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1 Introduction  

1.1 This Planning Statement has been prepared by Quod on behalf of Tritax London Logistics 
Fund (“TLLF”) in support of an application seeking full planning permission for the 
redevelopment of the former Gate Gourmet Catering base at 1071 Southampton Road East, 
Heathrow (‘the Site’). Specifically, the application seeks permission for the following: 

“Demolition of existing structures and building slab to enable the erection of a building for use 
within Class B2 and/or B8, with ancillary Class E(g), along with associated structures, car and 
cycle parking, landscaping, access alterations and other associated works” 

1.2 The Site is located within the cargo area of Heathrow Airport and represents an opportunity to 
bring a vacant brownfield site back into active airport-related use.  

1.3 The Applicant has entered into an Agreement for Lease with Worldwide Flight Service Limited; 
a global air cargo, passenger and ground handling organisation. The core function of the 
proposed development will be for the receipt, build, security screen and dispatch of air cargo, 
acting as the essential interface between Heathrow’s aircraft and land transport on behalf of 
Airlines and Freight Forwarders.  

1.4 The development represents a significant economic investment of circa £21m and will create 
in the region off 100 new jobs for people living within the borough. The proposals  improve the 
visual amenity of the Site, whilst also ensuring the operation of the airport is safeguarded.  

1.5 Pre-application engagement has been undertaken with London Borough of Hillingdon 
(hereafter referred to as “LBH” or the “Council”), Heathrow Airport property, planning and 
ground operations teams, as well as other key stakeholders.  

1.6 The purpose of this Planning Statement is to analyse the conformity of the proposals with the 
relevant planning policies of the adopted Development Plan, having regard to relevant material 
considerations. 

1.7 The remaining sections of this Statement are as follows: 

 Section 2 describes the factual background to the Site and surrounding context, including 
the relevant planning history; 

 Section 3 provides a summary of the application proposals; 

 Section 4 summarises the pre-application consultation and engagement that has been 
undertaken; 

 Section 5 identifies the relevant planning policy context; 

 Section 6 assess the key planning considerations; and 

 Section 7 provides overall conclusions. 
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2 Factual Background 

2.1 This section of the Statement provides an overview of the factual background applicable to the 
proposals including a description of the Site and surrounding area, and an overview of relevant 
planning history details. 

Site and Surrounding Area 

2.2 The Site is located to the south of Heathrow Airport within the LBH. 

2.3 The Site is bound by Southampton Road East to the north, a multi-storey car park (MSCP) to 
the east, the Southern Perimeter Road to the south and Stansted Road to the west. The Site 
extends to approximately 5.6 acres.   

2.4 The Site was previously occupied by Gate Gourmet, who prepared and provided catering for 
consumption on British Airways aircraft. The Gate Gourmet building consisted of a single two 
storey industrial building, reaching approximately 13 metres in height. The building footprint 
accommodated around 75% of the Site, with servicing, circulation and external storage located 
to the south and east.  

2.5 The siting of the building was dictated at that time by the presence of the Public Safety Zone 
for the cross wind runway (operational at that time) which cut across the south western part of 
the Site. The cross wind runway is no longer in use and as such the Public Safety Zone is no 
longer operational. 

2.6 This building has since been demolished in preparation for the redevelopment of the Site. The 
building slab remains, along with several small structures to the east of the Site.  

2.7 The Site is accessed from Southampton Road East to the north east, with a secondary 
entrance/exit to the south west off Stansted Road.  

2.8 The London Underground Piccadilly line tunnel passes across the north east corner of the Site, 
connecting Hatton Cross and Terminal 4 to the Central Terminal Area. Heathrow Express 
tunnel is located to the north and east, and does not cross the Site.   

2.9 The buildings in the immediate vicinity of the Site are industrial in style and of varying scales 
and heights. To the east is a modern five level multi-storey car park extending to approximately 
15m in height. Immediately north of the car park and south of Southampton Road East is a 
substation and vent shaft which is understood to be connected to the Heathrow Express.  

2.10 To the west, beyond Stansted Road, are large warehouses occupied by Swissport Cargo 
Services and Dnata.  

2.11 To the north of the Site, beyond Southampton Road East and Sealand Road, situates the IAG 
World Cargo Campus, which comprises a series of cargo related buildings. The largest of 
which, the Ascentis building, is approximately 35m in height (six storeys), situated to the north 
west of the Site. To the west of the IAG World Cargo Campus is the ‘horseshoe’ cargo complex.    
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2.12 The wider area to the north and east is characterised by operational activities associated with 
Heathrow Airport, including Terminal 4 to the east. To the south, beyond the Southern 
Perimeter Road, the Duke of Northumberland’s River and Bedfont Road, locates a complex of 
industrial warehouses known as Dnata City. Further west is the village of Stanwell.   

2.13 In summary, the Site is located to the south of Heathrow Airport and previously contained an 
industrial warehouse occupied by Gate Gourmet. This has recently been demolished. The 
immediate surrounding area represents the airport’s cargo hub and consists of a number of 
large warehouse facilities.    

Relevant Planning History 

2.14 Prior to the Boundary Commission review in 1994, the Site fell within the administrative 
boundary of Spelthorne Borough Council - it then subsequently fell within the boundary of the 
LBH. Records from that time relating to the Site are unavailable online.   

Site 

2.15 Table 1 below summarises the planning history details for the Site based on the available 
online records.   

2.16 Details relating to the original erection of the building on the Site are not available. 

2.17 In November 2012 permission (Ref No: 51743/APP/2012/1781) was granted for a two storey 
extension to the south eastern corner of the building which was previously on the Site, 
comprising a net additional area of 1,596sqm (GIA).   

2.18 The Officer’s Report to Committee explains that in May 1990 Spelthorne Borough Council 
agreed that the following comprised permitted development (Ref: MISC/90/6/Air/C) “Erection 
of a building for use in connection with catering facilities for occupation by British Airways”.  
This is likely to be building that previously resided on the Site.  

2.19 In relation to the principle of the extension, the Officer’s Report concludes:  

“Policy A4 states that development directly related to the operation of Heathrow Airport should 
be located within the airport boundary. The proposed extension to the Gate Gourmet building 
is directly related to the operation of the airport and is located within its boundary. Therefore, 
the principle of the proposed development is considered acceptable”.  

2.20 No increase in car parking was proposed as it was anticipated that the existing provision could 
absorb any associated increase in vehicle numbers. The Officer’s Report notes that existing 
staff would either come to Site by public transport or park within the existing airport car park 
P5 to the east of Sealand Road. The Report explains that the Gate Gourmet development was 
issued a number of parking permits for car park P5 by BAA, but there would be no increase in 
parking permits as a result of this proposal.     

2.21 In commenting on the impact of the proposal on the character and appearance of the area, the 
Officer’s Report to committee explains that the existing building’s curved roof “was a reflection 
of safeguarding constraints in existence at the time which required the design of the building 
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to be such as to comply with height limitations applicable along the edges of the Public Safety 
Zone”.  

2.22 Prior approval was secured in August 2022 to demolish the existing building. The demolition 
was undertaken in May 2025.  

Table 1: Planning History for the Site 

Application Reference Site Address Status Proposal 

51743/B/99/0256 1071 Southampton 
Road, Hounslow 

Approved  
17 Mar 1999 

Erection of canopy over new roller 
shutter door detail with existing 
ramp reduced in length to form dock 
platform. 

51743/APP/2010/2568 1071 Southampton 
Road, Hounslow 

Approved 31 
Dec 2010  

Installation of condenser units at 
roof level to north and south 
elevations, involving external 
staircase to south elevation 
(Retrospective application) 

51743/APP/2012/1781 1071 Southampton 
Road, Hounslow 

Approved 06 
Nov 2012 

Erection of two storey extension, 
including part demolition of existing 
building and associated works 

51743/APP/2022/1969 1071 Southampton 
Road, Hounslow 

Approved 
4 Aug 2022 
  

A Prior Notification Application 
submitted under Schedule 2, Part 
11, Class B of the Town and 
Country Planning (General 
Permitted Development) (England) 
Order (2015) (as amended) for the 
full demolition of the main building 
and the associated structures within 
1071 Southampton Road East. 

 

Surrounding Area 

2.23 Table 2 provides an overview of relevant planning history details on surrounding sites. A 
summary of the key elements is provided below.   

520B Southern Perimeter Road   

2.24 In November 2010 planning permission Ref No: 57331/APP/2010/2038 was granted on land 
immediately west of the Site (known as 520B Southern Perimeter Road) for “Rebuilding of an 
existing cargo transit shed with ancillary office accommodation” as a result of fire damage. 

2.25 The application approved the rebuild of an industrial building in B1/B2/B8 use of approximately 
7,600 sqm and 16m in height.  
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2.26 The Officer’s Report to Committee explained that the proposed use of the building as a cargo 
transit warehouse was directly related to the operation of the airport and, accordingly, the 
proposal was considered to fully comply with UDP Policy A4. 

2.27 The Report found that given the context of the proposed building, in close proximity to buildings 
of similar and greater heights, the building would not be detrimental to the visual amenity of 
the street scene or this part of the airport.  

Car Park Site 

2.28 In August 2009 permission Ref No 65688/APP/2009/1274 was granted for a 240 bedroom, 6 
storey hotel and two drive-through restaurants on land immediately west of the Site and south 
of the substation/vent shaft.  

2.29 The LBH’s online records do not provide a copy of the decision notice or Officer’s Report to 
Committee. 

2.30 The Applicant’s (Arora) Design and Access Statement states: 

“The principle of development is considered acceptable. Policy A4 of the UDP Saved Policies 
2007 requires directly related airport development to be located on airport and excludes 
unrelated aviation development. Hotels close to Heathrow are almost entirely related to the 
airport’s operation as they principally provide overnight accommodation for airline passengers, 
but they are not classified as directly related. In the supporting text to Policy A4 it states ‘ Hotels 
and conference facilities may be appropriate if suitable land is available inside the airport 
boundary. There is currently no indication that insufficient land is available inside the airport 
boundary. There remains much vacant land awaiting development at the Hatton Cross 
development area and there is considerable scope for further land use efficiencies in the form 
of decked parking of which relatively little has been implemented to date.” 

2.31 In respect of the proposed drive-through restaurants, the Design and Access Statement 
explains their intention to serve on-airport employees primarily working at the Heathrow Airport 
Cargo Area. Although there are no other drive-through restaurants within the airport there are 
2 McDonald’s restaurants on the A4 Bath Road adjacent to the north side of the airport which 
are used extensively by workers either directly employed in airport services or indirectly 
employed e.g. taxi drivers.   

2.32 In March 2016 outline planning permission Ref No: 65688/APP/2016/94 was granted for the 
erection of a car park, for use by Gate Gourmet and British Airways Staff.  The Officer’s Report 
to Committee is not available online.    

2.33 Condition 10 limits the car park to 1,022 spaces and specifically to employees at Gate Gourmet 
and British Airways: 

“No more than 1,022 parking spaces in total shall be provided on the multi storey car park 
(MSCP) hereby approved. These car parking spaces shall only be used by employees at Gate 
Gourmet and British Airways. 

A maximum of 280 of these car parking spaces (all ground floor and part first floor) shall be 
used by employees at Gate Gourmet working at the Gate Gourmet Airline Catering Facility, 
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Southampton Road East, Heathrow Airport. A maximum of 742 car parking spaces shall be 
used for British Airways staff working at the British Airways cargo site, Southampton Road 
East, Heathrow Airport.” 

2.34 This permission followed an earlier application (Ref No: 65688/APP/2015/142) submitted in 
January 2015 for a 9-storey car park on the site, comprising an additional 1,018 spaces for 
commercial use.  The application remains underdetermined.  

2.35 In addition, there remains an undetermined application (Ref No: 65688/APP/2018/1751) 
submitted in May 2018 for 4 additional levels on top of the existing car park.   

2.36 In September 2021 a section 96a application Ref No: 65688/APP/2021/2709 was approved 
for non-material amendments to Conditions 2, 3, 10 and 13 of planning permission ref 
65688/APP/2015/142 (relating to the MSCP to the east of the Site) to allow the 280 car parking 
spaces to be used by those working in connection with business operations at the Site (rather 
than limited to Gate Gourmet). The wording now states: 

“No more than 1,022 parking spaces in total shall be provided on the multi storey car park 
(MSCP) hereby approved. These car parking spaces shall only be used by employees at land 
known as Building 1071 and British Airways. A maximum of 280 of these car parking spaces 
(all ground floor and part first floor) shall used by those employees working in connection with 
business operations at land known as Building 1071, Southampton Road East, Heathrow 
Airport. A maximum of 742 car parking spaces shall be used for those working in connection 
with business operations at the BA Cargo Campus site by those working in connection with 
business operations at the BA Cargo Campus site, Southampton Road East, Heathrow Airport” 

IAG World Cargo Campus 

2.37 In November 1996 permission Ref no: 50045A/95/1043 was granted for the redevelopment of 
the World Cargo Centre incorporating the erection of a new freight centre and three storey 
office building (comprising 88,838sqm of floorspace).   

2.38 In July 2005 permission Ref No: 50045/APP/2005/35 was granted for a 7,180sqm premium 
products cargo building and erection of a two tiered car deck to the east of the main IAG World 
Cargo building. A certificate of lawful development was secured in December 2010 to extend 
the cargo building.  

2.39 In January 2017 permission Ref No: 50045/APP/2016/2081 consented the erection of a new 
11,520 sqm cargo handling facility to meet demand for priority and temperature controlled 
freight services, to the east of the building approved in July 2005.  

2.40 The existing site accommodated 679 car parking spaces which the proposed development 
would replace. The application explained that 420 spaces would be relocated to the MSCP 
consented to the east of the Gate Gourmet site.  The remaining spaces were retained on the 
application site. As such Condition 4 prevented occupation of the building until an agreement 
was reached between the applicant (IAG), Arora Group and British Airways to secure 420 car 
parking spaces in the MSCP at Sealand Road for the lifetime of the development.  

2.41 Condition 5 requires that the building be used only for purposes within Use Class B8. 
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2.42 In December 2019 permission Ref No: 50045/APP/2019/3417 was granted for the demolition 
of an existing single storey structure known as the triangle building and erection of a 912sqm 
building that would link the New Premia building with the existing Premia building under Use 
Class B8.  

Table 2 Planning history of surrounding area 

Application Reference Site Address Status Proposal 

50045A/95/1043 

BA World Cargo 
Centre, 
Southampton 
Road, Heathrow 
Airport 

Approved  
15 Nov 1996  

Redevelopment of World Cargo Centre 
incorporating the erection of a new 
freight centre and three storey office 
building (comprising 88,838sqm of 
floorspace), access alterations and road 
improvements, new two level car park, 
new surface car park and lorry park, 
erection of entrance canopies, booths 
and associated landscaping (involving 
demolition of all buildings on site) 

50045/APP/2005/35 

British Airways 
World Cargo 
Centre Sealand 
Road Heathrow 
Airport 

Approved  
14 Jul 2005  

Erection of a 7,180sqm premium 
products cargo building; erection of a 
two tiered car deck and alterations to 
existing car  park layout resulting in 
provision of 71 additional car parking 
spaces; alterations to existing site 
access arrangements and provision of 
landscaping. 

65688/APP/2009/1274 

Land Adjacent to 
1071 
Southampton 
Road, Hounslow 

Approved  
08 Aug 2009 
 

Erection of 240 bedroom 6 storey hotel 
and two drive through restaurants. 
Outline application with details of 
access, appearance, layout and scale. 
(Restaurant details comprise access 
and layout). 

50045/APP/2010/2621 

BA World cargo 
Premia 
warehouse, 
Sealand Road, 
Heathrow Airport  
 

Approved  
10 Dec 2010  
 

Erection of extension to existing 
warehouse (Application for a Certificate 
of Lawfulness for a Proposed 
Development). 

65688/APP/2016/94 

Temporary Car 
Park Site, 
Sealand Road, 
Heathrow Airport  

Approved  
07 Mar 2016 
 

Erection of multi-deck car park for use 
by Gate Gourmet and British Airways 
staff (Outline application with details of 
access, appearance, layout and scale) 
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Application Reference Site Address Status Proposal 
50045/APP/2016/2081 IAG Cargo 

Campus, 
Sealand Road, 
Heathrow Road 
TW6 3FD 

 
 
Approved  
05 Jan 2017 
 

Erection of a new 11,520 sq.m (GIA) 
cargo handling facility (B8 use), 
ancillary buildings totalling 330 sq.m 
and associated works including 
changes to site access and 
reconfiguration of landside and airside 
parking. 

50045/APP/2004/2080 

Land To The 
East Of British 
Airways World 
Cargo Centre 
Southampton 
Road 

Approved  
20 Feb 2018  

Retention of 23 pre-fabricated buildings 
for use as office/rest room (and removal 
of 2 others) 
 

50045/APP/2019/3417 

IAG Cargo 
Campus, 
Sealand Road, 
Heathrow Road 
TW6 3FD 
 

Approved  
12 Dec 2019 
 

Demolition of existing single storey 
structure known as the triangle building 
and erection of a 912sqm (GEA) 
building that will link the New Premia 
building with the existing Premia 
building (Use Class B8). 

75283/APP/2019/3932 Heathrow Cargo 
Centre, 580 
Sandringham 
Road, Healthrow 
Airport,  
TW6 3SF 

 
 
Approved  
02 Jan 2020  

Demolition of existing canopy structure 
(Prior Notification under Schedule 2, 
Part 11, Class B of the Town and 
Country Planning (General Permitted 
Development) Order 2015 (as 
amended). 

65688/APP/2021/2709 1071 
Southampton 
Road, Hounslow 

Approved 23rd 
September 
2021 

Non material amendment to Conditions, 
2, 3, 10 and 13 of planning permission 
ref 65688/APP/2015/142 for Erection of 
multi-deck car park for use by Gate 
Gourmet and British Airways staff 
(outline application with details of 
access, appearance, layout and scale) 
to allow the 280 car parking spaces to 
be used by those working in connection 
with business operations at land known 
as Building 1071, Southampton Road 
East, Heathrow 

65688/APP/2018/1751 Multi storey car 
park, Sealand 
Road, Heathrow 
Airport, TW6 
3FD 

 
 
Undecided 

Extension to the existing 5 level Multi 
Storey Car Park at Sealand Road, 
Heathrow Airport to provide 4 additional 
levels of car parking for use as airport 
passenger parking (Outline Application 
seeking approval of access, 
appearance, layout and scale). 
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Application Reference Site Address Status Proposal 
65688/APP/2015/142 Temporary Car 

Park Site, 
Sealand Road, 
Heathrow Airport 

 
 
Undecided 

Installation of a multi-deck car park to 
provide 9 levels of parking to provide 
280 staff car parking spaces for the 
neighbouring Gate Gourmet Building, 
742 staff car parking spaces for workers 
at the adjacent BA World Cargo Centre 
with the remainder (1,018) spaces to be 
a commercial car park (Outline 
Application seeking approval of access, 
appearance, layout and scale). 

 

Summary 

2.43 In summary, the Site is located to the south of the airport, in an area predominantly used for 
cargo purposes. The IAG World Cargo Centre is located to the north, with numerous industrial 
sheds to the west. A MSCP bounds the Site to the east.   

2.44 Based on material available, it would appear that the building which was previously located on 
the Site was erected under permitted development powers in May 1990.  Permission was 
secured in November 2012 for a two-storey extension to the south eastern corner of the 
building; however, it wasn’t constructed.   

2.45 The site to the east was previously consented for a hotel, but more recent permissions for a 
car park have resulted in the MSCP on site today.  A live application for a 4-storey extension 
to the car park remains undetermined. The car park is limited to 1,022 spaces of which a 
maximum of 280 are allocated to employees working in connection with business operations 
at the Site.  

2.46 The warehouse units to the west of the Site were originally delivered under permitted 
development rights, but the building immediately to the west was redeveloped under a 
permission secured in 2010 as a result of fire damage.   
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3 Proposed Development 

3.1 The proposals comprise the demolition of the existing structures/building slab and the erection 
of a ‘Cargo Transit Shed’ for occupation by Worldwide Flight Service Limited; a global air cargo, 
passenger and ground handling organisation. The core function of the development will be for 
the receipt, build, security screen and dispatch of air cargo, acting as the essential interface 
between Heathrow’s aircraft and land transport on behalf of Airlines and Freight Forwarders.  

3.2 The proposal consists of a single warehouse building orientated north/south through the 
central portion of the Site, with a service yard on both the eastern and western elevations. 
Access into the Site is retained to the northeast from Southampton Road East, with egress 
retained onto Stansted Road to the southwest. A clockwise one-way route passes along the 
southern edge of the Site to allow access between the service yards and the site exit via 
Stansted Road.  

3.3 Alterations to the access junction include the tightening of the radius on the western side of 
the bellmouth and amended tactile paving. These adjustments will result in a reduced crossing 
width for those people crossing the bellmouth, and a more legible crossing point for those with 
mobility issues.  

3.4 The proposed building operates over ground floor (extending to approximately 9,810sqm GIA), 
with an undercroft office/staff welfare at first and second floor levels, and plant above.  The 
warehouse reaches a max of circa 17.2 which is consistent with the adjacent Swissport and 
Dnata buildings.   

