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1. Introduction

1.1. This Town Centre Use Sequential Test Assessment has been prepared by
HadleyBrooks Consultancy Ltd on behalf of the Applicant to inform a planning
application for the extension of the existing building to provide two additional
storeys comprising 28 no. apart-lets (‘Proposed Development’ or ‘Proposal’) at
Mondial House, Mondial Way, Harlington, Hayes (‘Site’). The planning
application is to be determined by the London Borough of Hillingdon Council
(‘Council’).

1.2. This document comprises a Town Centre Use Sequential Test Assessment
(‘Sequential Test’) and provides an assessment of potential sequentially
preferable sites within or at the edge of the defined centres within the
‘catchment area’.

1.3. The methodology used observes the local and national planning policy
requirements and is proportionate to the proposed development (a key principle
related to such assessments).

1.4. This document should be read in conjunction with all documents and drawings
submitted alongside the planning application.
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2.2,

2.3.

2.4,

2.8,

2.6.

2.7.

The Context
Application Site

The application site comprises an approximately 0.2 ha parcel of previously
developed land situated to the north of the A4/Bath Road and in close proximity
to Heathrow Airport with its northern perimeter located approx. 250 m to the
south of the Site.

The Site is occupied by a detached three-storey building containing 42 studio
residential units, together with associated access, parking and landscaped
areas. Vehicular and pedestrian access is provided from Mondial Way, with
additional parking accommodated at ground and basement levels.

The A4 Bath Road corridor, situated immediately to the south, is characterised
principally by hotels, commercial premises and airport-related development, as
well as limited food and beverage units.

The wider area is characterised by residential development and local facilities of
Harlington to the north, with agricultural fields further beyond between
Harlington, Sipson and the M4 further to the north.

The Site occupies an accessible location with direct connections from Mondial
Way to the A4 Bath Road, providing onward access to Heathrow Airport, the
A408 and the M4 strategic road network.

Bus stops are located within a short walk of the Site along Bath Road/A4, some
100 metres to the south west of the site. These provide frequent and regular
services between Heathrow Central, Hayes and Harlington and other
intermediate destinations around west London.

Heathrow Terminals 2 and 3 and Hayes & Harlington train stations provide
access to the Elizabeth line, Piccadilly line and National Rail services, offering
connections to central London and the wider transport network.
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Figure 1: A satellite image showing the Site (outlined in red) within the wider surrounding area.

The Proposal

2.8. The Proposed Development comprises a rooftop extension providing
approximately 1,167 sgm of additional gross internal floorspace across the
proposed third and fourth floors. These floors would accommodate 28 self-
contained apart-hotel units, together with ancillary facilities including a
management office, staff WC, linen stores, cleaners’ stores and circulation
areas. The existing 42 studio residential units on the ground, first and second
floors would be retained.

2.9. The extension has been designed to respond to the architectural form and
hierarchy of the existing building and neighbouring development. The proposed
third floor would be contained principally within a roof form incorporating inset
dormer windows, while the uppermost floor would be set back from the
building’s perimeter and enclosed by lightweight glazing.

2.10. The proposed accommodation would operate as an apart-hotel providing short-
term accommodation charged on a nightly basis. On-site management,
concierge, maintenance and cleaning services would be available for a
minimum of 16 hours each day, supported by a remote guest-services team
outside these hours.

2.11. Check-in and secure access would be managed electronically, with
housekeeping and off-site laundry services forming part of the managed
operation. The development would also provide 28 cycle spaces, enlarged
refuse and recycling facilities and a rooftop photovoltaic array.

Figure 2: Extract from the Proposed Third and Fourth Plan.
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3. Planning Policy Considerations

3.1. This section sets out the planning policy background of the Proposalin relation
to national and local planning policy guidance. The following documents are
considered central in assessing the proposed development from a town centre
planning perspective:

e National Planning Policy Framework 2026 (NPPF)

e Planning Practice Guidance (PPG)

e The London Plan (2021)

e London Borough of Hillingdon Local Plan: Part 1 - Strategic Policies

(2012)

e Hillingdon Local Plan: Part 2 - Development Management Policies
(2020)

e Hillingdon Local Plan: Part 2 - Site Allocations and Designhations
(2020)

e Hillingdon Policies Map
e West London Alliance Town Centre Study (2023)

3.2. Asshown onthe Policies Map, the Site is located 690 metres from the nearest
defined centre, Harlington Local Centre, with the nearest defined town centre,
Hayes, some 2.8 km to the north of the Site.

3.3. The Proposed Development comprises, 28 no. self-contained apartment lets
covering a total gross internal area of 1,167 sgm of hotel / Use Class C1
floorspace. At Annex B (Glossary), the NPPF is clear in identifying tourism
development, including hotels, as ‘main town centre’ uses.

3.4. AnnexB defines ‘out of centre’ locations as not in or on the edge of a defined
centre. For main town centre uses other than retail or offices, an ‘edge of centre
location is described as “a location within 300 metres of a town centre
boundary”. Therefore, for planning purposes, the Site is considered to be in an
‘out of centre’ location.

3
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Figure 3: Extract of the Policy Map showing the Site (numbered ‘1°) in relation to Harlington local centre
(numbered ‘2°) and Hayes district centre (numbered ‘3’).

NPPF Policy TC3(1) proposals for main town centre uses located in out of centre
location which are not in accordance with an allocation in an ‘up-to-date’ local
plan should apply sequential approach. NPPF Policy TC3(2) continues that main
town centre uses should be located in ‘town centres’, then in ‘edge of centre’
locations; if suitable sites are not available in these locations, only then should
‘out of centre’ sites be considered.

NPPF Policy TC3(3) provides clarification on the consideration of ‘edge of centre’
and ‘out of centres’ sites and states that preference should be given to
accessible sites that are well connected to the town centre. To enable such sites
to be considered, both the applicant and the local planning authority must
demonstrate flexibility on format and scale.

In line with the NPPF, inter alia, London Plan Policy SD7 states that Boroughs
should:

“1) apply the sequential test to applications for main town centre uses, requiring
them to be located in town centres. If no suitable town centre sites are available
or expected to become available within a reasonable period, consideration
should be given to sites on the edge-of-centres that are, or can be, well
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integrated with the existing centre, local walking and cycle networks, and public
transport. Out-of-centre sites should only be considered if it is demonstrated
that no suitable sites are (or are expected to become) available within town
centre or edge of centre locations. Applications that fail the sequential test
should be refused”

3.8. Hillingdon Local Plan Policy DMTC1 supports and protects the vitality and
viability of town centres by directing town centre uses to town centres. The
Policy applies a sequential approach to locating proposals for main town centre
uses with the first preference given to town centre locations, then in edge of
town centre locations. Policy E5 reiterates that the thrust of the NPPF and Policy
DMTC1.

3.9. The Site is located outside any of these defined centres and, therefore, it is
considered necessary to demonstrate that the Proposed Development
complies with the sequential approach outlined within the NPPF, The London
Plan and Hillingdon Local Plan.

Application

3.10. Paragraph 005 of the PPG states that in circumstances where main town centre
uses cannot be accommodated within defined centres, Local Planning
Authorities (LPAs) should ‘ensure that any proposed main town centre uses
which are not in an existing town centre are in the best locations to support the
vitality and vibrancy of town centres, and that no likely significant adverse
impacts on existing town centres arise’.

3.11. This exercise is undertaken by a sequential test. Paragraph 009 of the PPG
explains that a ‘sequential test guides main town centre uses towards town
centre locations first, then, if no town centre locations are available, to edge of
centre locations, and, if neither town centre locations nor edge of centre
locations are available, to out of centre locations (with preference for accessible
sites which are well connected to the town centre). It supports the viability and
vitality of town centres by placing existing town centres foremost in both plan-
making and decision-taking.’

