, providing a multi-functional sport and recreational centre which is compliant with London Plan Policy S5.
	3.6 AF highlighted that since the HOAC closed in October 2020, there is a need for a new facility. This was accepted by Officers.
	3.7 AF noted that the proposal will bring significant socioeconomic benefits to the area which will be set out within the planning application.

	4 Other Development Management Considerations
	4.1 PO presented the constraints plan and explained how this will be used to contextualise and inform design. Key principles include enhancement of existing ecological assets and wildlife features in shallow areas to create a ‘protective zone’ for bio...
	4.2 MN noted that the delivery of new island may inhibit usability of the beach areas. PO responded that the design is a work in progress and is evolving as additional survey data is collected. AF reiterated that design workshops are ongoing, and the ...
	4.3 RW confirmed that the buildings would be low-rise, functional and traditional brick buildings with roof capacity to deliver PV arrays. JJ queried whether the sailing club would benefit from their own clubhouse. RW responded that it would be one bu...
	4.4 PO confirmed that permeable surfaces across the development would be maximised and that all boat parking will be soft (not on hardstanding).
	4.5 MN advised Officers that LBH Members will not accept boat parking and storage anywhere other than near the water, due to the difficulty in manoeuvring boats to the water. Officers noted this.
	4.6 MM queried when the ecological and topographical work to inform the next phase of design will be completed. AF confirmed that the ecology PEA will be ready in January 2023 with the final surveys completed in late February 2023.
	4.7 RW highlighted the former / historic quarry use of the Site involved use of concrete which remains throughout the site. PO noted that opportunities to repurpose existing infrastructure would be explored, where possible.
	4.8 There was a discussion on highways particularly with regard to how the site would be used. RW advised that busses would drop off and pick up children with parents sometimes collecting by car. RW advised that cars and coaches will not be able to ac...
	4.9 PO advised that parking would be limited and sensitively designed to reflect constraints and ecological function of the Site. Post meeting note: A Parking Management Plan should form part of the transport information to be submitted.
	4.10 MM queried additional movements and queried whether the TA would include TRICS calculated trip rates or occupier information. AF advised that this would be confirmed post meeting. Post meeting note: Robert West as transport consultant confirmed t...
	4.11 MM noted that the Site is in Flood Zones 2 and 3 which is sensitive to the proposed use.
	4.12 AF responded that the application would be supported by a Flood Risk Sequential Assessment, Flood Risk Assessment and Drainage Strategy.

	5 Public and Stakeholder Consultation
	5.1 RW confirmed that is the Applicant’s intention to run an initial local planning consultation in Hillingdon in mid-February 2023.
	5.2 MM queried the extent of the proposed communications strategy with statutory consultees. AF advised that early engagement with Natural England has begun and that pre-submission discussions will be held with the Canal River Trust, GLA, Wildlife Tru...
	5.3 RW advised that the WLT will be invited to form part of the management group for the SSSI in the future.

	6 EIA Scoping Update
	6.1 AF advised that all matters will be scoped out of the EIA aside form ecology and water resources. MM suggested inclusion of arboricultural matters, contamination (as a search has raised that it may have a historic landfill use) and views. AF respo...
	6.2 MM advised that the Council’s ecologist and other technical officers will be conflicted and that all technical documents and any EIA documents will therefore require outsourcing. MM advised that this will result in the need for an Extension of Tim...

	7 Planning Obligations
	7.1 MM advised that Heads of Terms will likely include Carbon Off-setting; Air Quality Contributions; Travel Plan and Bond; Active Travel; Ecological Management Plan.
	7.2 A discussion was had on whether Employment and Training would form part of the Heads of Terms, however it was felt that the development would require specialist skills and it may not be possible to meet the requirements of an Education and Trainin...
	7.3 Officers noted Section 278 would be dependent on the impact on the local road network, access design etc.
	7.4 AF responded that this would become apparent at detailed design phase.

	8 Supporting Documents
	8.1 It was agreed that the full planning application will be supported by the following documentation as set out in the Planning Deliverables Schedule submitted with the pre-application submission.
	8.2 MB advised that an Inclusive Design Statement (either a dedicated document or included within the Design and Access Statement), Transport Assessment (rather than Transport Statement), Archaeological Assessment, Fire Statement, detailed Constructio...

	9 AOB
	9.1 There was a discussion on the proposed land use. All agreed that given the mix of uses proposed, including a “residential” or “hostel” element, the development would have a sui generis use.
	9.2 TH and MB agreed that minutes would be agreed and circulated to all following the meeting.





