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1 INTRODUCTION 

1.1.1 This report has been prepared by Jomas Associates Limited (hereafter referred to as ‘Jomas’) 
on behalf of Jaysam Contractors Ltd (‘the Applicant’) as part of a request to the London 
Borough of Hillingdon (‘the Council’) in, to adopt an Environmental Impact Assessment (EIA) 
Screening Opinion in respect of the development proposals at the Former Master Brewer 
Motel site, at the junction of Long Lane and Freezeland Way, Hillingdon (‘the Site’). 

1.1.2 The Applicant is seeking to submit a full planning application for a mixed-use development at 
the Site comprising up to 818 residential units (Class C3) of private, social and affordable 
designation, and a commercial unit (flexible Class E); with a maximum height of up to 13 storeys 
(hereafter referred to as the ‘Proposed Development’).  

1.1.3 A Site Location Plan is included at Appendix 1 of this report.  

1.1.4 This request has been prepared in accordance with Regulation 6 of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017 (as amended)  (referred to 
hereafter as the ‘EIA Regulations’). In line with Regulation 6(2), this Screening Request provides 
the following information: 

• A plan sufficient to identify the land (Appendix 1); 

• An outline of the statutory basis (Section2); 

• A description of the Site and surroundings and an identification of the environmental 
sensitivity of the areas likely to be affected (Section 3); 

• A description of the Proposed Development including its physical characteristics 
(Section 4); 

• Where applicable, a description of any likely significant environmental effects and any 
measures envisaged to avoid or prevent adverse effects (Section 5); and 

• A summary of the findings where the development sits in relation to the EIA 
Regulations (Section 6). 

1.1.5 The following sections provide sufficient information for Hillingdon Council to reach a 
conclusion as to the potential for significant effects as a result of the Proposed Development 
and issue an EIA Screening Opinion. 
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2 STATUTORY BASIS 

2.1.1 In order to determine whether the Proposed Development is likely to be considered EIA 
development and require an EIA to be undertaken, regard must be given to the ‘EIA 
Regulations’.  

2.1.2 Regulation 2 defines EIA development as either: 

• Schedule 1 Development – where EIA is mandatory and includes major projects such 
as nuclear power stations, chemical installations, motorways, railway lines and ports; 
or,  

• Schedule 2 Development – a project / proposal likely to have significant effects on 
the environment by virtue of factors such as its nature, size or location.  

2.1.3 ‘Schedule 1 Development’ is one that falls under Schedule 1 of the EIA Regulations and includes 
those developments which have a clear potential for significant environmental effects, such as 
crude oil refineries and thermal and nuclear power stations. Proposals for Schedule 1 
development must be accompanied by an EIA. The Proposed Development does not fall within 
Schedule 1 of the EIA Regulations. 

2.1.4 ‘Schedule 2 Development’ is defined as development of a description mentioned in Column 1 
of the table in Schedule 2 where: 

• It is located wholly or partly in a sensitive area (defined in Regulation 2 as including 
SSSIs, National Parks, AONBs, Scheduled Monuments, World Heritage Sites and 
European Sites); or 

• Any applicable threshold or criterion as set out in Column 2 of Schedule 2 is 
respectively exceeded or met in relation to the Proposed Development. 

2.1.5 However, Schedule 2 developments do not automatically require an EIA but may require one 
should they exceed the identified thresholds and guidelines, or if they are likely to have 
significant effects on the environment by virtue of factors such as its nature, size or location or 
by cumulative effects. 

2.1.6 The Site is not located within a “sensitive area” as defined in Regulation 2(1) of the EIA 
Regulations, however, due to the nature of development and its size, the Proposed 
Development is considered a Schedule 2 development, category 10(b) ‘urban development 
projects’.  

2.1.7 The thresholds for such developments that could require an EIA are as follows:  

“(i) The development includes more than 1 hectare of urban development which is not 
dwellinghouse development; or 

(ii) the development includes more than 150 dwellings; or  

(iii) the overall area of the development exceeds 5 hectares.” 

2.1.8 The Proposed Development exceeds only one of the criteria listed above i.e. 10b(ii) The 
development includes more than 150 dwellings - the Proposed Development includes up to 
818 dwellings. However, it does not exceed the other two criteria i.e.10 (b(i) and b(iii). 
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2.1.9 In addition, the government’s EIA Guidance (updated in March 2019) provides further 
clarification and states that that an EIA is unlikely to be required for the redevelopment of land 
unless the new development is on a significantly greater scale than the previous use, or the 
type of impacts are of a markedly different nature the types of impact are of a markedly 
different nature or there is a high level of contamination. The Guidance then states the 
following to be considered ‘Sites which have not previously been intensively developed: 

i. area of the scheme is more than 5 hectares; or 

ii. it would provide a total of more than 10,000 m² of new commercial floorspace; or 

iii. the development would have significant urbanising effects in a previously non-
urbanised area (e.g. a new development of more than 1,000 dwellings). 

2.1.10 Most of the development will be residential and landscaping, the overall Site area is 3.39 ha 
and it includes 700m² of new commercial floorspace. However, the Proposed Development 
may still give rise to ‘significant’ environmental effects for example air, noise and visual impacts 
but these are likely to be local effects and are tested in the assessment in Chapter 5. It is not 
considered the Proposed Development will require an EIA however, confirmation is sought 
from the London Borough of Hillingdon. 

2.1.11 The Applicant has commissioned a number of surveys and reports in accordance with the 
Council’s local validation requirements (i.e. information required to be submitted in order to 
assist the Council in determining a planning application of this type) which will help to identify 
and reduce any adverse impacts the Proposed Development may cause. A full list of the 
Council’s local validation documents and the assessments to be undertaken is included in 
Section 3. 

2.1.12 It should be noted that the Proposed Development will continue to be the subject of 
consultation and design evolution, therefore the predictions made in this report are based on 
a number of assumptions and practical experience of similar projects. In the event of issues 
arising subsequently which had not been predicted at this stage, the Applicant will ensure they 
are either addressed in further assessment work prior to the formal submission of the planning 
application or as part of the requirements of any suitable planning condition. 

