
 

 
 
 
 
 
 
 
 

Planning Statement 
 
 
 

Ainscough Crane Hire Site, 84 Swallowfield Way, Hayes, London, UB3 1DQ 
 
 
 

The demolition of existing structures and redevelopment for Use Classes 
E(g)(iii), B2 and B8 (applied flexibly) including hard and soft landscaping, 

servicing and associated works. 
 
 

May 2023 
 
 
 



 

 

 
 
 
 
 
 
 
 

Planning Statement 
 

Ainscough Crane Hire Site, 84 Swallowfield Way, Hayes, London, UB3 1DQ 
  
 
 

 The demolition of existing structures and redevelopment for Use Classes  
E(g)(iii), B2 and B8 (applied flexibly) including hard and soft landscaping,  

servicing and associated works. 
 
 
 
 

 
 
 

Project Ref: 34460/A5/P1/EJ/SO 34460/A5/P1/EJ/SO 

Status: Draft Final 

Issue/Rev: 01 01 

Date: May 2023 May 2023 

Prepared by: Edward Jones Edward Jones 

Checked by: Gareth Pritchard Gareth Pritchard 

Authorised by: Gareth Pritchard Gareth Pritchard 
 
 
 
 
 
Barton Willmore, now Stantec 
3rd Floor 
50-60 Station Road 
Cambridge  
CB1 2JH 
 
Tel: 01223 882000      Ref:  34460/A5/P1/EJ/SO 
        File Ref: 34460.A5.PS.EJ 
        Date:  May 2023 
 
 
COPYRIGHT 
 
The contents of this document must not be copied or reproduced in whole or in part 
without the written consent of Barton Willmore, now Stantec. 
 
All our stationery is produced using recycled or FSC paper and vegetable oil based 
inks. 



   

 

CONTENTS 
 

1.0 Introduction 

2.0 The Application Site and Surroundings 

3.0 Planning History 
4.0 Application Proposals 

5.0 Planning Policy Context 

6.0 Assessment of Application Proposals 

7.0 Conclusions 

 

 

APPENDICES 
 

Appendix 1: Site Location Plan 
Appendix 2: Written Pre-application Formal Response  

 

 



Introduction 

34460/A5/P1/EJ/SO Page 1 May 2023 

1.0 INTRODUCTION 
 

1.1 This Planning Statement has been prepared by Barton Willmore, now Stantec, in support 

of a planning application made by Wrenbridge (FRELD Hayes) LLP (the ‘Applicant’) to 

redevelop ‘the Site’ known as the Ainscough Crane Hire Site, 84 Swallowfield Way, Hayes, 
London, UB3 1DQ (Appendix 1) to provide flexible E(g)(iii), B2 and B8 uses with ancillary 

offices. The development included car parking, landscaping, means of enclosure, access 

and servicing arrangements.  

 

1.2 The Site was acquired by Wrenbridge (FRELD Hayes) LLP in April 2023 and this Planning 

Statements forms a suite of documents in support of a full planning application on the 

Site.     

 
1.3 The Site has been previously developed and currently comprises of predominantly hard 

standing outdoor storage. Existing built form on the Site is limited to 1,108sq m (GIA) 

including a modular office block, detached store and vehicle maintenance unit. The 

existing accommodation on Site supports the ongoing operations of the crane hire and 

maintenance facility. The proposal provides an opportunity to intensify the Site for 

employment uses in accordance with National, Regional and Local Planning Policy, 

creating new jobs and boosting economic productivity.   

 
1.4 The proposal comprises one building which is split into four units of varying sizes ranging 

from 1,379sq m to 2,272sq m. A total of 7,439 sq. m (GIA) is proposed with 5,720sq. m 

at ground floor level and an ancillary office provision totalling 861sq. m at first floor level, 

representing over 15% of the total floorspace. A further 858sq. m is provided across the 

units through first floor mezzanines. The increased provision of office floorspace has been 

combined with extensive glazing along the western elevation. This glazing wraps around 

the north and southern elevations and provides an active, high-quality frontage across 

the service yards and Swallowfield Way.  
 

1.5 Full details of the proposed development can be seen in Section 6.0 of the accompanying 

Design and Access Statement prepared by CMP Architects.  

 

1.6 Vehicular access to the Site is taken from an existing access from Swallowfield Way which 

serves a private internal road. Each unit is accessed from the spine road which has been 

fully tracked as part of the submitted documentation. Each unit benefits from an 

independent service yard including security features such as gates and fences. Refuse 

and recycling areas, accessible parking spaces, car parking spaces and cycle parking is 
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all provided within each of the associated yards. Loading doors are also provided into 

each unit as part of the proposal.   

 
1.7 Further details are set out later in this Planning Statement however in total the scheme 

provides 61 car parking spaces and 24 cycle parking spaces. 20% of the parking spaces 

have active EV provision with a further 80% passive provision for future demand. 

Landscaping is significantly enhanced across the Site with a large biodiversity net gain of 

53.96% in habitat units and 66.54% in hedgerow units. The proposal creates an active 

and improved street scene along Swallowfield Way.    

 

1.8 The proposed scheme encourages a shift towards more sustainable modes of transport. 

Cycle shelters with green roofs, shower facilities and changing rooms have all been 
included in the design to encourage more sustainable modes of transport. A separate 

pedestrian access is taken adjacent to the existing vehicular access with footpaths 

provided across the Site to ensure a safe and suitable separation between pedestrians 

and vehicular movements.  

 

1.9 The buildings will be high-quality; designed and constructed to a modern standard with 

glazing to the office space along the active frontage with Swallowfield Way and the yards 

to the west. A mixture of cladding treatments breaks up the massing of the buildings and 
add visual interest. 

 

1.10 A comprehensive, high quality landscaping scheme has been prepared, this includes the 

strengthening of existing soft landscaping, introducing new amenity planting and 

enhanced understorey woodland planting; the landscaping scheme has been prepared in 

conjunction with the ecology consultant to ensure that opportunities to maximise 

biodiversity gains will be achieved. The proposed landscaping significantly enhances the 

Site along Swallowfield Way.   
 

1.11 The proposal has also been shaped following a pre-application discussion with officers 

and a written response (please refer to Appendix 2). The scheme has taken onboard 

comments received from officers.  

 

1.12 The applicant has excellent market knowledge and has carried out a number of similar 

schemes across the country. The applicant has a very strong track record of delivering 

high quality, flexible commercial floorspace to meet the needs of the market and the 
modern occupier.  This includes a recent development at Stonefield Close, Ruislip which 

is fully occupied.   
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1.13 This proposal has been informed by a wide range of technical assessments including; 

transport, flood risk and drainage, landscaping, noise, air quality and ecology. The 

development constitutes sustainable development and a BREEAM score of ‘Outstanding’ 
and EPC A+ is achieved. 