3.5 The proposals comprise a flexible mix of Use Class B2 (General Industrial) and/or Use Class 
B8 (Storage or Distribution) floorspace, along with ancillary Class E(g) (Commercial, Business 
and Service). The building, along with associated structures including gatehouses at the 
ingress/egress extend to 11,706sqm (GEA) in total, split as follows: 

 Ground floor – 9,810sqm 

 First floor – 550sqm 

 Second floor - 550sqm 

 Plant – 3,010sqm 

3.6 The proposal includes 10 on-site parking spaces; 4 for disabled users and 6 for visitors and 
operational users (i.e. Department for Transport or other airport related inspections) located to 
the north east via a dedicated access. Staff car parking spaces continue to be provided within 
the adjacent MSCP. 

3.7 Covered shared cycle storage is provided with safe pedestrians routes connecting it to the 
main entrance.  

3.8 The existing trees beyond the Site to the south are unaffected and areas of soft landscaping 
are proposed to the north of the Site, creating an attractive green entrance area. 

3.9 Full details of the proposals are contained within the Design and Access Statement. 



 

Quod  |  1071 Southampton Road East  |  Planning Statement  |  April 2026  
 

4 Pre-application Engagement  

4.1 The application proposals are submitted following a period of consultation with LBH officers 
and key stakeholders. A summary of this pre-application engagement is provided below.  

LBH  

4.2 The submission of this planning application has followed pre-application consultation with LBH 
officers. 

4.3 In October 2024, a formal request for pre-application advice was submitted to LBH which 
explained the approach to the proposed redevelopment of the Site. Feedback was obtained 
on a variety of matters including the principle of the use, flooding, transport, design and 
landscaping, and the scope of the planning application was agreed with the Council.  

4.4 Following a review of the feedback, amendments were made to the scheme in direct response 
to the comments received. These updates were set out in a ‘Response Schedule’ which was 
sent to LBH in February 2026, along with updated plans and other additional information.  

4.5 During a meeting that took place on 19 February, Planning Officers noted that the updated 
proposals had responded positively to LBH’s previous comments. Officers considered that the 
proposed height, appearance and materiality of the building were acceptable, and that the 
proposals successfully integrated into the surrounding context.  

4.6 It was queried whether the 280 car parking spaces provided within the adjacent MSCP were 
secured for the previous building that had recently been demolished. In a follow-up email to 
LBH, Quod confirmed that application ref. 65688/APP/2021/2709 had amended the extant 
permission for the MSCP to allow the spaces to be used by those working in connection with 
business operations at land known as ‘Building 1071, Southampton Road East, Heathrow’. As 
such, these spaces are secured for the future occupiers of the Site.  

4.7 In a follow-up meeting on 16 April, it was suggested by LBH that the existing MSCP parking 
arrangement should be altered to reduce the number of permitted spaces that can be used by 
business occupiers of the Site. In an email dated 27 April, it was confirmed by Quod that the 
Applicant does not consider such changes or restrictions to be required or reasonable in 
planning terms. This is attached at Appendix 1. 

4.8 No concerns were raised on any other aspect of the proposals. Written feedback is still awaited 
from LBH.  

Key Stakeholders 

4.9 Dialogue has been ongoing during the months leading up to submission of the application with 
a number of key stakeholders including: 

 HAL – engagement with Heathrow Airport Limited (HAL) including verbal and written 
correspondence has been undertaken to ensure compatibility with airport operations. 
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HAL’s Property, Planning and Operations teams have all been consulted. Engagement 
has included HAL’s review of the emerging plans and alterations to the access. No 
concerns have been raised in respect of the principle of redevelopment at the Site, the 
proposed building or layout of the development.  

 Local Lead Flood Authority - engagement was undertaken to discuss and agree the 
Drainage Strategy. 

 National Air Traffic Services (NATS) – NATS were contacted in March 2026 with regard 
to potential impacts on the Secondary Surveillance Radar (SSR). 

 GLAAS – direct consultation has been undertaken with the Greater London Archaeology 
Advisory Service (GLAAS) to agree the archaeology strategy. This has included sharing 
and agreeing the content of the Desk Based Assessment and the Written Scheme of 
Investigation. 

 London Borough of Spelthorne Environmental Health – Officers were contacted to 
discuss and agree the scope of the noise assessment. 

Summary  

4.10 Overall, the engagement process undertaken by the Applicant has been comprehensive and 
an invaluable way of gathering information and feedback from the Council and other key 
stakeholders. The scheme has evolved in response to the feedback received where 
appropriate. 
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5 Planning Policy and Guidance 

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that planning 
applications should be determined in accordance with the development plan, unless material 
considerations indicate otherwise. 

5.2 The statutory development plan for the Site consists of the following:  

 The London Plan (2021); 

 Hillingdon Local Plan Part 1 Strategic Policies (2012); 

 Hillingdon Local Plan Part 2 Development Management Policies (2020); 

 Local Plan Part 2 Site allocations (2020); and 

 Policies Map (2020). 

5.3 Material considerations include the National Planning Policy Framework (“NPPF”) (February 
2025), National Planning Practice Guidance (“PPG”) and the Airports National Policy 
Statement (“ANPS”). 

5.4 LBH is currently gathering preliminary evidence and preparing initial technical documents to 
support a review of their Local Plan. The LBH issued a call for sites exercise that concluded 
on 24 June 2024 with a Regulation 18 consultation on the Local Plan expected to follow.  

5.5 The Hillingdon Local Development Scheme suggests that consultation on the draft plan will 
take place in Q3/Q4 2026, with Examination starting in Q4 2027. Given the early stage of 
preparation, the emerging Local Plan cannot be afforded any weight in the decision-making 
process. 

5.6 This section is structured to provide a summary of the key policies within the development plan 
applicable to the redevelopment of the Site, as well as an overview of key material 
considerations.  

Development Plan 

London Plan  

5.7 The London Plan was adopted in March 2021 and sets out the strategic planning framework 
for London within which individual Boroughs must prepare policies and against which major 
planning applications will be determined. 

5.8 Heathrow is identified in the London Plan as an Opportunity Area, with the capacity for 11,000 
jobs and a range of opportunities to support the economic growth of London.   
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5.9 London Plan Policy SD1 states that to ensure Opportunity Areas fully realise their growth and 
regeneration potential, the Mayor will provide support and leadership for the collaborative 
preparation and implementation of planning frameworks that set out a clear strategy for 
accommodating growth.  It is our understanding that no progress has been made in preparing 
the Heathrow Opportunity Area planning framework.    

5.10 The policy also requires that the Boroughs, through Development Plans and decisions, clearly 
set out how they will encourage and deliver the growth potential of Opportunity Areas and 
support development which creates employment opportunities and housing choice for 
Londoners. 

5.11 Policy GC5 (Growing a good economy) seeks to “conserve and enhance London’s global 
economic competitiveness and ensure that economic success is shared amongst all 
Londoners”. 

5.12 Policy E4 (Land for industry, logistics and services to support London’s economic 
function) requires the provision for the varied operational requirements of B use class.  

5.13 Policy T8 (Aviation) explains that the Mayor supports the role of the airports serving London in 
enhancing the city’s spatial growth, particularly within Opportunity Areas well connected to the 
airports by public transport and which can accommodate significant numbers of new homes 
and jobs.   

5.14 Criteria H of Policy T8 states that development proposals relating to general and business 
aviation activity should only be supported if they would not lead to additional environmental 
harm or negative effects on health, nor impact on scheduled flight operations.  

5.15 Heathrow is located within an Air Quality Management Area and the explanatory text to Policy 
T8 explains that any airport expansion proposals should not worsen existing air quality or 
contribute to exceedance of air quality limits, nor should they seek to claim or utilise air quality 
improvements resulting from unrelated Mayoral, local or national policies and actions.  

5.16 Policy SI1 (Improving Air Quality) requires that development proposals should not lead to 
further deterioration of existing poor air quality. Development proposals in Air Quality Focus 
Areas (such as Heathrow) should demonstrate that design measures have been used to 
minimise exposure.  

5.17 Policy SI 2 of the London Plan states that major development should be net zero-carbon. This 
means reducing greenhouse gas emissions in operation and minimising both annual and peak 
energy demand in accordance with the energy hierarchy. 

5.18 London Plan Policies HC1, D3 and D4 state that development proposals should be thoroughly 
scrutinised by borough planning, urban design and conservation tools and that design quality 
should be maintained throughout the design process. 

5.19 Policy D14 states that in order to reduce, manage and mitigate noise to improve health and 
quality of life, residential and other non-aviation development proposals should mange noise 
through avoiding significant adverse noise impacts on health and quality of life. 
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5.20 London Plan Policy G6 (2021) states that development proposals should manage impacts on 
biodiversity and aim to secure net biodiversity gain. 

5.21 The site is located within the Heathrow Archaeological Priority Zone and Policy HC1 states 
that development proposals affecting heritage assets and their setting should be sympathetic 
to the assets' significance and appreciation within their surroundings. 

5.22 Policy D12 of the London Plan (2021) requires the submission of a Fire Safety Statement for 
all major forms of development proposals. 

Local Plan Part 1 (Strategic Policies)  

5.23 The designations of the Local Plan which are applicable to the Site are as follows: 

 Heathrow Boundary 

 Air Quality Management Area 

 Archaeological Priority Zones 

5.24 The Local Plan places importance on Heathrow Airport in terms of its contribution to the 
economy and provision of a key gateway as the UK’s only hub airport, as well as network rail 
connections. The vision for the Borough centres economic growth within three specific 
locations, one of which is Heathrow.  

5.25 Policy E2 (Location of Employment Growth) states that much of the employment growth 
proposed for the Borough in the plan period will be directed towards suitable sites, including 
within the Heathrow Opportunity Area, with the Council seeking to accommodate 9,000 new 
jobs during the Plan period. 

5.26 Policy E3 of the Local Plan (Strategic Policies) sets out the strategy for Heathrow Opportunity 
Area. The policy explains that the Council will prepare a Local Development Document (“LDD”) 
for the Heathrow area to achieve the future growth set out in Table 5.3. This LDD will help 
manage development and protect land within the Heathrow Airport boundaries for airport-
related activities. It will seek to ensure that local people benefit from sustainable economic 
growth located both within the Airport boundaries and in the perimeter areas.  

5.27 Table 5.3 states that Heathrow is a crucial influence in attracting new investment to the area. 
The table indicates that the Council is supportive of the aspirations to deliver a programme of 
renewal at Heathrow, subject to no further expansion of the airport, and will continue 
collaborative working with the Airport regarding future uses within and around its boundaries. 

Local Plan Part 2 (Development Management Policies)  

5.28 Policy DMAV2 of the Local Plan Part 2 indicates that development proposals within the 
boundary of Heathrow Airport will be supported where a number of criteria are satisfied, 
including that it is a use related to activities at the airport (which includes freight forwarding, air 
cargo transit sheds, flight catering, airport industry and warehousing, and airport maintenance); 
there is no detrimental impact to the safe and efficient operation of local and strategic transport 
networks; air quality policies are satisfied and that there are no other significant environmental 
impacts. 
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5.29 Policy DMT 7 controls freight development and states that proposals that generate a high 
number and/or intensity of transport and movements such as those relating to logistics and 
distribution or freight will be required to demonstrate that:  

 they are conveniently located to enable direct routing to the strategic road network; and 

 there is no deleterious impact on residential areas, local air quality levels, local amenity 
or the highway network. 

5.30 In respect of the built environment, Local Plan Policy BE1 requires that all development  
achieves a high quality of design, enhances the local distinctiveness of the area, contributes 
to community cohesion and a sense of place. Other requirements include making a positive 
contribution to the local area in terms of layout, form, scale and materials, protecting the 
amenity of surrounding land and buildings, and improving the attractiveness of public and 
private places.  

5.31 Policy EM8 requires all major development within the AQMA to demonstrate air quality 
neutrality where appropriate and Policy DMEI 1 states that major developments in AQMAs 
must provide onsite provision of living roofs and/or walls or offsite contributions if not feasible.  

5.32 In respect of climate change, Policy DMEI 2 requires carbon emissions for Major development 
to be reduced in line with London Plan targets and to be designed to be able to connect to a 
Decentralised Energy Network if possible. 

5.33 Policy DEEI 10 requires the inclusion of sustainable drainage and water efficiency measures, 
and DMT1 states that development proposals will be required to meet the transport and 
servicing needs of the development and address its transport impacts in a sustainable manner. 

5.34 Car and cycle parking should be provided in accordance with Appendix C which identifies a 
maximum car parking provision of 1 space per 50 – 100 sqm of gross floorspace for B1 uses 
(now Use Class E(g)) and 2 spaces plus 1 space per 50 – 100 sqm for all other B class uses. 
Cycle parking for B1 uses is 1 per 250 sqm or 1 per 500 for all other B class uses. 

Material Considerations 

National Planning Policy Framework (2025) 

5.35 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies 
for England. 

5.36 Paragraph 7 of the NPPF sets out the presumption in favour of sustainable development. For 
decision-taking, this means approving development proposals that accord with an up-to-date 
development plan without delay.  

5.37 Paragraph 85 sets out that planning policies and decisions should help create the conditions 
in which businesses can invest, expand and adapt. It confirms that “significant weight” should 
be placed on the need to support economic growth and productivity, taking into account both 
local business needs and wider opportunities for development. 

5.38 Paragraph 86 states that planning policies should make the provision for: 
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“appropriate sites for commercial development which meet the needs of a modern economy 
should be identified, including suitable locations for uses such as laboratories, gigafactories, 
data centres, digital infrastructure, freight and logistics.” 

5.39 Similarly, Paragraph 87 Part B states that decisions should recognise and address the specific 
locational requirements of different sectors notably: 

“storage and distribution operations at a variety of scales and in suitably accessible locations 
that allow for the efficient and reliable handling of goods, especially where this is needed to 
support the supply chain, transport innovation and decarbonisation”. 

Airports National Policy Statement (2018) 

5.40 The ANPS was adopted June 2018 and provides the primary basis for decision making on 
development consent applications for a Northwest Runway at Heathrow Airport.  It also acts 
as an important and relevant consideration in respect of applications for new runway capacity 
and other airport infrastructure in London and the South East of England.  

5.41 The ANPS explains that air freight is important to the UK economy. Although only a small 
proportion of UK trade by weight is carried by air, it is particularly important for supporting 
export-led growth in sectors where goods are of high value or time critical. Heathrow Airport is 
the UK’s biggest freight port by value.  

5.42 The ANPS states that the importance of aviation to the UK economy, and in particular the UK’s 
hub status, has only increased following the country’s decision to leave the European Union. 
As the UK develops its new trading relationships with the rest of the world, the ANPS considers 
it essential that increased airport capacity is delivered, in particular to support development of 
long haul routes to and from the UK, especially to emerging and developing economies. 

5.43 The ANPS is currently being reviewed by the Secretary of State for Transport, alongside 
engagement with Heathrow Airport Limited. Any resulting proposed amendment to the ANPS 
will be subject to public consultation. However, this consultation is yet to be published.  

Summary 

5.44 Overall, the Site is located within the Heathrow Opportunity Area which is to support the 
delivery of 11,000 jobs. Local Plan policy specifically supports development proposals at the 
Site for airport related uses such as air cargo transit sheds.   
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6 Planning Considerations  

6.1 This section of the Statement provides an assessment of the proposals against the key policies 
of the Development Plan, having regard to relevant material considerations. 

Key Planning Considerations  

Principle of Development  

6.2 The Site is located within the Heathrow Opportunity Area where the Local Plan and London 
Plan promote industrial and logistics development that creates employment opportunities.  

6.3 Policy DMAV2 of the Local Plan specifically supports airport related activity including air cargo 
transit sheds, flight catering, airport industry and warehousing, and airport maintenance 
subject to a number of criteria being satisfied, namely: 

 there is no detrimental impact to the safe and efficient operation of local and strategic 
transport networks;  

 air quality policies are satisfied; and  

 that there are no other significant environmental impacts. 

6.4 The proposals seek the redevelopment of the Site into a new, modern Class B2 and/or Class 
B8 building for the receipt, build, security screen and dispatch of air cargo. This airport-related 
use is specifically supported by Policy DMAV2. In respect of the first and second criteria, the 
application is supported by a Transport Statement and Air Quality Assessment which 
demonstrate that there are no detrimental transport impacts arising from the development, and 
that all relevant air quality policies are satisfied.  

6.5 With regard to the last criteria, a request for an Environmental Screening Opinion was 
submitted to LBH in October 2025. Following consideration of the screening, LBH confirmed 
that: “This urban development project on its own and in combination with other projects, is 
unlikely to result in significant environmental effects arising from either its construction, or 
operation, taking account of appropriate mitigation and conventional and proportionate 
planning controls. The characteristics and significance of the potential impacts of the proposed 
development would result in localised rather than significant environmental impacts.” 

6.6 The NPPF places “significant weight” on development that supports economic growth and 
productivity in particular in suitable locations, such as those near transport hubs and the 
strategic road network. The recent changes to the NPPF further emphasise this by introducing 
additional wording to recognise and address the specific locational requirements of different 
sectors notably “storage and distribution operations”. 

6.7 The principle of a Class B2 and/or Class B8 warehouse at the Site for the proposed airport-
related use is therefore fully supported by planning policy. Planning history records for the Site 
and adjacent sites reinforce the acceptability of the use in this location.   

Design and Appearance 
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6.8 London Plan Policies HC1, D3 and D4, as well as Local Plan Policy DMHB 11 require new 
development to be designed to the highest standards and incorporate principles of good 
design.  

6.9 The Site previously contained a warehouse building and is surrounded by a collection of similar 
buildings that together present an industrialised character. The Site is viewed in the context of 
the MSCP building to the east and the 6 storey Ascentis building within the IAG World Cargo 
Centre to the north.  Furthermore, existing warehouse buildings of circa 17m in height are 
located to the west. 

6.10 The proposed heights and massing (up to circa 17.2m) are therefore well within the context of 
the surrounding area.  

6.11 There are no heritage or environmental designations that will be affected by the proposed 
development.   

6.12 The Grade II listed Stanwell Farmhouse is located approximately 80 metres to the south of the 
site and lies on the opposite side of the Duke of Northumberland's River and Longford River. 
Accounting for the separation distance, the context of the Site which previously included a 
substantial warehousing building and the presence of intervening landscaping, there will be no 
detrimental impacts on the setting or significance of this heritage asset. 

6.13 The nearest residential properties are located some distance to the south, beyond the southern 
perimeter road and river, and any limited views of the proposed development will be seen in 
the context of the larger IAG building to the north.  

6.14 The massing of the warehouse is positioned in a north-south direction, creating separation 
from the buildings to the east and west. The southern elevation of the building aligns with the 
neighbouring buildings, creating a consistent building line.  

6.15 The proposals respond appropriately to the adjacent context so that the building sits 
comfortably within its setting. This is further evidenced by the 3D visuals included at section 3 
of the Design and Access Statement. 

6.16 Details of the proposed materiality of the building are included at section 3 of the Design and 
Access Statement. High quality materials, including steel and aluminium in contrasting colours 
add visual interest to the building and serve to break up the massing of the facades. 

6.17 The roof design has been carefully considered, with an articulated two-barrel roof providing a 
‘soft’ silhouette and extended eaves making reference to the Heathrow Terminal 5 building. 
The articulation of the roof creates an elegant form visible from both north and south elevations 
which face public roads. The roof is also treated as a ‘fifth elevation’, promoting a low energy 
approach and featuring curved rooflights, solar thermal and photovoltaic panels, and a covered 
plant area. 

6.18 The proposals do not impact the existing trees beyond the Site to the south and additional soft 
landscaping is proposed to act as a buffer from the adjacent roads. The landscaping design 
has been carefully considered to provide a functional setting that delineates public, semi-public 
and operational areas. Soft landscaping is provided at the site entrance which includes hedge 



 

Quod  |  1071 Southampton Road East  |  Planning Statement  |  April 2026  
 

planting to act as a buffer between pedestrian and vehicular areas, as well as a mix of native 
and ornamental grass planting to soften the building frontage. The planting palette improves 
the ecological value of the site and contributes towards enhanced biodiversity.  

Access, Circulation and Car Parking 

6.19 National, regional and local planning policy seeks to ensure that there are no unacceptable 
impacts on highways. The application is supported by a Transport Statement which assesses 
the proposals against their contribution to traffic generation and impact on congestion, having 
regard to the present and potential capacity of public transport.  

6.20 In respect of trip generation, conversations have been held with the prospective occupiers to 
understand the potential activity. This has taken into account airport related activity as well as 
staff shift patterns from a nearby site. The Transport Statement sets out the forecast levels of 
activity associated with the redeveloped Site and the net change in vehicular trip generation 
compared to the agreed baseline. It is demonstrated that the forecast vehicle trip generation 
associated with the proposed development will be lower than that associated with the baseline 
in both peak hours and, as such, traffic modelling is not required. 

6.21 A revised access arrangement has been designed following feedback from LBH. This allows 
for up to five HGVs to be queuing on approach to enter the Site and provides sufficient stacking 
space without leading to blocking of the car park access, noting that only 18 HGVs are forecast 
to enter the site in the peak hour (on average one every three to four minutes). 