2.2 Previous EIA Screening Requests 

August 2019 

2.2.1 In August 2019 an EIA Screening Report was submitted to Hillingdon Council for a 3.04ha 
residential mixed-use development on the Site. The Proposed Development comprised 525 
residential units and 'flexible commercial/community units'. 

2.2.2 On 03 October 2019, Hillingdon Council determined that the Proposed Development would fall 
within ‘Schedule 2(10) ‘Infrastructure Projects under the urban development sub category and 
would exceed two of the criteria namely the Site was over 1ha and the proposals were for 
more than 150 residential units. At the time, the Council considered significance of the scale 
of matters that are of a magnitude that went beyond local importance and complex, hazardous 
or vast development would be more likely to have significant effects. 
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2.2.3 Hillingdon Council noted the impacts on an already sensitive environment with regards to air 
quality will be negative.  The impacts would be felt mainly at a local level and therefore in the 
context of EIA would not result in likely significant effects.   

2.2.4 Hillingdon council also noted that the proposals would be served by an existing road network 
that is already congested and heavily used and this includes a part of the strategic road 
network (i.e. of more than local importance).   However, the contribution from the proposals, 
in isolation and combined, would not be considered to have likely significant effects although 
would clearly be impacting receptors with a high level of sensitivity.  A subsequent planning 
application will need to be accompanied by a full suite of traffic information which addresses 
the impacts on the road network.   

2.2.5 Hillingdon Council also note that Impacts on landscaping, flood risk and noise were considered 
to be negligible and not result in likely significant effects although will be tested at a local level 
against planning policies in the normal manner.  With regards to ecology, the impacts would 
not be of more than local importance although impacts on protected species could not be ruled 
out.  The consequences for these species would not be considered to have impacts that would 
alter populations at more than a local level.  They identified scope for contamination to be 
found on site given historic uses but there is no reason to suspect this would go beyond matters 
of local importance.    

2.2.6 In conclusion Hillingdon Council did not consider the proposals required an EIA. 

July 2017 

2.2.7 In July 2017 an EIA Screening Report was submitted to Hillingdon Council for a 2.5ha residential 
mixed-use development on the Site. The Proposed Development comprised ‘approximately 
380 residential units; flexible commercial (workspace units) and retail floorspace; and 
associated landscape and highways improvements’. 

2.2.8 On 30 August 2017, Hillingdon Council again determined that the Proposed Development 
would fall within ‘Schedule 2(10) ‘Infrastructure Projects under the urban development sub 
category and would exceed two of the criteria namely the Site was over 1ha and the proposals 
were for more than 150 residential units’. At the time, the Council considered significance of 
the scale of matters that are of a magnitude that went beyond local importance and complex, 
hazardous or vast development would be more likely to have significant effects. 

2.2.9 The Council noted their major transport infrastructure was a primary source of air pollution 
and many areas were failing to reach the EU minimum standards. Therefore, they considered 
traffic generating developments that contributed to the worsening of air quality levels will be 
considered likely to result in significant effects.  

2.2.10 The Council noted careful consideration would need to be given on the cumulative 
construction and operational impacts of the proposed development in conjunction with 
construction of High Speed 2 (HS2). The construction period for HS2 was anticipated to involve 
peak levels of traffic at Swakeleys Roundabout of around 1,000 vehicles per day with the 
potential for displaced vehicles using Long Lane. In conclusion, the proposed development was 
not considered to have a significant impact with regards to pollution or hazards, the land was 
not classified as sensitive in terms of the EIA Regulations and was not considered to host 
protected flora or faunal. Impacts to human health were considered restricted to air quality 
pollution. In conclusion, the Council determined that the proposed development would not 
give rise to likely significant effects’ and concluded an EIA would not be required.  
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2.2.11 A further previous EIA Screening Opinion was also issued by the Council in 2010 for a mixed-
use development of a broadly similar scale to the scheme considered in 2017 but these 
proposals too did not give rise to likely significant effects. It would appear from these two 
Screening Opinions that large-scale mixed-use developments are potentially appropriate for 
the Site and are unlikely to cause significant effects that would trigger the need for an EIA. 
However, the proposals being considered in this EIA Screening Report still need to be tested 
as they include a larger site area and more residential units than the previous proposals.  
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3 DESCRIPTION OF SITE AND SURROUNDINGS 

3.1 Site Description and Context 

3.1.1 The Site is situated within the London Borough of Hillingdon, approximately 1.5k south east of 
Ickenham, 2km west of the Royal Air Force (RAF) base at Northolt, 9km north of London 
Heathrow Airport and 25km north west of the City of London. The Site is also located 200m 
east of Hillingdon Underground Station. The Site is bound on three sides by highways 
infrastructure. The A437 (i.e. Long Lane), borders the western edge of the site, the A40 
(Western Avenue) borders the Site to the north, and Freezeland Way runs parallel to the 
southern border (note: Freezeland Way connects to the A40). The Hillingdon Circus junction is 
located on the south west corner. The eastern extent of the Site is within and adjacent to green 
belt land. 

3.1.2 The Site is mainly vacant brownfield land measuring 3.39ha in size. The Site has hard standing 
related to the previous buildings alongside cleared land and vegetation. The Site was initially 
the location of the Golden Lion Public House which opened in 1937. In 1969 it was converted 
and enlarged to the Master Brewer Motel and Public House but eventually closed in 2007 and 
demolished in 2012. The eastern part of the Site forms part of a greenspace which is also a 
designated metropolitan SINC and although open to the public is not easily accessible. In the 
south of the Site lies Council-owned land which comprises mainly trees and shrubs and borders 
Freezeland Way.  There are a number of trees on Site with the majority located around the 
perimeter of the Site, but none are subject to Tree Preservation Orders. 

3.1.3 During World War II, several high explosive bombs were recorded within close proximity to the 
Site (see: www.bombsight.org). Although the Site itself was not bombed, records show two 
bombs were dropped immediately north of Freezeland Way, four were dropped south of 
Freezeland way, one just north of Granville Road and three between Granville Road and 
Richmond Avenue. To the north of the Site two bombs were recorded along the A40 (Western 
Avenue), immediately east of Long Lane. All recorded bombs were thought to have been 
dropped between October 1940 and June 1941. In the wider area there are many recorded 
dropped bombs, especially to the east closer to central London. A Phase 1 desk based 
Geotechnical study will be carried out to help confirm the likelihood of encountering 
unexploded ordinance (UXO). 