 

1.14 This document briefly describes the Site and its surroundings, the planning history and 

the proposed development. It then reviews the current planning policy situation and sets 

out how the scheme is considered to comply with relevant Development Plan Policy and 

other material considerations.  
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2.0 THE APPLICATION SITE AND SURROUNDINGS 
 

2.1 The Site is located within an area of Hayes characterised by predominantly industrial and 

logistics uses, recognised as being a vital sector in supporting London’s economy at both 

a local and regional level.    
 

2.2 The Site itself is positioned on the Hayes Industrial Estate, an existing well established 

industrial area of London. The Site is just 15 miles west of Central London and 3 miles 

north of Heathrow Airport. Swallowfield Way is accessed via the A437 which provides 

excellent connectivity to the M4 motorway via junction 3 and 4. Approximately 5 miles 

west along the M4 is junction 15 of the M25 and this provides access to the wider strategic 

road network. 

 
2.3 The Site also benefits from good rail connectivity with the Hayes & Harlington Station 

located 1.1 miles to the east. The railway line offers excellent links towards Reading, 

Heathrow Airport and Central London. The station is served by Great Western Rail and 

the recently opened Elizabeth Line (June 2022) which has been a catalyst for sustainable 

development in the area including improvements to local amenities. 

 

2.4 The Site is brownfield land and currently used as an established employment site for B8 

Storage and Distribution uses. The Site is designated within the Hayes Industrial Area, a 
Strategic Industrial Location (SIL) in the adopted London Plan and Hillingdon Local Plan. 

The Hillingdon Local Plan divides SILs into Preferred Industrial Locations (PIL) and 

Industrial Business Parks (IBP). The Site is located within a PIL, which is defined as being 

suitable for general industrial, light industrial and warehousing uses in the Local Plan.  

 

2.5 The Site extends to 1.18 hectares (ha) and is one distinct parcel of land. The Site is bound 

by existing Industrial units to the East, the multi-track railway to the south and areas of 

outdoor open storage to the west. Swallowfield Way runs along the northern boundary of 
the Site with an area of existing landscaping which will be retained and enhanced as part 

of this application. Swallowfield Way is a dead-end road to the west so any traffic along 

this road is predominantly limited to movements associated with the existing employment 

uses along the road.  

 

2.6 Although industrial in nature a designated heritage asset is located to the north of the 

Site; Stockley Park:  Business Park Phases I and II, and country park and golf course — 

Grade II Registered Park and Garden. A Heritage Statement has been prepared to 

accompany this application and ensures no impacts on this designated asset.   
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2.7 The Site falls within Flood Zone 1 (low probability of flooding) and the proposed uses are 

classified as ‘less vulnerable’.  

 
2.8 Moreover, the Site is not within an environmental designation area and it is therefore 

considered to be free of constraints which would prevent its redevelopment. 
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3.0 PLANNING HISTORY 

 

3.1 The Site is previously developed brownfield land and is currently utilised as a crane hire 

storage and maintenance facility. We believe this operates under a B8 Use Class.    

 
3.2 We have reviewed the Councils Planning Application Search Portal and the planning 

history on the Site is limited. The most recent application which includes part of the Site 

relates to the Crossrail works (Ref: 1101/APP/2018/1724).  

 

3.3 There are no previous applications on the Site which are considered to impact the ability 

to redevelop the Site for the proposed uses. 
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4.0 APPLICATION PROPOSALS 
 

4.1 The proposal is to provide a single building which will be split into four units of varying 

floorspace. In total, the proposal will provide 7,439 sq. m (GIA) of accommodation. Full 

details can be seen on the accompanying Proposed Site Plan (H067-CMP-SI-ZZ-DR-A-
00100_p12) and this is summarised in the table below.  

 

4.2 The proposal seeks approval for the following description of development: 

 

“The demolition of existing structures and redevelopment for Use 

Classes E(g)(iii), B2 and B8 (applied flexibly) including hard and 

soft landscaping, servicing and associated works.” 

 

Unit 
Haunch 
Height 
(m) 

Max Height 
(m) GIA (sq. m) 

Car 
Parking 
Spaces  

Cycle 
Parking 
Spaces 

1 12.5m 15.7m Ground 
Floor 

1,521 13 6 

First Floor 

Ancillary 

Office 

226 

First Floor 

Mezzanine 

313 

Total 2,060 

2 12.5m 15.7m Ground 

Floor 

1,078 

 

12 6 

First Floor 

Ancillary 

Office 

156 

First Floor 

Mezzanine 

145 

Total 1,379 
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3 12.5m 15.7m Ground 

Floor 

 

1,349 14 6 

First Floor 

Ancillary 

Office 

202 

First Floor 
Mezzanine 

177 

Total 1,728 

4 12.5m 15.7m Ground 
Floor 

1,772 
 

22 6 

First Floor 

Ancillary 

Office 

277 

First Floor 

Mezzanine 

223 

Total 2,272 

Total:   7,439sq m 61 

(1:122) 

24 

 

4.3 The principle of development for flexible E(g)(iii) Light Industrial, B2 Manufacturing and 

B8 Storage and Distribution Use Classes has been supported in the Councils written pre-

application response (Appendix 2) dated 4th April 2022.  

 

4.4 Each unit will be delivered as clear height, open shell space, providing a high level of 
flexibility for an end occupier. As a speculative scheme it is vital to ensure each unit 

remains attractive to a range of businesses and occupiers. Allowing the space to be fitted 

outed out in response to changes in economic conditions is a key factored and the 

importance of this has been emphasised further by the recent Covid-19 pandemic.  

 

4.5 The proposal provides a higher percentage of office accommodation when compared to 

similar schemes of this nature. The increased ancillary office space allows for a wide 

range of jobs and skills including management operations. This demonstrates our client's 
intentions to target an occupier employing a higher number of employees with a varied 

skill base ensuring it responds positively to the local economy. Office-based roles are 

increasingly co-locating alongside production and logistics uses as it is convenient for 

these people to be closer to the operations they control and analyse. Research also 
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suggests that for every 10 new warehousing jobs created, another 7 to 12 jobs are created 

offsite across the wider supply chain. 

 
4.6 The Industrial and Logistics Sector can play an important role in providing a variety of 

jobs to suit different skill sets and bring people back into work who have previously lost 

jobs in other sectors of the economy as a result of the Covid-19 pandemic and economic 

uncertainty.   

 

4.7 The application proposes 61 parking spaces, 20% of which will benefit from active EV 

charging provision with the remaining 80% having passive provision for future flexibility. 

One car parking space in each unit will also be marked up to accommodate two cargo 

bikes, providing flexibility should these be demanded by an end occupier. Each unit also 
has accessible parking bays. Parking is located within the service yard, to the west of the 

building. Secure cycle shelters are also incorporated into the car parking area and will 

benefit from green roofs for biodiversity benefits. 

 

4.8 The single vehicular access point is taken from Swallowfield Way which is already an 

established access point into the Site, this is a fixed point as the access must remain open 

to serve adjacent developments. This provides direct vehicle access into an internal road 

which will then serve the four units independently. Units 1, 3 and 4 provide 2 HGV loading 
doors while the smaller unit 2 provides one loading door.  