6.22 Car parking for the existing Site is served from 280 spaces within the MSCP to the east. The 
extant planning permission for the car park (as amended by application ref 
65688/APP/2021/2709) specifically allows for up to 280 spaces to be used in connection with 
the Site. As a result, the proposals only provide visitor, disabled and operational spaces on-
site.  

6.23 Six disabled bays will be provided by the main entrance, located so that they reduce the 
walking distance to the building compared to the MSCP. The other four bays are provided for 
operational requirements associated with the facility, e.g. border control checks and drop-offs. 
These spaces will be set out to allow for future conversion to disabled spaces in the future if 
required. All spaces within this parking area will be provided with access to an EV charging 
point. 

6.24 It is proposed to provide a total of 24 long-stay cycle parking spaces and 12 short-stay spaces, 
in line with London Plan standards. For long-stay provision, 18 of the spaces would be in the 
form of two-tier racks, with the remaining six provided using Sheffield stands which would 
include the ability to accommodate up to two non-standard bikes. The short-stay provision will 
be in the form of Sheffield stands with the ability to accommodate at least one non-standard 
bike. The mix of cycle parking is in line with TfL advice. 

6.25 Ingress and egress utilises existing points of access, with clearly demarked circulation across 
the Site. Minor adjustments are proposed to the main access junction off Southampton Road 
East which will improve pedestrian connectivity and also increase the stacking capacity within 
the site for vehicles accessing the secure area. 
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6.26 All roads within the airport are owned and operated by Heathrow Airport Limited and, as such, 
the implications of any development on the airport road system are for Heathrow Airport 
Limited to assess. Pre-application engagement has been undertaken with the ground 
operations team and no concerns were raised.   

6.27 The Site and surrounding area can be accessed by various public transport modes, including 
via the Central Terminal Area (bus and rail) and Hatton Cross London Underground station, 
and is well connected in the wider pedestrian and cycle network.  

6.28 The planning application is accompanied by an Outline Travel Plan and Construction 
Management Plan detailing transport measures to minimise staff vehicle trips to the Site and 
the construction programme of the development respectively. 

6.29 In light of the above, the proposals will not have any detrimental impact on the surrounding 
road network, and are well served by public transport facilities. The development proposals 
are therefore acceptable in transport terms and align with relevant national, regional, and local 
policy. 

Other Planning Matters  

Air Quality  

6.30 Policy SI 1 states that development proposals must be at least air quality neutral.  Development 
should use design solutions to prevent or minimise increased exposure to existing air pollution 
and make provision to address local problems of air quality in preference to post-design or 
retro-fitted mitigation measures. Major development proposals (+1000sqm) must be 
accompanied by an Air Quality Assessment to show how the development will not lead to 
further deterioration of existing poor air quality.   

6.31 Heathrow is located within an Air Quality Focus Area where proposals should demonstrate that 
design measures have been used to minimise exposure to poor air quality.  

6.32 The policy requires development proposals to ensure that where emissions need to be reduced 
to meet the requirements of air quality neutral or to make the impact of development on local 
air quality acceptable, this is done on-site. Where it can be demonstrated that emissions cannot 
be further reduced by on-site measures, off-site measures to improve local air quality may be 
acceptable, provided that equivalent air quality benefits can be demonstrated within the area 
affected by the development. 

6.33 An Air Quality Assessment has been submitted in support of the application which 
demonstrates that the proposals comply with the relevant policy and guidance tests. 

Energy & Sustainability 

6.34 London Plan Policy SI 2 requires major development proposals (+1,000sqm) to be net zero 
carbon, which means reducing greenhouse gas emissions in operation and minimising both 
annual and peak energy demand in accordance with the energy hierarchy.  

6.35 In line with the London Plan and Heathrow’s Cargo Strategy, the proposals contain various 
sustainability initiatives to reduce the development’s carbon footprint. As set out in the Energy 
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and Sustainability Statement, these sustainability features will allow for a 104% carbon 
reduction from a base Part L 2021 compliance build, representing a 28.6 tonne reduction in 
annual CO2 emissions. The development is compliant with Policy SI2 through use of passive 
measures, an AHSP system and Photovoltaic Panels (PV) which result in an overall 116% 
energy reduction from Part L. 

6.36 Other passive design features include energy efficient lighting, submetering of relevant areas, 
upgrading of ‘U’ values and occupancy sensing in relative areas. 

6.37 To reduce the energy demand of the development as well as help to conserve water resources 
within the local area, it is anticipated that the fit-out works will provide for sanitary fittings which 
will be water efficient through measures such as dual flush toilets and low flow taps. 

6.38 In addition, the development will encourage sustainable transport. The Site benefits from good 
public transport accessibility, and dedicated cycle storage will be provided to promote active 
travel and reduce reliance on private vehicles. 

6.39 The incorporation of these energy and sustainability measures allows for the proposed 
development to be deemed sustainable and compliant with local, regional and national policy. 

Impact on Amenity 

6.40 The Site is bordered by commercial development within Heathrow Airport and as a result the 
redevelopment of the Site will not impact such neighbouring uses in terms of overlooking or 
overshadowing. 

6.41 There are no residential properties in close proximity to the Site, with the nearest residential 
properties located approximately 225m to the south separated by the Southern Perimeter 
Road, Duke of Northumberland River Longford River and Bedfont Road. As a result, and due 
to the predominant industrial nature of the surrounding area, the proposals will not have any 
impact on neighbouring properties.  

6.42 Notwithstanding this, a Noise Assessment has been prepared as requested by LBH. This 
confirms that noise from the proposed development will be within acceptable levels at the 
nearest noise sensitive properties. 

Archaeology 

6.43 The Site is within the Heathrow Archaeological Priority Zone, a designated area of 
archaeological interest particularly (but not exclusively) for pre-roman remains.  

6.44 A Desk-based Assessment (DBA) accompanies the application, along with a Written Scheme 
of Investigation (WSI). These were prepared in 2022 when the proposals were still in the 
development stage to ensure early consideration of archaeological potential at the Site.  

6.45 The DBA considers that the Site has moderate to high potential for prehistoric remains and a 
moderate potential for agricultural remains dating to the late medieval and post medieval 
period, with low potential for all other periods. Archaeological investigation is therefore 
recommended to determine the nature, extent and significance of any archaeological remains. 
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6.46 The WSI sets out the methodology for these investigations which comprise the excavation of 
seven archaeological trenches within the Site. Once complete, the results of the investigations 
will inform a mitigation strategy for any archaeological remains that would be affected by the 
development (if applicable). 

6.47 The DBA and WSI were shared with GLAAS in 2022 who gave agreement to the proposed 
WSI. The content of these documents remains consistent with the proposals and as such they 
were re-issued to GLAAS in January 2026. GLAAS confirmed via email on 7 January 2026 
that the WSI remains acceptable (please refer to Appendix 2). 

6.48 It is anticipated that a condition will be attached to the permission which requires the 
archaeological investigation to be carried out in accordance with the WSI prior to below-ground 
works commencing on Site.  

Airport Safeguarding  

6.49 Policy DMAV 1 of the Local Plan seeks to ensure the safe operation of Heathrow Airport and 
states that the Council and will consult with the airport operator on proposals in the 
safeguarded areas.  

6.50 As set out at section 4 of this Statement, the proposals have been developed alongside close 
engagement with Heathrow Airport Ltd to ensure that the operation of the airport is not 
impacted detrimentally. In addition consultation has been undertaken with NATS. To inform 
this engagement, PagerPower were commissioned to advise on safeguarding, and an Aviation 
Impact Assessment and Solar PV Glint and Glare Study are submitted in support of the 
application.  

6.51 The Aviation Impact Assessment considers that the proposal will have a low impact with 
respect to aviation activity at Heathrow Airport. The proposed development is not predicted to 
significantly impact the radar and communication navigation and surveillance equipment, the 
obstacle limitation surfaces, or the instrument flight procedures. Furthermore, no significant 
impacts are predicted with respect to military options, licenced airports, and unlicensed 
airfields, and as such, no further analysis or mitigation is recommended. 

6.52 The Solar PV Glint and Glare Study assesses the potential effects of glint and glare from the 
proposed rooftop solar PV upon aviation activity associated with the airport. The Study 
concludes that solar reflections are not predicted to be geometrically possible towards the Air 
Traffic Control Tower, and towards the 2-mile approach paths for runways 09L/27R, 09R/27L, 
and the proposed runway 09P/27P, are of an acceptable intensity. As such, no impact is 
predicted and mitigation is not required. 

6.53 A Wildlife Hazard Plan has also been prepared by Bird Strike Management Ltd. This reviews  
likely attractants, along with commitments to design modifications and the implementation of 
bird management actions to manage bird attraction that could be generated by the 
development. A plan is provided for both the Construction Phase and Operational Phase of 
the development.  

6.54 The design of the scheme has been developed cognisant of this Plan and implementation of 
the remaining recommended bird management actions will ensure that no additional flight 
safety risk arises from this development. 
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6.55 When taken together, these documents evidence that the proposals will not have any 
detrimental impacts on the operation of the airport in accordance with Policy DMAV 1. 

Biodiversity 

6.56 As part of the Environment Act 2021, applicable planning applications need to demonstrate 
that they will deliver biodiversity net gain of at least 10%. There are however exceptions to this 
requirement if the development proposals don’t meet the specified thresholds. This includes 
the ‘de minimus’ exemptions where the BNG requirements do not apply if the development 
does not impact a priority habitat; and impact less than 25 square metres (5m by 5m) of on-
site habitat or 5 metres of on-site linear habitats such as hedgerows. 

6.57 A BNG Technical Note has been prepared by MKA Ecologists following a site survey. This 
confirms that the Site comprises developed land which is sealed surface with contains no 
additional habitats. As this habitat type has very low distinctiveness within the BNG Statutory 
Metric, it is allocated a score of zero. The proposals therefore meet this ‘de minimus’ exemption 
test so mandatory 10% BNG does not apply.  

6.58 Nevertheless, London Plan Policy G6 (2021) aims for all developments to secure net 
biodiversity gain and Policy DMEI 7 of the Local Plan states that the design and layout of new 
development should retain and enhance any existing features of biodiversity or geological 
value within the site. Whilst there aren’t any existing features, consideration has been given to 
enhancing the biodiversity at the Site.  

6.59 Soft landscaping is limited by the operational requirements of the industrial use, and airport 
safeguarding constraints which include avoiding planting types which may attract birds to the 
Site. However, an area of landscaping is proposed to the north east of the Site which 
incorporates a mix of native and ornamental grass planting. This serves to enhance the 
biodiversity value of the Site and improve visual amenity, whilst ensuring that the species 
selected will not attract birds to the airport and increase the risk of bird strike incidences.  

Contamination 

6.60 Given the Site has been subject to potentially contaminative activities related to Heathrow 
Airport, a Preliminary Risk Assessment has been undertaken, consisting of a desk study to 
assess the potential for contaminant sources. The desk study was also undertaken to identify 
possible sensitive environmental receptors that may be at risk from sources, if present, within 
the locality of the Site.  

6.61 The report considers there to be a Low to Moderate risk to end users from contaminants within 
shallow soils and from hazardous ground gas. The Duke of Northumberland’s River and 
Longford River to the south of the Site are considered likely to be in hydraulic continuity with 
the Taplow Gravel beneath the site, and as such, the risk to controlled waters is considered to 
be Low to Moderate. 

6.62 A series of recommendations are proposed to address the identified risks. These include 
intrusive investigations and geotechnical testing and sampling, followed by the preparation of 
a remediation strategy should this be deemed necessary. It is anticipated that appropriately 
worded conditions will be attached to the permission requiring these details to be submitted 
prior to below ground works commencing on site to limit any risk to human health.   
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Flood Risk and Drainage 

6.63 Policy EM6 of the Local Plan states that applicants must demonstrate that Flood Risk can be 
suitably mitigated and Policies DMEI 9, DMEI 10 and DMEI 11 seek to ensure that new 
development incorporates appropriate measures to mitigate against any potential risk of 
flooding.  

6.64 The Site lies within Flood Zone 1 and is at a low risk of flooding, however given the size of the 
Site, which exceeds 1ha in area, a Flood Risk Assessment (FRA) is required. A Drainage 
Strategy is also required that gives priority to the inclusion of sustainable drainage measures. 

6.65 The FRA and Drainage Strategy have been prepared by Bayham Meikle. The FRA 
demonstrates that all types of flood risk at the Site are either Very Low or Low, save for 
groundwater risks which are Low/Moderate. The assessment considers that the only action 
required is with regard to run-off.  

6.66 A Drainage Strategy has been developed to address this risk, which includes design mitigation 
in the form of attenuation storage, permeable paving and Flow Control. The proposed surface 
water system will discharge to cater for 1 in 100 year plus 40% climate change event and 
discharge into a private Heathrow asset in close proximity to the Southern Perimeter Road.  

6.67 As the existing Site previously had no flow control measures or attenuation storage, the 
addition of these improvements will mitigate surface water runoff and prevent flooding of the 
Site in accordance with the policy tests set out within the Local Plan.  

6.68 The development is classed as Less Vulnerable usage, and the proposed development is in 
Flood Zone 1 and meets the sequential test and therefore an exception test is not required. 

Fire Safety 

6.69 Policy D12 of the London Plan (2021) requires the submission of a Fire Safety Statement for 
all major forms of development proposals. 

6.70 A Fire Statement has therefore been prepared by OFR which demonstrates how the proposals 
respond to the requirements of London Plan Policy D12 while also aligning with the principles 
of Schedule 1, Part B (Fire Safety) of the Building Regulations 2010 (as amended). 

6.71 The Statement considers means of escape, passive and active fire safety, and access and 
facilities for firefighting. It is confirmed that the proposals provide a design in line with Policy 
D12, as well as Policy D5(B5) of the London Plan. Furthermore, the proposals will comply with 
the functional requirements of Part B of the Building Regulations once the detailed design is 
developed. 

Arboriculture 

6.72 The application is supported by an Arboricultural Impact Assessment which demonstrates that 
all trees are retained and that measures will be in place to ensure trees are protected during 
construction activities. 

Summary 
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6.73 In summary, the application proposals for the redevelopment of the Site for airport-related 
Class B2 and/or B8  with ancillary Class E(g) are fully supported by adopted planning policy 
as well as material considerations and are the consistent with the land uses previously 
consented on this and adjacent sites. 

6.74 The design and layout of the emerging proposals is consistent with the airport related 
industrial/commercial character of the surrounding area, and of a height/massing, form and 
materiality that is reflective of the immediate context.   

6.75 The proposals accommodate onsite car parking for visitors, disabled and operational users, 
with staff parking available within previously consented and secured car parking spaces in the 
adjacent MSCP. Having regard to the nature of the proposed use compared to that previously 
consented, the proposals will not cause harm to the local or strategic transport network, and 
the Site is accessible by public transport. 

6.76 The proposals will not cause any impact to neighbouring uses, with the nearest residential 
properties located 225m to the south beyond road and river infrastructure. Furthermore, the 
proposals provide a positive response to all other relevant technical matters.  
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7 Conclusion 

7.1 This Planning Statement describes the proposals for the redevelopment of 1071 Southampton 
Road East to provide a replacement modern warehouse for use as a cargo transit shed for 
occupation by a global air cargo, passenger and ground handling organisation.  

7.2 As explained within this Statement, adopted policies of both the London Plan and LBH support 
the redevelopment of the Site for airport related purposes, noting its location adjacent to 
Heathrow Airport as well as the strategic road network. The proposals reflect the uses within 
the surrounding area, which clearly establishes the principle of development in the location.  

7.3 The proposals represent a significant investment in the borough and will enable economic 
benefits to be delivered to a currently vacant and under-utilised brownfield site, as well as the 
generation of circa 100new employment opportunities. 

7.4 Pre-application engagement with LBH, Heathrow Airport Limited and other key stakeholders 
has informed the proposals, ensuring the relevant airport safeguarding requirements are met, 
and that the proposals are consistent with all relevant adopted planning policy and guidance.   

7.5 In accordance with the NPPF, the proposals should be approved without delay. 
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From: Louise Hambleton
To: Mike Kemp
Cc: Phil Murphy
Subject: 1071 Southampton Road East
Date: 27 April 2026 07:54:00

Dear Mike
 
Further to our call last week with yourself and Ed, we have considered the feedback regarding the
Council’s views in respect of the existing offsite car parking arrangements associated with the
adjacent MSCP.   
 
We understand that the Council is suggesting that this existing arrangement should be altered to
reduce the number of permitted spaces that can be used by business occupiers of our site to align
with parking standards in the 2021 London Plan parking standards. We have carefully considered the
Council’s suggestion, but we do not consider such changes or restrictions to be required or
reasonable in planning terms for the following reasons:
 

The MSCP benefits from an extant lawful permission.

As you are aware, on 23 September 2021 the Council approved an NMA (ref

65688/APP/2021/2709) to the extant MSCP permission (ref 65688/APP/2016/94) which

amended various conditions, including condition 10, which states:

“No more than 1,022 parking spaces in total shall be provided on the multi storey car
park (MSCP) hereby approved. These car parking spaces shall only be used by
employees at land known as Building 1071 and British Airways. A maximum of 280
of these car parking spaces (all ground floor and part first floor) shall [be] used by
those employees working in connection with business operations at land known as
Building 1071, Southampton Road East, Heathrow Airport. A maximum of 742 car
parking spaces shall be used for those working in connection with business
operations at the BA Cargo Campus site by those working in connection with
business operations at the BA Cargo Campus site, Southampton Road East,
Heathrow Airport.”

Condition 10 (as amended) places express restrictions and requirements on the

owner/operator of the MSCP so that the 280 spaces are only to be used by those working in

connection with business operations at the site.

As part of the September 2021 NMA, the Council also introduced a new Condition (numbered

5 on the NMA) which states: “This application and the changes to condition 2,3,10 and 13 shall

apply to any future permissions to vary the original planning permission ref:

65688/APP/2016/94. The reasons for each condition also remain as per the original consent”. 

This new condition makes clear that the Council considers the specific parking restrictions and

allocations for use by our site must be maintained for the lifetime of the MSCP development,

including in the event that that permission is further varied in future.

We note that the current version of the London Plan was adopted in March 2021 prior to the

submission and approval of the NMA. As such, the NMA was determined on the basis of the

same parking standards which apply today. We are not aware of any other changes to the

Development Plan or other material considerations since July 2021 (when the NMA application

was submitted) which would justify a different arrangement.

In any event, since (i) the MSCP is operating lawfully under its existing permission; (ii) the

MSCP land is under different ownership; and (iii) no new development is proposed for MSCP

land – we can see no planning reason to amend the red line boundary to include the MSCP

mailto:louise.hambleton@quod.com
mailto:mkemp@hillingdon.gov.uk
mailto:philip.murphy@quod.com


land in our application.
 
In light of the above, we do not propose to make any changes to the emerging planning application
for the redevelopment of our site in respect of the way it benefits for the use of offsite car parking in
the adjacent MSCP.
 
Kind regards
Louise
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From: Dave Taylor
To: Louise Hambleton
Subject: FW: 1071 Southampton Road TW6 3AQ
Date: 17 March 2026 14:38:36
Attachments: image001.png

image002.png
image003.png
image238908.png
image178719.png
image090960.png
1071 Southampton Road DBA.pdf

Hi Louise
 
See Sandy’s email below. Also attached is the 2021 DBA.
 
Thanks
Dave
 
Dave Taylor (he/him/his) | Project Manager | 07841 340541 | dtaylor@mola.org.uk ​​​​

MOLA (Museum of London Archaeology) | 46 Eagle Wharf Road | London | N1 7ED | www.mola.org.uk

MOLA is a company limited by guarantee registered in England and Wales, company registration number 07751831, charity registration number 1143574. Registered office: Mortimer Wheeler
House, 46 Eagle Wharf Road, London N1 7ED. MOLA is registered as an organisation with the Chartered Institute for Archaeologists.
​
For information on how we use your data please see our Privacy Notice

P Before printing, please think about the environment

From: Kidd, Sandy <Sandy.Kidd@HistoricEngland.org.uk> 
Sent: 07 January 2026 09:51
To: Dave Taylor <dtaylor@mola.org.uk>
Subject: RE: 1071 Southampton Road TW6 3AQ

 
This Message originated outside your organisation.

Happy New Year Dave,
 
Your client has signed our Enhanced Services Agreement and Alexander Feaver has asked me to follow up with MOLA to confirm agreement with the proposed
trenching strategy at this site near Heathrow.
 
As you know we agreed an evaluation WSI with Stew Hoad back in January 2022.   As far as I am concerned that is still acceptable so please can you either confirm
you are going to implement that or suggest amends if necessary?
 
Also, do you have a timescale for implementation yet?   I would need a couple of weeks’ notice to book in a monitoring visit.
 