3.2 Surrounding Area 

3.2.1 Land uses surrounding the Site are primarily residential with some commercial and agricultural 
uses interspersed throughout the residential development. Within the east and immediately 
adjacent to the Site is an area of green belt land that is also an area of Priority Habitat of 
Deciduous Woodland and a Site of Importance for Nature Conservation (SINC). The RAF 
Northolt Airbase, used by both military and civilian aircraft, is located further to the east, across 
the A40 (Western Avenue). The boundary of the aerodrome is approximately 1km from the 
Site and the centre of the runaway 2km to the east. To the west is Hillingdon Underground 
Station and beyond this an extent of green belt in which Hillingdon House Farm Sports Ground 
is located.  

3.2.2 To the north of the Site, across the A40 (Western Avenue) there is an area that forms part of 
Long Lane Farm and Ickenham Manor Farm (approximately 500m from the site), all of which is 
located within green belt land. Beyond this there is residential development, green space and 
further green belt land. Housing to the north of the Site generally consists of 1930s 
semidetached typologies, with bungalows closer to the A40. 
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3.2.3 South of Freezeland Way, along Long Lane there is a small parade of retail and commercial 
units including a grocery shop, a post office and restaurants, with a cluster of 3-4 storey flats 
on the western side of Long Lane. Housing on the western side of Long Lane is generally lower 
density, with predominantly detached and semi-detached housing mainly late 20th / early 21st 
century. On the eastern side of Long Lane, there is an expanse of 1930s two storey semi-
detached and terrace houses. Immediately across Long Lane to the west of the Site lies Harrow 
fencing supplies and the Swallow Inn public house, with Hillingdon underground station 
located further west of this. 

3.2.4 There are a number of fragmented green spaces in the area, primarily situated along two 
corridors that follow the River Pinn to the West and Yeading Brook to the east. Elephant park, 
which contains playing fields, a playground and outdoor gym lies 550m south-east of the Site 
and Hillingdon Court Park, an Area of Special Local Character, which provides playing fields, a 
playground, bowling green, tennis courts and outdoor gym is located 700m south west of the 
Site. 

3.2.5 There are 14 schools located within 2km of the Site:  

• The Douay Martyrs RC School, Edinburgh Drive 950m north  

• Glebe Primary School, Sussex Road, 950m north-east  

• Oak Farm Junior School, Windsor Avenue, 950m south  

• Ryefield Primary School, Ryefield Avenue, 1km south-east  

• Vyners School, Warren Road, 1.3km north-west  

• St Bernadette Catholic Primary School, 160 Long Lane, 1.4km south  

• Pentland Field School, Pentland Way, 1.5km north  

• Oak Wood School, Sutton Court Road, 1.5km south-east  

• Swakeleys School, Clifton Gardens, 1.7km south-east  

• John Locke Academy, Bader Road, 1.7km south-west  

• Ruislip Gardens Primary School, Stafford Road, 2km north-east  

• The Breakspear School, Bushey Road, 2km north-west  

• Hermitage Primary School, Belmont Road, 2km south-west  

• Highfield Primary School, Charville Lane West, 2km-south  

3.3 Site Access 

3.3.1 The Site is currently accessed via a priority junction located at the existing access on Freezeland 
Way, approximately 50m east of Hillingdon Circus Junction. From the Site there is a direct 
connector route to the A40 in both east and west directions via Freezeland Way/Western 
Avenue. To the west, the M40, the major highway connecting London to the north west of 
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England, and M25, the London Orbital route, are accessible via the A40. More locally, Long 
Lane provides a north and south connection leading to Uxbridge Road to the south and the 
A4180 to the north.  

3.4 Transport and Connectivity 

3.4.1 The western half of the Site benefits from a Public Transport Accessibility Level (PTAL) rating 
of 3, meaning access to public transportation is moderate in the area. The PTAL of the eastern 
half of the Site is slightly worst at a rating of 2.  

3.4.2 There are regular London Underground services from the Piccadilly Line and the Metropolitan 
Line at Hillingdon Station, located 200m west of the Site. Ickenham Station is located 1km north 
of the Site, which is also served by the Piccadilly Line and the Metropolitan Line. The 
Metropolitan Line provides fast and semi-fast and stopping services to central London via 
Baker Street Station. The Piccadilly Line provides services into central London via Green Park 
Station as well as services to Heathrow Airport via an interchange at Acton Town Station. Both 
services terminate at Uxbridge Station, one stop to the west of Hillingdon Station.  

3.4.3 West Ruislip Station is located 2km north of the Site. This station is the terminus station for the 
London Underground Central Line, providing regular service into central London via Bank 
Station.  

3.4.4 Ruislip Station is also serviced by Chiltern Railways, providing one train per hour into central 
London and westbound to the Chiltern Hills area.  

3.4.5 There are also regular bus services from Hillingdon Station, including the following routes:  

• U2, a semi-circular route running from Uxbridge to Brunel University  

• 697, north-south route running from Whittington Avenue to Ickenham Station  

• 698, north-south route running from Ickenham Station to West Drayton Station.  

3.4.6 Both the 697 and 698 buses only run during weekdays, from Monday to Friday during morning 
and evening peak school hours. The U2 runs regularly from 0500 to midnight daily, with the 
exception of Sundays where service starts at 0600. Finally, a new bus route is proposed and is 
anticipated to become operational in December 2019. The No. 278 bus service will run north-
south along Long Lane and connect the Site to Heathrow Airport and Ruislip.  

3.4.7 There is cycle access to and from the areas in proximity to the Site; however, there are no 
direct cycle lanes or paths to the Site. There is a segregated cycle path that runs east-west 
along Western Avenue/A40 which terminates just to the east of Freezeland Way; however, 
there is an on-road cycle route connecting cyclists to the segregated path on Western 
Avenue/A40 west of Long Lane. There is a section of cycle path on Long Lane, to the north of 
the Site. In the surrounding area there a few cycle trails running through green spaces. Overall 
cycle access is limited and disjointed in the areas surrounding the Site, with the exception of 
the cycle route along Western Avenue/A40.  