 

4.9 Pedestrians and cyclists access is taken from a separate access from Swallowfield’s way.  

 

4.10 The service yard has a 3.5m high acoustic fence wrapping around part of the service yard 

and parking to Unit 4. The location of the acoustic fence is defined on the submitted 

Proposed Site Plan H067-CMP-SI-ZZ-DR-A-00100_P12. The fence will have climbers along 

the southern elevation, facing the proposed scheme. The proposed acoustic fence has 
been informed by an Acoustic Assessment submitted in support of the application.  

 

4.11 We are seeking unrestricted 24/7 hours of operation across the Site. 
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5.0 PLANNING POLICY CONTEXT 
 

5.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states that; 

 
“If regard is to be had to the development plan for the 
purpose of any determination to be made under the 

planning Acts the determination must be made in 

accordance with the plan unless material considerations 

indicate otherwise.” 

 

5.2 The Statutory Development Plan for the London Borough of Hillingdon consists of: 

 

• Part 1 Strategic Policies (November 2012); 

• Part 2 Development Management Policies and Site Allocations and Designations 

(January 2020); and 

• The London Plan 2021. 

 

5.3 In addition to the above, there are a number of other material considerations which 

include: 

 

• The National Planning Policy Framework (NPPF) (2021); 

• National Planning Practice Guidance; and 

• Relevant Local and London Supplementary Planning Documents. 

 

Regional Policy – The London Plan  
 

5.4 The London Plan was adopted in March 2021 and provides the spatial planning framework 

for the Greater London Area, in which the Site is located. The proposal has given careful 

consideration to the plan and several key policies have been considered in putting 

together this proposal. 

 

5.5 Policy E4: Land for industry. Logistics and services to support London’s economic function 

requires a sufficient supply of land and premises across London to meet current and future 
demands. This includes making provision for uses including flexible E(g)(iii) (formally 

B1(c)), B2 and B8 hybrid space.  

 

5.6 Policy E5: Strategic Industrial Locations (SIL) – The Site is identified as being within a 

SIL and therefore this policy applies. The policy seeks to protect sites covered by SIL 
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designations but also to intensify them through co-location and ensuring that surrounding 

developments do not compromise the businesses ability to operate on a 24-hour basis.  

 
5.7 The intensification of such sites flows into Policy E7: Industrial Intensification, Co-location 

and Substitution – this requires proposals to be proactive and encourage the 

intensification of Use Classes E(g)(iii), B2 and B8 by doing the following:  

 

• Introducing smaller units; 

• Multi-storey schemes; 

• Basements; 

• More efficient use of land through higher plot ratios, having regard for yard space 

requirements and transport network impacts.  

 

5.8 Policy E2: Providing suitable business space – considers the size of units to be provided 

for B-Class units, and seeks to secure a range of different sizes to meet the demands of 

micro, small and medium-seized enterprises.  

 
5.9 Policy SI 1: Improving Air Quality – requires developments to prevent a deterioration in 

air quality to create unacceptable air quality risks. Developments are therefore required 

to be air quality neutral as a minimum. 

 

5.10 Policy SI 2: Minimising Greenhouse Gas Emissions – Major developments should be net-

zero carbon, and will be required to submit a detailed energy strategy showing how the 

zero-carbon target will be met within the energy hierarchy. A minimum of 35% beyond 

building regulations in greenhouse gases is required as well as a 15% requirement of the 
35% being through energy efficient measures. If it cannot meet these targets, then cash 

payments will be required. However, this will only be accepted with a strong and clear 

rationale as to why the targets cannot be achieved on the Site. Major developments will 

also be required to calculate and minimise carbon emissions from plant and machinery.  

 

5.11 Policy SI 3: Energy Infrastructure – requires major development within Heat Network 

Priority Areas to have communal, low temperature heating systems. Any development of 

the Site would likely need to show how it could fit / plug into a wider heat network in the 
future.  

 

5.12 Policy SI 5: Water Infrastructure – Commercial developments are required to achieve a 

minimum of BREEAM Excellent for Wat 01 category.  
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5.13 Policy SI 6: Digital Connectivity Infrastructure – Developments are required to ensure 

they are future proofed for full fibre and mobile connectivity.  

 
5.14 Policy SI7: Reducing Waste and Supporting the Circular Economy – Requires 

developments to conserve resource, reduce waste and increase material re-use.   

 

5.15 Policy G1: Green Infrastructure – Requires development proposals to identify how they 

will integrate into London’s wider green infrastructure network. The post-amble to the 

policy outlines the role of street trees and green roofs in assisting with this.  

 

5.16 The flows into policy G5: Urban greening – This requires major developments to contribute 

to the greening of London by including it as a fundamental element of Site and building 
design. Measures such as green walls and roofs are specifically mentioned in the policy. 

Urban Greening Factor calculations have been run to identify how much urban greening 

is achieved on the Site.  

 

5.17 Policy G6: Biodiversity and Access to Nature – Requires a biodiversity net gain to be 

achieved. 

 

Local Planning Policy 
 

Loca l  P lan  P ar t  1  -  S t ra teg i c  P o l i c ies  (N ovem ber  2012 )  
 

5.18 Policy E1: Managing the Supply of Employment Land – identifies that the Council will 

accommodate growth by protecting Strategic Industrial Locations (SIL) with Policy E2 

demonstrating the intention to accommodate 9,000 new jobs across the plan period, SILs 

are seen as a key contributor in meeting these targets. 

 
5.19 Policy HE1: Heritage – requires proposals to conserve and enhance Hillingdon’s distinct 

and varied environment including registered parks and gardens.  

 

5.20 Policy BE1: Built Environment – aims to ensure all new development improves and 

maintains the quality of the built environment. This includes achieving a high-quality 

design, improving environmental quality and maximising opportunities.  

 

5.21 Policy EM1: Climate Change Adaption and Mitigation – ensures climate change mitigation 
is addressed at every stage of the development process by promoting a modal shift to 

more sustainable modes of transport, ensuring suitable development densities and 

maximising low carbon, sustainable initiatives.  
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5.22 Policy EM6: Flood Risk Management – focuses new development away from Flood Zone 2 

and 3 in accordance with the National Planning Policy Framework. All Developments 

should utilise SUDs, unless it can be demonstrated this is not viable. 
 

5.23 Policy EM8: Land, Water, Air and Noise – requires all major development within AQMAs 

to be Air Quality Neutral and financial contributions may be sought if necessary.  

 

5.24 Policy T1: Accessible Local Destinations – demonstrates the Council will steer development 

to the most appropriate locations in order to reduce the impact on the transport network. 

Improved access to walking and cycling is encouraged.  

 

Loca l  P lan  P ar t  2  -  Deve lopm ent  M anagem ent  P o l i c i es  and  S i t e  A l loca t i ons  and  
Des ignat ions  
 

5.25 Policy DME1 supports employment proposals in SILs and PILs for E(g)(iii), B2 and B8 

Uses.  