Regards
 
Sandy Kidd MCIfA
Team Leader (GLAAS)
London & South East Region
Historic England
07760 456812
 

Ensuring our heritage lives on and is loved for longer. ​​​​

historicengland.org.uk

This e‑mail (and any attachments) is confidential and may contain personal views which are not the views of Historic England unless specifically stated. If you have received it in error, please delete it from your system and notify the sender immediately. 
​Do not use, copy or disclose the information in any way nor act in reliance on it. Any information sent to Historic England may become publicly available. For information about our use of your personal data please visit: historicengland.org.uk/terms/privacy

From: Kidd, Sandy 
Sent: 22 September 2025 14:55
To: 'Dave Taylor' <dtaylor@mola.org.uk>
Subject: RE: 1071 Southampton Road TW6 3AQ

 
Hi Dave, our trenches are located to examine areas not disturbed by utilities whereas the GI are located to find those utilities so I don’t see how one can replace
the other.   Asfar as I understand it your client is still at pre-app stage and had been asked to enter into an EAS agreement to cover the evaluation.   I will need to get
that re-costed if the evaluation is progressing.
 
Regards
 
Sandy Kidd MCIfA
Team Leader (GLAAS)
London & South East Region
Historic England
07760 456812
 
From: Dave Taylor <dtaylor@mola.org.uk> 
Sent: 19 September 2025 12:36
To: Kidd, Sandy <Sandy.Kidd@HistoricEngland.org.uk>
Subject: 1071 Southampton Road TW6 3AQ

 

-- WARNING: This is an external message. Please use caution when replying, opening attachments or clicking on any links in this e-mail.--

 

mailto:dtaylor@mola.org.uk
mailto:louise.hambleton@quod.com
tel:07841%20340541
mailto:dtaylor@mola.org.uk
https://url.uk.m.mimecastprotect.com/s/0CFACRl39FGRwMEiES1S1tYBu?domain=mola.org.uk
https://url.uk.m.mimecastprotect.com/s/Y999CVv36h25VW3HNTpSEV4ty?domain=uk.linkedin.com
https://url.uk.m.mimecastprotect.com/s/g_k9CWP34T6P1MOfJUNSof-e6?domain=facebook.com
https://url.uk.m.mimecastprotect.com/s/nZa-CXQ84u4ql82fXcYSWh6VD?domain=mola.us2.list-manage2.com
https://url.uk.m.mimecastprotect.com/s/k2LGCY73guDNKnMszfvSxtulZ?domain=mola.org.uk
https://url.uk.m.mimecastprotect.com/s/zjHRCJ835TB1k6ZUzixSynm9b?domain=uk.content.exclaimer.net
https://url.uk.m.mimecastprotect.com/s/WBH7CLZ34skm0GKHjtqSyTa0b?domain=uk.content.exclaimer.net
mailto:dtaylor@mola.org.uk
mailto:dtaylor@mola.org.uk
mailto:Sandy.Kidd@HistoricEngland.org.uk
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Executive summary 
AIPUT has commissioned MOLA to carry out an Archaeological Desk Based Assessment in advance of 
proposed development at 1071 Southampton Rd, Heathrow Airport, TW6 3AQ in the London Borough 
of Hillingdon. Plans for the proposed scheme are still in development  
This desk-based study assesses the impact of the scheme on archaeological remains (buried heritage 
assets). Above ground heritage assets (historic structures) are not discussed in detail, but they have 
been noted where they assist in the archaeological interpretation of the site. Archaeological remains 
that may be affected by the proposals comprise: 


• Prehistoric remains.  There is a moderate to high potential for prehistoric features as the 
site’s location on well drained Taplow gravels would have made it an attractive area for 
settlement during the prehistoric period and a variety of remains along with an Iron Age 
settlement and the Stanwell Cursus have been discovered on the edge of the study area. Any 
features dating to this period would be of high heritage significance.  


• Medieval to Post‒medieval remains. There is moderate potential for medieval and post-
medieval agricultural features as the site lay within fields until the construction of the current 
warehouse in the late 20th century. These features would be of low heritage significance.  


There is a low potential for remains from all other periods. There is evidence within the study area of 
early settlement dating to the Roman period along with features of a possible early medieval settlement. 
However, the site lay on the edge of known settlement and the construction of the current warehouse 
on site is likely to have heavily truncated or completely removed early features, with only deep cut 
agricultural features surviving.  
Given the depth of the natural geology within the site, any ground disturbance would truncate or remove 
completely archaeological remains that have not already been removed by the construction of the 
current warehouse.  
Based on the potential for prehistoric remains within the site, its location within an APA established due 
to the prevalence of Prehistoric remains and the evidence from nearby investigations; it is likely that the 
local authority would request archaeological investigation to determine the nature, extent and 
significance of any archaeological remains.  
The results of the investigation would enable an informed decision in respect of an appropriate 
mitigation strategy for any significant archaeological assets. This might comprise targeted 
archaeological excavation in advance of construction, and/or a watching brief during ground works for 
remains of lesser significance. This would ensure that significant archaeological assets are not 
removed without record. Any archaeological work would need to be undertaken in accordance with an 
approved Written Scheme of Investigation (WSI) and could be carried out under the terms of a standard 
archaeological planning condition set out under the granting of planning consent. 
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1 Introduction 
1.1 Origin and scope of the report 


1.1.1 AIPUT has commissioned MOLA (Museum of London Archaeology) to prepare an 
Archaeological Desk Based Assessment in advance of proposed development at 1071 
Southampton Rd, Heathrow Airport, Hillingdon, TW6 3AQ; National Grid Reference (NGR) 
506894, 174401: Fig 1. Plans for the proposed scheme are still in development  


1.1.2 This desk-based study assesses the impact of the scheme on archaeological remains (buried 
heritage assets). It forms an initial stage of investigation of the area of proposed development 
(hereafter referred to as ‘the site’) and may be required in relation to the planning process in 
order that the local planning authority (LPA) can formulate an appropriate response in the light 
of the impact on any known or possible heritage assets. These are parts of the historic 
environment which are considered to be significant because of their historic, evidential, 
aesthetic and/or communal interest.  


1.1.3 This report deals solely with the archaeological implications of the development and does not 
cover possible built heritage issues, except where buried parts of historic fabric are likely to be 
affected. Above ground assets (i.e. designated and undesignated historic structures and 
conservation areas) on the site or in the vicinity that are relevant to the archaeological 
interpretation of the site are discussed. Whilst the significance of above ground assets is not 
assessed in this archaeological report, direct physical impacts upon such assets arising from 
the development proposals are noted. The report does not assess issues in relation to the 
setting of above ground assets (e.g. visible changes to historic character and views).  


1.1.4 The assessment has been carried out in accordance with the requirements of the National 
Planning Policy Framework (NPPF) (MHCLG 2019; see section 9 of this report) and relevant 
local planning policies. It conforms to standards specified by the Chartered Institute for 
Archaeologists (CIfA 2020), Historic England (EH 2008, HE 2015, 2017, 2019), and the 
Greater London Archaeological Advisory Service (GLAAS 2015). Under the ‘Copyright, 
Designs and Patents Act’ 1988 MOLA retains the copyright to this document. 


1.1.5 Note: within the limitations imposed by dealing with historical material and maps, the 
information in this document is, to the best knowledge of the author and MOLA, correct at the 
time of writing. Further archaeological investigation, more information about the nature of the 
present buildings, and/or more detailed proposals for redevelopment may require changes to 
all or parts of the document. 


1.2 Designated heritage assets 


1.2.1 Historic England’s National Heritage List for England (NHL) is a register of all nationally 
designated (protected) historic buildings and sites in England, such as scheduled monuments, 
listed buildings and registered parks and gardens. The NHL does not include any nationally 
designated heritage assets within the site.  


1.2.2 The site is within the Heathrow Archaeological Priority area (APA). The evidence from the 
prehistoric periods recovered from Heathrow is particularly important in understanding a 
changing landscape in the Lower Thames region. The Heathrow site is the only site in London 
from which a flint assemblage of the early Upper Palaeolithic has been recovered.  


1.3 Aims and objectives 


1.3.1 The aim of the assessment is to:  
• identify the presence of any known or potential buried heritage assets that may be 


affected by the proposals; 
• describe the significance of such assets, as required by national planning policy (see 


section 9 for planning framework and section 10 for methodology used to determine 
significance); 
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• assess the likely impacts upon the significance of the assets arising from the 
proposals; and 


• provide recommendations for further assessment where necessary of the historic 
assets affected, and/or mitigation aimed at reducing or removing completely any 
adverse impacts upon buried heritage assets and/or their setting. 
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2 Methodology and sources consulted 
2.1 Sources 


2.1.1 For the purposes of this report, documentary and cartographic sources including results from 
any archaeological investigations in the site and the area around it were examined in order to 
determine the likely nature, extent, preservation and significance of any buried heritage assets 
that may be present within the site or its immediate vicinity. This information has been used to 
determine the potential for previously unrecorded heritage assets of any specific chronological 
period to be present within the site. 


2.1.2 In order to set the site into its full archaeological and historical context, information was 
collected on the known historic environment features within a 750m-radius study area around 
it, as held by the primary repositories of such information within Greater London. The radius of 
the study area was agreed with Louise Davies, the local archaeologist covering the borough of 
Hillingdon. These comprise the Greater London Historic Environment Record (GLHER) and 
the Museum of London Archaeological Archive (MoL Archaeological Archive). The GLHER is 
managed by Historic England and includes information from past investigations, local 
knowledge, find spots, and documentary and cartographic sources. The MoL Archaeological 
Archive includes a public archive of past investigations and is managed by the Museum of 
London. The study area was considered through professional judgement to be appropriate to 
characterise the historic environment of the site. Occasionally there may be reference to 
assets beyond this, where appropriate, e.g., where such assets are particularly significant 
and/or where they contribute to current understanding of the historic environment.  


2.1.3 The extent of investigations as shown on Fig 2 may represent the site outline boundary for 
planning purposes, rather than the actual area archaeologically investigated. Where it has not 
been possible from archive records to determine the extent of an archaeological investigation 
(as is sometimes the case with early work), a site is represented on Fig 2 only by a 
centrepoint.  


2.1.4 In addition, the following sources were consulted: 
• MOLA – in-house Geographical Information System (GIS) with statutory designations 


GIS data, the locations of all ‘key indicators’ of known prehistoric and Roman activity 
across Greater London, past investigation locations, projected Roman roads; burial 
grounds from the Holmes burial ground survey of 1896; georeferenced published 
historic maps; Defence of Britain survey data, in-house archaeological deposit 
survival archive and archaeological publications; 


• Historic England – information on statutory designations including scheduled 
monuments and listed buildings, along with identified Heritage at Risk; 


• Groundsure– historic Ordnance Survey maps from the first edition (1860–70s) to the 
present day 


• British Geological Survey (BGS) – solid and drift geology digital map; online BGS 
geological borehole record data; 


• Avison Young – existing site survey (Michael drain architects, 204 Heathrow West, 
15/09/10), levelled site survey (Cadplan, Building 1071 Southampton Road East, 
March 2009) 


• Internet – web-published material including the LPA local plan, and information on 
conservation areas and locally listed buildings.  


2.1.5 The assessment included a site visit carried out on the 3rd June 2021 in order to determine the 
topography of the site, the nature of the existing buildings on the site and to provide further 
information on areas of possible past ground disturbance and general historic environment 
potential. Observations made on the site visit have been incorporated into this report. 


2.2 Methodology 


2.2.1 Fig 2 shows the location of known historic environment features within the study area. These 
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have been allocated a unique assessment reference number (DBA 1, 2, etc), which is listed in 
a gazetteer at the back of this report and is referred to in the text. Where there are a 
considerable number of listed buildings in the study area, only those within the vicinity of the 
site (i.e. within 750m) are included, unless their inclusion is considered relevant to the study. 
Conservation areas and archaeological priority areas are not shown. All distances quoted in 
the text are approximate (within 5m) and unless otherwise stated are measured from the 
approximate centre of the site. 


2.2.2 Section 10 sets out the criteria used to determine the significance of heritage assets. This is 
based on four values set out in Historic England’s Conservation principles, policies and 
guidance (EH 2008), and comprise evidential, historical, aesthetic and communal value. The 
report assesses the likely presence of such assets within (and beyond) the site, factors which 
may have compromised buried asset survival (i.e. present and previous land use), as well as 
possible significance.  


2.2.3 Section 11 includes non-archaeological constraints. Section 12 contains a glossary of technical 
terms. A full bibliography and list of sources consulted may be found in section 13 with a list of 
existing site survey data obtained as part of the assessment. 


2.3 Assumptions and limitations 


2.3.1 In order to assess the levels within the site, the client provided a levelled survey using their 
own datum (Cadplan, site plan, proj. no 4710, dwg. no 01, March 2009). However, a 
corresponding OS level within the site to match against the data couldn’t be located and so our 
understanding of the topography is based upon legacy Ordnance Survey spot heights.  
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3 The site: topography and geology 
3.1 Site location 


3.1.1 The site is located at 1071 Southampton Rd, Heathrow Airport, Hillingdon, TW6 3AQ; (NGR 
506894, 174401: Fig 1). The site area is 2.1ha and is bounded by Southampton Road to the 
north, an industrial building to the east, South Perimeter Road to the south and Stanstead 
Road to the west. The site falls within the historic parish of Harmondsworth and lay within the 
county of Middlesex prior to being absorbed into the administration of the Greater London 
Borough of Hillingdon.  


3.1.2 The site is 95m north of the Duke of Northumberland River and the Staines Reservoir lies 
1.6km to the south-west.  


3.2 Topography  


3.2.1 Topography can provide an indication of suitability for settlement, and ground levels can 
indicate whether the ground has been built up or truncated, which can have implications for 
archaeological survival. The underlying natural geology of a site can also provide an indication 
of suitability for early settlement, and potential depth of remains. 


3.2.2 The client provided a levelled survey (Cadplan, site plan, proj. no 4710, dwg. no 01, March 
2009) which uses an arbitrary datum of 50m OD (see Section 2.3). It notes that ground level 
slopes slightly from the north west, 50.32m OD to 48.2m OD in the south and 49.2m OD in 
east.  


3.2.3 This corresponds with the Ordnance Survey spot heights which show the area slopes down 
gradually from the north towards the south. Ground levels fall from 23.2m OD, c 225m north-
west to 21.9m OD, c 230m to the south along Love Lane. The site lies on relatively flat land 
close to the floodplain of the Colne River, a natural communication corridor exploited from the 
prehistoric period onwards.   


3.3 Geology 


3.3.1 The underlying geology of the site comprises Taplow Gravel formation of sand and gravel 
overlying London Clay.  


3.3.2 In places the Gravels are capped by fine-grained silt known in London as Langley Silt Complex 
(‘brickearth’), which was laid down as alluvium and/or wind-blown deposits during the last 
glaciation around 17,000 BC. This produced fertile soils but was often exploited for the 
manufacture of bricks and much has been removed by quarrying or by subsequent building 
development. 


3.3.3 The depth of natural geology in the site as an indicator of possible archaeological survival is 
discussed in detail in section 5.2. 
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4 Archaeological and historical background 
4.1 Overview of past investigations 


4.1.1 There has been no archaeological investigations within the site but a total of 13 sites have 
been investigated in the 750m-radius study area, comprising watching briefs (DBA 4, 13 and 
14), evaluations (DBA 2, 3, 6‒10), and excavations (DBA 1 and 11). The archaeological 
remains in the study area consists evidence of prehistoric and Roman settlement as well as 
medieval field systems. Although only a relatively small number of investigations have been 
undertaken within the study area, they are mostly towards the centre of the study area and 
close to the site so it is considered that the site and study are relatively well understood 
archaeology. 


4.1.2 The results of these investigations, along with other known sites and finds within the study 
area, are discussed by period, below. The date ranges given are approximate. 


4.2 Chronological summary 


Prehistoric period (800,000 BC–AD 43) 
4.2.1 The Lower (800,000–250,000 BC) and Middle (250,000–40,000 BC) Palaeolithic saw 


alternating warm and cold phases and intermittent perhaps seasonal occupation. During the 
Upper Palaeolithic (40,000–10,000 BC), after the last glacial maximum, and in particular after 
around 13,000 BC, further climate warming took place and the environment changed from 
steppe-tundra to birch and pine woodland. It is probably at this time that Britain first saw 
continuous occupation. Erosion has removed much of the Palaeolithic land surfaces and finds 
are typically residual. During excavations c 265m to the north of the site, six long blade 
artefacts characteristic of the Upper Palaeolithic were exposed (DBA 1). 


4.2.2 The Mesolithic hunter-gatherer communities of the postglacial period (10,000–4000 BC) 
inhabited a still largely wooded environment. The river valleys and coast would have been 
favoured in providing a dependable source of food (from hunting and fishing) and water, as 
well as a means of transport and communication. Evidence of activity is characterised by flint 
tools rather than structural remains. There are no known finds dated to this period within the 
study area. 


4.2.3 The Neolithic (4000–2000 BC) is usually seen as the time when hunter gathering gave way to 
farming and settled communities, and forest clearance occurred for the cultivation of crops and 
the construction of communal monuments. Pollen records indicate forest clearance over large 
areas of the British Isles during this period. A findspot of Neolithic flints was discovered c 225m 
to the south west of the site (DBA 11).  


4.2.4 The project line of a Neolithic ceremonial monument known as the Stanwell Cursus, lies c 
1.7km to the west of the site. The cursus can be traced on aerial photographs as cropmarks of 
two parallel ditches c 20m apart and is the second-longest known cursus in the country. The 
cursus may have been used as a processional way. Cursus monuments usually occur in 
association with, and probably formed a focus for, a landscape of ritual monuments, e.g. 
mortuary enclosures, barrows, and henges, and this reflected in the considerable number of 
cropmarks in the vicinity of the cursus.  


4.2.5 The Bronze Age (2000–600 BC) is characterised by technological change, when copper and 
then bronze eventually replaced flint and stone as the main material for everyday tools. It is 
seen as a period of increasing social complexity and organised landscapes, probably due to 
increasing pressure on available resources. An excavation c 225m south west of the site found 
the area had been divided into fields and enclosures with two phases of activity dating to the 
middle Bronze Age (DBA 11) and ariel photographs of the area found ring ditches, c 255m to 
the north west (DBA 15).   


4.2.6 During the Iron Age (600 BC–AD 43), the climate deteriorated with colder weather and more 
rainfall. The period is characterised by expanding population, which necessitated the 
intensification of agricultural practices and the utilisation of marginal land. Hillforts were 
established in lowland Britain, linked to tribal land ownership. A Romano-Iron Age settlement 
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was discovered within the study area, c 665m to the south east of the site (DBA 13). The 
features included a short curvilinear ditch with possible external postholes, and possibly the 
south-west corner of a sub rectangular ditch which contained Iron Age pottery.  


4.2.7 Features dating to the prehistoric period were discovered within the study area but dating 
evidence was limited. Activity linked to prehistoric settlement consisting of ditches, gullies, pits 
and postholes was found c 345m east of the site (DBA 7), three ditches of possible prehistoric 
date were discovered c 455m south east (DBA 17) and linear features, ditches and ring 
ditches were seen in cropmarks, c 545 to the south east of the site (DBA 18). 


4.2.8 Activity linked to the prehistoric period has been discovered in various locations within the 
vicinity of the site and the sites location on well drained gravels would have made this an 
attractive area for settlement, indicating a potential for prehistoric activity within the site. 


Roman period (AD 43–410) 
4.2.9 Following the invasion in AD 43, Roman towns developed quickly from Iron Age settlements. 


Although there are no large settlements within the study area, Staines, a Roman settlement, 
lies c 1.1km to the south-east of the site. The main settlement of London (Londinium) was 
established on the north side of the Thames c 26km to the north-east of the site. The Romans 
established major roads, connecting Londinium, the provincial capital city in London, to their 
other towns. The main arterial road from London to Silchester which passed through Staines 
runs c 1.4km to the south of the site and the Verulanium to Laleham Roman road runs c 1.3km 
to the east of the site (Margary, 1967).  


4.2.10 A scheduled monument of a Romano-British site, Mayfield Farm, lies within the study area, c 
695m to the south east (NHL reference 1002042). The Romano-British landscape was dotted 
with small farmsteads consisting of enclosures, field boundaries and buildings (probably built in 
earth and timber). A number of farms have been excavated on the Thames gravel terraces in 
recent years, but no high-status villas are known (Lewis et al 2006, 14).   


4.2.11 An early scattered rural Romano-British settlement within the Scheduled Monument (DBA 13) 
lies c 665m south east of the site. The next phase of the settlement comprised an early Roman 
field system, with a series of aligned ditches and gullies being excavated; the fill contained 
Roman pottery. No other finds dating to the Roman period were discovered within the study 
area and it is possible the site lay within agricultural fields away from the identified settlement 
during this period.   


Early medieval (Saxon) period (AD 410–1066) 
4.2.12 Following the withdrawal of the Roman army from England in the early 5th century AD, 


Londinium was apparently abandoned. Germanic (‘Saxon’) settlers arrived from mainland 
Europe, with occupation in the form of small villages and an economy initially based on 
agriculture. By the end of the 6th century a number of Anglo-Saxon kingdoms had emerged, 
and as the ruling families adopted Christianity, endowments of land were made to the church. 
Landed estates (manors) can be identified from the 7th century onwards; some, as Christianity 
was widely adopted, with a main ‘minster’ church and other subsidiary churches or chapels.  


4.2.13 In the 9th and 10th centuries, the Saxon Minster system began to be replaced by local 
parochial organisation, with formal areas of land centred on settlements served by a parish 
church. The site lies within the manor of Colham. Just before Domesday survey was carried 
out in 1086 Colham belonged to Vigot of Wallingford and was a large manor with a population 
of about 130. The location of early settlement is not known, but a small village possibly grew 
up in the area of the later medieval settlement of Colham, south of Colham Green and along 
West Drayton Road, c 6.9km to the north of the site. 