3.12. PPG ‘Ensuring the vitality of town centres’ (Paragraph: 011 Reference ID: 2b-011-
0190722) confirms that it is for the applicant to demonstrate compliance with
the sequential test and that, where possible, the local planning authority should
support the applicant in undertaking the sequential test. The application of the
test will need to be proportionate and appropriate for the given proposal.

3.13. Applications for main town centre uses should firstly be directed to town
centres, then edge of centre locations and only if suitable sites are not available
(within a reasonable period) should out of centre sites be considered. In
considering edge of centre and out of centre proposals, preference should be
given to accessible sites that are well connected to the town centre.
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3.14.

3.15.

3.16.

3.17.

3.18.

3.19.

PPG Paragraph 011 confirms that the following considerations should be taken
into account in determining whether a proposal complies with the sequential
test:

e with due regard to the requirement to demonstrate flexibility, has the
suitability of more central sites to accommodate the proposal been
considered?

e isthere scope for flexibility in the format and/or scale of the proposal?

e ifthere are no suitable sequentially preferable locations, the sequential
testis passed.

Paragraph 011 also states that:

“In line with paragraph 86 of the NPPF [now NPPF Policy TC3], only if suitable
sites in town centre or edge of centre locations are not available (or expected to
become available within a reasonable period) should out of centre sites be
considered. When considering what a reasonable period is for this purpose, the
scale and complexity of the proposed scheme and of potentially suitable town or
edge of centre sites should be taken into account.

Compliance with the sequential and impact tests does not guarantee that
permission will be granted — all material considerations will need to be
considered in reaching a decision.”

Area of Assessment

In defining an appropriate and proportionate area of assessment for the
sequential test, consideration has been given to the scale, nature and intended
function of the Proposed Development. The Proposal comprises 28 no. Class C1
apart-hotel units within two additional storeys at Mondial House and is intended
principally to serve demand associated with Heathrow Airport.

The Proposed Development is intended principally to accommodate short-stay,
airport-related demand, journey time to and from the terminals is a material
locational consideration. Passengers using accommodation in connection with
an early departure, late arrival or short stopover are likely to place particular
importance on a convenient and reliable transfer to the airport.

Given the intended airport-related function of the Proposed Development,
alternative sites must be capable of serving the same market and maintaining a
convenient and sustainable connection with Heathrow Airport. It is therefore
considered appropriate to define the area of assessment by reference to
locations accessible within approximately 20 minutes by public transport from
Heathrow Terminals 2 and 3 Station.

A 20-minute public transport journey time from Heathrow Terminals 2 and 3
provides a reasonable and proportionate basis for defining the search area.
Heathrow Terminals 2 and 3 Station represents an appropriate point of origin
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because it functions as a principal public transport interchange for the airport,
providing access to rail, Underground and local bus services.

3.20. The 20-minute catchment includes a range of centres in both Hillingdon and
Hounslow that are capable, in principle, of providing sustainable access to the
airport. A narrower catchment could exclude locations that remain reasonably
convenient and accessible, whereas a substantially wider search would
increasingly capture locations involving longer journeys, additional interchanges
and greater uncertainty arising from waiting and transfer times. Accommaodation
in locations outside the 20-minute catchment area would therefore be less likely
to serve the same short-stay airport market or to provide a genuinely comparable
alternative to the Proposed Development.

3.21. Defining the catchment by public transport journey time, rather than by straight-
line distance or private-vehicle travel time, also reflects the objective of directing
development towards sustainable and accessible locations and reducing
reliance on private cars and taxis. The 20-minute catchment area provides a
practical and proportionate means of identifying locations that retain a close
operational and functional relationship with Heathrow, having regard to the
modest scale and specific airport-related function of the Proposal.

3.22. The catchment has been identified using CommuteTimeMap, with Heathrow
Terminals 2 and 3 Station used as the point of origin. As public transport journey
times vary throughout the day, the resulting isochrone represents a typical 20-
minute journey under representative daytime service conditions.
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Figure 4: Map highlighting (in blue) the Proposal’s 20-minute public transport travel distance from
Heathrow's Terminal 2 & 3 stations.
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3.23. The resulting catchment area includes the following defined centres which will
be considered when undertaking the sequential test assessment:

e Hayes district centre

e Hounslow metropolitan centre

e Feltham town centre

e Harlington local centre

e Yiewsley-West Drayton district centre

¢ Hounslow West large neighbourhood centre
e Roman Road local centre

e Cranford large neighbourhood centre

Site Selection Criteria

3.24. PPG paragraph 011 states that “itis not necessary to demonstrate that/[...] a site
can accommodate precisely the scale and form of the development being
proposed”. Itis an important distinction between an alleged requirement to
disaggregate a development and the PPG’s requirement to apply a flexible
approach when identifying search criteria. This requirement for flexibility is
echoed by Policy TC3(3) of the NPPF.

3.25. Lord Glennie’s comments in Lidl UK GmbH v Scottish Ministers [2006]" conclude
that, in considering whether a site could be suitable or not, the main question
remains “whether the alternative town centre site, in this case the existing Lidl
site, is suitable for the proposed development, not whether the proposed
development can be altered or reduced so that it can be made to fit into the
alternative site.”

3.26. InTesco v Dundee? it was held that ‘suitable’ means “suitable for the
development proposed”; specifically, in respect of suitability, and provided that
the applicant demonstrates flexibility with regards to format and scale, the
question is whether the alternative site is suitable for the proposed
development, not whether the proposed development could be altered so that it
can be made to fit the alternative site. The wording in Tesco v Dundee has been
held to be broadly carried over to other similar cases.

3.27. Interms of flexibility to be applied to a site area in general sequential testing
context, the Inspector concluded at paragraph 11 of the appeal decision (ref
APP/X3540/W/20/3250557°) that ‘the standard approach to these matters is to

" https://www.bailii.org/scot/cases/ScotCS/2006/CSOH_165.html
2 https://www.supremecourt.uk/cases/docs/uksc-2011-0079-judgment. pdf
2 https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3250557

11
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3.28.

3.29.

3.30.

3.31.

3.32.

set a range within a certain percentage of the application site, usually 15 or 20%
either way’.

Accordingly, itis considered that a 20% allowance either way of the Proposal’s
floorspace of 1,167 sqm GIA is appropriate, specifically sites with an area of
between 900 sgm and 1,400 sqm GIA.

In addition, development land with site areas between 0.1 ha and 0.25 hectares
have also been considered. This range reflects the existing quantum and density
of development proposed which would include ancillary development such as
car parking and landscaping, while applying a proportionate degree of flexibility.

From an operational point of view, as the Proposal relates to a hotel use, any site
would need to be able to accommodate adequate parking and access
arrangements, including a suitable occasional loading and unloading
manoeuvring areas for larger vehicles.

Additionally, as the Proposal relates to the extension of the existing business as
aresponse to the increasing demand for additional bed spaces, in particular
self-contained apartments, that are easily accessible to Heathrow Airport, any
alternative site would need to be located in proximity and easily accessible to
Heathrow by public transport means.

Consequently, the following selection criteria (operational, practical and
locational requirements) have been identified for the purposes of undertaking
the sequential assessment:

° Freehold or leasehold retail, office, leisure or commercial units, or land
suitable to accommodate the Proposed Development;

. Gross internal floorspace of between 900 sqm ha and 1,400 sqm GIA;

° Site area of between 0.1 ha and 0.25 ha;

L] Site located within or at the edge of a defined centre within the
catchment area;

® Good public transport connections, including to Heathrow Airport;

@ Sites capable of accommodating adequate vehicle parking and access

arrangements; and
° Locations compatible with the proposed use.

12
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4.

4.1.

4.2.

4.3.

4.4.

4.5.

4.6.