3.4.8 Pedestrian access to the Site area is limited to the main roads surrounding the Site such as 
Long Lane and Freezeland Way. There are also undesignated walking paths through the green 
spaces within and in the vicinity of the Site. Finally, the Site lies in between two long distance 
walking trails which pass through many of the local green spaces i.e. the Celandine Route, is a 
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12 mile path which follows the River Pinn from Pinner to Cowley; and the Hillingdon Trail, a 20 
mile path which goes from Cranford Park in the south to Springwell Lock on the Grand Union 
Canal in the north.  

3.5 Site Designations 

3.5.1 The Development Plan for the Site currently comprises the following:  

Local Plan:  

• Adopted:  

o The Hillingdon Local Plan Part 1: Strategic Policies (November 2012) 

o The Hillingdon Local Plan Part 2: Development Management Policies 
(January 2020) 

o The Hillingdon Local Plan Part 2: Site Allocations (January 2020) 

o The West London Waste Plan (July 2015) 

o The London Plan (March 2021) 

3.5.2 The Site is also governed by the following Supplementary Planning Documents (SPD):  

• Hillingdon Design and Access Statement SPD (July 2006) 

• Accessible Hillingdon SPD (September 2017) 

• Noise SPD (April 2006) (note: The Site is in close proximity to RAF Northolt) 

3.5.3 The Site is designated as a Local Centre, Green Belt and Nature Conservation Sites of 
Metropolitan or Borough Grade I Importance in the Hillingdon Local Plan Part 2: Development 
Management Policies (January 2020) (see Figure 2 below). This is further detailed in Part 2 - 
Policy SA 14: Former Master Brewer and Hillingdon Circus, Long Lane (see ‘Site B’ in Figure 1 
below). 

• Site Allocations and Designations Policy SA 14 ‘Site B’ (see Figure 1 below) supports 
mixed use proposals that meet specified criteria including the following: 

o Secure substantial planting and landscaping in association with any 
development; 

o Promote a mix of uses that takes advantage of the north/south/east/west 
communications network to serve Borough-wide and community interests; 

o Environmental improvements and landscaping as necessary to enhance the 
local shopping and residential environment; and 

o Result in public transport improvements particularly North/ South links. 
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Should proposals come forward that involve the development of Sites A and B for 
predominantly residential purposes, the following key principles will need to be 
considered. 

o A range of housing types and tenure will need to be provided on the site, to 
reflect the conclusions of the Council's latest Housing Market Assessment. 

o The key urban design principles should result in the creation of a 
neighbourhood with clearly defined links to the main shopping area in North 
Hillingdon, where the scale and massing of buildings reflects local character 
and the PTAL rating of the site. 

o Whilst the nature of the scheme will be predominantly residential, the 
Council will accept a proportion of other uses that are appropriate to the 
site's location within the North Hillingdon Local Centre, including a hotel, 
restaurant and small-scale retail. 

Development Management Policy DMTC 3 states that “the Council will protect and 
enhance the function of local centres and local shopping parades by retaining uses 
that support their continued viability and attractiveness to the locality they serve”. 

 
• Core Strategy Policy E5 states ‘Town and Local Centres seeks to ensure that local 

parades continue to perform a role in providing essential goods and services, as well 
as social contact’.  

• Core Strategy Policy EM2: Green Belt, Metropolitan Open Land and Green Chains 
seeks to maintain the current extent, hierarchy and strategic functions of the Green 
Belt, Metropolitan Open Land and Green Chains.  

• Core Strategy Policy EM7: Biodiversity and Geological Conservation seeks to protect 
and enhance all Sites of Importance for Nature Conservation.  

• Development Management Policy DMEI 6: Development in Green Edge Locations 
states that new development adjacent to green edge locations including Sites of 
Importance for Nature Conservation, should incorporate proposals to assimilate 
development into the surrounding area by the use of extensive peripheral 
landscaping to Site boundaries  

3.5.4 The London Plan does not specifically allocate the Site but does includes Policy SD8: Town 
Centre Network, which seeks to ensure that ‘local centres facilitate ease of access to local 
goods and services by walking and cycling on a daily basis’.  

3.5.5 Policy G2: London’s Green Belt protects against inappropriate development that would harm 
the Green Belt. However, the policy supports proposals seeking to enhance the Green Belt to 
provide appropriate multi-functional beneficial uses for Londoners.  

3.5.6 Policy G6: Biodiversity and Access to Nature protects Sites of Importance for Nature 
Conservation (SINCs). Where harm to a SINC is unavoidable, a mitigation hierarchy should be 
applied as specified under the policy, to minimise development impacts.  
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Figure 1: London Borough of Hillingdon Local Plan: Part 2, Site Allocations and Designations with Modifications 
(January 2020) – Policy SA 14: Master Brewer and Hillingdon Circus, Hillingdon 

 

 

Figure 2:  London Borough of Hillingdon Local Plan Part 2 – Policies Map including Modifications to the 
revised Proposed Submission Version (March 2019) 
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3.6 Environmental Designations 

3.6.1 A review of Hillingdon’s development plan and the Government MAGIC map (see: 
magic.gov.uk) were undertaken to identify environmental designations within 2 km of the Site. 
These indicate the Site is not within or immediately adjacent to the following locally, nationally 
or internationally ecologically designated or sensitive areas as defined by the EIA Regulations 
and listed below: 

• National Park 

• UNESCO World Heritage Site 

• Scheduled Monument 

• Area of Outstanding Natural Beauty (AONB) 

• Sites of Special Scientific Interest (SSSI) 

• Special Areas of Conservation (SAC) and 

• Special Protection Areas (SPA) 

• Wetlands 

• Coastal zones 

• Mountain and forest areas 

• Nature reserves 

• Areas designated by Member States pursuant to Council Directive 2009/147/EC on 
the conservation of wild birds and Council Directive 92/43/EEC on the conservation 
of natural habitats and of wild fauna and flora. 