4.2.14 Only one excavation within the study area produced evidence from this period, c 225m to the 
south west (DBA 11). This included several wells, pits and postholes, including a group that 
formed a structure. However, the limited evidence within the study area suggest that 
settlement was dispersed and indicates that throughout this period the site may have been 
located in open fields or woodland, away from the potential structure.   


Later medieval period (AD 1066–1485) 
4.2.15 The area falls within two distinct topographical zones located on either side of the London-
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Oxford road (Uxbridge Road). North of the road the geology consists of clay and consequently 
the area was heavily wooded and largely uninhabited. South of the London road the geology is 
mainly brickearth over gravel with well-drained and lighter soils conducive to settlement and 
farming. In this area lay most of the medieval fields, manor-houses and principal residences. 


4.2.16 At the time of Domesday survey in 1086, Colham was an extensive manor (estate), largely to 
the south of the Uxbridge Road, with a population of 33. In the 11th century, Colham and the 
adjacent Hillingdon manor belonged to Roger de Montgomery, Earl of Shrewsbury, and 
probably covered all of the area of the subsequent Hillingdon parish (Weinreb et al 2008, 402). 
In 1094, it passed to Robert de Bellême although King Henry I confiscated the lands in 1102. 
In 1335 Colham, with the hamlet of Uxbridge, was held of the Earl of Cornwall and in 1349 by 
the Prince of Wales. The main settlement was possibly located south of Colham Green and 
along West Drayton Road, c 6.9km to the north of the site. Sometime before 1594, the manor 
absorbed Hillingdon manor (VCH Middlesex iv, 69–75). 


4.2.17 Colham Garden manor estate was first mentioned in 1461 and lay partly in Hillingdon and 
partly in West Drayton to the south. The manor house stood in West Drayton. After 1506 it 
came into the possession of Westminster Abbey. A small settlement existed in Yewsley in the 
south-west of Hillingdon, c 5.9km to the north of the site (VCH Middlesex iv, 55–69). 


4.2.18 The Domesday Book of 1086 records 'Stanwelle' held by Walter, son of Othere, c 1.2km to the 
south west of the site, with the River Colne as the western border of the village and of 
Middlesex. The manorial estate was increased by various purchases from the 15th to the 18th 
centuries, notably by the acquisition of West Bedfont manor in the 15th century and of 
Hammonds in the 18th (VCH Middlesex iii, 36–41), East Bedfont Manor, c 1.6km to the south 
east, also lay within the jurisdiction of the manor of Stanwell. West Bedfont, c 600m to the 
south, may have been a hamlet of Stanwell in 1086; however, the dividing line between West 
Bedfont hamlet in Stanwell parish and East Bedfont in the parish of Bedfont (now in Greater 
London) may not have been drawn before the 11th or 12th century. In the Middle Ages the 
parish was mostly open fields.  


4.2.19 It is probable that throughout the medieval period the site lay in open fields on the outskirts of 
the settlement at Stanwell.  


Post-medieval period (AD 1485–present) 
4.2.20 In 1543 the King ordered the cutting of the Duke of Northumberland’s River, c 95m to the south 


(DBA 5, Fig 16), to provide a greater flow of water to Isleworth Mill (VCH Middlesex iv, 1). The 
river can be seen on Rocque’s Topographical map of the County of Middlesex 1754 (Fig 4) to 
the south of the site which is situated in open land with a faint road towards the east of the site 
boundary. The closest settlement seen on Roques map during this period appears to be 
Stanwell to the south west. Faden’s Country twenty-five miles round London 1790 (Fig 5), 
shows little change to the area and the site.  


4.2.21 The Ordnance Survey 1st edition 25” mile map of 1866 (Fig 6) shows the site remained 
undeveloped but is now situated within field systems with the addition of a pond to the south of 
the site boundary. The road seen in earlier maps can be seen more clearly running through the 
north-eastern corner of the site towards the south and is labelled ‘Goathouse Road’ (possibly 
gaining its name because it crosses Goat Housen Close as named in Fig 5). The Ordnance 
Survey 3rd edition 25” mile map of 1914 (Fig 7) shows only one change within the site, with the 
pond to the south decreasing in size. The OS 1:2500 scale map of 1934 (not reproduced) 
shows no change. 


4.2.22 Heathrow Airport originated in 1929 as a small airfield (Great West Aerodrome) on land south-
east of the hamlet of Heathrow from which the airport takes its name. At that time the land 
consisted of farms, market gardens and orchards; there was a ‘Heathrow Farm’, a ‘Heathrow 
Hall’ and a ‘Heathrow House’. This hamlet was largely along a country lane (Heathrow Road), 
which ran roughly along the east and south edges of the present central terminals area. 
Development of the whole Heathrow area as a much larger airport began in 1944. It was 
stated to be for long-distance military aircraft bound for the Far East; by the time the airfield 
was nearing completion, World War II had ended, and the UK Government continued to 
develop the airport as a civil airport. The airport was opened on 25 March 1946 as London 
Airport and was renamed Heathrow Airport in 1966.  


4.2.23 The Ordnance Survey 25” mile map of 1961 (Fig 8) shows the site has now been cleared with 
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Goathouse Road no longer running through the site. A road can be seen to the east, but this 
may be a new road rather than an alteration to Goathouse Road. Within the west of the site, a 
service drain has been constructed. The construction of Heathrow Airport has drastically 
changed the broader area with clearance and the development of roads leading to the airport. 
The development of service drains within the site indicates future construction planned with the 
study area.       


4.2.24 The Ordnance Survey 25” mile map of 1970 (Fig 9) shows drastic change within the study area 
and site. A carpark has now been constructed within the site and a road leading from 
Southampton Road extends into the western area of the site; Stanstead Road to the west now 
covers the south-western corner. The plot that forms the site today has now been created, 
Southampton Road, Stanstead road and the Southern Perimeter Road have all been 
established. Cargo buildings, cargo terminals and roads have been constructed within the 
study area to aid the developing Heathrow Airport.  


4.2.25 The Ordnance Survey 1:1250 scale map of 1983‒85 (Fig 10) shows little change within the 
site. The carpark to the south now appears larger and the carpark for the cargo terminal to the 
west has now expanded into the western area of the site, covering the existing road. The 
Ordnance Survey 1:1250 scale map of 1988‒92 (Fig 11) shows the development of the 
Catering centre and the removal of both carparks. The site has stayed the same since this 
construction until current day.  
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5 Statement of significance  
5.1 Introduction 


5.1.1 The following section discusses historic impacts on the site which may have compromised 
archaeological survival from earlier periods, identified primarily from historic maps, and 
information on the likely depth of deposits. 


5.1.2 This is followed by an assessment of the likely potential for archaeological remains to be 
present in the site (high, moderate, low, or no potential if it is clear that any archaeological 
remains will have already been removed by past ground disturbance); and – in accordance 
with the NPPF – a statement of the significance (high, medium, low, or negligible) of the known 
or likely remains in the site. This is based on current understanding of the baseline conditions, 
past impacts, and professional judgement. 


5.2 Factors affecting archaeological survival 


Levels of natural geology, and past truncation 
5.2.1 The current ground level within the site is assumed at 23m OD from legacy Ordnance Survey 


spot heights, however, the level of natural deposits is unknown.  
5.2.2 There is no geotechnical data for the site so historic boreholes and the results of 


archaeological investigations within the vicinity have been used to predict the level of natural 
geology within the site. Four BGS boreholes within the study area (Fig 3) have been studied to 
gain a better understanding of the overall levels of geology and the results are outlined below 
in Table 1. Natural brickearth was found at levels varying between 0.1m below ground level 
(mbgl) and 0.5mbgl, overlying Taplow Gravels at depths varying between 0.3mbgl and 
1.3mbgl. Natural London Clay was found between 2.7mbgl and 4.3mbgl. Overlying the 
brickearth and gravels in boreholes BH3 and 4 was a black tarmac surface while above BH1 
and 2 was topsoil.  


5.2.3 During an archaeological evaluation at Sealand Road, c 350m to the east of the site, five trial 
trenches were excavated (DBA 7). Natural Gravels were observed at a height of 22.1‒22.3m 
OD. Natural Gravels were also found at 22.3‒22.4m OD at Shoreham Road (DBA 28) c 380m 
west of the site and at 19.1‒21.5m, c 670m to the south east on Bedfont Road (DBA 12).  
Table 1: summary of geotechnical data (BGS Historical Borehole data) 
Levels are in metres below ground level (mbgl) 
 


BH/TP ref. Modern  
made ground  


Natural 
brickearth  


Top of Taplow 
Gravels 


Top of natural 
London Clay 


BH1 
TQ07SE108 
(95m south-


west) 


<0.4 0.4‒1 1‒2.7 2.7 


BH2 
TQ07SE9 


(95m north-
east) 


- - 0.3‒4.3 4.3 


BH3 
TQ07SE98 


(225m north-
west) 


<0.5 0.5‒1.3 1.3‒2.9 2.9 


BH4 
TQ07SE102 
(240m north-


east) 


<0.1 0.1‒1.2 1.2‒2.9 2.9 


 


5.2.4 Based on the information, natural untruncated brickearth within the site may be encountered 
directly beneath modern made ground at 22.9‒22.5m OD, whilst Taplow Gravels can be found 
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at 22.7‒21.7m OD. The natural London Clay can be found between 20.3‒18.7m OD. It should 
be noted, however, that none of the archaeological investigations noted brickearth. 


Past impacts 
5.2.5 The site remained undeveloped until the construction of a road in the late-19th century, after 


which a carpark and catering centre was constructed on site in the late-20th century.  
5.2.6 There is no basement present on site but foundations for the warehouse structure within the 


site may have been trench-built, to a depth of c 1.5m or otherwise sufficiently deep to cut into 
the natural gravels. These would have heavily truncated archaeological remains within their 
footprint, although deeply cut features may survive beneath.  


5.2.7 The construction of drains and any other service trenches within the site would have cut into 
the natural brickearth and may have extended into the Taplow Gravels, heavily truncating 
archaeological remains within the footprint of each trench. Deep cutting archaeological 
features may survive beneath the truncation, cutting through the gravels into London clay. 


5.2.8 Historic maps show a road running from the south to the north-eastern corner and a pond 
within the south of the site. The construction of these would have cut into the natural brickearth 
and may have truncated into the Taplow gravels, truncating earlier remains, with only deep cut 
features surviving.  


Likely depth and thickness of archaeological remains 
5.2.9 Within areas of the site that were not affected by the construction of the services or 


warehouse, archaeological remains are expected directly beneath any made ground at the 
interface of the natural brickearth or gravels. Remains may survive between and beneath 
building foundations, cutting through the underlying Taplow Gravels into the London Clay to an 
unknown depth. 


5.3 Archaeological potential, and significance of likely remains 


5.3.1 The nature of possible archaeological survival in the area of the proposed development is 
summarised here, taking into account the levels of natural geology and the level and nature of 
later disturbance and truncation discussed above.  


Statement of Significance 
5.3.2 The site has a moderate to high potential to contain prehistoric remains. Archaeological 


investigations within the vicinity of the site have produced a variety of remains dating to the 
prehistoric period with an Iron Age settlement on the edge of the study area and Stanwell 
Cursus to the north west. The sites location on well drained Taplow gravels would have made 
this an attractive area for settlement during the prehistoric period. However, the site may have 
been situated on the edge of settlement during this period and the construction of the current 
warehouse on site may have cut down into the Taplow gravels, heavily truncating or 
completely removing archaeological features. Within the footprint of the current warehouse, 
potential may be moderate, while outside the footprint, potential will be high. Any remains 
present within the site dating to this period would be of high significance.  


5.3.3 The site has a low potential to contain Roman remains. There is evidence of Roman activity 
within the study area and the early Roman inhabitants appear to have stayed in the same 
locations as their Late Iron Age predecessors and to have also used the same fields, c 665m 
to the south east. The Romano-British settlement is the only known discovery dating to the 
Roman period and it is possible the site was located in open fields on the edge of the 
settlement. The construction of the warehouse on site may have cut down to Taplow gravels, 
heavily truncating or removing completely archaeological features. The significance of any 
Roman remains would depend on their nature and extent but may be of medium or high 
significance with evidential value for Roman period activity. 


5.3.4 The site has a low potential for early medieval remains. There is limited evidence within the 
study area for remains from this period with only one excavation showing evidence of medieval 
occupation. The site’s location away from known settlements makes it unlikely that there was 
substantial activity and the current warehouse on site would have heavily truncated or 
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removed archaeological remains; but there could be evidence of deeper cut ditches and linear 
features. Any remains dating to this period would be of medium significance for activity linked 
to settlement.  


5.3.5 The site has a moderate potential for late medieval agricultural remains. There are no finds 
dating to this period and it is probable that the site was still located in open fields on the 
periphery of the settlement at Stanwell. There may be potential for agricultural features such 
as ditches and field boundaries, however, it may only be the bases of these that survive after 
the construction of the current warehouse. Any agricultural remains dating to this period would 
be of low significance.   


5.3.6 The site has a moderate potential for post-medieval agricultural remains. Modern mapping 
shows the site remained in open fields away from known settlements until the late-19th century 
when a road was built and the late-20th century when the current building was constructed. 
Any remains within the site are expected to be deep cut agricultural features such as ditches 
and pits and would be of low heritage significance. There may be evidence of the early 
Goathouse Road, but this would also be of low significance.  
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6 Impact of proposals 
6.1 Proposals 


6.1.1 Plans for the proposed scheme are still in development  


6.2 Implications 


6.2.1 The identification of physical impacts on buried heritage assets within a site takes into account 
any activity which would entail ground disturbance, for example site set up works, remediation, 
landscaping and the construction of new basements and foundations. As it is assumed that the 
operational (completed development) phase would not entail any ground disturbance there 
would be no additional archaeological impact and this is not considered further.  


6.2.2 It is outside the scope of this archaeological report to consider the impact of the proposed 
development on upstanding structures of historic interest, in the form of physical impacts which 
would remove, alter, or otherwise change the building fabric, or predicted changes to the 
historic character and setting of historic buildings and structures within the site or outside it. 


6.2.3 The plans for the proposed scheme are still in development and therefore the impacts to 
archaeology are at this stage unknown. The impacts can be updated once the data for the 
proposals has been received.  
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7 Conclusion and recommendations 
7.1.1 No nationally designated heritage assets such as listed buildings or scheduled monuments are 


present within the site boundary. The site is within the Heathrow Archaeological Priority area 
(APA). 


7.1.2 The report has identified that the site was undeveloped, within open fields away from known 
settlement, until the construction of a road in the late-19th century and then the construction of 
the current building on site in the late-20th century. The site has moderate to high potential for 
prehistoric remains and a moderate potential for agricultural remains dating to the late 
medieval and post medieval period, with low potential for all other periods.  


7.1.3 Proposals for the development of the site have not yet been finalised.  
7.1.4 Given the depth of the natural geology within the site, any ground disturbance would truncate 


or remove completely archaeological remains that have not already been removed by the 
construction of the current warehouse.  


7.1.5 Based on the potential for prehistoric remains within the site, its location within an APA 
established due to the prevalence of Prehistoric remains and the evidence from nearby 
investigations; it is likely that the local authority would request archaeological investigation to 
determine the nature, extent and significance of any archaeological remains.  


7.1.6 The results of the investigation would enable an informed decision in respect of an appropriate 
mitigation strategy for any significant archaeological assets. This might comprise targeted 
archaeological excavation in advance of construction, and/or a watching brief during ground 
works for remains of lesser significance. This would ensure that significant archaeological 
assets are not removed without record. Any archaeological work would need to be undertaken 
in accordance with an approved Written Scheme of Investigation (WSI) and could be carried 
out under the terms of a standard archaeological planning condition set out under the granting 
of planning consent.  
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8 Gazetteer of known historic environment assets  
8.1.1 The gazetteer lists known historic environment sites and finds within the 750m-radius study 


area around the site. The gazetteer should be read in conjunction with Fig 2.  
8.1.2 The GLHER data contained within this gazetteer was obtained on 28/05/2021 and is the 


copyright of Historic England 2021. 
8.1.3 Ordnance Survey data © Crown copyright and database right 2021. Historic England statutory 


designations data © Historic England 2021. The Historic England GIS Designations Data 
contained in this material was obtained in April 2021. The most up to date publicly available 
Historic England GIS Data can be obtained from http://www.historicengland.org.uk. 


 
Abbreviations 
HER – Historic Environment Record 
MoLAS – Museum of London Archaeology Service (now MOLA) 


 
DBA 
No. 


Description Site code/ 
HER/NHL 


No. 
1 Heathrow Airport, World Cargo 


 
Excavation by MOLA in 1995 
During excavations for a new cargo facility west of Terminal 4, Heathrow in 1995, six 
long blade artefacts characteristic of the Upper Palaeolithic were exposed. Blade 
artefacts characteristic of the Upper Palaeolithic were exposed. Possible Bronze Age 
post-glacial human activity may have removed or dispersed further evidence for Upper 
Palaeolithic occupation on the site. 


ELO12391 
MLO103511 


2 Lufthansa Cargo Warehouse Development 
 
Evaluation by MOLA in 1997 
No archaeological deposits were recorded. Modern dumps and tarmac lay directly over 
natural gravel.  


LCW97; 
ELO3845 


3 Heathrow Airport, Heathrow Cargo Multi-Storey Car Park 
 
Evaluation by MOLA in 1994 
No evidence of archaeological activity was found. No further periods recorded on site. 


SMP95; 
ELO4567 


4 Heathrow Airport Car Park 
 
Watching brief by MOLA in 1996 
No archaeological deposits were recorded.  


SNC96; 
ELO4574 


5 Northern Perimeter Road/Western Perimeter Road/Bath Road, Hillingdon, TW6 
 
Archaeological feature 
A post medieval channel and its associated watercourse, thought to be the Duke of 
Northumberland's River was located during investigations in 1994 by MOLA. 


MLO66100 


6 Sealand Road (Heathrow Airport), Hillingdon 
 
Evaluation by Allen Archaeology Ltd in 2015 
Four trenches were excavated, two measuring 40m x 1.60m and two measuring 30m x 
1.60m. An undated subcircular pit or ditch was recorded in Trench 1. A modern pit was 
uncovered in Trench 3. And no features or deposits were recorded within Trench 4. The 
site appeared to have been significantly truncated in some areas with the asphalt car 
park surface directly overlying the natural gravel surface in Trench 3 and 4. This 
suggests that any earlier feature or deposits would have been removed by recent 
landscaping. 


ELO15524 
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DBA 
No. 


Description Site code/ 
HER/NHL 


No. 
7 Sealand Road, (Heathrow Airport - Cargo Distribution Service Site), Hillingdon, TW6 


 
Evaluation by MOLA in 1995 
The site comprised five trial trenches which revealed prehistoric settlement activity of 48 
features consisting of ditches, gullies, pits and postholes. Dating evidence was limited 
across the site but several fragments of worked and burnt flint were recovered as were 
two sherds of pottery, all of a prehistoric date. Natural gravel was observed at a height 
of 22.13m‒22.34m OD. 


CDS95; 
ELO2962 


MLO62456 


8 Southampton Road, (Heathrow Airport - World Cargo Centre), Hillingdon, TW6 
 
Evaluation by Wessex Archaeology in 1996  
The site comprised five trial trenches and an area of monitoring. The investigations 
showed that there had been large scale truncation of the site, due to the construction of 
the previous Freight Terminal and as such no archaeological features or finds were 
recovered. 


ELO4575 


9 Shoreham Road East, (Heathrow Airport - Cargo Transit Shed - Building 549), 
Hillingdon, TW6 
 
Evaluation by MOLA in 1994 
The site comprised three trial trenches which revealed no archaeological finds or 
features. Natural was observed at a height of 22.30-22.43m OD. 


ELO4608 


10 Southampton Road, (Heathrow Airport - World Cargo Centre), Hillingdon, TW6 
 
Evaluation by Wessex in 1996 
Seven trial trenches produced no archaeological features or finds, indicating that the 
truncation which had caused the earlier investigations to produce no archaeological 
results was also present in this area. 


ELO9555 


11 Bedfont Road, (Cargo Point Development), Spelthorne Borough, Hillingdon, TW6 
 
Excavation by MOLA in 1997 
The site showed that in the middle Bronze Age the area had been divided into fields and 
enclosures with two phases of activity. Evidence for an earlier present on the site took 
the form of Neolithic flints. Most of the features on the site were of a medieval date. 
These included several wells, pits and postholes, including a group that formed a 
structure. Gullies and ditches outlining a field system were also present. A large number 
of the ditches, gullies and postholes were undated. Whilst they are thought to be 
medieval in date, they may range from the prehistoric to the post medieval periods. The 
only post medieval features were a series of roadside ditches close to the Bedfont 
Road. 


ELO9574 
MLO71815 
MLO71821 
MLO75487 


12 Bedfont Road (Cargo Service Centre) London TW19 
 
Evaluation by MOLA in 2018 
Natural gravels were recorded between 21.50m OD and 19.10m OD, sloping east to 
west. The natural geology was overlain by modern terracing and build up across the 
whole site. No archaeological features were identified; substantial landscaping of the 
site was found to have taken place during the 20th century. 