 

5.26 Chapter 5 of the Development Management Policies considers the Historic and Built 

Environment. This chapter incudes Policies DMHB1, 2 and 8 which consider built heritage 

assets and registered park and gardens. The policies ensure development proposals do 
not cause detrimental harm to designated assets.   

 

5.27 Policy DMHB10 requires proposals for high buildings to demonstrate how they respond to 

the local context and integrate with the surrounding area. DMHB 11 and 12 provide further 

guidance on the design of proposals to ensure the highest standards are met and follow 

the principles of good design. There is no specific definition of a ‘high building’.  

 

5.28 Chapter 6 seek to ensure environmental protection and enhancement. Policies DMEI 1 
and 7 specifically relate to biodiversity enhancements and techniques to maximise the 

potential for BNG on Site. DMEI 14 requires proposals to be ‘Air Quality Neutral’ to ensure 

they contribute towards national air quality objectives for pollutants.  

 

5.29 Chapter 8 considers Transport and Aviation with policy DMT 1 managing transport 

impacts. Accessibility to public transport, walking and cycling should all be considered. A 

Transport Assessment and Travel Plan is required to demonstrate compliance with this 

policy.  
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Loca l  P lan  P ar t  2  –  S i t e A l l oca t i ons  and  Des ignat i ons    
 

5.30 Chapter 4 of the Site Allocations and Designations Plan looks at Rebalancing Employment 
Land. Policy SEA 1: Strategic Industrial Locations – in accordance with the London Plan, 

will promote, manage and protect SILs across the Borough with the Hayes Industrial Area 

also designated as a Preferred Industrial Location (PIL).  

 

5.31 The Site falls within cluster 4 of the Hayes PIL and has been designated following 

paragraph 2.82 of the London Plan which highlights the importance of making strategic 

provision for logistics near Heathrow.   

 

National Planning Policy Framework (NPPF) 
 

5.32 The revised NPPF was published in July 2021 and sets out the Governments Planning 

Policy Framework for England and how the policies should be applied at a local level. The 

NPPF should be viewed as a material consideration in determining planning applications 

against Section 38(6) of the Planning and Compulsory Purchase Act 2004. When a 

development plan is considered out of date, planning applications must be assessed 

against the merits of ‘sustainable development’ as defined in the NPPF.  

 
5.33 Paragraph 11 of the NPPF requires decision taking to accord with an up-to-date 

development plan so applications can be approved without delay. It would require 

significant and adverse impacts which would demonstrably outweigh the benefits to result 

in a planning refusal when assessed against the policies in the framework.  

 

5.34 Chapter 4 encourages early engagement between public and private resources particularly 

through pre-application discussions. 

 
5.35 Chapter 6: Building a strong, competitive economy – this chapter focus on applying 

significant weight to supporting economic growth and productivity considering both local 

needs and wider opportunities for development as discussed in paragraph 81.  

 

5.36 Of particular relevance is paragraph 82 which states:  

 

“Planning policies should: 

 
a) set out a clear economic vision and strategy which 

positively and proactively encourages sustainable 

economic growth, having regard to Local Industrial 
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Strategies and other local policies for economic 

development and regeneration; 

b) set criteria, or identify strategic sites, for local and inward 
investment to match the strategy and to meet anticipated 

needs over the plan period; 

c) seek to address potential barriers to investment, such as 

inadequate infrastructure, services or housing, or a poor 

environment; and 

d) be flexible enough to accommodate needs not anticipated 

in the plan, allow for new and flexible working practices 

(such as live-work accommodation), and to enable a rapid 

response to changes in economic circumstances.”  
 

5.37 Paragraph 83 states:  

 

“Planning policies and decisions should recognise and address 

the specific locational requirements of different sectors. This 

includes making provision for clusters or networks of knowledge 

and data-driven, creative or high technology industries; and for 

storage and distribution operations at a variety of scales and in 
suitably accessible locations.” 

 

5.38 Chapter 8 of the revised NPPF promotes healthy and safe communities which requires 

decisions to ensure that they achieve healthy, inclusive and safe places.  

 

5.39 Chapter 9 sets out the requirement to promote sustainable transport. Paragraph 104 

states the following:  

 
“Transport issues should be considered from the earliest stages 

of plan-making and development proposals, so that: 

 

a) the potential impacts of development on transport 

networks can be addressed;  

b) opportunities from existing or proposed transport 

infrastructure, and changing transport technology and 

usage, are realised – for example in relation to the scale, 
location or density of development that can be 

accommodated;  
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c) opportunities to promote walking, cycling and public 

transport use are identified and pursued; 

d) the environmental impacts of traffic and transport 
infrastructure can be identified, assessed and taken into 

account – including appropriate opportunities for avoiding 

and mitigating any adverse effects, and for net 

environmental gains; and  

e) patterns of movement, streets, parking and other 

transport considerations are integral to the design of 

schemes, and contribute to making high quality places.”  

 

5.40 Paragraph 107 considers parking standards and requires policies and decision-making to 
consider a number of elements other than just the proposed use. This includes:  

 

• Accessibility of the development;  

• The type, mix and use of development;  

• The availability of the opportunities and public transport;  

• Local car ownership levels; and 

• Ensure provision for ultra-low emission vehicles.  

 
5.41 The emphasis on maximum parking standards are discouraged in paragraph 108 and 

should only be set or applied where there is clear and compelling justification that it is 

necessary for managing the local road network.  

 

5.42 Paragraph 110 states that:  

 

“In assessing sites that may be allocated for development in 

plans, or specific applications for development, it should be 
ensured that:  

 

a) Appropriate opportunities to promote sustainable 

transport modes can be – or have been – taken up, given 

the type of development and its location;  

b) safe and suitable access to the site can be achieved for all 

users;  

c) the design of streets, parking areas, other transport 

elements and the content of associated standards reflects 
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current national guidance, including the National Design 

Guide and the National Model Design Code 46; and  

d) any significant impacts from the development on the 
transport network (in terms of capacity and congestion), 

or on highway safety, can be cost effectively mitigated to 

an acceptable degree.”  

 

5.43 Paragraph 111 states that development should only be refused on highways grounds if 

there is an unacceptable risk to highways safety, or a cumulative impact would be severe.  

 

5.44 Chapter 11 relates to making effective use of land and requires decisions to promote an 

effective use of land in order to meet the needs for homes, industry and other uses, while 
safeguarding and improving the environment.  

 

5.45 Paragraph 120 (d) is particularly relevant as it requires decisions to:  

 

d)  “promote and support the development of underutilised 

land and buildings, especially if this would help to meet 

identified needs for housing where land supply is 

constrained and available sites could be used more 
effectively (for example converting space above shops, 

and building on or above service yards, car parks, lock-ups 

and railway infrastructure).”  

 

5.46 Paragraph 121 also requires Local Planning Authorities to take a proactive role in 

identifying and helping to bring forward land that may be suitable for meeting 

development needs. Furthermore paragraph 124 states that decisions should take into 

account the need for development and the availability of land suitable for accommodating 
it, local market conditions and viability, and the availability and capacity of infrastructure 

and services. 