Sequential Test Assessment

This section seeks to assess the results of the sequential test against relevant
planning policies identified in the previous section of this document.

The sequential assessment was undertaken between 10 and 21 August 2026 and
assessed available marketed retail, commercial, light industrial and leisure
properties or land within the 20-minute public transport catchment area of
Heathrow Airport.

The sequential test consists of two stages, with Stage 1 comprising a filtering
exercise to discount any sites that are clearly not suitable to accommodate the
Proposed Development (e.g. due to site area, or floorspace limitations), or which
are not located in sequentially preferable locations i.e. out of centre locations or
outside the catchment area. Stage 2 assesses any properties or sites that
passed the initial filtering exercises in depth.

A number of national and local estate agencies’ online platforms were used to
conduct the search for alternative sites. Large estate agent platforms are a
useful tool for identifying available properties, as they aggregate advertisements
from both local and national agents in one easily searchable place. In addition,
engagement with local agents was undertaken, as these agents provide detailed
knowledge of the local market and access to opportunities that may not be
widely advertised. The following were used in identifying potentially suitable
sites:

e Rightmove*
e Loopnet®
e Woodend Estates®

e Kearns?’

A Additionally, the assessment has analysed potential alternative sites within
the Hillingdon® and Hounslow® Brownfield Registers.

Stage 1 Assessments

Marketed Properties

A 5-mile radius was initially used to identify potential sites using the estate
agent’s search tool. It is important to note that the 5-mile radius extends in most
parts beyond the 20-minute public transport travel time isochrone assessment

4 https://www.rightmove.co.uk/commercial-property
5 hitps://www.loopnet.co.uk/

8 https://www.woodendestates.co.uk/
7 https://www.kearns.co/commercial/
8 https://pre.hillingdon.gov. uk/planning-policy/brownfield-land-register

® https://www.hounslow.gov.uk/planning-policy/brownfield-land-register

13
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area. In addition, floorspace area filters were used to encapsulate, to the
nearest denominator, the floorspace criterion.

4.7. The search revealed that within the 5-mile radius, 108 no. individual property
listings were identified when applying site area and/or property area filters, the
vast majority of these comprising out of centre offices located in office parks,
such as Stockley Park or outside the 20-minute catchment area e.g. Staines-
upon-Thames

4.8. However, a substantial number of the 108 no. listings related to the same
building or site, including separate listings for individual suites, serviced-office
configurations and properties marketed by different agents or across different
property portals. As the sequential test is concerned with genuinely distinct
alternative sites rather than the number of individual marketing entries, the
listings were rationalised by reference to their address and building identity. This
process reduced the initial results to 43 distinct sites. Where multiple listings
related to the same site, the available information on use and floorspace was
consolidated so that each site was assessed once and was not artificially over-
represented within the search results.

4.9. Pleasereferto Appendix 1 for the full Stage 1 assessment of the sites that have
been examined and analysed against the sequential test criteria.

4.10. Ofthese 43 properties, only 3 no. properties passed the Stage 1 filtering exercise
i.e. being of sufficient size and being located in a sequentially preferable
location.

Brownfield Register

4.11. This assessment also analysed the 368 entries identified within the London
Boroughs of Hillingdon and Hounslow Brownfield Registers (see Appendix 2). Of
these, 101 satisfied the applicable site-area criterion of 0.10-0.25 hectares and
were therefore taken forward to the second filtering exercise.

4.12. The second filtering exercise identified that 95 of these entries lie outside the
defined 20-minute public transport catchment area from Heathrow Terminals 2
and 3 and within or at the edge of a defined centre. These sites do not retain the
necessary functional and accessible relationship with Heathrow and were
therefore discounted. This left six sites within the catchment area, comprising
two town-centre sites and four edge-of-centre sites.

4.13. Of these six sites, Land at Stanborough Road, Hounslow was discounted on
suitability grounds. Although the Council-owned site appears, in principle, to be
available, it lies within a predominantly residential setting and can only be
accessed from Stanborough Road, a quiet residential street, due to the adjoining
park and railway line. An aparthotel development would be likely to conflict with
the character and amenity of the surrounding residential area through visitor
activity, noise and additional vehicle movements. The site is therefore not

14
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4.14.

4.15.

4.16.

4.17.

4.18.

4.19.

capable of satisfactorily accommodating the Proposal, even when a reasonable
degree of flexibility is applied.

The remaining five sites were found not to be genuinely available. Trout Road,
Yiewsley; Kirk House, 97-102 High Street; and 82-84 Otterfield Road have already
been developed for residential purposes. The former FLC Car Sales site at Falling
Lane is committed to a residential development comprising 30 apartments,
while the Red Cow public house at 70 High Street remains in private ownership,
is not known to be actively marketed and is not subject to any evident intention
to redevelop the site. None of these sites can therefore constitute an available
alternative to the Proposal.

Consequently, the assessment confirms that no site identified from either the
Hillingdon or Hounslow Brownfield Register passes the Stage 1 assessment, and
no Brownfield Register sites are taken forward to Stage 2 of the sequential
assessment.

Stage 2 Assessment

The Shipping Building, Hayes

The Shipping Building comprises a substantial multi-storey Art Deco building
forming part of The Old Vinyl Factory development. It has been extensively
refurbished to provide high-quality office accommodation, together with a
staffed reception, café, gym and other communal facilities. The property
occupies an edge-of-centre location approximately five minutes’ walk from
Hayes & Harlington Station, with a public transport journey time of
approximately 18 minutes to Heathrow Terminals 2 and 3.

The available accommodation extends to approximately 1,153 sgm and
therefore falls within the floorspace range applied by the sequential
assessment. The particulars also identify 273 car parking spaces serving the
building, while a multi-storey car park is situated immediately to the north. In
purely quantitative and locational terms, the property therefore initially appears
capable of accommodating the Proposed Development.

However, the available accommodation forms part of an established multi-
occupied office building, with existing businesses continuing to operate from the
upper floors. The proposed apart-hotel would generate materially different
patterns of activity, including frequent guest arrivals and departures, 24-hour
access, deliveries and servicing which would be at odds with the current office
use. The use of shared entrances and communal areas by hotel guests is
unlikely to be compatible with the security, amenity and operational
requirements of the existing office occupiers.

Furthermore, upon reviewing the property particulars, it is clear that a separate
entrance, dedicated reception and servicing arrangements or an appropriate
allocation of parking cannot be accommodated without significant interventions
to the entirety of the large building. Consequently, notwithstanding its suitable

15
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4.20.

4.21.

4,22,

4.23.

4.24.

4.25.

floorspace and accessible location, the property would not be capable of
accommodating the Proposed Development even when a degree of flexibility is
applied; therefore the property was discounted.

One Hyde Park, Hayes

One Hyde Park comprises a modern, purpose-built office building situated at the
edge of Hayes district centre. The ground floor has already been let, with
approximately 929 to 6,624 sgm of accommodation available across three upper
floors. The property is approximately 17 minutes to Heathrow Terminals 2 and 3
by public transport.

The minimum available floorspace falls within the range applied by the
sequential test. The building also benefits from a full-height reception,
passenger and goods lifts, cycle storage, shower facilities and on-site parking at
aratio of approximately one space per 28 sgm. The presence of a Premier Inn
nearby also demonstrates that hotel accommodation would be broadly
compatible with the surrounding area.

Nevertheless, similar to The Shipping Building, the available accommodation
forms part of a purpose-built and predominantly occupied office building. As the
Proposed Development requires no more than approximately 1,400 sgm, the
majority of the building would continue to be occupied by businesses alongside
the proposed 28 self-contained apart-hotel units. The proposed use would
introduce 24-hour access, frequent guest movements, deliveries and servicing
through a building designed and managed principally for office occupiers.