3.6.2 The closest Local Nature Reserve to the Site is Yeading Woods, approximately 1km to the 
south-east. North-west of the Site, there are two SSSIs; Frays Farm Meadows (approximately 
2km away) and Denham Lock Wood (approximately 2.5km away). There also 11 Sites of 
Importance for Nature Conservation (SINCs) within 2km of the site. The Site is not located 
within 2km of a Site of European importance (e.g. SPA, SAC). 

3.6.3 The Site lies within an area designated as ‘lower priority’ woodland habitat, which extends to 
the northeast and southeast. A small portion of the eastern side of the Site is within the green 
belt, however, development proposed in this area includes only biodiversity enhancements, 
and improved landscaping and connectivity to the open space.  

3.6.4 The land adjacent to the eastern boundary of the site, and north-east of the Site beyond the 
A40 is green belt land. Within this, approximately 300m south-east of the site, is Freezeland 
Covert; 2.8 hectares of broadleaf deciduous woodland, which is an area of ‘high priority’ 
woodland habitat, a ‘high priority’ woodland improvement area and a Site of Importance for 
Nature Conservation. There are several similar fragmented areas within 2km of site, including 
Gutteridge Wood, The Gorse, Home Covert, Ickenham Marsh and Park Wood. Just south-east 
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of the site, on the southern side of Western Avenue, is a Council owned allotment Site with 57 
plots (known as Western Avenue Allotment Gardens). 

3.6.5 Two areas of ‘wood-pasture and parkland’ can also be found nearby; Swakeleys Park 
approximately 550m north-east and Hillingdon Court Park approximately 700m south-west. A 
strip of land bordering the southern edge of the Site and running along Freezeland Way and 
Western Avenue is also classified as ‘Priority Habitat Inventory - No main habitat but additional 
habitat exists’. In addition, the Site sits in between two walking trails which link a number of 
local green spaces; the Celandine Route to the west, a 12 mile path between West Drayton 
and Pinner, and the Hillingdon Trail to the east, a 20 mile path which weaves through green 
spaces between Cranford in the southeast and Harefield in the northwest, and connects to a 
London-wide network of walks coordinated by the London Walking Forum. 

3.6.6 The closest water sources are Yeading Brook, approximately 500m east of the Site, and the 
River Pinn 700m west of the Site. In terms of flooding, the Site is classified by the Environment 
Agency as within Flood Zone 1, which means the Site has an annual probability of fluvial or 
coastal flooding of less than 0.1% (or 1 in 1000). Finally, a large area approximately 500m west 
of the Site is designated as a Drinking Water Safe Zone (Groundwater) and is a catchment area 
under the Water Framework Directive.  

3.6.7 In terms of heritage, the Site is not within a Conservation Area nor are there any listed buildings 
within the boundaries of the Site. However, the Ickenham Village Conservation Area lies 
approximately 300m north and there are a number of listed buildings and two scheduled 
monuments within 2km of the Site as listed below: 

• Ickenham Manor Farm - Scheduled Monument (0.5 km to the north). 

• Ickenham Manor – Grade I (500m north-east) 

• Swakeleys - Grade 1 (800m north-west) 

• Outbuildings to the North of Swakeleys – Grade 1 (800m north-west) 

• Long Lane Farm Cottage – Grade II (450m north) 

• Garden Walls to East of Manor Farmhouse – Grade II (500m north-east) 

• ‘Medieval moated Site 382m south-east of Brackenbury Farm’ – Scheduled 
Monument (1.9km north-west) 

• Group Operation Room -Grade 1 (1.8km south-west) 

3.6.8 Within the wider 2km area, north and south west of the Site there are a further 16 Grade II 
listed buildings and 1 Grade II* listed building. 

3.6.9 However, the Site is some considerable distances from these heritage assets. Development of 
the Site is unlikely to harm the buildings themselves or their settings. 

3.6.10 The Site is however, within the following areas identified in the EIA Regulations: 

• Areas in which the environmental quality standards laid down in EU legislation have 
already been exceeded (specifically air quality standards) 
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• • Densely populated areas. 

3.6.11 In terms of exceeding environmental quality standards, the Site is within an Air Quality 
Management Area (AQMA), which covers the lower 2/3 of the Borough of Hillingdon, due to 
high levels of nitrogen dioxide (NO2). The A40, which runs along the northern edge of the Site 
has very high NO2 levels. 

3.6.12 The Site can also be deemed as being within a densely populated area as Hillingdon forms part 
of London. 

3.7 Committed Major Developments 

3.7.1 The 2017 EIA regulations require the consideration of cumulative effects. Cumulative effects 
may arise from other developments nearby the Site which may have direct or secondary 
environmental impacts in combination with the construction or operation of the development, 
for example impacts on traffic, landscaping, visual, noise and air quality. These in turn will 
affect local receptors, such as residents, businesses and wildlife. These ‘cumulative’ impacts 
must be considered alongside the assessments for any Proposed Development. 

3.7.2 It is proposed that for this application, ‘cumulative development’ would include valid planning 
applications for major development proposals (i.e. non-householder applications) within 1km 
of the Site. These are applications that have been submitted within the past 3 years that are 
approved, partially built, extant planning permissions (i.e. still considered valid) and planning 
applications which have been submitted and are still being determined. They do not include 
applications that have been withdrawn or refused planning consent. The 1km buffer is wholly 
within the Borough of Hillingdon. 

3.7.3 Current relevant schemes have been identified and are shown below in Table 1. One major 
development was identified using the online planning portal publicly available on the Council’s 
website identified at the time of this assessment. These development proposals have been 
considered for cumulative effects in combination with the Proposed Development.  

3.7.4 Most of cumulative impacts are construction impacts and would be temporarily adverse. This 
includes traffic congestion, noise and vibration, and air quality impacts. Main roads which may 
become congested during construction of these developments include Long Lane B466, the 
A40 Western Avenue, B467 Breakspear Road South and adjoining roads.  

3.7.5 It is also noted that Nationally Significant Infrastructure project at London Heathrow Airport 
(Third Runway extension) including land to the west (Heathrow West Rail Link) just over 9km 
away. Careful consideration will need to be given to the cumulative construction and 
operational impacts of the development of these schemes within the locality especially as 
traffic and air quality were noted as being significant impacts in the previous EIA Screening 
Opinion.  