 

5.47 The revised NPPF (2021) had an increased emphasis on design and quality. Chapter 12 

focuses on achieving well-designed places which is fundamental to what the planning and 

development process should achieve. There is also a theme throughout the chapter which 

emphasises the importance of early discussions between the applicant and council. 

Paragraph 127 sets out what good design is considered to be for decision-taking and 
includes: adding to the overall quality of the area, being visually attractive and optimising 

the potential of the Site to accommodate and sustain an appropriate amount and mix of 

development.  
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5.48 Chapter 14 outlines the requirement for plan-making and decision-taking to meet the 

challenges presented by climate change, flooding and coastal change. This outlines the 

requirements of the planning system to support a transition to a low carbon future in a 
changing climate, taking full account of flood risk and coastal change.  

 

5.49 Conserving and enhancing the natural environment in discussed in Chapter 15. This 

includes protecting valuable landscapes, biodiversity and preventing against new and 

unacceptable risks from pollution. 

 

S .106  and CI L  
 

5.50 Policy R17 of the Hillingdon Local Plan Part 2 requires development that generates the 
need for additional facilities to provide financial contributions. As set out in Policy DMCI7 

of the Local Plan Part 2 Development Management Policies, the Council’s Community 

Infrastructure Levy (CIL) will predominantly be used to address this.  

 

5.51 CIL could be sought in addition to S.106 contributions.  
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6.0 ASSESSMENT OF APPLICATION PROPOSALS 
 

 Principle of Development for Employment Uses 

 

6.1 The Site is currently established as an employment use (assumed B8 – Storage and 
Distribution) and is designated within the wider Hayes Industrial Area, a Strategic 

Industrial Location (SIL) within the adopted London Plan and Hillingdon Local Plan. Local 

Plan Policy SEA1 seeks to protect SILs for employment uses. Local Plan Policy DME1 

supports employment proposals in SILs and states that proposals for other uses will only 

be acceptable in certain specified circumstances.  

 

6.2 The Hayes Industrial Area is also identified as a Preferred Industrial Location (PIL) in the 

adopted Local Plan; these areas are considered suitable for general industrial, light 
industrial, storage and distribution, waste management, recycling, some transport related 

functions and other industrial related uses (e.g. generally Use Classes E(g)(iii) (formerly 

B1(c)),, B2 and B8). This is also consistent with London Plan Policies E4 and E5.  

 

6.3 Following the updates to the Use Class Order since the adoption of the Hillingdon Local 

Plan, we are of the opinion that the redevelopment of the Site for a flexible Class E(g)(iii) 

Industrial Processes, B2 General Industrial and B8 Storage and Distribution use accords 

with adopted regional and local planning policy and therefore the proposed uses are 
acceptable. 

 

6.4 In order to establish development principles on the Site, the Applicant submitted a pre-

application request on 27th January 2023. A meeting was held with officers on 16th March 

2023. The Written Pre-Application Response (Appendix 2) from the Council dated 4th April 

2023 states in Section 8: Conclusion; 

 

The redevelopment of the Site for flexible Class E(g)(iii) 
Industrial Processes / B2 General Industrial / B8 Storage and 

Distribution use accords with adopted regional and local 

planning policy and therefore the proposed uses are acceptable.  

 

6.5 It is acknowledged that the Council has concerns regarding the range of uses permissible 

under Use Class E and therefore considers it may be necessary to restrict the Site to 

E(g)(iii). The Applicant is not adverse to this, should it be deemed necessary by the 

Council, this can be secured via an acceptably worded planning condition.  
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Intensification of Floorspace and Building Height 

 

6.6 The intensification of industrial floorspace within SILs is supported in the Local Plan Part 
2 Policy DME 1. The Policy also states employment proposals on designated employment 

sites will be supported in accordance with relevant London Plan Policies.  

 

6.7 The adopted Local Plan and London Plan applies a great emphasis on the need to intensify 

floorspace with Policy E7 of the London Plan encouraging development proposals to be 

proactive and resulting in an intensification of business uses in Use Classes E(g)(iii), B2 

and B8. Introducing smaller units, taller units and higher plot ratios to utilise land in a 

more efficient manner is seen as a key way to meet this need.   

 
6.8 The need for intensification and densification of commercial schemes within London was 

highlighted in a recent Report (January 2022) titled; ‘Making Space: Accommodating 

London’s Industrial Future’ by the Industrial Land Commission. It states: “London will 
inevitably face pressures to use scarce land more intelligently and intensively. One 
solution is to build upwards to create additional floorspace”. With suitable land in tight 

supply and demand pushing towards smaller industrial sites with enhanced connectivity 

to local residents; intensification of land is becoming a potential solution to the situation. 

Increasing floorspace capacity on existing industrial sites is key to securing London’s long-
term economic prosperity. 

 

6.9 The Proposal results in a significant intensification of GIA floorspace of 571%. The existing 

floorspace on Site comprises: 

 

 

6.10 The existing floor area on the Site totals 1,108 sq. m with the proposal providing 7,439 

sq. m of floorspace across four units of varying size. 

 

6.11 As stated in the report ‘Making Space: Accommodating London’s Industrial Future’, 

intensification is seen as a potential solution by ‘bypassing the need to secure new sites 

Building  Area (Sq. m) GIA 

Modular Office Building 300 

Detached Store 119 

Vehicle Maintenance Unit 378 

Side Store 44 

Ground Floor Offices & Stores 136 

First Floor Offices & Canteen 131 

Total 1,108 
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by increasing the floorspace capacity of existing developments’. This report further 

strengths the importance of redeveloping this Site in line with the proposal by providing 

an increase in floorspace with the additional benefits of being multiple units of varying 
sizes to appeal to a wide range of occupiers. 

 

6.12 This stance to intensification has also been echoed in a more recent research paper 

published by New London Architecture (NLA) titled ‘Industrial & Logistics: Can London 

Deliver?’. The report looks at the latest trends, challenges and opportunities in the 

industrial and logistics sector with intensification considered as a key way to address the 

shortfall of suitable industrial and logistics floorspace in Greater London.  

 

6.13 The proposal results in intensification through higher plot ratio and an increased building 
height. While it is acknowledged the proposal is higher than the immediate surroundings, 

many of these existing buildings predate adopted planning policy and do not reflect the 

growing and identified need for intensification of Industrial and Logistics floorspace in 

Greater London. They also reflect different market requirements from occupiers at the 

time.   

 

6.14 During the pre-application meeting, the proposal presented a building with a maximum 

height of 18.8m, allowing for a building with 15m to underside of haunch to be achieved. 
Following officer feedback, the Applicant has responded by reducing the overall building 

height to a maximum of 15.7m. this allows for a building of 12.5m to underside of haunch 

to be achieved.  

 

6.15 We trust this reduction in height is viewed positively by officers as requested in the pre-

application written response.  