The property is unlikely to be able to viably a separate entrance, dedicated
reception, independent servicing arrangements and sufficient dedicated
parking. The proposed apart-hotel would therefore be unlikely to operate
compatibly alongside the existing and future office businesses and would likely
resultin some form of conflict between the differing uses. Consequently,
notwithstanding the property’s suitable floorspace, accessible location and
general parking provision, it would not be capable of accommodating the
Proposed Development and was therefore discounted.

Land at Nestles Avenue, Hayes

This property comprises concrete-surfaced and gated land situated close to
Hayes & Harlington Station. The land is currently advertised in parcels ranging
from approximately 0.09 hectares to 1.4 hectares and is marketed for secure
open storage, principally for contractors, fleet operators and businesses
requiring external vehicle or equipment storage. The property occupies an edge-
of-centre location with a public transport journey time of approximately nine
minutes to Heathrow Terminals 2 and 3.

The advertised land includes sub-divided parcels falling within the site-area
range criterion applied by the sequential assessment. As cleared land, it could
theoretically accommodate purpose-built hotel accommodation together with

16
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4.26.

4.27.

4.28.

parking, access and servicing arrangements. However, the land is advertised
solely on a rental basis for open storage rather than for sale or long-term
redevelopment. The particulars provide no evidence that the owner would
release an appropriately sized parcel for permanent development or grant a
lease of sufficient length to justify the construction works required.

More significantly, the wider site is committed to comprehensive residential-led
redevelopment. Planning permission ref. 73238/APP/2018/1145 approved the
demolition of the existing buildings and redevelopment of the site to provide 457
residential units and approximately 2,766 sgm of retail, café and office
floorspace. The permission has subsequently been amended (refs.
73238/APP/2021/233 and 73238/APP/2021/777) and lawfully implemented
(Certificate of Lawfulness ref. 73238/APP/2022/3822). This demonstrates a real
intention to deliver the approved scheme, which does notinclude hotel
accommodation. Therefore, the site is not available to accommodate the
Proposed Development.

The current storage availability is therefore considered to represent a temporary
or interim use pending redevelopment rather than a genuinely available
development opportunity. Consequently, notwithstanding its potentially suitable
size and accessible location, the land is not available or realistically capable of
accommodating the Proposed Development and was discounted.

Please refer to Appendix 3 for further details of the properties assessed as part
of the Stage 2 assessment.

17



Mondial House, Mondial Way, Harlington, Hayes, UB3 5AR H B
[

5.

5.1.

5.2,

5.3.

5.4.

5.5.

Findings

The assessment has not identified any suitable and available sequentially
preferable sites within the defined assessment area. This reflects the limited
availability of appropriately sized premises or development land within or at the
edge of the defined centres falling within approximately 20 minutes’ public
transport travel time of Heathrow Terminals 2 and 3. None of the identified
alternatives was capable of accommodating the Proposed Development, even
when applying a proportionate degree of flexibility to its scale and format and
having regard to the need for suitable access, servicing, parking and operational
compatibility.

The initial search identified 108 individual property listings. However, a
substantial number related to different suites within the same building or
duplicate advertisements across multiple property platforms. Once rationalised,
these represented 43 distinct sites. The majority were discounted because they
comprised out-of-centre offices within business parks, were located outside the
defined public transport catchment or failed to satisfy the floorspace or site-
area criteria. Only three properties progressed to detailed assessment.

The Shipping Building and One Hyde Park provided accommeodation broadly
within the required floorspace range and occupied edge-of-centre locations with
reasonable public transport connections to Heathrow Airport. However, both
comprised accommodation within predominantly occupied office buildings.
Neither property was demonstrated to offer the separate entrance, reception,
servicing and parking arrangements required by the Proposed Development. The
introduction of 28 apart-hotel units would also be unlikely to operate compatibly
alongside the existing and future office occupiers. Land at Nestles Avenue was
similarly discounted because it is marketed only for temporary open-storage use
and is committed to a lawfully commenced residential-led redevelopment.
Accordingly, none of the three properties represented a suitable and available
alternative.

Within the Brownfield Registers, of the total 369 no. sites, 101 no. sites satisfied
the site area criterion but only 6 no. were located within the catchment area. Of
these none were capable of accommodating the Proposal, mainly because they
were not available for development.

In contrast, the application site is capable of accommodating the Proposed
Development through an extension to the existing building. The proposed third
and fourth floors would provide approximately 1,167 sgm GIA and 28 self-
contained apart-hotel units while retaining the existing 42 studio units below.
The development can be integrated with the existing access, parking and
management arrangements and would provide appropriate cycle parking, refuse
and recycling facilities, servicing arrangements and ancillary accommaodation. It
can therefore be delivered without the need to acquire or redevelop a separate
site.
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5.6,

5

5.8.

5.9,

5.10.

The Site also occupies an accessible location with good connections to
Heathrow Airport. Bus stops are situated approximately 100 metres to the south-
west along Bath Road and provide frequent services to Heathrow Central, Hayes
& Harlington and other destinations across west London. Heathrow Terminals 2
and 3 and Hayes & Harlington stations provide access to the Elizabeth line,
Piccadilly line and National Rail services. The Site also benefits from direct
access to the A4 Bath Road, with onward connections to Heathrow Airport, the
A408 and the M4.

Therefore, although the Site is located in an out-of-centre location for planning
purposes, it is accessible by sustainable transport and maintains a close
functional relationship with Heathrow Airport, and nearby town centres, in line
with NPPF Policy TC3(2) which states that “when considering edge of centre and
out of centre locations, preference should be given to accessible sites which are
well connected to the town centre by sustainable transport modes.”

In addition, the Site lies within the Heathrow Opportunity Area, which is
identified in the London Plan as a location with significant potential to
accommodate growth and regeneration. London Plan Policy E10 supports the
provision of serviced visitor accommodation in Opportunity Areas and other
locations that are well connected by public transport, subject to the sequential
approach established by Policy SD7. The Site’s location within the Heathrow
Opportunity Area therefore provides strategic policy support for hotel
development, particularly given its relationship with Heathrow Airport and the
surrounding transport network. Although a detailed Opportunity Area Planning
Framework has not yet been formally prepared or adopted for Heathrow, this the
Site’s Opportunity Area designation and the broader policy support for visitor
accommodation should be given appropriate weight.

This strategic supportis reinforced by Policy E2 of the Hillingdon Local Plan Part
1. Policy E2 seeks to accommodate a minimum of 3,800 additional hotel
bedrooms and expressly encourages new hotels and visitor facilities in Uxbridge,
Hayes, on suitable sites outside designated employment land around the
Heathrow perimeter, and in other sustainable locations. As illustrated in Figure 5
below, Map 5.1 of the Local Plan identifies the Site within a proposed area of
growth for hotel and office development.

The Site is therefore located within an area specifically identified as appropriate
for hotel growth, providing a clear spatial and policy basis for the proposed use.
This designation is an important consideration in the sequential assessment and
supports the conclusion that the Site represents an appropriate and policy-
compliant location for the proposed hotel development.
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Figure 5: Extract of Figure 5.1 suppaorting Policy E1 of the Hillingdon Local Plan Part 1 which identifies the Site as
within the "proposed area of growth for hotel and office".

5.11.

In the absence of any suitable and available town-centre or edge-of-centre

alternatives, the Site represents an appropriate and accessible location for the
Proposed Development and has satisfied the sequential approach in
accordance with Policy TC3 of the NPPF, London Plan Policy SD7 and Hillingdon

Local Plan Policy DMTC1.
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6. Conclusion

6.1. The application seeks planning permission for a rooftop extension to the existing
building at Mondial House, Mondial Way, providing approximately 1,167 sgm GIA
across two additional storeys. The Proposed Development would provide 28
self-contained apart-hotel units together with associated management,
servicing and ancillary facilities. The proposed Class C1 hotel accommodation
constitutes a main town centre use in planning policy terms.