ELO18642 
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DBA 
No. 


Description Site code/ 
HER/NHL 


No. 
13 Bedfont Road (Project Ensemble Cargo Service Centre), Stanwell, TW19 7NL 


 
Watching briefs by MOLA in 2019 
The eastern edge of the development site lies within a Scheduled Monument, with 
previous evaluations showing the western area had been previously truncated and was 
not included in the Scheduling. The investigation on site provided evidence of a 
scattered rural Romano-British settlement within the Scheduled Monument area. 
Although the results of the evaluation carried out in the field immediately to the south 
stated that ‘no conclusive proof for human occupation of the site prior to the Romano-
British period’; the results obtained, along with the documentation of a previous 
mitigation prior to 1971, indicated evidence for occupation during the Iron Age. The 
Iron Age features included a short curvilinear ditch toward the centre of the site with 
possible external postholes, and possibly the south-west corner of a sub rectangular 
ditch at the northern end. A likely natural hollow was also excavated in the southern half 
of the main archaeological area.  
The next phase comprised an early Roman field system, with a series of aligned ditches 
and gullies being excavated. The fill contained Middle/Late Iron Age and Roman pottery. 
The stratigraphic sequence suggested a later Roman phase, comprising an extension to 
the ditch system to the west. A small sherd of early-Saxon pottery was recovered from 
the secondary fill of one of these extended ditches, perhaps indicating a long usage for 
the field system. Two pits may also have belonged to this phase. 


ELO21052 


14 Bedfont Road, (Land South of Bedfont Road), Stanwell, London 
 
Evaluation by MOLA in 2020 
The site was heavily truncated, and no deposits of archaeological deposits or finds were 
observed. 
 
Watching brief by MOLA in 2020‒2021 
Periodic archaeological monitoring in the Southpoint area found ground layers to a 
depth of 2m below concrete foundations blocks in the southern area. No archaeological 
deposits were found. undisturbed natural geology at 0.80m below ground level was 
discovered in the northern area. 
 


ELO20619 
ELO21051 


15 Heathrow Airport 
 
Archaeological feature 
Early Bronze Age to late Iron Age ring ditch visible as cropmarks on air photos. 


MLO59812 


16 Bedfont Lane 
 
Archaeological feature 
Complex of linear features and a sub-rectangular enclosure, visible as cropmarks on 
aerial photographs. 


MLO59806 
MLO59807 


17 Sanctuary Road  
 
Evaluation by MOLA in 1993 
Three ditches of probable prehistoric date were found. 


SRS93; 
MLO64430 


18 Stanwell Road and Bedfont Road 
 
Archaeological feature 
Linear features, ditches and ring ditches seen in cropmarks.  


MLO14175 
MLO23367 
MLO59802 
MLO59805 
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9 Planning framework 
9.1 Statutory protection 


9.2 National Planning Policy Framework 


9.2.1 The Government issued the National Planning Policy Framework (NPPF) in March 2012 
(DCLG 2012) and supporting Planning Practice Guidance in 2014 (DCLG 2014). The 2012 
NPPF was revised and a new NPPF published in July 2018, with minor revisions in February 
and June 2019 (MHCLG 2019).  


Conserving and enhancing the historic environment 
9.2.2 The NPPF section concerning “Conserving and enhancing the historic environment” (section 


12 of the NPPF 2012) has been replaced by NPPF 2018 Section 16 (unchanged in February 
and June 2019), reproduced in full below: 


Para 184. Heritage assets range from sites and buildings of local historic value to those of the 
highest significance, such as World Heritage Sites which are internationally recognised to be 
of Outstanding Universal Value. These assets are an irreplaceable resource, and should be 
conserved in a manner appropriate to their significance, so that they can be enjoyed for their 
contribution to the quality of life of existing and future generations.  
Para 185. Plans should set out a positive strategy for the conservation and enjoyment of the 
historic environment, including heritage assets most at risk through neglect, decay or other 
threats. This strategy should take into account: 


• a) the desirability of sustaining and enhancing the significance of heritage assets, and 
putting them to viable uses consistent with their conservation; 


• b) the wider social, cultural, economic and environmental benefits that conservation of 
the historic environment can bring; 


• c) the desirability of new development making a positive contribution to local character 
and distinctiveness; and 


• d) opportunities to draw on the contribution made by the historic environment to the 
character of a place. 


Para 186. When considering the designation of conservation areas, local planning authorities 
should ensure that an area justifies such status because of its special architectural or historic 
interest, and that the concept of conservation is not devalued through the designation of areas 
that lack special interest.  
Para 187. Local planning authorities should maintain or have access to a historic environment 
record. This should contain up-to-date evidence about the historic environment in their area 
and be used to:  


• a) assess the significance of heritage assets and the contribution they make to their 
environment; and 


• b) predict the likelihood that currently unidentified heritage assets, particularly sites of 
historic and archaeological interest, will be discovered in the future. 


Para 188. Local planning authorities should make information about the historic environment, 
gathered as part of policy-making or development management, publicly accessible.  
 
Proposals affecting heritage assets  
Para 189. In determining applications, local planning authorities should require an applicant to 
describe the significance of any heritage assets affected, including any contribution made by 
their setting. The level of detail should be proportionate to the assets’ importance and no more 
than is sufficient to understand the potential impact of the proposal on their significance. As a 
minimum the relevant historic environment record should have been consulted and the 
heritage assets assessed using appropriate expertise where necessary. 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.  
Para 190. Local planning authorities should identify and assess the particular significance of 
any heritage asset that may be affected by a proposal (including by development affecting the 
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setting of a heritage asset) taking account of the available evidence and any necessary 
expertise. They should take this into account when considering the impact of a proposal on a 
heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation and 
any aspect of the proposal.  
Para 191. Where there is evidence of deliberate neglect of, or damage to, a heritage asset, the 
deteriorated state of the heritage asset should not be taken into account in any decision.  
Para 192. In determining applications, local planning authorities should take account of:  


• a) the desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation; 


• b) the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 


• c) the desirability of new development making a positive contribution to local character 
and distinctiveness. 


 
Considering potential impacts  
Para 193. When considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation (and the 
more important the asset, the greater the weight should be). This is irrespective of whether any 
potential harm amounts to substantial harm, total loss or less than substantial harm to its 
significance.  
Para 194. 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. Substantial harm to or loss of:  


• a) grade II listed buildings, or grade II registered parks or gardens, should be 
exceptional; 


• b) assets of the highest significance, notably scheduled monuments, protected wreck 
sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered 
parks and gardens, and World Heritage Sites, should be wholly exceptional. 


Para 195. 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 all of the following apply:  


• a) the nature of the heritage asset prevents all reasonable uses of the site; and 
• b) no viable use of the heritage asset itself can be found in the medium term through 


appropriate marketing that will enable its conservation; and 
• c) conservation by grant-funding or some form of not for profit, charitable or public 


ownership is demonstrably not possible; and 
• d) the harm or loss is outweighed by the benefit of bringing the site back into use. 


Para 196. Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal including, where appropriate, securing its optimum viable use.  
Para 197. The effect of an application on the significance of a non-designated heritage asset 
should be taken into account in determining the application. In weighing applications that 
directly or indirectly affect non-designated heritage assets, a balanced judgement will be 
required having regard to the scale of any harm or loss and the significance of the heritage 
asset.  
Para 198. Local planning authorities should not permit the loss of the whole or part of a 
heritage asset without taking all reasonable steps to ensure the new development will proceed 
after the loss has occurred.  
Para 199. Local planning authorities should require developers to record and advance 
understanding of the significance of any heritage assets to be lost (wholly or in part) in a 
manner proportionate to their importance and the impact, and to make this evidence (and any 
archive generated) publicly accessible. However, the ability to record evidence of our past 
should not be a factor in deciding whether such loss should be permitted.  
Para 200. Local planning authorities should look for opportunities for new development within 
Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to 
enhance or better reveal their significance. Proposals that preserve those elements of the 
setting that make a positive contribution to the asset (or which better reveal its significance) 
should be treated favourably.  
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Para 201. Not all elements of a Conservation Area or World Heritage Site will necessarily 
contribute to its significance. Loss of a building (or other element) which makes a positive 
contribution to the significance of the Conservation Area or World Heritage Site should be 
treated either as substantial harm under paragraph 195 or less than substantial harm under 
paragraph 196, as appropriate, taking into account the relative significance of the element 
affected and its contribution to the significance of the Conservation Area or World Heritage 
Site as a whole.  
Para 202. Local planning authorities should assess whether the benefits of a proposal for 
enabling development, which would otherwise conflict with planning policies but which would 
secure the future conservation of a heritage asset, outweigh the disbenefits of departing from 
those policies. 


9.3 Regional policy 


The London Plan 
9.3.1 The overarching strategies and policies for the whole of the Greater London area are 


contained within The London Plan: The Spatial Development Strategy for Greater London 
(GLA 2021), formally published on 2nd March 2021. 


9.3.2 Policy HC1 “Heritage conservation and growth” of the Publication London Plan relates to 
London’s historic environment. 


A Boroughs should, in consultation with Historic England, local communities and other 
statutory and relevant organisations, develop evidence that demonstrates a clear 
understanding of London’s historic environment. This evidence should be used for identifying, 
understanding, conserving, and enhancing the historic environment and heritage assets, and 
improving access to, and interpretation of, the heritage assets, landscapes and archaeology 
within their area. 
B Development Plans and strategies should demonstrate a clear understanding of the 
historic environment and the heritage values of sites or areas and their relationship with their 
surroundings. This knowledge should be used to inform the effective integration of London’s 
heritage in regenerative change by: 


• 1) setting out a clear vision that recognises and embeds the role of heritage in place-
making 


• 2) utilising the heritage significance of a site or area in the planning and design 
process 


• 3) integrating the conservation and enhancement of heritage assets and their settings 
with innovative and creative contextual architectural responses that contribute to their 
significance and sense of place 


• 4) delivering positive benefits that conserve and enhance the historic environment, as 
well as contributing to the economic viability, accessibility and environmental quality of 
a place, and to social wellbeing. 


C Development proposals affecting heritage assets, and their settings, should conserve 
their significance, by being sympathetic to the assets’ significance and appreciation within their 
surroundings. The cumulative impacts of incremental change from development on heritage 
assets and their settings, should also be actively managed. Development proposals should 
avoid harm and identify enhancement opportunities by integrating heritage considerations 
early on in the design process. 
D Development proposals should identify assets of archaeological significance and use this 
information to avoid harm or minimise it through design and appropriate mitigation. Where 
applicable, development should make provision for the protection of significant archaeological 
assets and landscapes. The protection of undesignated heritage assets of archaeological 
interest equivalent to a scheduled monument should be given equivalent weight to designated 
heritage assets. 
E Where heritage assets have been identified as being At Risk, boroughs should identify 
specific opportunities for them to contribute to regeneration and place-making, and they should 
set out strategies for their repair and re-use. 


9.3.3 Para. 7.1.8 adds ‘Where there is evidence of deliberate neglect of and/or damage to a 
heritage asset to help justify a development proposal, the deteriorated state of that asset 
should not be taken into account when making a decision on a development proposal’. 


9.3.1 Para 7.1.11 adds ‘Developments will be expected to avoid or minimise harm to significant 
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archaeological assets. In some cases, remains can be incorporated into and/or interpreted in 
new development. The physical assets should, where possible, be made available to the public 
on-site and opportunities taken to actively present the site’s archaeology. Where the 
archaeological asset cannot be preserved or managed on-site, appropriate provision must be 
made for the investigation, understanding, recording, dissemination and archiving of that asset, 
and must be undertaken by suitably-qualified individuals or organisations. 


9.4 Local planning policy  


London Borough of Hillingdon Local Plan 
9.4.1 The Local Plan Part 1 - Strategic policies sets out the overall level and broad locations of 


growth up to 2026. Together with the Local Plan Part 2 Development Management Policies 
and Site Allocations and Designation documents it forms the Council's future development 
strategy for the borough. 


Policy HE1: Heritage 
The Council will:  
1. Conserve and enhance Hillingdon's distinct and varied environment, its settings and the 


wider historic landscape, which includes:  
• Historic village cores, Metro-land suburbs, planned residential estates and 19th and 


20th century industrial areas, including the Grand Union Canal and its features; 
Designated heritage assets such as statutorily Listed Buildings, Conservation Areas 
and Scheduled Ancient Monuments;  


• Registered Parks and Gardens and historic landscapes, both natural and designed; 
Locally recognised historic features, such as Areas of Special Local Character and 
Locally Listed Buildings; and  


• Archaeologically significant areas, including Archaeological Priority Zones and Areas.  
2. Actively encourage the regeneration of heritage assets, particularly those which have been 


included in English Heritage's 'Heritage at Risk' register or are currently vacant.  
3. Promote increased public awareness, understanding of and access to the borough's 


heritage assets and wider historic environment, through Section 106 agreements and via 
community engagement and outreach activities.  


4. Encourage the reuse and modification of heritage assets, where appropriate, when 
considering proposals to mitigate or adapt to the effects of climate change. Where 
negative impact on a heritage asset is identified, seek alternative approaches to achieve 
similar climate change mitigation outcomes without damage to the asset.  
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10 Determining significance  
10.1.1 ‘Significance’ lies in the value of a heritage asset to this and future generations because of its 


heritage interest, which may be archaeological, architectural, artistic or historic. Archaeological 
interest includes an interest in carrying out an expert investigation at some point in the future 
into the evidence a heritage asset may hold of past human activity, and may apply to standing 
buildings or structures as well as buried remains. Known and potential heritage assets within 
the site and its vicinity have been identified from national and local designations, HER data 
and expert opinion. The determination of the significance of these assets is based on statutory 
designation and/or professional judgement against four values (EH 2008):  


• Evidential value: the potential of the physical remains to yield evidence of past 
human activity. This might take into account date; rarity; state of preservation; 
diversity/complexity; contribution to published priorities; supporting documentation; 
collective value and comparative potential. 


• Aesthetic value: this derives from the ways in which people draw sensory and 
intellectual stimulation from the heritage asset, taking into account what other people 
have said or written;  


• Historical value: the ways in which past people, events and aspects of life can be 
connected through heritage asset to the present, such a connection often being 
illustrative or associative;  


• Communal value: this derives from the meanings of a heritage asset for the people 
who know about it, or for whom it figures in their collective experience or memory; 
communal values are closely bound up with historical, particularly associative, and 
aesthetic values, along with and educational, social or economic values. 


10.1.2 Consultation on draft revisions to the original Conservation Principles document which set out 
the four values was open from November 2017 until February 2018. The revisions aim to make 
them more closely aligned with the terms used in the NPPF (which are also used in 
designation and planning legislation): i.e. as archaeological, architectural, artistic and historic 
interest. This is in the interests of consistency, and to support the use of the Conservation 
Principles in more technical decision-making (HE 2017). 


10.1.3 Table 2 gives examples of the significance of designated and non-designated heritage assets. 
 
Table 2: Significance of heritage assets 


Heritage asset description Significance 
World heritage sites  
Scheduled monuments 
Grade I and II* listed buildings 
Historic England Grade I and II* registered parks and gardens 
Protected Wrecks 
Heritage assets of national importance 


Very high 
(International/ 


national) 


Historic England Grade II registered parks and gardens 
Conservation areas 
Designated historic battlefields 
Grade II listed buildings  
Burial grounds 
Protected heritage landscapes (e.g. ancient woodland or historic hedgerows) 
Heritage assets of regional or county importance 


High 
(national/  
regional/ 
county) 


Heritage assets with a district value or interest for education or cultural appreciation 
Locally listed buildings  


Medium 
(District) 


Heritage assets with a local (i.e. parish) value or interest for education or cultural 
appreciation 


Low 
(Local) 


Historic environment resource with no significant value or interest  Negligible 
Heritage assets that have a clear potential, but for which current knowledge is 
insufficient to allow significance to be determined 


Uncertain 


 


10.1.4 Unless the nature and exact extent of buried archaeological remains within any given area has 
been determined through prior investigation, significance is often uncertain. 
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11 Non-archaeological constraints 
11.1.1 It is anticipated that live services will be present on the site, the locations of which have not 


been identified by this archaeological report. Other than this, no other non-archaeological 
constraints to any archaeological fieldwork have been identified within the site. 


11.1.2 Note: the purpose of this section is to highlight to decision makers any relevant non-
archaeological constraints identified during the study, that might affect future archaeological 
field investigation on the site (should this be recommended). The information has been 
assembled using only those sources as identified in section 2 and section 13.4, in order to 
assist forward planning for the project designs, working schemes of investigation and risk 
assessments that would be needed prior to any such field work. MOLA has used its best 
endeavours to ensure that the sources used are appropriate for this task but has not 
independently verified any details. Under the Health & Safety at Work Act 1974 and 
subsequent regulations, all organisations are required to protect their employees as far as is 
reasonably practicable by addressing health and safety risks. The contents of this section are 
intended only to support organisations operating on this site in fulfilling this obligation and do 
not comprise a comprehensive risk assessment. 
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12 Glossary 
Alluvium Sediment laid down by a river. Can range from sands and gravels deposited by fast 


flowing water and clays that settle out of suspension during overbank flooding. Other 
deposits found on a valley floor are usually included in the term alluvium (e.g. peat). 


Archaeological 
Priority Area/Zone 


Areas of archaeological priority, significance, potential or other title, often designated by 
the local authority.  


Brickearth A fine-grained silt believed to have accumulated by a mixture of processes (e.g. wind, 
slope and freeze-thaw) mostly since the Last Glacial Maximum around 17,000BP. 


B.P. Before Present, conventionally taken to be 1950 
Bronze Age 2,000–600 BC 
Building recording Recording of historic buildings (by a competent archaeological organisation) is undertaken 


‘to document buildings, or parts of buildings, which may be lost as a result of demolition, 
alteration or neglect’, amongst other reasons. Four levels of recording are defined by 
Royal Commission on the Historical Monuments of England (RCHME) and Historic 
England. Level 1 (basic visual record); Level 2 (descriptive record), Level 3 (analytical 
record), and Level 4 (comprehensive analytical record) 


Built heritage Upstanding structure of historic interest. 
Colluvium A natural deposit accumulated through the action of rainwash or gravity at the base of a 


slope. 
Conservation area An area of special architectural or historic interest the character or appearance of which it 


is desirable to preserve or enhance. Designation by the local authority often includes 
controls over the demolition of buildings; strengthened controls over minor development; 
and special provision for the protection of trees.  


Cropmarks Marks visible from the air in growing crops, caused by moisture variation due to 
subsurface features of possible archaeological origin (i.e. ditches or buried walls). 


Cut-and-cover 
[trench] 


Method of construction in which a trench is excavated down from existing ground level 
and which is subsequently covered over and/or backfilled.  


Cut feature Archaeological feature such as a pit, ditch or well, which has been cut into the then-
existing ground surface. 


Desk-based 
assessment 


A written document whose purpose is to determine, as far as is reasonably possible from 
existing records, the nature of the historic environment resource/heritage assets within a 
specified area. 


Devensian The most recent cold stage (glacial) of the Pleistocene. Spanning the period from c 70,000 
years ago until the start of the Holocene (10,000 years ago). Climate fluctuated within the 
Devensian, as it did in other glacials and interglacials. It is associated with the demise of 
the Neanderthals and the expansion of modern humans. 


Early medieval  AD 410–1066. Also referred to as the Saxon period. 
Evaluation 
(archaeological) 


A limited programme of non–intrusive and/or intrusive fieldwork which determines the 
presence or absence of archaeological features, structures, deposits, artefacts or ecofacts 
within a specified area. 


Excavation 
(archaeological) 


A programme of controlled, intrusive fieldwork with defined research objectives which 
examines, records and interprets archaeological remains, retrieves artefacts, ecofacts and 
other remains within a specified area. The records made and objects gathered are studied 
and the results published in detail appropriate to the project design. 


Findspot Chance find/antiquarian discovery of artefact. The artefact has no known context, is either 
residual or indicates an area of archaeological activity. 


Geotechnical Ground investigation, typically in the form of boreholes and/or trial/test pits, carried out for 
engineering purposes to determine the nature of the subsurface deposits. 


Head Weathered/soliflucted periglacial deposit (i.e. moved downslope through natural 
processes). 


Heritage asset A building, monument, site, place, area or landscape positively identified as having a 
degree of significance meriting consideration in planning decisions. Heritage assets are 
the valued components of the historic environment. They include designated heritage 
assets and assets identified by the local planning authority (including local listing).  


Historic Environment 
Record (HER) 


Archaeological and built heritage database held and maintained by the County authority. 
Previously known as the Sites and Monuments Record 


Holocene The most recent epoch (part) of the Quaternary, covering the past 10,000 years during 
which time a warm interglacial climate has existed. Also referred to as the ‘Postglacial’ 
and (in Britain) as the ‘Flandrian’. 


Iron Age 600 BC–AD 43 
Later medieval  AD 1066 – 1500 
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Last Glacial 
Maximum 


Characterised by the expansion of the last ice sheet to affect the British Isles (around 
18,000 years ago), which at its maximum extent covered over two-thirds of the present 
land area of the country.  