 

6.16 Given the current industrial and logistic market, occupiers require flexibility within 
buildings and 12.5m to underside haunch is deemed necessary to attract a strong market 

demand and flexibility for this proposal. We are aware of a number of nearby schemes in 

Hayes which have been approved for taller buildings including:  

 

- SEGRO Park Hayes – permitted industrial buildings of up to 18m (REF: 

1331/APP/2017/1883) 

- Prologis Park West London – permitted industrial buildings of up to 16.2m (REF: 

37977/APP/2015/1004 
- North Hyde Gardens – permitted a data centre up to 31.25m (REF: 

75111/APP/2020/1955) 
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6.17 While we acknowledge the building still represents an increase in height when compared 

to the immediate existing context, the proposal is consistent with national, regional and 

local planning policy in delivering an intensification of floorspace, which will be well 
received in the current market conditions in this location.  

 

6.18 The application is supported by a technical note from joint agents Kimmre and Colliers, 

which outlines the need for such units proposed and general market information.  It 

demonstrates that there are clear supply demands of the size on units supplied which are 

far greater than for a larger, single unit.   

 

6.19 The application is also supported by a full pack of elevational drawings and a Design and 

Access Statement which includes CGIs of the proposed development, these are taken from 
viewpoints agreed with the Case Officer on 27th April 2023 via email. A heritage impact 

assessment assesses the proposal from a built heritage perspective and finds no reason 

why the proposal should not be permitted.  

 

Highways, Transport, Car Parking and Accessibility 

 

6.20 This Planning Application is supported by a Transport Assessment (TA) and Travel Plan 

(TP) prepared by Vectos, Part of SLR. The TA includes a full analysis of transportation 
policies and assesses the impact of the proposed development including trip generations.  

 

6.21 While the written pre app response and submitted documentation acknowledges the PTAL 

rating for the Site is 1a (indicating that accessibility to public transport is poor), the TA 

has set out how a modal shift to more sustainable modes of transport has been 

encouraged by the Applicant.  

 

6.22 The Proposal provides opportunities for active travel modes allowing future employees 
and visitors to walk, cycle and use public transport as the main mode of travel to and 

from the Site. The provision of secure cycle storage, changing, shower and locker facilities 

are all provided to encourage this modal shift.    

 

6.23 Vehicular access to the Site is achieved via an existing access point onto Swallowfield 

Way. This access has operated safely and suitably, serving the current Crane Hire business 

on the Site for a number of years.  

 
6.24 Tracking and swept path analysis of the access and proposed development has confirmed 

HGVs, Fire Tender Vehicles and other vehicles will be able to manoeuvre safely and 

suitably around the Site and into the respective service yards. All vehicles which enter 
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the Site will have the ability to exit in a forward gear ensuring the proposal does not 

affect road safety. Supporting drawings are provided in Appendix D of the TA and Figure 

5 of the Fire Strategy.  
 

6.25 The proposal provides 7 HGV loading bays across the development with proposed trip 

generations set out in Section 6.5 of the TA. It is noted that following pre-application 

advise, some questions were raised around the interaction between private vehicles and 

HGVs using the Site and blocking access to spaces. Details on this are set out in Figure 

4.2 of the TA which should be considered with regards to the low-speed environment 

created on the Site and traffic marshals to direct HGVs during manoeuvres.  

 

6.26 A separate pedestrian access is provided into the Site to improve safety and vehicle 
interaction within the Site.  

 

6.27 In accordance with the London Plan Standards, Policy T5, a total of 24 cycle parking 

spaces will be provided in a secure and sheltered stores. These also benefit biodiversity 

and ecology through the use of green roofs. Each unit will have one car parking space 

that when not in use can be used by up to two cargo bikes, which offers flexibility 

depending on how end-users operate. 

 
6.28 The Proposal provides 61 car parking spaces, this is below the maximum standards of 1 

space per 100sq m set in the London Plan; which would require a maximum parking figure 

of 78 spaces.  

 

6.29 A Car Parking Management Plan has also been prepared in support of this application.  

The purpose of which provides an overview of the parking to be provided, the results of 

a demand assessment and a series of mitigation measures.  It demonstrates the reasons 

why the number of parking spaces proposed are consistent with policy.   
 

6.30 The proposal provides 20% of vehicle spaces with active electric vehicle charging 

provision while a further 80% will have passive provision. This is well in excess of the 5% 

active and 5% passive identified in the Local Plan Part 2 Table 1: Parking Standards. Four 

car parking spaces will be accessible bays for blue badge holders.   

 

6.31 As a designated SIL in Regional and Local Planning Policy, the existing designation 

confirms the Site has been tested for employment uses and sustainability. The Site has 
consequently been deemed a suitable location for the proposed E(g)(iii), B2 and B8 Use 

Classes. 
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6.32 The TA concludes that the proposed development of the Site would not result in an 

adverse impact on highway safety or a severe impact on the highway network, and 

therefore the proposed development should be supported in transport terms.   
 

Flood Risk and Drainage  

 

6.33 The application is supported by a Site-Specific Flood Risk Assessment (FRA) prepared by 

Sweco which confirms all surface water runoff will be managed within the Site 

accommodating events up to a 1 in 100 year plus 40% for climate change.  

 

6.34 The FRA includes a drainage strategy as set out in Appendix E (of the FRA) which utilises 

a rain garden to the north of the proposed unit. The rain garden is a SUDs feature in 
accordance with the London Plan Policy SI 13 and the assessment confirms the proposal 

achieves greenfield run off rates incorporating this feature. The London Borough of 

Hillingdon SuDS proforma has been completed and provided in Appendix E (of the FRA). 

 

6.35 The proposed development reduces flood risk offsite since all surface water runoff from 

the proposed development has been restricted to greenfield runoff rates. It also results 

in a betterment of 73.5% over the existing site conditions.  The proposal is therefore in 

accordance with Policy DMEI9 of the Hillingdon Local Plan Part 2.  
 

6.36 As requested in the pre-application written response, pre-development enquiries have 

been made with Thames Water. They have confirmed the connection into the sewer and 

that that proposed surface water discharge rates are acceptable. The geocellular crates 

will provide surface water storage and allow a restricted surface water discharge rate of 

2.2 l/s to 5.9l/s to match or be just below the greenfield run off rates to the Thames 

Water Sewer.  

 
6.37 The development accords with national planning policy and where possible reduces flood 

risk on and offsite. There is no reason why this application should not be granted 

regarding flood risk.  

 

Design and Layout 

 

6.38 As discussed in the Intensification of floorspace and building height subsection of this 

Statement, the proposed development will introduce a significant uplift in built form on 
the Site. As a designated SIL in adopted regional and local planning policy, the Site can 

play an important role in delivering much needed Industrial and Logistics floorspace in 

this area of Greater London. 
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6.39 The need for careful design considerations was recently strengthened further in the latest 

version of the NPPF 2021. The Applicant has proactively engaged with the Council through 

the pre-application process and this proposal has considered feedback received as part of 
the pre-application written response which states that the scheme is broadly supported, 

subject to some amendments. A more detailed summary of the Pre application 

engagement and the design responses has been set out in Section 3.0 of the 

accompanying Design and Access Statement.  