6.2. The Site is located in an out-of-centre location, approximately 690 metres from
Harlington Local Centre and approximately 2.8 km from Hayes District Centre.
The Proposal must therefore be assessed having regard to the sequential
approach established by Policy TC3 of the NPPF, London Plan Policy SD7 and
Hillingdon Local Plan Policy DMTC1.

6.3. A proportionate sequential test has been undertaken, reflecting the scale,
nature and airport-related function of the Proposed Development. The
assessment demonstrates that, within the defined centres falling within
approximately 20 minutes’ public transport travel time of Heathrow Terminals 2
and 3, there are no suitable and available sequentially preferable sites capable
of accommodating the Proposed Development, even when applying an
appropriate degree of flexibility in terms of scale and format.

6.4. Inlight of the sequential test being satisfied and the absence of any suitable and
available alternative sites, the proposed location of the development is
considered acceptable and complies with the sequential approach outlined by
Policy TC3 of the NPPF, London Plan Policy SD7 and Hillingdon Local Plan Policy
DMTC1.
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Site Addres ea and/or Property Property Web
Number Floorspa
The Shipping Bullding, 262-254 Blyth Road. Hayes, UB3 1HA 2.793-20950sgft
2 Strata, 1 Bridge Street, £ Ipen-Thames, TW184TW 10,40 t 1
3 Harover House, Plare Tres Crescent. Faltham, TW13 782 5.335-25,040 sq R Dutof C-mua! Guls.dc Catchmant Area
4 Mondial House. & Mondial Way, Hayes, UB3 548 Office 560-10.180 sq ft Ot of Centre ! Outside Caichment Arsa
£ athio slding 1 il i ] I s v
5 [ mpdieg Rotitseirct Bty 4206 ettt Sear Wit MG el 7.836- 18,058 50 1 Out of Ceritre / Outside Catchment Avea | View property
5 Flow One. The Causeway. Staines-upon Thames, TW13 3FA Office 10.543-63 799 sq ft Out of Centre / Qutside Catchmant Araa \iew property
Lavender House, 17-5 3 = ~Thame: ; . -z
fil T‘Nwﬁ!l': At Rt o e Iron HNES Commercial space (type not stated) 142613026 sq N Dt of Cenire ! Quiside Catchment Area o propetty
] Grean |ane, Hounalow, TV BHW Office 1,814-13.353 3q it Dt of Cenire | Quiside Catchment Araa Vigw property
g 68 The Broadway. Southall, UB1 1GE Offica 1154580 1t Dut of Centre / Qutside Catchment Area Wi property
igh sirest resall | mived-use 000 =q ft fioorspace; 0,18 acre {0.073 A
10 eet Staines-upon-Thames, TW1B S0H High stn ol all { miied-use 11,000 g floarspace; 0,18 acre (9.07 Qe of Centre | Cutslde Catchment Area \iaw property
commercial h. £
11 r2e. 364270 Bath Road, Harfington, Hayes Office A450-12, 185 ag it Qi of Cenire ! Cutside Catchment Area Viaw property
(Centurion House, London = S5-L1p0n- s, TWE = . .
12 M:’“" v Halse, ondde Ros nes-upon-Thames, TWHE | e 1 sirviced it 108-15,004 sq Out of Cenire ¢ Outside Catchment Area
13 [6-0 The Square, Stockiey Park, Ustndge, LB11 1FW Oiffice 1 serviced office 10664 546 aq 1t Dt of Gentre | Outside Catchment Area
14 Hilingdon House. Yiren Avenue. Usbridge. UB10 OFD Office / serviced office 106-12.691 54 ft Out of Centre { Qutside Catchment Ares

10.290-127 713 sq ft

Out of Cenire { Outside Catchment Area

Light indusirial / office

16 1 Long Stockley Park, Usbridge, UB11 108 Office 15.000-74 954 5q it Qut of Centre / Cutsid hment Area
17 Ong, Hyde Park. Hayes. UB3 4DG Office 10.000-T1,206 aq it Edge of Centre - Passed Stage 1 Test \.".x.\ property
1 The Charier Building, Charts e, Uxbridge, UBB 136G Oifice | serviced office B8-60,188 5q fi Ot of Cenire ! Outside Caichment Arsa View praperty
19 5 The Sauare. Stockley Park, Lixbridge. UB11 1ET Office 5. 4B5-5T GE# &g it Dut of Cenire | Cutside Catchment Area Wiy property
20 450 Bath Road. Lengford. West Drayton, UBT 0EB Office ! senviced office 1047540 3q It Dut of Cantre ! Qutsi hment Area Viaw property

Rourks House, Watermans Business Fark. The Caussway, AL ST v . View ety
21 Siaines-upon-Thames. TW1B J6A Office f serviced cffice 10815256 sq ft Dut of Centre ! Outside Catchment Area e property
2 3 Roundwood Avenue, Stockiey Park, Ldridge. UB11 1AY Office 3.930-40,387 aq it Out of Cenire | Outside Catchment Area
23 4 Longwalk Road, Stockiey Park. Ukbridge. UB11 1FE iffice / serviced office 10038 465 34 i Qutof Cenire { Qutside Catchment Area

[ PR ea-L| =
# | ]s;";;‘;,cm"m The Cetrsesimy. Sifines:Hpode Trames Light inclustrial | trade counter 4,080-334 680 54 1t Out of Canire / Outside Catchment Arsa
25 2 The Squars, Stocklsy Park Lixbridge, URTY 1ET Office 7 126-33 540 s It Dt of Cenire ! Outside Catchment Area
% Harman House, 1 George Strest. Usbridge, UBS 100 Office 1.964-33.157 sq ft Dot of Centre { Quiside Catchment Ares
A7 5 Finsireos, Cheng: Lann Staines- Q@n ﬂk&""& TW1S 30T | Offica 4,810-29.54T sq Dut of Centre / Qutside Catchment Area
28 Belmont House, £ Oftice / serviced office 100-28.000 sg ft Dt of Cenire ! Qutside Catchment Arsa

3 LN~ - S i
=) | [ieee et 20 Kansion S Sircs it Thamen Office 4,481-26,380 53 1t Ot of Ceritre / Qulsids Caichmant Arss
30 3 Lotus Park, The Caus . Stalnes-ugaon-Thames, TW 18 3BU | Office 4.508-24.015za t Out of Centre  Qutside Calchment Area
3 Hunton House, Hshb\:dE Estate, Cwford Road, Usbridos, UBE | Office B.120-24.826 sq ft Ot of Cenfre | Quiside Catchment Area Wisw: pz"\."?m
= &E?scmu 2utsBusirigss Parkc: HumicanaWay Eangless 811y B.48-22483 sa it Out of Centre/ Oulside Catchment Arsa | | aperty
33 Communications House, South Street, Staines, TW18 40F Oifice 2.615-12.001 sq M Dut of Centre / Outside Catchment Area iew property
] Rivermead, (hdord Road, Denham, Uxbridge, LES 485 Office ! serviced office 1.000-12,000 sq it Dt of Centre ! Qutside Caichment Arsa
35 3 Workd Busi Centre. Newall Road, Heathrow, TW6 2SF Office: 956-11.400 39 ft QOut of Cenire / Qutside Catchment Area
'sG Magria House, Staines, TW18 4BP Ciffice 3.800-10,888 s it Ot of Cenire / Outside Caichment drea

Office 10,575 sq ft Dut of Cenire | Cutside Catchment Area

JEden Grove, London Road, Stainesupon-Thames TW1S4A8

Legacy Centre, Harmwarth Trading on FHoad West,

&} Feltham TW13 BOH Sendred office centre 11,065 sq ft Dut of Cenire / Outside Catchment Area