3.7.6 There may be some visual impacts during operation to the local landscape character, however 
the new development will incorporate landscape mitigation into the design, increasing 
biodiversity within the Site and retain/enhance the existing greenspace to the east.  

3.7.7 The Proposed Development (i.e. provision of up to 818 new homes) will help meet Hillingdon 
Council’s housing targets.  
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Table 1: Cumulative Major Committed Developments 

Reference Description Decision and Date 

1) Land at Hillingdon Circus, Corner off Long Lane and Freezeland Way, Hillingdon 
(approximately 70m west) 
59533/APP/2025/1003 
 

Erection of a discount 
foodstore (Use Class E) and 
storage above (Use Class B8), 
with car parking, landscaping 
and other associated works at 
Hillingdon Circus, Freezeland 
Way. 

Decision by 11 November 
2026 
 

 

Table 2: Relevant Nationally Significant Infrastructure Projects (NSIPs) 

Project Timeline 

Expansion of Heathrow Airport (Third 
Runway)  

London Heathrow Airport, Longford TW6  

(approximately 9km away)  

The applicant aims to secure planning 
approval by 2029.  

 

Western rail link to London Heathrow 
Airport - 

Heathrow West Rail Link, Longford TW6  

(approximately 9km away)  

The Applicant has not yet set a timetable 
for this project.  

 

High Speed Rail 2 (HS2) Phase 1 - 

High speed rail link between London and the 
West Midlands  

(Nearest section of the HS2 Phase 1 route is 
below ground approximately 2km away)  

Main civils construction works have 
commenced.  

 

 

3.7.8 Consideration of haulage routes for construction vehicles, and their associated noise and 
vibration and air quality impacts will need to be considered along with the Proposed 
Development  

3.8 Local Validation Documents 

3.8.1 In accordance with Hillingdon Council’s local validation checklist, and in consultation with the 
Council’s planners, the following documents relevant to this EIA assessment will be submitted 
in support of the application.  

• Planning Statement 

• Consultation Statement 
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• Air Quality Assessment 

• Acoustic Report 

• Archaeological Assessment 

• Ecology Phase 1 Habitat Report 

• Energy Statement 

• Flood Risk Assessment and Surface Water Drainage Strategy 

• Land Contamination Assessment 

• Landscaping Plan 

• Sustainability Appraisal 

• Transport Statement 

• Tree Survey and Arboricultural Impact Assessment 

• Daylight/Sunlight Assessment 

• Townscape Visual Impact Assessment 

• Bird Strike Mitigation  

• Construction Logistics Plan 

• Site Waste Management Plan 
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4 PROPOSED DEVELOPMENT 

4.1.1 The Applicant proposes the comprehensive development of the Site to provide a high quality, 
residential, mixed-use development across a 3.39 ha site.  

4.1.2 It will include the construction of blocks of flatted buildings between 6 and 13 storeys. These 
will contain up to a maximum of 818 homes (Class C3) and comprise a mix of housing types 
and tenures including one, two, three, and four-bedroom flats. Up to 700m² of flexible 
commercial floorspace (flexible use class E)  will also be provided.  Up to 221 car parking spaces 
and 13 wheelchair parking spaces, cycle parking, refuse and bicycle stores, sustainable urban 
drainage system (SUDS), sustainable energy measures which will be compliant with the London 
Plan and ancillary development will also be included. Finally, hard and soft landscaping which 
will include a new central space, greenspaces, new pedestrian links and biodiversity 
enhancements; highways infrastructure, plant and associated ancillary development will also 
be included.  

4.1.3 There is a major focus on high quality design that reflects the character of the area, enhances 
biodiversity and improves local connectivity to existing green infrastructure. This is reflected 
in the proposals with the provision of connectivity to green routes, wildlife corridors, enhanced 
green infrastructure, SUDS and biodiversity net-gain. Biodiversity enhancements proposed 
include integrated bird and bat boxes, local planting, hedgerows, wildflower meadows and 
integrating habitats.  

4.1.4 It is noted the Site lies within 9km of the Royal Air Force base at Northolt (RAF Northolt). 
Discussions have been held with the airbase (operated by the Defence Infrastructure 
Organisation) since 2017. They have already set parameters for the Proposed Development 
including height restrictions and measures to be taken into account for construction Cranes. 
Consultation will continue to take place as the proposals develop.  

4.2 Mitigation 

4.2.1 In accordance with Regulation 6(2)(e) of the EIA Regulations, a number of mitigation measures 
have been committed to at screening stage as part of the Proposed Development, as follows:  

• A Construction Environmental Management Plan (CEMP) will be implemented in 
order to mitigate the potential human and environmental health effects of the 
construction phase. This will be secured through a suitably worded planning 
condition; 

• A Construction Traffic Management Plan (CTMP) will be implemented to mitigate the 
potential effects of the introduction of construction traffic. This will either be secured 
through the CEMP or through a suitably worded planning condition; 

• Once operational, a Travel Plan will be implemented including measures and targets 
to promote sustainable and active travel by residents; and  

• The design of the Proposed Development will reflect the findings of the Heritage and 
Townscape and Visual Impact Assessment (TVIA), Wind and Daylight, Sunlight and 
Overshadowing assessments and implement embedded mitigation measures. 
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4.3 Pre-application Discussions 

4.3.1 Numerous pre-application meetings and workshops (listed below) have been undertaken with 
Hillingdon Council to develop to identify key environmental constraint and embed mitigation 
into the design of the scheme.  

• Pre-App 1 – June 2025 

• Follow Up – August 2025 

• Pre-App 2 – December 2025 

• Design Workshop 1 – January 2026 

• Design Workshop 2 – February 2026  

• Pre-App 3 – March 2026  

• GLA meeting – April 2026 

• Design Review Panel – April 2026 
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5 EIA SCREENING ASSESSMENT 

5.1 Introduction 

5.1.1 This section of the EIA Screening Report identifies potential environmental effects that may 
arise as a result of the Proposed Development, considers whether these effects are likely to be 
significant and identifies potential mitigation measures. 