 

6.40 The scale and massing of the proposed warehouse follow a similar typology of other high 

quality industrial and logistics building in the local area, a key consideration in Policy 

DMHB 11 of the Local Plan Part 2. As set out in earlier subsections of this Statement, it 

is acknowledged that the proposed development is higher than its immediate surroundings 
however Planning Policy and recent research has demonstrated a significant need for the 

intensification and densification of employment sites in Greater London. As set out in the 

Industrial Market Technical Note, proving a unit with a clear internal haunch height of 

12.5m is typical of industrial units of this size and necessary to ensure flexibility and the 

long-term success of this speculative proposal.  

 

6.41 The material palette has been prepared to create a contemporary, high-quality finish and 

utilises a range of materials including cladding and glazing. A combination of tones, 
textures and detailing will be arranged to create visual interest and rhythm to the building 

elevation. 

 

6.42 In response to feedback received at the pre application stage, vertically hung half round 

profiled metal cladding will be arranged around the base and active areas of the building 

with contrasting horizontally hung half round profiled metal cladding to the rest of the 

building. The combination of textures and tones help to add visual interest and articulate 

between the warehouse and active areas. 
 

6.43 The proposal constitutes a high-quality design in accordance with planning policy while 

benefitting from excellent sustainability credential; BREEAM Outstanding and EPC A+. Full 

details on the design are set out in the accompany Design and Access Statement and 

submitted elevational drawings.   

 

Landscaping and Arboriculture 

 
6.44 In addition to the high-quality design, as requested in the written pre-application 

response, a clear and detailed landscape section is set out in Section 7.0 of the 
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accompanying Design and Access Statement and separate black and white detailed 

landscape strategy provided.  

 
6.45 The proposal has been designed following input from a landscape architect who has 

focused on an ecologically informed approach to maximise green infrastructure across the 

Site. As identified as part of the pre-application discussions, the Site currently has little 

in terms of landscape features and the proposals provides an opportunity to bring 

significant benefits to the Site.  

 

6.46 The Landscape strategy enhances existing features along Swallowfield and wraps around 

the northern elevation and introduces greening within the service yards to the west of 

the building, creating an avenue of trees along the spine road.   
 

6.47 In addition, the applicant is committed to using green roofed cycle shelters across all 

units which will provide an alternative habitat and ecological benefits.  

 

6.48 The Applicant has engaged with Heathrow Airport Safeguarding and it has been requested 

that soft landscaping in of a design that is least attractive to birds and consists of non-

baring / fruit bearing species. Given the scale of the development, we consider this a 

minimal risk however this has been considered as part of the landscape proposal in 
relation to species selection.  

 

6.49 Hayden’s has prepared a tree survey, arboricultural impact assessment, method statement 

and tree protection plan.  The work highlights that two category B trees, a category C 

and category U tree will be removed, whilst a small area of category C hedge will be 

removed for pedestrian and sub-station access.   

 

Air Quality  
 

6.50 In accordance with Local Plan Part 2 Policy; the application DMEI 14 is accompanied by 

an Air Quality Assessment prepared by TRC. The assessment confirms that during the 

construction phase the potential effects of the development can be mitigated through the 

conditioning of a Construction Environmental Management Plan.  Upon its implementation 

the impacts of emissions would be insignificant. 

 

6.51 During operation, and through the proposed mitigation measures, the impact of the 
proposed development is considered not to be significant.  Measures include electric 

vehicle charging, cycle parking and showers and locker facilities to encourage modal shift.   
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Noise 

 

6.52 The Application is supported by a Noise Impact Assessment prepared by Sharps Acoustics. 
The assessment has been informed by a noise survey carried out in February 2023 and 

concludes that a 3.5m acoustic screen on the southern and western boundaries will 

provide the necessary mitigation from a noise perspective.  

 

6.53 With the proposed mitigation in place, the predicted noise levels are below LOAEL at all 

times. No further noise mitigation measures are required and there would be, by 

definition, no observed adverse noise effects resulting from the proposed 24-hour 

operations at the Site. 

 
6.54 Both National and Local Planning Policies seeks to protect the local environment in 

particular the amenity of neighbouring uses from development. As a SIL, the principle of 

24-hour a day operation on the Site is already established in Policy E5 of the London Plan. 

Future development proposals in or adjacent to SILs should also not impact the ability for 

them to operate on a 24-hour basis. 

 

6.55 Local Plan Policy EM8 considers noise and states the Council will promote the maximum 

possible reduction in noise levels with Policy D14 of the London Plan emphasising the 
need to mitigate and minimise any potential adverse impacts from noise.  

 

6.56 Given the local context surrounding the Site, the assessment acknowledges all predicted 

noise levels would be at or below the background noise levels during the day and at night 

and therefore there would be no adverse noise effects in this instance. 

 

6.57 The Noise Impact Assessment has also carried out a BREEAM Assessment and confirms 

the proposal is compliant with credits Pol 05 (noise attenuation) and Hea 05 (internal 
noise levels).  

 

6.58 No adverse noise effects are predicted as a result of the construction or operation of the 

development, either during daylight or night time periods and as such the scheme can 

operate 24/7. 

 

Lighting 

 
6.59 An external lighting assessment has also been provided by MBA to support this application 

and is accompanied by an external lighting plan. 
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6.60 In the interest of safety and security, external lighting is provided across the Site including 

access roads, walkways, car parking and service yards. 

 
6.61 The lighting solution has been carefully generated with input from the ecologists, MKA 

Ecology, in order to minimise light spill to areas with more sensitive receptors. These 

receptors are principally in the area to the north of the Site and comprise the existing 

and enhance landscaped area.  

 

6.62 Light spill been kept to a minimum while not compromising on the benefits the external 

lighting brings to the safety and security of the Site. 

 

6.63 Consideration has also been given to reduce glare through shielding, choice of luminaires 
and efficient mounting heights. 

 

Contamination 

 

6.64 A Phase I and II Geo-Environmental and Geotechnical Site Assessment has been prepared 

by TRC to support the application.  

 

6.65 The Assessment has recommended a an intrusive Geoenvironmental and Geotechnical Site 
Assessment Report should be prepared in order to update the conceptual site model and 

to determine the environmental characterisation of the Site.  

 

6.66 The Phase II finds that there is no need for remediation of soils and ground water.  

However, if anthropogenic soils are to be re-used on the Site, then a Materials 

Management Plan will be required during construction.  

 

6.67 However, gas protection measures will be required in the development, this may include 
installing gas membranes.   

 

Ecology, Biodiversity Net Gain and Urban Greening 

 

6.68 The application has been supported by a Preliminary Ecological Appraisal and Preliminary 

Roost Assessment prepared by MKA Ecology. The report has been informed by a Site visit 

undertake on 22nd February 2023.  