Eversiey Crescent. |sleworh, Middlesex, TWT i 'i,n 'P"E" Iorekectnil 12463aqf Out of Cenire { Qutside Catchment Area View property
40 |Far View. The Commen, West Drayton, UBT THQ 2 Eeldcaal GAEg i 0.5 acre site {21315 sq 1) Outof Cantre / Outside Catchment Arsa | View propety
41 rSt Dunstans Road, Feltham Commercial land [ warehouses 11,761 2 sgft Dut of Centre /| Outside Catchmant Ares
42 |5ike Ings. Richings Park Land 10,0188 sg ft Qut of Centre { Quiside Catchment Aras
43 Nesties Avenue, Haves. Hilllngdon Land 00914 ha Eggg of Canire - Passed Stags« 1 Test
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10LLIAIPI2017/2077 | The London Echool of Tneckogy, Green Lane, Normwno, HAG 2UW W I
218 Swakelsys Road UBLD BOR 0 1
Alexanie Houss 105 Fambrake ADad HAS BN 002 :
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Dl natt pass filtering test
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o
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Padcroft Works, Tavistock Road, Yimusle:
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D e e it
Diid nat pass filtering test 1
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Dist nat pass flring test 1
Did nat pass filtaring test 1

| The sice praperty was subject 2 a Prios Approval met_
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The site has since bean develoned

IF | GIEIRARRDT 67109 Hign Sarent LIBT 70H

=
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35748/APP/2017/2013 | Dotghin Bridge House Rocdngham Road UBE 20
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S5AVAPPAZ018/4252 | 71 Calham Avanug LIE7 BEY
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S5EL0IAPPAZ01B/4430 | Fadcroft Works. Tavistock Roar, Vinwsiey
353/APPIZOIG/A065 | 61 Fisld End Aosd HAS 11D

B7 | SESTAAPPAN TIEIES House Market Square UBS tHG | Dutsie canchmiant ar
83 | SAOBE/APPA0 T340 | Trout Road, Yiewsley . Did nat poss THIenng t2st 3
SBIAVAPPIANBZ0E] | 2550 Park Raad LUBS TNT | o Mo | Ol natposs mirering test

3BI4APPZ0TAIFIA | Canada House 272 Field End Aoad HAd SNA i
ABIIAPF2017/4471 | Canada House 272 Fietd End Aoad HAd G4 L
IBUARPFANNBAGE | 772 Canada House Business Centro Field End Foad HAL SN I iz :
3560/APFITI1A/MALT ] ]
S00SLUAPPA2017/3356 | Wacnrelde Qiord Aoad UBE LHS
S00S0/APP/201715067 | iverview Diroro Aoed UBE 1HS ] [
S0050/APPA2017/5358 | Bricge House Cuford Road LBE 1HS i

SO0SMAPP/INIEES | Bridge Houze, Riverview Houss & Waterside House Qitord Aoad USE THS Laoy No
4071 1APPA2018/403 | 27 Ducks HALRoaD HAS 2NW. ] i 1101 pass lering 1251 1
ALI0APPI2011ZES | Aandalls Depanment Sore vine Street UES 1RS L g Diid nat pass Mcering test 1
A31ELAPPIZ017/323 | Wadswortn Business Cantra. 800-B0E Lixboicga Aoad UBS 7LD I s | 5
43405/AFPAAIGIAES | 50 Welr Houae Averside Way UES 217
ATPE/APPI201B/336 | Maple And Popar Day Centre Mapie Road UBA NG 372 ? D 110t pass NLenng 1251 1
AA160/APP/201NETET | 253 Park oad UBS INT it et 3
A51BUAPP/216/1619 | 22 New Anag UBE 30K ! I 3
AE200MFPI017/327 | Padcroft Woeks, Tavistock Roac, Yiewsle ] a

45Z230APPYL5AGE2 | 33-37 Beimont Raad L8 10T i | i 3

AESIAMAPPI2017/434 | Mondist House 5§ Mondlal Way UB3 5AR Ol a1 A
Dk nat pass filtering test 1
nat pa L

1
4 Nobel Dive UB3 SEY 1@

115 The Walrut Tree Public Houss Wiiow Tres Lane UBS 9BL i e =
Long Lane, Hillinggon HEN I Bild nat pass filtering t=st 1
137 High Sireet WE? 7GL C [ i nat pass filtering tes) 1
Beiiont Cross Stanwell Aoad TiL BNX : [ Fiid not pass ilering t=s! 1
Princes House Nobel Drlve UB3 BEY i = Calchmant are:
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1 SOS20/APPI2018/1517 | Springaetl Bams, Sorkigeell Lane, Hareleid, WE3 8L
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1

1.
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BSA7IMPROLS/AS | The Assembly Bl dings The O Vinyl Factory Blyth Anad B3 1HA
BLIBAMPPII01A/414 | 5 Martins House The Runway Had 63F
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2018920
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EB1SAPRI0182612 | Werhery House 15 Qreen Lane HAS 2U1Z

EBTA/APP/2018/7146 | Eastam end of iyt Road, Hayes
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Lano at Avandale Gardens, Hounslow, T SEU

Land East of 536 Saines Roag, East Bedfont, TW14 BBF | N Dild not pass Mltering test 1

Vgeant Plot. Yoek Way, Hameorths, TW13 6EQ 0 Did not pass flcering test 1

[ he site s omned by

and

available for recevelooment. However, the sie is located at the
camed of a wiger resioential devaloprent comprising some 137
na. dweslinghouses. Due to the Thomowry Park 1o the aest, and
south, the oy
Raad, o it vary likety
i 2

204 HCBRSE Lane a1 Stantorcugh Ro, Hourslow TivE 196

b at odes Wit the sTongly
nolse Tesuitant
, a5 well gz In e
e £ 1N IncTeasan venicle movemanis. Theretors, i
s e

8 Upner Suttan Lang, Hounsiow, Tivs 0FT
Land reas o1 347 Chiswick High Aoad Chiswick, Loncon w4 207

Garoges, Cl Cipse, Foltham, TW13 7LL

Lang Ei 3
ondrearolStFeldAd Fuham TWiaose ]
|Lond 3t 1401 01 24 Bulsove Road, Hounstiw, W3 2T | Dl nal pass lering tes §
! 3 Dl nat pass flering tesi 1
Ganages o | Tl ] =

[
!
Gar 1 Garth Court, Chissick, Wd 4QL o
Garages =1 Charwell Coust, G Park Aoad, Chiswick, i 35F 3 Did ot pass filtoring test 1

Garages 21 Mills Plow, Chiswick, Wd 8UP o Did not pass filtering test 1
Garages riar of S Thamas' d, Chiswick, Wi 318 Did nat pass filtoring test 1
G adjacent o 47 Road, [sbeworth, TAG 0 D nat pass filtering test 1

Cinse, Hourslow, TWE 9HI ; Did nat pass filtering test 1
rear of 30 Brechcinit Close, Hounsiow, THS SHWW o k i nat paas filrring test 1
adjacent to 25 Biscoe Close, Hounsaw, TWS 0UZ 0 Di not pass filtering test 3

arages adjacent 50 37 kabason oad, Hourslow, TWE SLH i Did nat pass filtering test 1
arages adjacent 1o 55 Hamaton Anad East, Felsham, 1W13 £18 0 Did not pass filtering test 1

1]

Land adljacent o B3 Ouford Court. Cwford Way, Hanworth, Feftham, TW13 682 : Did nat pass filtering test 1
arages adjacent 10 L Shesborne Road. East Bedtont, Feltham. TWI4 8E5 4 0 Dig not pass filtaring test