Locally listed 
building 


A structure of local architectural and/or historical interest. These are structures that are not 
included in the Secretary of State’s Listing but are considered by the local authority to 
have architectural and/or historical merit 


Listed building A structure of architectural and/or historical interest. These are included on the Secretary 
of State's list, which affords statutory protection. These are subdivided into Grades I, II* 
and II (in descending importance). 


Made Ground Artificial deposit. An archaeologist would differentiate between modern made ground, 
containing identifiably modern inclusion such as concrete (but not brick or tile), and 
undated made ground, which may potentially contain deposits of archaeological interest. 


Mesolithic 12,000 – 4,000 BC 
National Record for 
the Historic 
Environment 
(NRHE) 


National database of archaeological sites, finds and events as maintained by Historic 
England in Swindon. Generally not as comprehensive as the county HER. 


Neolithic 4,000 – 2,000 BC 
Ordnance Datum 
(OD) 


A vertical datum used by Ordnance Survey as the basis for deriving altitudes on maps. 


Palaeo-
environmental 


Related to past environments, i.e. during the prehistoric and later periods. Such remains 
can be of archaeological interest, and often consist of organic remains such as pollen and 
plant macro fossils which can be used to reconstruct the past environment. 


Palaeolithic   700,000–12,000 BC 
Palaeochannel A former/ancient watercourse 
Peat A build-up of organic material in waterlogged areas, producing marshes, fens, mires, 


blanket and raised bogs. Accumulation is due to inhibited decay in anaerobic conditions.  
Pleistocene Geological period pre-dating the Holocene.  
Post-medieval  AD 1500–present 
Preservation by 
record 


Archaeological mitigation strategy where archaeological remains are fully excavated and 
recorded archaeologically and the results published. For remains of lesser significance, 
preservation by record might comprise an archaeological watching brief. 


Preservation in situ Archaeological mitigation strategy where nationally important (whether Scheduled or not) 
archaeological remains are preserved in situ for future generations, typically through 
modifications to design proposals to avoid damage or destruction of such remains. 


Registered Historic 
Parks and Gardens 


A site may lie within or contain a registered historic park or garden. The register of these 
in England is compiled and maintained by Historic England.  


Residual When used to describe archaeological artefacts, this means not in situ, i.e. Found outside 
the context in which it was originally deposited. 


Roman  AD 43–410 
Scheduled 
Monument 


An ancient monument or archaeological deposits designated by the Secretary of State as 
a ‘Scheduled Ancient Monument’ and protected under the Ancient Monuments Act. 


Site The area of proposed development 
Site codes Unique identifying codes allocated to archaeological fieldwork sites, e.g. evaluation, 


excavation, or watching brief sites.  
Study area Defined area surrounding the proposed development in which archaeological data is 


collected and analysed in order to set the site into its archaeological and historical context. 
Solifluction, 
Soliflucted 


Creeping of soil down a slope during periods of freeze and thaw in periglacial 
environments. Such material can seal and protect earlier landsurfaces and archaeological 
deposits which might otherwise not survive later erosion. 


Stratigraphy  
 


A term used to define a sequence of visually distinct horizontal layers (strata), one above 
another, which form the material remains of past cultures. 


Truncate Partially or wholly remove. In archaeological terms remains may have been truncated by 
previous construction activity. 


Watching brief 
(archaeological) 


A formal programme of observation and investigation conducted during any operation 
carried out for non-archaeological reasons. 
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13.3 Cartographic sources 


Faden’s Country twenty-five miles round London 1790 
Rocque’s Topographical map of the County of Middlesex 1754  
 
 
Ordnance Survey maps 
Ordnance Survey 1st edition 25” map (1866).  
Ordnance Survey 3rd edition 25” map (1914).  
Ordnance Survey 25” maps (1961) (1970).  
Ordnance Survey 1:2500 scale maps (1983‒85, 1992)  
 
Engineering/Architects drawings 
Avison Young – existing site survey (Michael drain architects, 204 Heathrow West, 15/09/10), levelled 
site survey (Cadplan, Building 1071 Southampton Road East, March 2009) 


13.4 Available site survey information checklist  


Information from client Available Format  Obtained 
Plan of existing site services (overhead/buried) Y PDF PDF 
Levelled site survey as existing (ground and 
buildings) 


Y PDF PDF 


Contamination survey data ground and buildings (inc. 
asbestos) 


N - - 


Geotechnical report N - - 
Envirocheck report Y PDF PDF 
Information obtained from non-client source Carried out Internal inspection of buildings 
Site inspection Y Y 
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Fig 1  Site location
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Fig 2  Historic environment features map 
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Fig 3  Location of BGS boreholes (British Geographical Survey digital data) 
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HILL2015DBA2 #04&051


Fig 5  Faden’s Country twenty-five miles round London 1790


Fig 4  Rocque’s Topographical map of the County of Middlesex 1754
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HILL2015DBA2 #06&071


Fig 7  Ordnance Survey 3rd edition 25" mile map of 1914 (not to scale)


Fig 6  Ordnance Survey 1st edition 25" mile map of 1866 (not to scale)
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HILL2015DBA2 #08&091


Fig 9  Ordnance Survey 25" mile map of 1970 (not to scale)


Fig 8  Ordnance Survey 25" mile map of 1961 (not to scale)
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HILL2015DBA2 #10&111


Fig 11  Ordnance Survey 1:1250 scale map of 1992 (not to scale)


Fig 10  Ordnance Survey 1:1250 scale map of 1983‒85 (not to scale)
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HILL2015DBA2 #12&131


Fig 13  Photograph taken looking east, showing inside the Catering Centre (MOLA photo, 03/06/2021)


Fig 12  Photograph taken looking south-west, showing the Catering Centre (MOLA photo, 03/06/2021)
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HILL2015DBA2 #14&151


Fig 15  Photograph taken looking south-west, showing inside the Catering Centre
(MOLA photo, 03/06/2021)


Fig 14  Photograph taken looking east, showing inside the Catering Centre
(MOLA photo, 03/06/2021)
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HILL2015DBA2 #161


Fig 16  Photograph taken looking east, showing the Duke of Northumberland’s River
(MOLA photo, 03/06/2021)
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Hi Sandy
 
This project that Stew Hoad created a WSI for back in 2022 (attached)  has come back online and the client has asked if any of the proposed trenches can be replaced with
the locations of GI investigations  for utilities to double up. We think that TR7 could be replaced with UT1 & 2, and the top half of TR 1 replaced with UT6.
 
 
I have attached the GI plan so you can see those locations.
 
Let us know what you think
 
Kind Regards
Dave
Dave Taylor (he/him/his) | Project Manager | 07841 340541 | dtaylor@mola.org.uk ​​​​

MOLA (Museum of London Archaeology) | 46 Eagle Wharf Road | London | N1 7ED | www.mola.org.uk

MOLA is a company limited by guarantee registered in England and Wales, company registration number 07751831, charity registration number 1143574. Registered office: Mortimer
Wheeler House, 46 Eagle Wharf Road, London N1 7ED. MOLA is registered as an organisation with the Chartered Institute for Archaeologists.
​
For information on how we use your data please see our Privacy Notice

P Before printing, please think about the environment

 

tel:07841%20340541
mailto:dtaylor@mola.org.uk
https://url.uk.m.mimecastprotect.com/s/_5QECMZ34s2RpwXH1unS8Hm-r?domain=mola.org.uk/
https://url.uk.m.mimecastprotect.com/s/uHXACNO34FZEYO7szC5SyRcso?domain=uk.linkedin.com
https://url.uk.m.mimecastprotect.com/s/5919COg34UN0D7ntjFLSGX7kt?domain=facebook.com
https://url.uk.m.mimecastprotect.com/s/GqJUCPj34s0oBjWsmHESxQvvj?domain=mola.us2.list-manage2.com
https://url.uk.m.mimecastprotect.com/s/6mcPCQk94tX3n2OFOIgSGs6ba?domain=mola.org.uk

	1 Introduction
	1.1 This Planning Statement has been prepared by Quod on behalf of Tritax London Logistics Fund (“TLLF”) in support of an application seeking full planning permission for the redevelopment of the former Gate Gourmet Catering base at 1071 Southampton R...
	1.2 The Site is located within the cargo area of Heathrow Airport and represents an opportunity to bring a vacant brownfield site back into active airport-related use.
	1.3 The Applicant has entered into an Agreement for Lease with Worldwide Flight Service Limited; a global air cargo, passenger and ground handling organisation. The core function of the proposed development will be for the receipt, build, security scr...
	1.4 The development represents a significant economic investment of circa £21m and will create in the region off 100 new jobs for people living within the borough. The proposals  improve the visual amenity of the Site, whilst also ensuring the operati...
	1.5 Pre-application engagement has been undertaken with London Borough of Hillingdon (hereafter referred to as “LBH” or the “Council”), Heathrow Airport property, planning and ground operations teams, as well as other key stakeholders.
	1.6 The purpose of this Planning Statement is to analyse the conformity of the proposals with the relevant planning policies of the adopted Development Plan, having regard to relevant material considerations.
	1.7 The remaining sections of this Statement are as follows:

	2 Factual Background
	2.1 This section of the Statement provides an overview of the factual background applicable to the proposals including a description of the Site and surrounding area, and an overview of relevant planning history details.
	2.2 The Site is located to the south of Heathrow Airport within the LBH.
	2.3 The Site is bound by Southampton Road East to the north, a multi-storey car park (MSCP) to the east, the Southern Perimeter Road to the south and Stansted Road to the west. The Site extends to approximately 5.6 acres.
	2.4 The Site was previously occupied by Gate Gourmet, who prepared and provided catering for consumption on British Airways aircraft. The Gate Gourmet building consisted of a single two storey industrial building, reaching approximately 13 metres in h...
	2.5 The siting of the building was dictated at that time by the presence of the Public Safety Zone for the cross wind runway (operational at that time) which cut across the south western part of the Site. The cross wind runway is no longer in use and ...
	2.6 This building has since been demolished in preparation for the redevelopment of the Site. The building slab remains, along with several small structures to the east of the Site.
	2.7 The Site is accessed from Southampton Road East to the north east, with a secondary entrance/exit to the south west off Stansted Road.
	2.8 The London Underground Piccadilly line tunnel passes across the north east corner of the Site, connecting Hatton Cross and Terminal 4 to the Central Terminal Area. Heathrow Express tunnel is located to the north and east, and does not cross the Si...
	2.9 The buildings in the immediate vicinity of the Site are industrial in style and of varying scales and heights. To the east is a modern five level multi-storey car park extending to approximately 15m in height. Immediately north of the car park and...
	2.10 To the west, beyond Stansted Road, are large warehouses occupied by Swissport Cargo Services and Dnata.
	2.11 To the north of the Site, beyond Southampton Road East and Sealand Road, situates the IAG World Cargo Campus, which comprises a series of cargo related buildings. The largest of which, the Ascentis building, is approximately 35m in height (six st...
	2.12 The wider area to the north and east is characterised by operational activities associated with Heathrow Airport, including Terminal 4 to the east. To the south, beyond the Southern Perimeter Road, the Duke of Northumberland’s River and Bedfont R...
	2.13 In summary, the Site is located to the south of Heathrow Airport and previously contained an industrial warehouse occupied by Gate Gourmet. This has recently been demolished. The immediate surrounding area represents the airport’s cargo hub and c...
	2.14 Prior to the Boundary Commission review in 1994, the Site fell within the administrative boundary of Spelthorne Borough Council - it then subsequently fell within the boundary of the LBH. Records from that time relating to the Site are unavailabl...
	2.15 Table 1 below summarises the planning history details for the Site based on the available online records.
	2.16 Details relating to the original erection of the building on the Site are not available.
	2.17 In November 2012 permission (Ref No: 51743/APP/2012/1781) was granted for a two storey extension to the south eastern corner of the building which was previously on the Site, comprising a net additional area of 1,596sqm (GIA).
	2.18 The Officer’s Report to Committee explains that in May 1990 Spelthorne Borough Council agreed that the following comprised permitted development (Ref: MISC/90/6/Air/C) “Erection of a building for use in connection with catering facilities for occ...
	2.19 In relation to the principle of the extension, the Officer’s Report concludes:
	2.20 No increase in car parking was proposed as it was anticipated that the existing provision could absorb any associated increase in vehicle numbers. The Officer’s Report notes that existing staff would either come to Site by public transport or par...
	2.21 In commenting on the impact of the proposal on the character and appearance of the area, the Officer’s Report to committee explains that the existing building’s curved roof “was a reflection of safeguarding constraints in existence at the time wh...
	2.22 Prior approval was secured in August 2022 to demolish the existing building. The demolition was undertaken in May 2025.
	2.23 Table 2 provides an overview of relevant planning history details on surrounding sites. A summary of the key elements is provided below.
	2.24 In November 2010 planning permission Ref No: 57331/APP/2010/2038 was granted on land immediately west of the Site (known as 520B Southern Perimeter Road) for “Rebuilding of an existing cargo transit shed with ancillary office accommodation” as a ...
	2.25 The application approved the rebuild of an industrial building in B1/B2/B8 use of approximately 7,600 sqm and 16m in height.
	2.26 The Officer’s Report to Committee explained that the proposed use of the building as a cargo transit warehouse was directly related to the operation of the airport and, accordingly, the proposal was considered to fully comply with UDP Policy A4.
	2.27 The Report found that given the context of the proposed building, in close proximity to buildings of similar and greater heights, the building would not be detrimental to the visual amenity of the street scene or this part of the airport.
	2.28 In August 2009 permission Ref No 65688/APP/2009/1274 was granted for a 240 bedroom, 6 storey hotel and two drive-through restaurants on land immediately west of the Site and south of the substation/vent shaft.
	2.29 The LBH’s online records do not provide a copy of the decision notice or Officer’s Report to Committee.
	2.30 The Applicant’s (Arora) Design and Access Statement states:
	2.31 In respect of the proposed drive-through restaurants, the Design and Access Statement explains their intention to serve on-airport employees primarily working at the Heathrow Airport Cargo Area. Although there are no other drive-through restauran...
	2.32 In March 2016 outline planning permission Ref No: 65688/APP/2016/94 was granted for the erection of a car park, for use by Gate Gourmet and British Airways Staff.  The Officer’s Report to Committee is not available online.
	2.33 Condition 10 limits the car park to 1,022 spaces and specifically to employees at Gate Gourmet and British Airways:
	2.34 This permission followed an earlier application (Ref No: 65688/APP/2015/142) submitted in January 2015 for a 9-storey car park on the site, comprising an additional 1,018 spaces for commercial use.  The application remains underdetermined.
	2.35 In addition, there remains an undetermined application (Ref No: 65688/APP/2018/1751) submitted in May 2018 for 4 additional levels on top of the existing car park.
	2.36 In September 2021 a section 96a application Ref No: 65688/APP/2021/2709 was approved for non-material amendments to Conditions 2, 3, 10 and 13 of planning permission ref 65688/APP/2015/142 (relating to the MSCP to the east of the Site) to allow t...
	2.37 In November 1996 permission Ref no: 50045A/95/1043 was granted for the redevelopment of the World Cargo Centre incorporating the erection of a new freight centre and three storey office building (comprising 88,838sqm of floorspace).
	2.38 In July 2005 permission Ref No: 50045/APP/2005/35 was granted for a 7,180sqm premium products cargo building and erection of a two tiered car deck to the east of the main IAG World Cargo building. A certificate of lawful development was secured i...
	2.39 In January 2017 permission Ref No: 50045/APP/2016/2081 consented the erection of a new 11,520 sqm cargo handling facility to meet demand for priority and temperature controlled freight services, to the east of the building approved in July 2005.
	2.40 The existing site accommodated 679 car parking spaces which the proposed development would replace. The application explained that 420 spaces would be relocated to the MSCP consented to the east of the Gate Gourmet site.  The remaining spaces wer...
	2.41 Condition 5 requires that the building be used only for purposes within Use Class B8.
	2.42 In December 2019 permission Ref No: 50045/APP/2019/3417 was granted for the demolition of an existing single storey structure known as the triangle building and erection of a 912sqm building that would link the New Premia building with the existi...
	2.43 In summary, the Site is located to the south of the airport, in an area predominantly used for cargo purposes. The IAG World Cargo Centre is located to the north, with numerous industrial sheds to the west. A MSCP bounds the Site to the east.
	2.44 Based on material available, it would appear that the building which was previously located on the Site was erected under permitted development powers in May 1990.  Permission was secured in November 2012 for a two-storey extension to the south e...
	2.45 The site to the east was previously consented for a hotel, but more recent permissions for a car park have resulted in the MSCP on site today.  A live application for a 4-storey extension to the car park remains undetermined. The car park is limi...
	2.46 The warehouse units to the west of the Site were originally delivered under permitted development rights, but the building immediately to the west was redeveloped under a permission secured in 2010 as a result of fire damage.

	3 Proposed Development
	3.1 The proposals comprise the demolition of the existing structures/building slab and the erection of a ‘Cargo Transit Shed’ for occupation by Worldwide Flight Service Limited; a global air cargo, passenger and ground handling organisation. The core ...
	3.2 The proposal consists of a single warehouse building orientated north/south through the central portion of the Site, with a service yard on both the eastern and western elevations. Access into the Site is retained to the northeast from Southampton...
	3.3 Alterations to the access junction include the tightening of the radius on the western side of the bellmouth and amended tactile paving. These adjustments will result in a reduced crossing width for those people crossing the bellmouth, and a more ...
	3.4 The proposed building operates over ground floor (extending to approximately 9,810sqm GIA), with an undercroft office/staff welfare at first and second floor levels, and plant above.  The warehouse reaches a max of circa 17.2 which is consistent w...
	3.5 The proposals comprise a flexible mix of Use Class B2 (General Industrial) and/or Use Class B8 (Storage or Distribution) floorspace, along with ancillary Class E(g) (Commercial, Business and Service). The building, along with associated structures...
	3.6 The proposal includes 10 on-site parking spaces; 4 for disabled users and 6 for visitors and operational users (i.e. Department for Transport or other airport related inspections) located to the north east via a dedicated access. Staff car parking...
	3.7 Covered shared cycle storage is provided with safe pedestrians routes connecting it to the main entrance.
	3.8 The existing trees beyond the Site to the south are unaffected and areas of soft landscaping are proposed to the north of the Site, creating an attractive green entrance area.
	3.9 Full details of the proposals are contained within the Design and Access Statement.

	4 Pre-application Engagement
	4.1 The application proposals are submitted following a period of consultation with LBH officers and key stakeholders. A summary of this pre-application engagement is provided below.
	4.2 The submission of this planning application has followed pre-application consultation with LBH officers.
	4.3 In October 2024, a formal request for pre-application advice was submitted to LBH which explained the approach to the proposed redevelopment of the Site. Feedback was obtained on a variety of matters including the principle of the use, flooding, t...
	4.4 Following a review of the feedback, amendments were made to the scheme in direct response to the comments received. These updates were set out in a ‘Response Schedule’ which was sent to LBH in February 2026, along with updated plans and other addi...
	4.5 During a meeting that took place on 19 February, Planning Officers noted that the updated proposals had responded positively to LBH’s previous comments. Officers considered that the proposed height, appearance and materiality of the building were ...
	4.6 It was queried whether the 280 car parking spaces provided within the adjacent MSCP were secured for the previous building that had recently been demolished. In a follow-up email to LBH, Quod confirmed that application ref. 65688/APP/2021/2709 had...
	4.7 In a follow-up meeting on 16 April, it was suggested by LBH that the existing MSCP parking arrangement should be altered to reduce the number of permitted spaces that can be used by business occupiers of the Site. In an email dated 27 April, it wa...
	4.8 No concerns were raised on any other aspect of the proposals. Written feedback is still awaited from LBH.
	4.9 Dialogue has been ongoing during the months leading up to submission of the application with a number of key stakeholders including:
	4.10 Overall, the engagement process undertaken by the Applicant has been comprehensive and an invaluable way of gathering information and feedback from the Council and other key stakeholders. The scheme has evolved in response to the feedback receive...