 
6.69 Chapter 6 of the Local Plan Part 2 Development Management Policies focuses on 

Environmental Protection and Enhancement with Policy DMEI 7 identifying that the design 

and layout of new development should retain and enhance existing features of biodiversity 
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within the Site. While the proposal does result in some unavoidable loss, the landscape 

strategy has ensured replacements are proposed to exceed planning policy.  

 
6.70 Ecological enhancements include native scrub, tree and hedgerow planting with other 

features including green roof cycle shelters and the installation of bird and bat boxes. 

The accompanying Biodiversity Net Gain and Urban Greening Factor Assessment has also 

been prepared to support the planning application and demonstrates a biodiversity net 

gain of 53.96% for habitat units and 66.64% for hedgerow units. This significantly 

exceeds the Environmental Act’s mandatory target of at least 10%.  

 

6.71 An Urban Greening Factor Assessment has also been undertaken and confirms a score of 

0.14. Whilst Use Classes B2 and B8 are generally excluded from UGF score requirements, 
this score highlights the positive contribution of green infrastructure in the design 

scheme, as encouraged under the London Plan (2021). 

 

6.72 The inclusion of ecological enhancement features is in line with local and regional planning 

policy, as well as the National Planning Policy Framework. Enhancements will contribute 

towards a net positive change in biodiversity onsite and ensure a sustainable development 

that helps to achieve both local and national biodiversity targets. 

 
6.73 The submitted Preliminary Ecological Appraisal and Preliminary Roost Assessment 

demonstrates no reason why planning permission should not be granted from an 

ecological perspective.  

 

Sustainability and Energy  

 

6.74 An Energy Strategy has been prepared by MBA in accordance with Local, Regional and 

National Policy to ensure the proposed development meets the requirements and can 
perform in the most sustainable way. 

 

6.75 The energy hierarchy, as set out in Policy SI 2 of the London Plan, has been followed - 

Be Lean, Be Clean, Be Green.  

 

• Be Lean: Demand Reduction – A fabric first approach (passive design measures) 

and energy efficient serving (active design measures) have been included in the 

design. This includes enhanced air tightness, efficient mechanical plant systems 

and higher efficiency lighting.  
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• Be Clean: Heating Infrastructure – Consideration has been given to connections to 

existing community heating or cooling networks, communal combined heat and 

power network and communal cooling heat and power. An expected lack of a 

continuous demand for heat in the warehouse spaces renders the proposed 

development unsuitable as a site for connection to community or site-wide energy 

networks. 

 
• Be Green: Renewable Energy – Solar photovoltaic (PV) panels will be mounted at 

roof level of the proposed development with the addition of air source heat pumps 

for the main office accommodation. From undertaking a feasibility assessment, 
these technologies were deemed the most appropriate for the Site.  

 

6.76 The Energy Strategy confirms the proposal will comply with London Plan Policy SI 2: 

Minimising Greenhouse emissions, as it results in a greater than 100% improvement over 

Part-L of the Building Regulations.   

 

6.77 Table 2 below shows the regulated CO2 savings from each stage of the energy hierarchy:

 
 

6.78 As there is no remaining shortfall to zero carbon (as shown in Table 2), no cash-in-lieu 

contribution will be required from the proposed development for carbon offsetting. 

 
6.79 In accordance with Policy EM1: Climate Change Adaption and Mitigation, the Site has 

incorporated various sustainable and energy measures within the design. As part of this 

a BREEAM rating of ‘Outstanding’ is targeted for the Site. By incorporating the 

requirements for a BREEAM rated building, aspects of the design have been improved 

against a typical development. 

 

6.80 Following the pre-application feedback, MBA has made enquiries regarding a connection 

to the district heating network however the Council confirmed a connection is not possible.  
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6.81 The Strategy is prepared in accordance with the Hillingdon Local Plan and London Plan 

and suggests no reason why the proposal should not be supported from a planning 

perspective.  
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7.0 CONCLUSIONS 
 

7.1 This Planning Statement has been prepared by Barton Willmore, now Stantec, in support 

of a planning application made by Wrenbridge (FRELD Hayes) LLP (the ‘Applicant’) to 

redevelop ‘the Site’ known as the Ainscough Crane Hire Site, 84 Swallowfield Way, Hayes, 
London, UB3 1DQ (Appendix 1) to provide flexible E(g)(iii), B2 and B8 uses with ancillary 

offices. The development included car parking, landscaping, means of enclosure, access 

and servicing arrangements.    

 

7.2 The Site is previously developed brownfield land in a designated SIL in both adopted 

regional and local planning policy. This proposal provides an opportunity to intensify the 

Site for employment uses in accordance Planning Policy.   

 
7.3 The proposal comprises one building which is split into four units of varying sizes ranging 

from 1,379sq m to 2,272sq m. A total of 7,439 sq. m (GIA) is proposed with 5,720sq. m 

at ground floor level and a generous ancillary office provision totalling 861sq. m at first 

floor level, representing over 15% of the total floorspace. A further 858sq. m is provided 

across the units through first floor mezzanines.  The increased provision of office 

floorspace has been combined with extensive glazing along the western elevation. This 

glazing wraps around the north and southern elevations and provides an active, high 

quality frontage across the service yards and Swallowfield Way.  
 

7.4 The buildings will be high-quality; designed and constructed to a modern standard with 

glazing to the office space along the active frontage with Swallowfield Way and the yards 

to the west. A mixture of cladding treatments break up the massing of the buildings and 

add visual interest. 

 

7.5 A comprehensive, high quality landscaping scheme has been prepared, this includes the 

strengthening of existing soft landscaping, introducing new amenity planting and 
enhanced understorey woodland planting; the landscaping scheme has been prepared in 

conjunction with the ecology consultant to ensure that opportunities to maximise 

biodiversity gains will be achieved. The proposed landscaping significantly enhances the 

Site along Swallowfield Way.   

 

7.6 The proposal has also been shaped following a pre-application discussion with officers 

and a written response (please refer to Appendix 2). The scheme has taken onboard 

comments received from officers.  
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7.7 The applicant has excellent market knowledge and has carried out a number of similar 

schemes across the country. The applicant has a very strong track record of delivering 

high quality, flexible commercial floorspace to meet the needs of the market and the 
modern occupier. 

 

7.8 This proposal has been informed by a wide range of technical assessments including; 

transport, flood risk and drainage, landscaping, noise, air quality and ecology. The 

development constitutes sustainable development and a BREEAM score of ‘Outstanding’ 

and EPC A+ is achieved. The proposal will also result in a Biodiversity Net Gain, which 

significantly exceeds the upcoming mandatory requirements of 10%. A net gain of 53.96% 

for habitat units and 66.54% for hedgerow units is achieved on Site and demonstrates 

the positive contribution the scheme makes to the local environment.  
 

7.9 The proposal is consistent with the development plan and wholly accords with the 

principles of sustainable development, bringing social, economic and environmental 

benefits to the borough without and significant effects. It is regarded as sustainable 

development, for which we consider planning permission should be granted without delay. 

 

 

 



 

 
 

 

 

 
 

 

 

 

APPENDIX 1 
Site Location Plan 
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