5.1.2 The Site is located within Hillingdon and is bounded by two major roads i.e. the A40 and 
Freezeland way and is situated at a busy junction. It comprises mainly brownfield land, which 
previously housed the Golden Lion Public House and the Master Brewer Motel and Public 
House, however these building have been demolished and the Site has been in a state of disuse 
for over a decade. A small portion of the eastern part of Site forms part of the greenbelt, is an 
area of open space and woodland and a designated SINC, however this part of the Site is 
proposed only for improved landscaping and biodiversity enhancements.  

5.1.3 The Proposed Development has the potential to generate environmental effects during both 
the construction and operational phases. Having regard to the characteristics of the Site, its 
location within an established urban area, and the nature and scale of the proposals, these 
effects are anticipated to be largely localised in extent and, in the case of construction 
activities, temporary in duration. Potential effects requiring consideration include ecology, 
noise and vibration, air quality, transport and movement, townscape and visual amenity, and 
land quality. However, based on the information currently available, there is no evidence to 
suggest that any effects would be of such a scale, duration, magnitude or complexity as to give 
rise to likely significant effects on the environment within the meaning of the EIA Regulations. 

5.1.4 The Proposed Development incorporates a range of embedded mitigation measures as part of 
the design evolution process. These include a high-quality architectural and landscape-led 
design approach; retention and enhancement of existing landscape features where 
practicable; significant green infrastructure and biodiversity enhancements delivering 
measurable biodiversity net gain; sustainable drainage measures; sustainable transport 
initiatives; and an energy strategy compliant with London Plan requirements. These measures 
have been integrated into the scheme from the outset and will assist in avoiding, minimising 
and managing potential environmental effects. 

5.1.5 In addition to embedded mitigation, the planning application will be supported by a 
comprehensive suite of technical assessments prepared in accordance with the Council's 
validation requirements. These assessments will identify any site-specific mitigation measures 
necessary to ensure compliance with relevant environmental standards and planning policy 
requirements. Ongoing engagement with the London Borough of Hillingdon, statutory 
consultees, RAF Northolt, the London Wildlife Trust, local residents and businesses will further 
inform the evolution of the proposals and the identification of any additional proportionate 
mitigation measures. 

5.1.6 Finally, although not taken into account as mitigation for EIA Screening purposes, there 
remains scope to further minimise potential effects through the imposition of planning 
conditions. Such measures could include the preparation and implementation of a 
Construction Management Plan, incorporating appropriate construction-phase mitigation to 
ensure impacts are appropriately controlled. 
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5.2 Screening Assessment 

5.2.1 The Proposed Development is assessed against ‘Selection Criteria’ for a Schedule 2 
development as identified in Schedule 3 of the Regulations:  

1 - Characteristics of Development 

1 (a) The size and design of the Proposed Development 

5.2.2 The majority of the existing buildings in the surrounding area are two or three storeys high. 
Whilst elements of the Proposed Development would exceed the prevailing building heights in 
the immediate vicinity, the Site occupies a prominent urban location adjacent to major 
transport infrastructure and a strategic road junction. The Site's topography, proposed building 
disposition, stepping of heights and comprehensive landscaping strategy will assist in 
integrating the development within its surroundings. The visual effects are therefore 
anticipated to be localised and characteristic of an urban regeneration scheme rather than 
effects of more than local significance. The Site lies between main roads, is adjacent to a major 
junction which contains retail and commercial elements. It has also been identified as a local 
town centre in the Local plan.  

5.2.3 The Proposed Development would replace a long-derelict and underutilised site and is 
expected to result in an overall enhancement to townscape quality, public realm and visual 
amenity. 

5.2.4 Embedded mitigation includes a high-quality design, which responds to the character and 
architectural features of the surrounding area. 

5.2.5 Landscaping proposals will help to integrate the Proposed Development in to the adjacent 
open space and enhance its visual impact on the local area. 

5.2.6 The building heights will step down towards Freezeland way, where they will be lower in scale. 

5.2.7 A Townscape Visual Impact Assessment and Daylight and Sunlight Assessment (local validation 
documents) will be undertaken and submitted with the planning application.  

5.2.8 With regard to the characteristics of the Proposed Development, the nature of the receiving 
environment and the mitigation measures identified, Townscape is not considered likely to 
result in significant environmental effects within the meaning of the EIA Regulations. 

1(b) Cumulation with other existing and/or approved development 

5.2.9 There may be cumulative noise and vibration, air pollution and traffic impacts as a result of 
other major developments and nationally significant infrastructure projects in the area 
especially along the A40.  

5.2.10 Routes for Heavy Goods Vehicles (HGVs) and Site working hours during construction will be 
agreed with the Council’s Environmental Health Officer and local residents and businesses will 
be informed. 

5.2.11 The following local validation documents will also be submitted with the planning application:  

• A Transport Statement and Draft Travel Plan (i.e. Local validation document) will 
identify suitable mitigation measures.  
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• A Construction Logistics Plan  

• An Acoustics Assessment; and  

• Air Quality Impact Assessment.  

1 (c) The use of natural resources (particularly land, soil and biodiversity) 

5.2.12 The Site is mainly brownfield land, which was formerly occupied by the Golden Lion public 
house and the Master Brewer Motel. Both buildings have been demolished and the land is 
currently derelict, although hardstanding remains. A small part of the eastern section is open 
space designated as greenbelt however part of the proposals are for landscaping and 
biodiversity enhancements which will improve this.  

5.2.13 Soils are not likely to be of high quality as the majority of Site has been previously developed 
and therefore may contain contamination and made ground. 

5.2.14 The Site lies within Flood Zone 1 and has a low risk of flooding. However, due to climate change, 
there may be an increased risk of heavy rainfall and pluvial flooding. Ground water in the area 
drains into the local stream network. The closest natural water source is the Yeading Brook, 
300m east of the Site and the River Pinn, 700m west. The Site is not within a groundwater 
protection zone.  

5.2.15 Water resources are unlikely to be contaminated by the Proposed Development. During 
construction and operation, water from the existing piped infrastructure will be used. No 
natural water resource (river, stream, lake or aquifer) will be used.  