HOBR27A & j Rcail, East Bulont, Feltham, TWid 8ES.
HOBR28L (Barages riar ol 17 Spinney Drive, East Bedfoen Faitham, TW14 8PL [ 1 ves | Outside catchmen amen
HOBR288 Car park adjacer to Fawley House, 30 Bostan Park Read, Brentiord, TWa 8IF
HOBR259 ]
HOBR280 i Extate Sitw B« Land at Maple Grave, Srentford, TWE B4
HOBR233 iuhmm Garders Site &, Brentiod, We dRG 5
HOBRZSA Claypands Gardens Site B, Brertiord, WS ARE N
HOBR28S

HOBRXE

Hartland Road Site &, |sleworth, TW? 8RH o Did not pass filtoring test 1
Hartland Road Site 8, Isteworth, TW? 8RH 5 Dlﬂl‘lﬁﬂl!s'ﬂﬂl‘llﬁmtl

HOBRINZ

18- Hamptan Road West, Hamwarth, Faitham, W13 EAW

HOBR38Y ] i

HOBRSIZ Hantagun foad Car fark, Monsague fioan, Hourstow, TW3 LY 0
253 HOLPA Hounzlaw Givic Centre sno B8 Lampton Road. Lampton Aoad, TW 400 X
254 HOBRS33

LAND AT LAONEL RDAD, Lionet Road, TWa 908 o Did not pass filtaning test 1

HOBRSGS

Land tn the South Sade of, High Street, TWa EW Did not pasa Tiltening test 1

HOBRA3S
HOBRSIG
HOBRSA?
HOBRS3S
HOBRGIS
HOBRSAO

THE CIVIC CENTRE, B8, LAMPTON RDAD ¥ o Did not pasa filtaning test 1

High Street Quarter. ALEXANDRA ROADMHOLLOWAY 5TREET/PHINGE REGEN | Did nat pasa filtaning tast 1

Branttard Lock West, COMMEACE ROAD Did not pasa filtaning test 1

Parkvinw, Great Wast Aoad . Did not pass Tiltening t2st 3
Eronetard Cammunity Stacium, Brenttard Community Stadim - Prase 2 - Vo /4

HOBRS43

HOBRS44

13 Batn fioag

Did not pass filtening test 3

HEATHROW HOUSE, Bath Road . Did not pass filtanng test 1

9-21, Beli Road 2 Mo Dig nat pasg Titenng test

HOBR345
HOBRS46
HOBRS47
HOBRS48
HOBR349

METROPOLITAN POUCE, HALF ACRE o Did not pass filtaning test 1

Land edjacentzo Tesen, Manar Lang [.56 Mo Dl not pass filcering test 1

FRANK TOWELL COURT, GLEBELANDS ADAD ¥ It il ot pass filtering test 3

BRENTFORD WATERSIDE, BLOCK D, LAND AND BUILDINGS AT 58-108, High Siree: Diid not pass filtering test 1
1, Burlingten Lane i

HOBRSSQ

112-32, LAMFTON AOAD

HOBRSE1
HOBRSE2
HOBRSE3
HOBRS54

HOBREES
HOBRSS4
HOBR5ES
HOBRESS
HOBRSET
HOBRSEE
HOBREES
HOBRETO

Clements CoLet Estate, CLEMENTS COURI, Grean Lang i

Blogk B, VISTA BUSINESS CENTHE BLOCH B, 50, Salisbu ]

|50, London Road L Dilg ot pass filtening s 1

BURLINGTON CLOSE, Builingion Close I
BLOGK A Flovts L2, 3, 6 & 7, VISTA BUSINESS CENTRE, BLOGK A, 50, Sctisiury A 0.3 i Caimen

UIMITS 1AND 3 AND PARTS GARNGE, RENWELS Wiy | B =

ELDRIDGE HOUSE, 104106 Hounslow Road Dila 1ot pass filtening s 1

ik nat pass filtering test 1

U P & House, Fotest Road

'WESTWARD HOUSE, 185.157, S1aines Road

| 389-373, B1aines Aoad

36 1368, Chiswick High Aoa

The Evai Dild mat pass filtering test 1

14 « &, 5t Jobins Road

Land Aear of, Kew Bridge Road

Land Suuth of Brantior High Steel

HOBRET L
HOBRET2
HOBRETS
HOBRET4
HOBRETS
HOBRETE
HOBRETY
HOBRETR
HOBRS?S
HOBRSE0
HOBRSET
HOBRSS2
HOBRSE3

310

HOBRS84
HOBRSES
HOBRSEE
HOBRSE?
HOBRS55E
HOBRSES

WO BRIDEES, 24 iatt Close

FELTHAM MAGISTRATES COURT. 2123, Harworth Road

69363, Staines Aoad

LAND TO THE EAST OF BELLWAUE COURT, 141-149, 141.149 STAINES ROAD |

VICTOAY BLSINESS PARK, 310, Flerning Way

155155,

MAX FACTOR HOLISE, 404, High Srest

14 - 18, STAMFORD BROOK AVENUE

386 Bath foad [

BLOCKS 16 BETHANY WAYE 6 3

LAND NORTH-WEST OF, Swan Aoad

13 st Poner e :

Land adjacent 1, FRAMPTON ROAD

Swann Court, GARSEE BLOCKS 10 THE NORTH OF SWanN COURT. South Strest |

Saracen House, Swan Street ) [ ] n_ntna!nltmml
New ath floor, 272 COLE GAADENS Dlg nat pass filcaring tost 1

NORTH EAST CAR FARK. CHISWICK VILLADE

Garnge Biocks henind, 17, Ashitord Baad [

777, Field Lane

an
a1z
13
314
315
316
317
318
319

321
322
323

15t anit 20 fioars. AXIOM HOUSE. THE GENTAE, High Stront !

LAND ABIACENT 10, 3, Boston Mancs Finad
THE DLD GEORGE 129, Hestan Road o P

581, Lonoon Aoad 037 Mo Mtnaasmmm!l

Car Park. Prince Regent Aoag 3 Mo Dl nat pass ilcaring test 1

Site C, Watermead i Ciid not pass filtening test 1

Sparow Farm Drive - Hounslow 5000 Pledge’, GARAGES TC THE REAR OF L &-17.}

Did not pass ficering test 1

il not pass lrering tesl 1

Did n0 pass Ncering test 1

Did nat pass filtering test 1

Did not pass Oltering st 1

i nat pass flaning s 3

Dild ot pass flcering Lest 1

Did nat pass fltering test 1

‘Spinney Celve - Hounshow 5000 Pledge’, GARAGES TO THE REAR OF, 3042, S9N 1: Tkt natt pass fllering test 1
il vt s fltmring best §

FAPUR COUAT, 52-60 RAPUR COURT, Han#ofih Read

Dic nat pass filering test §

Tikd nat pass filtering best 1

Clifon Parsde - Hounslow S000 Pledpe’, GARAGE ELOCKS AT CUFTCH PARADE, Did nat pass filtering test 3

Land £0 Che rear of, LAND TO THE REAR OF, 447, Geear Vst Boad i, H ..
44 Diicd nat pass filtering test 3

Diid nat pass filtering test 1

Diicd nat pass filtering text 3

Diidd pat pass filtering test 1

g GARGGE BLOCK ATUATENT 50 TD 64 Diicd nat pass filtering test 3

Manan House, Marion House, 8143, Staines Road, Hounsiaw 2 o Did not pass tiltening test 1

CASTLE YARD, CASTLE YARD R0 CASTLE PUB, South Stieet 2 ! D nat pass filtering test 1

Aear of: VINEYARD ROAD { Dhnotasvutsdumsu

i nat pass filtering test 3

Hew Road Trisegle .- o Did not pass filtening test 3
HOBRS4E 30 Rugby Aoad 1§ 3 Dila ot pass filtering tesi 1

Did not pass filcening test 3

Did o5t

Dig not pass filcaning test 1

Dig nat poss filcening tast 3

Dig not pass filtening test 3

Dig not poss filcening tast 3

Did not pass filcering test 3

Did nat poss filcening tast 3

Dig not pass filtening tast 3

Dig nat poss filcening tast 3

Dig not pass filtering test 3

Dig not poss filcening tast 3




HOBRAAT Femi Grove. Did nat pass filtering test 1
HOBRBAR  CHISYACK HEALTH CENTRE,




Appendix 3

HB.