	5 Planning Policy and Guidance
	5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that planning applications should be determined in accordance with the development plan, unless material considerations indicate otherwise.
	5.2 The statutory development plan for the Site consists of the following:
	5.3 Material considerations include the National Planning Policy Framework (“NPPF”) (February 2025), National Planning Practice Guidance (“PPG”) and the Airports National Policy Statement (“ANPS”).
	5.4 LBH is currently gathering preliminary evidence and preparing initial technical documents to support a review of their Local Plan. The LBH issued a call for sites exercise that concluded on 24 June 2024 with a Regulation 18 consultation on the Loc...
	5.5 The Hillingdon Local Development Scheme suggests that consultation on the draft plan will take place in Q3/Q4 2026, with Examination starting in Q4 2027. Given the early stage of preparation, the emerging Local Plan cannot be afforded any weight i...
	5.6 This section is structured to provide a summary of the key policies within the development plan applicable to the redevelopment of the Site, as well as an overview of key material considerations.
	5.7 The London Plan was adopted in March 2021 and sets out the strategic planning framework for London within which individual Boroughs must prepare policies and against which major planning applications will be determined.
	5.8 Heathrow is identified in the London Plan as an Opportunity Area, with the capacity for 11,000 jobs and a range of opportunities to support the economic growth of London.
	5.9 London Plan Policy SD1 states that to ensure Opportunity Areas fully realise their growth and regeneration potential, the Mayor will provide support and leadership for the collaborative preparation and implementation of planning frameworks that se...
	5.10 The policy also requires that the Boroughs, through Development Plans and decisions, clearly set out how they will encourage and deliver the growth potential of Opportunity Areas and support development which creates employment opportunities and ...
	5.11 Policy GC5 (Growing a good economy) seeks to “conserve and enhance London’s global economic competitiveness and ensure that economic success is shared amongst all Londoners”.
	5.12 Policy E4 (Land for industry, logistics and services to support London’s economic function) requires the provision for the varied operational requirements of B use class.
	5.13 Policy T8 (Aviation) explains that the Mayor supports the role of the airports serving London in enhancing the city’s spatial growth, particularly within Opportunity Areas well connected to the airports by public transport and which can accommoda...
	5.14 Criteria H of Policy T8 states that development proposals relating to general and business aviation activity should only be supported if they would not lead to additional environmental harm or negative effects on health, nor impact on scheduled f...
	5.15 Heathrow is located within an Air Quality Management Area and the explanatory text to Policy T8 explains that any airport expansion proposals should not worsen existing air quality or contribute to exceedance of air quality limits, nor should the...
	5.16 Policy SI1 (Improving Air Quality) requires that development proposals should not lead to further deterioration of existing poor air quality. Development proposals in Air Quality Focus Areas (such as Heathrow) should demonstrate that design measu...
	5.17 Policy SI 2 of the London Plan states that major development should be net zero-carbon. This means reducing greenhouse gas emissions in operation and minimising both annual and peak energy demand in accordance with the energy hierarchy.
	5.18 London Plan Policies HC1, D3 and D4 state that development proposals should be thoroughly scrutinised by borough planning, urban design and conservation tools and that design quality should be maintained throughout the design process.
	5.19 Policy D14 states that in order to reduce, manage and mitigate noise to improve health and quality of life, residential and other non-aviation development proposals should mange noise through avoiding significant adverse noise impacts on health a...
	5.20 London Plan Policy G6 (2021) states that development proposals should manage impacts on biodiversity and aim to secure net biodiversity gain.
	5.21 The site is located within the Heathrow Archaeological Priority Zone and Policy HC1 states that development proposals affecting heritage assets and their setting should be sympathetic to the assets' significance and appreciation within their surr...
	5.22 Policy D12 of the London Plan (2021) requires the submission of a Fire Safety Statement for all major forms of development proposals.
	5.23 The designations of the Local Plan which are applicable to the Site are as follows:
	5.24 The Local Plan places importance on Heathrow Airport in terms of its contribution to the economy and provision of a key gateway as the UK’s only hub airport, as well as network rail connections. The vision for the Borough centres economic growth ...
	5.25 Policy E2 (Location of Employment Growth) states that much of the employment growth proposed for the Borough in the plan period will be directed towards suitable sites, including within the Heathrow Opportunity Area, with the Council seeking to a...
	5.26 Policy E3 of the Local Plan (Strategic Policies) sets out the strategy for Heathrow Opportunity Area. The policy explains that the Council will prepare a Local Development Document (“LDD”) for the Heathrow area to achieve the future growth set ou...
	5.27 Table 5.3 states that Heathrow is a crucial influence in attracting new investment to the area. The table indicates that the Council is supportive of the aspirations to deliver a programme of renewal at Heathrow, subject to no further expansion o...
	5.28 Policy DMAV2 of the Local Plan Part 2 indicates that development proposals within the boundary of Heathrow Airport will be supported where a number of criteria are satisfied, including that it is a use related to activities at the airport (which ...
	5.29 Policy DMT 7 controls freight development and states that proposals that generate a high number and/or intensity of transport and movements such as those relating to logistics and distribution or freight will be required to demonstrate that:
	5.30 In respect of the built environment, Local Plan Policy BE1 requires that all development  achieves a high quality of design, enhances the local distinctiveness of the area, contributes to community cohesion and a sense of place. Other requirement...
	5.31 Policy EM8 requires all major development within the AQMA to demonstrate air quality neutrality where appropriate and Policy DMEI 1 states that major developments in AQMAs must provide onsite provision of living roofs and/or walls or offsite cont...
	5.32 In respect of climate change, Policy DMEI 2 requires carbon emissions for Major development to be reduced in line with London Plan targets and to be designed to be able to connect to a Decentralised Energy Network if possible.
	5.33 Policy DEEI 10 requires the inclusion of sustainable drainage and water efficiency measures, and DMT1 states that development proposals will be required to meet the transport and servicing needs of the development and address its transport impact...
	5.34 Car and cycle parking should be provided in accordance with Appendix C which identifies a maximum car parking provision of 1 space per 50 – 100 sqm of gross floorspace for B1 uses (now Use Class E(g)) and 2 spaces plus 1 space per 50 – 100 sqm fo...
	5.35 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for England.
	5.36 Paragraph 7 of the NPPF sets out the presumption in favour of sustainable development. For decision-taking, this means approving development proposals that accord with an up-to-date development plan without delay.
	5.37 Paragraph 85 sets out that planning policies and decisions should help create the conditions in which businesses can invest, expand and adapt. It confirms that “significant weight” should be placed on the need to support economic growth and produ...
	5.38 Paragraph 86 states that planning policies should make the provision for:
	5.39 Similarly, Paragraph 87 Part B states that decisions should recognise and address the specific locational requirements of different sectors notably:
	5.40 The ANPS was adopted June 2018 and provides the primary basis for decision making on development consent applications for a Northwest Runway at Heathrow Airport.  It also acts as an important and relevant consideration in respect of applications ...
	5.41 The ANPS explains that air freight is important to the UK economy. Although only a small proportion of UK trade by weight is carried by air, it is particularly important for supporting export-led growth in sectors where goods are of high value or...
	5.42 The ANPS states that the importance of aviation to the UK economy, and in particular the UK’s hub status, has only increased following the country’s decision to leave the European Union. As the UK develops its new trading relationships with the r...
	5.43 The ANPS is currently being reviewed by the Secretary of State for Transport, alongside engagement with Heathrow Airport Limited. Any resulting proposed amendment to the ANPS will be subject to public consultation. However, this consultation is y...
	5.44 Overall, the Site is located within the Heathrow Opportunity Area which is to support the delivery of 11,000 jobs. Local Plan policy specifically supports development proposals at the Site for airport related uses such as air cargo transit sheds.

	6 Planning Considerations
	6.1 This section of the Statement provides an assessment of the proposals against the key policies of the Development Plan, having regard to relevant material considerations.
	6.2 The Site is located within the Heathrow Opportunity Area where the Local Plan and London Plan promote industrial and logistics development that creates employment opportunities.
	6.3 Policy DMAV2 of the Local Plan specifically supports airport related activity including air cargo transit sheds, flight catering, airport industry and warehousing, and airport maintenance subject to a number of criteria being satisfied, namely:
	6.4 The proposals seek the redevelopment of the Site into a new, modern Class B2 and/or Class B8 building for the receipt, build, security screen and dispatch of air cargo. This airport-related use is specifically supported by Policy DMAV2. In respect...
	6.5 With regard to the last criteria, a request for an Environmental Screening Opinion was submitted to LBH in October 2025. Following consideration of the screening, LBH confirmed that: “This urban development project on its own and in combination wi...
	6.6 The NPPF places “significant weight” on development that supports economic growth and productivity in particular in suitable locations, such as those near transport hubs and the strategic road network. The recent changes to the NPPF further emphas...
	6.7 The principle of a Class B2 and/or Class B8 warehouse at the Site for the proposed airport-related use is therefore fully supported by planning policy. Planning history records for the Site and adjacent sites reinforce the acceptability of the use...
	6.8 London Plan Policies HC1, D3 and D4, as well as Local Plan Policy DMHB 11 require new development to be designed to the highest standards and incorporate principles of good design.
	6.9 The Site previously contained a warehouse building and is surrounded by a collection of similar buildings that together present an industrialised character. The Site is viewed in the context of the MSCP building to the east and the 6 storey Ascent...
	6.10 The proposed heights and massing (up to circa 17.2m) are therefore well within the context of the surrounding area.
	6.11 There are no heritage or environmental designations that will be affected by the proposed development.
	6.12 The Grade II listed Stanwell Farmhouse is located approximately 80 metres to the south of the site and lies on the opposite side of the Duke of Northumberland's River and Longford River. Accounting for the separation distance, the context of the ...
	6.13 The nearest residential properties are located some distance to the south, beyond the southern perimeter road and river, and any limited views of the proposed development will be seen in the context of the larger IAG building to the north.
	6.14 The massing of the warehouse is positioned in a north-south direction, creating separation from the buildings to the east and west. The southern elevation of the building aligns with the neighbouring buildings, creating a consistent building line.
	6.15 The proposals respond appropriately to the adjacent context so that the building sits comfortably within its setting. This is further evidenced by the 3D visuals included at section 3 of the Design and Access Statement.
	6.16 Details of the proposed materiality of the building are included at section 3 of the Design and Access Statement. High quality materials, including steel and aluminium in contrasting colours add visual interest to the building and serve to break ...
	6.17 The roof design has been carefully considered, with an articulated two-barrel roof providing a ‘soft’ silhouette and extended eaves making reference to the Heathrow Terminal 5 building. The articulation of the roof creates an elegant form visible...
	6.18 The proposals do not impact the existing trees beyond the Site to the south and additional soft landscaping is proposed to act as a buffer from the adjacent roads. The landscaping design has been carefully considered to provide a functional setti...
	6.19 National, regional and local planning policy seeks to ensure that there are no unacceptable impacts on highways. The application is supported by a Transport Statement which assesses the proposals against their contribution to traffic generation a...
	6.20 In respect of trip generation, conversations have been held with the prospective occupiers to understand the potential activity. This has taken into account airport related activity as well as staff shift patterns from a nearby site. The Transpor...
	6.21 A revised access arrangement has been designed following feedback from LBH. This allows for up to five HGVs to be queuing on approach to enter the Site and provides sufficient stacking space without leading to blocking of the car park access, not...
	6.22 Car parking for the existing Site is served from 280 spaces within the MSCP to the east. The extant planning permission for the car park (as amended by application ref 65688/APP/2021/2709) specifically allows for up to 280 spaces to be used in co...
	6.23 Six disabled bays will be provided by the main entrance, located so that they reduce the walking distance to the building compared to the MSCP. The other four bays are provided for operational requirements associated with the facility, e.g. borde...
	6.24 It is proposed to provide a total of 24 long-stay cycle parking spaces and 12 short-stay spaces, in line with London Plan standards. For long-stay provision, 18 of the spaces would be in the form of two-tier racks, with the remaining six provided...
	6.25 Ingress and egress utilises existing points of access, with clearly demarked circulation across the Site. Minor adjustments are proposed to the main access junction off Southampton Road East which will improve pedestrian connectivity and also inc...
	6.26 All roads within the airport are owned and operated by Heathrow Airport Limited and, as such, the implications of any development on the airport road system are for Heathrow Airport Limited to assess. Pre-application engagement has been undertake...
	6.27 The Site and surrounding area can be accessed by various public transport modes, including via the Central Terminal Area (bus and rail) and Hatton Cross London Underground station, and is well connected in the wider pedestrian and cycle network.
	6.28 The planning application is accompanied by an Outline Travel Plan and Construction Management Plan detailing transport measures to minimise staff vehicle trips to the Site and the construction programme of the development respectively.
	6.29 In light of the above, the proposals will not have any detrimental impact on the surrounding road network, and are well served by public transport facilities. The development proposals are therefore acceptable in transport terms and align with re...
	6.30 Policy SI 1 states that development proposals must be at least air quality neutral.  Development should use design solutions to prevent or minimise increased exposure to existing air pollution and make provision to address local problems of air q...
	6.31 Heathrow is located within an Air Quality Focus Area where proposals should demonstrate that design measures have been used to minimise exposure to poor air quality.
	6.32 The policy requires development proposals to ensure that where emissions need to be reduced to meet the requirements of air quality neutral or to make the impact of development on local air quality acceptable, this is done on-site. Where it can b...
	6.33 An Air Quality Assessment has been submitted in support of the application which demonstrates that the proposals comply with the relevant policy and guidance tests.
	6.34 London Plan Policy SI 2 requires major development proposals (+1,000sqm) to be net zero carbon, which means reducing greenhouse gas emissions in operation and minimising both annual and peak energy demand in accordance with the energy hierarchy.
	6.35 In line with the London Plan and Heathrow’s Cargo Strategy, the proposals contain various sustainability initiatives to reduce the development’s carbon footprint. As set out in the Energy and Sustainability Statement, these sustainability feature...
	6.36 Other passive design features include energy efficient lighting, submetering of relevant areas, upgrading of ‘U’ values and occupancy sensing in relative areas.
	6.37 To reduce the energy demand of the development as well as help to conserve water resources within the local area, it is anticipated that the fit-out works will provide for sanitary fittings which will be water efficient through measures such as d...
	6.38 In addition, the development will encourage sustainable transport. The Site benefits from good public transport accessibility, and dedicated cycle storage will be provided to promote active travel and reduce reliance on private vehicles.
	6.39 The incorporation of these energy and sustainability measures allows for the proposed development to be deemed sustainable and compliant with local, regional and national policy.
	6.40 The Site is bordered by commercial development within Heathrow Airport and as a result the redevelopment of the Site will not impact such neighbouring uses in terms of overlooking or overshadowing.
	6.41 There are no residential properties in close proximity to the Site, with the nearest residential properties located approximately 225m to the south separated by the Southern Perimeter Road, Duke of Northumberland River Longford River and Bedfont ...
	6.42 Notwithstanding this, a Noise Assessment has been prepared as requested by LBH. This confirms that noise from the proposed development will be within acceptable levels at the nearest noise sensitive properties.
	6.43 The Site is within the Heathrow Archaeological Priority Zone, a designated area of archaeological interest particularly (but not exclusively) for pre-roman remains.
	6.44 A Desk-based Assessment (DBA) accompanies the application, along with a Written Scheme of Investigation (WSI). These were prepared in 2022 when the proposals were still in the development stage to ensure early consideration of archaeological pote...
	6.45 The DBA considers that the Site has moderate to high potential for prehistoric remains and a moderate potential for agricultural remains dating to the late medieval and post medieval period, with low potential for all other periods. Archaeologica...
	6.46 The WSI sets out the methodology for these investigations which comprise the excavation of seven archaeological trenches within the Site. Once complete, the results of the investigations will inform a mitigation strategy for any archaeological re...
	6.47 The DBA and WSI were shared with GLAAS in 2022 who gave agreement to the proposed WSI. The content of these documents remains consistent with the proposals and as such they were re-issued to GLAAS in January 2026. GLAAS confirmed via email on 7 J...
	6.48 It is anticipated that a condition will be attached to the permission which requires the archaeological investigation to be carried out in accordance with the WSI prior to below-ground works commencing on Site.
	6.49 Policy DMAV 1 of the Local Plan seeks to ensure the safe operation of Heathrow Airport and states that the Council and will consult with the airport operator on proposals in the safeguarded areas.
	6.50 As set out at section 4 of this Statement, the proposals have been developed alongside close engagement with Heathrow Airport Ltd to ensure that the operation of the airport is not impacted detrimentally. In addition consultation has been underta...
	6.51 The Aviation Impact Assessment considers that the proposal will have a low impact with respect to aviation activity at Heathrow Airport. The proposed development is not predicted to significantly impact the radar and communication navigation and ...
	6.52 The Solar PV Glint and Glare Study assesses the potential effects of glint and glare from the proposed rooftop solar PV upon aviation activity associated with the airport. The Study concludes that solar reflections are not predicted to be geometr...
	6.53 A Wildlife Hazard Plan has also been prepared by Bird Strike Management Ltd. This reviews  likely attractants, along with commitments to design modifications and the implementation of bird management actions to manage bird attraction that could b...
	6.54 The design of the scheme has been developed cognisant of this Plan and implementation of the remaining recommended bird management actions will ensure that no additional flight safety risk arises from this development.
	6.55 When taken together, these documents evidence that the proposals will not have any detrimental impacts on the operation of the airport in accordance with Policy DMAV 1.
	6.56 As part of the Environment Act 2021, applicable planning applications need to demonstrate that they will deliver biodiversity net gain of at least 10%. There are however exceptions to this requirement if the development proposals don’t meet the s...
	6.57 A BNG Technical Note has been prepared by MKA Ecologists following a site survey. This confirms that the Site comprises developed land which is sealed surface with contains no additional habitats. As this habitat type has very low distinctiveness...
	6.58 Nevertheless, London Plan Policy G6 (2021) aims for all developments to secure net biodiversity gain and Policy DMEI 7 of the Local Plan states that the design and layout of new development should retain and enhance any existing features of biodi...
	6.59 Soft landscaping is limited by the operational requirements of the industrial use, and airport safeguarding constraints which include avoiding planting types which may attract birds to the Site. However, an area of landscaping is proposed to the ...
	6.60 Given the Site has been subject to potentially contaminative activities related to Heathrow Airport, a Preliminary Risk Assessment has been undertaken, consisting of a desk study to assess the potential for contaminant sources. The desk study was...
	6.61 The report considers there to be a Low to Moderate risk to end users from contaminants within shallow soils and from hazardous ground gas. The Duke of Northumberland’s River and Longford River to the south of the Site are considered likely to be ...
	6.62 A series of recommendations are proposed to address the identified risks. These include intrusive investigations and geotechnical testing and sampling, followed by the preparation of a remediation strategy should this be deemed necessary. It is a...
	6.63 Policy EM6 of the Local Plan states that applicants must demonstrate that Flood Risk can be suitably mitigated and Policies DMEI 9, DMEI 10 and DMEI 11 seek to ensure that new development incorporates appropriate measures to mitigate against any ...
	6.64 The Site lies within Flood Zone 1 and is at a low risk of flooding, however given the size of the Site, which exceeds 1ha in area, a Flood Risk Assessment (FRA) is required. A Drainage Strategy is also required that gives priority to the inclusio...
	6.65 The FRA and Drainage Strategy have been prepared by Bayham Meikle. The FRA demonstrates that all types of flood risk at the Site are either Very Low or Low, save for groundwater risks which are Low/Moderate. The assessment considers that the only...
	6.66 A Drainage Strategy has been developed to address this risk, which includes design mitigation in the form of attenuation storage, permeable paving and Flow Control. The proposed surface water system will discharge to cater for 1 in 100 year plus ...
	6.67 As the existing Site previously had no flow control measures or attenuation storage, the addition of these improvements will mitigate surface water runoff and prevent flooding of the Site in accordance with the policy tests set out within the Loc...
	6.68 The development is classed as Less Vulnerable usage, and the proposed development is in Flood Zone 1 and meets the sequential test and therefore an exception test is not required.
	6.69 Policy D12 of the London Plan (2021) requires the submission of a Fire Safety Statement for all major forms of development proposals.
	6.70 A Fire Statement has therefore been prepared by OFR which demonstrates how the proposals respond to the requirements of London Plan Policy D12 while also aligning with the principles of Schedule 1, Part B (Fire Safety) of the Building Regulations...
	6.71 The Statement considers means of escape, passive and active fire safety, and access and facilities for firefighting. It is confirmed that the proposals provide a design in line with Policy D12, as well as Policy D5(B5) of the London Plan. Further...
	6.72 The application is supported by an Arboricultural Impact Assessment which demonstrates that all trees are retained and that measures will be in place to ensure trees are protected during construction activities.
	6.73 In summary, the application proposals for the redevelopment of the Site for airport-related Class B2 and/or B8  with ancillary Class E(g) are fully supported by adopted planning policy as well as material considerations and are the consistent wit...
	6.74 The design and layout of the emerging proposals is consistent with the airport related industrial/commercial character of the surrounding area, and of a height/massing, form and materiality that is reflective of the immediate context.
	6.75 The proposals accommodate onsite car parking for visitors, disabled and operational users, with staff parking available within previously consented and secured car parking spaces in the adjacent MSCP. Having regard to the nature of the proposed u...
	6.76 The proposals will not cause any impact to neighbouring uses, with the nearest residential properties located 225m to the south beyond road and river infrastructure. Furthermore, the proposals provide a positive response to all other relevant tec...

	7 Conclusion
	7.1 This Planning Statement describes the proposals for the redevelopment of 1071 Southampton Road East to provide a replacement modern warehouse for use as a cargo transit shed for occupation by a global air cargo, passenger and ground handling organ...
	7.2 As explained within this Statement, adopted policies of both the London Plan and LBH support the redevelopment of the Site for airport related purposes, noting its location adjacent to Heathrow Airport as well as the strategic road network. The pr...
	7.3 The proposals represent a significant investment in the borough and will enable economic benefits to be delivered to a currently vacant and under-utilised brownfield site, as well as the generation of circa 100new employment opportunities.
	7.4 Pre-application engagement with LBH, Heathrow Airport Limited and other key stakeholders has informed the proposals, ensuring the relevant airport safeguarding requirements are met, and that the proposals are consistent with all relevant adopted p...
	7.5 In accordance with the NPPF, the proposals should be approved without delay.