Stage 2 - Sequential Test Assessment
Site Pro-Forma

Site 1 - The Shipping Building

Address

| The Shipping Building, 252-254 Blyth Road, Hayes, UB3 THA

Hyperlink

https://www.loopnet.co.uk/listing/252-254-blyth-rd-
hayes/38305195

Description

The Shipping Building is a substantial, multi-storey Art Deco
building forming part of The Old Vinyl Factory development.
It has been extensively refurbished and modernised to
provide high-quality, flexible office accommodation,
together with a staffed reception, café, gym and other
communal facilities. The available accommodation is
arranged across several floors and is capable of subdivision.
Hayes & Harlington Station is within approximately a five-
minute walk.

Existing/Former Use | Office
Site Area n/a
Property Floorspace | 1153 sgm




HB.

Sequential Hierarchy | Edge of Centre — Hayes district centre

Public Transport PTAL 2023 Score -2

Accessibility Time to Heathrow Terminal 2 & 3 station: 18 minutes
Parking and Access The property particulars references 273 no. car parking
Arrangements spaces being available. In addition, there is a multi-storey

car park immediately to the north of the site.

Compatibility with The property surroundings is described by the Great Western
Surrounding Uses railway line to the south, commercial and commercial/office
uses to the north and east, including a car park, and
industrial uses to the west.

However the available floorspace sits within an existing
office which is currently occupied by established
businesses.

Assessment The available floorspace falls within the identified range and
the property occupies an edge-of-centre location with
reasonable public transport connections to Heathrow
Airport. However, the accommodation forms part of an
established multi-occupied office building, with businesses
continuing to operate from the upper floors.

A hotel would generate materially different patterns of
activity, including frequent guest arrivals and departures,
24-hour access, servicing, deliveries and the use of shared
entrances and communal areas. These activities would be at
odds with the security, amenity and operational
requirements of the existing office occupiers. Furthermore,
there is no evidence that the available accommodation
benefits from a separate entrance, dedicated servicing
arrangements or an appropriate allocation of the building’s
parking spaces.

Consequently, notwithstanding its suitable floorspace and
accessible location, the property would not provide a
suitably self-contained or operationally compatible
alternative for the Proposed Development and has therefore
been discounted.




HB.

Site 17 - One, Hyde Park

Address

| One, Hyde Park, Hayes, UB3 4DG

Hyperlink

https://www.rightmove.co.uk/properties/144687773

Description

One Hyde Park is a modern, purpose-built office building
providing flexible accommodation across several floors. The
ground floor has been let, with the remaining
accommodation available across three upper floors and
capable of subdivision from approximately 929 sgm. The
building includes a full-height reception, four lifts, a goods
lift, air conditioning, secure cycle storage, shower facilities
and substantial on-site parking. Hayes & Harlington Station
is approximately 0.4 miles from the property.

Existing/Former Use

Office

Site Area

n/a

Property Floorspace

929-6,624 sgm

Sequential Hierarchy

Edge of Centre — Hayes district centre

Public Transport
Accessibility

PTAL 2023 Score -3
Time to Heathrow Terminal 2 & 3 station: 17 minutes

Parking and Access
Arrangements

The property advertisement confirms that there is on-site car
parking available on a 1 space per 28sqm ratio. The new
purpose built office building also provide suitable access
arrangement to allow for servicing.

Compatibility with
Surrounding Uses

In terms of the surrounding uses, these are mainly described
by offices within purpose built buildings as well as a three
storey hotel (Premier Inn). However, the property itself is a




HB.

dedicated office building, with the ground floor already
occupied. Furthermore, as the proposal would require only
up to 1,400 sgm, this would mean that the vast majority of
the available floorspace would likely be occupied by office
uses. This would be at odds with the 28. no proposed self-
contained apart-lets.

Assessment The minimum available floorspace falls within the identified
range, while the property occupies an edge-of-centre
location with reasonable public transport connections to
Heathrow Airport. The parking and servicing arrangements
also appear capable of supporting the Proposed
Development. Moreover, the presence of a Premier Inn
nearby demonstrates that a hotel use would be broadly
compatible with the surrounding area.

However, similar to the other properties assessed as part of
the Stage 2 assessment, the available accommodation
forms part of a purpose-built and predominantly occupied
office building. The ground floor is already occupied, and the
remaining floorspace is intended to accommodate office
businesses.

The proposed 28 no. self-contained apart-hotel units would
introduce materially different operational requirements,
including 24-hour access, frequent guest movements,
deliveries, servicing and the use of shared reception, lifts
and circulation areas. These activities are not compatible
with the security, amenity and operational requirements of
the existing and future office occupiers.

There is also no evidence that an appropriately sized portion
of the building could be provided with a separate entrance,
dedicated reception, independent servicing arrangements
and sufficient dedicated parking. Conseguently,
notwithstanding its suitable floorspace and accessible
location, the property would not provide a suitably self-
contained or operationally compatible alternative and has
therefore been discounted.




Site 43 - Land at Nestles Avenue

Address

| Nestles Avenue, Hayes, Hillingdon

Hyperlink

https://www.rightmove.co.uk/properties/759867120296576

Description

The property comprises concrete-surfaced, gated land
currently advertised to let for secure open storage in parcels
ranging from approximately 0.09 hectares to 1.4 hectares.
The accommodation is marketed primarily to contractors,
fleet operators and businesses requiring external equipment
or vehicle storage. The land is available immediately on a
rental basis and benefits from gated vehicular access.
Hayes & Harlington Station is approximately 0.1 miles from
the property, while Heathrow Airport is approximately two
miles to the south.

Existing/Former Use | Land
Site Area 0.09-1.4 ha
Property Floorspace | n/a

Sequential Hierarchy

Edge of Centre — Hayes district centre

Public Transport
Accessibility

PTAL 2023 Score -4
Time to Heathrow Terminal 2 & 3 station: 9 minutes

Parking and Access
Arrangements

The property is a cleared land and therefore has no
dedicated on-site car parking or vehicle servicing area.
However, it has the potential to accommodate new car
parking as part of any redevelopment of the site.




HB.

Compatibility with The surrounding uses are generally comprise light industrial,

Surrounding Uses commercial and residential uses, with Hayes station
immediately to the north of the site.

Assessment The advertised land can include sub-divided parcels falling

within the identified site-area range and it occupies an
accessible edge-of-centre location, with good public
transport connections to Heathrow Airport. As cleared land,
it could theoretically accommodate purpose-built
development, parking and servicing arrangements.

However, the property is currently marketed on a rental
basis specifically for secure open storage rather than for
sale or long-term redevelopment. The particulars provide no
evidence that the landowner would make an appropriately
sized parcel available for permanent hotel development or
grant a sufficiently long lease to justify the substantial
construction works required.

More significantly, the wider site is committed to
comprehensive redevelopment. Planning permission ref.
73238/APP/2018/1145 approved its redevelopment for 457
residential units and approximately 2,766 sqm of retail, café
and office floorspace. The permission has subsequently
been amended and legally implemented, demonstrating an
established intention to deliver the approved residential-led
scheme. A hotel does not form part of that redevelopment.

The present storage availability is therefore considered to
represent a temporary or interim use pending
redevelopment rather than a genuinely available
development opportunity. Consequently, notwithstanding
its suitable size and accessible location, the land is neither
available nor realistically capable of accommodating the
Proposed Development and has therefore been discounted.