5.2.16 The Site currently contains a number of habitats including broadleaved and mixed parkland 
scattered trees, introduced shrub, dense continuous scrub, broadleaved plantation woodland, 
species-poor semi-improved grassland, amenity grassland aggregate piles/ gravel bunds and a 
species poor defunct hedge.  The Site was previously noted as supporting nesting birds, and 
had the potential to support invertebrates, Great Crested Newts, reptiles, bats and hedgehogs 

5.2.17 The construction of the Proposed Development would require the use of a range of natural 
and man-made construction materials. The Proposed Development will not utilise any 
important, high quality or scarce resources and will seek to use locally and sustainably sourced 
materials, as far as practicable. 

5.2.18 A Phase 1 Geotechnical survey will be undertaken, and the results submitted with the planning 
application in a Land Contamination and Groundwater Pollution Report. Mitigation measures 
are likely to include intrusive Site investigations, laboratory testing to determine materials and 
contaminants and risk assessments.  

5.2.19 A Site Waste Management Plan (will contain information on potential waste sources, measures 
on how best to dispose of these if required and minimum drag distances).  

5.2.20 Wherever possible uncontaminated topsoil will be reused for onsite landscaping, or within the 
local area.  

5.2.21 The Proposed Development will connect to existing drainage and landscaping proposals will 
incorporate SUDS, including rainwater gardens, bioswales and wet meadows which will help 
clean and reduce surface water run-off.  
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5.2.22 A Flood Risk Assessment and Surface Water Strategy will be undertaken (i.e. local validation 
documents).  

5.2.23 During construction measures to reduce water use and prevent contamination of surface 
water will be included in the Construction Management Plan.  

5.2.24 An updated Phase 1 habitat survey will be undertaken and submitted with the planning 
application. Proposed mitigation measures include:  

• Consultation will be held with Natural England, the Council’s local biodiversity officer 
and London Wildlife Trust to discuss suitable design and mitigation measures  

• Assessment of suitability of waterbodies in neighbouring land for Great Crested Newt.  

• Reptile survey (April to October)  

• Potential roost assessment to establish the suitability of the buildings for roosting bats  

• Clearance of vegetation to be timed to avoid the bird breeding season (March-August 
inclusive), or if not possible, removal by a suitably qualified ecologist to ensure nesting 
birds are not present.  

• Trees to be retained where possible and new native and ornamental trees planted to 
help improve biodiversity.  

• A Tree Survey and Arboricultural Impact Assessment (a local validation document) will 
be submitted with the planning application.  

• Further ecological enhancements will include integrated bat, bird and invertebrate 
boxes and wildlife-friendly shrubs, integrating and connecting onsite habitats with 
green corridors adjacent to the site. All this information will be included in the 
landscape strategy which will be submitted with the planning application. These have 
been developed in consultation with the London Wildlife Trust.  

• Adherence to the Environment Agency’s Pollution Prevention Guidelines and best 
practice measures during construction.  

• A Lighting Scheme (to be included in the Design and Access Statement i.e. a Local 
Validation Document) will be submitted which will identify mitigation measures to 
prevent light spill from adversely impacting on wildlife.  

5.2.25 With regard to the characteristics of the Proposed Development, the nature of the receiving 
environment and the mitigation measures identified, natural resources are not considered 
likely to result in significant environmental effects within the meaning of the EIA Regulations. 

1(d) The production of waste 

5.2.26 As with any development project, there is likely to be waste generated through the 
construction phase (such as waste from surplus construction materials and from excavation). 
Opportunities to minimise construction waste would be sought by the contractors in-line with 
legislation and good practice, so that construction materials are used efficiently and that 
wastes are recovered, re-used or recycled where practicable. The construction waste 
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management measures would be agreed with Hillingdon Council as part of the CEMP, 
anticipated to be secured by a suitably worded planning condition. 

5.2.27 The construction of the Proposed Development would generate waste material that will 
require removal from the Site throughout the construction programme, which may lead to 
indirect localised temporary effects such as disruption on the local road network, dust and 
noise. These effects will be managed through the implementation of the CEMP.  

5.2.28 The completed Proposed Development would generate household and commercial waste 
streams which will be managed in accordance with Hillingdon Council’s waste and recycling 
requirements. It is unlikely that operation of the Proposed Development would give rise to 
hazardous waste, particularly regarding the scale and student-led nature of the Proposed 
Development. As such, the Proposed Development is not likely to give rise to significant effects 
in relation to the production of waste 

5.2.29 A Phase 1 Geotechnical Survey will be carried out to identify potential sources of contaminated 
soil waste. The findings will be submitted in the Land Contamination Assessment (a local 
validation document). Any contaminated waste found onsite will be removed by experienced, 
licenced experts. 

5.2.30 A Site Waste Management Plan will also be submitted with the planning application.  

5.2.31 A Design and Access Statement, including a Refuse Recycling, Storage and Collection Strategy, 
will identify mitigation measures during operation. This will be submitted with the planning 
application.  

5.2.32 Based on the information currently available, and taking account of embedded mitigation and 
proposed management measures, no likely significant effects are anticipated in relation to 
waste. 

1(e) Pollution and Nuisances 

5.2.33 The Site is mainly brownfield land which many contain man-made contamination. In addition, 
the surrounding area was bombed during World War II and therefore there is a risk of 
unexploded ordnance. 

5.2.34 As discussed above under 1 (d) ‘Production of waste’, there is the potential for waste, which is 
polluting, hazardous, toxic or noxious to be released during construction and operation, 
resulting in potential environmental effects. 

5.2.35 Potential pathways include inhalation of dust, vapour and gases; ingestion and absorption via 
direct contact with construction materials; fuel spills and leaking infrastructure, minor oil leaks 
and historical contamination.  There is the potential for air and surface water pollutants during 
construction but there are no groundwater sources noted for this Site. 

5.2.36 During construction there may be noise, vibration and light impacts from construction plant, 
machinery and vehicles. In particular vibration effects may occur from the movement of HGV’s 
and foundation works.  

5.2.37 During operation there may be some noise, light and heat created by the new residential 
development on site. The new residential development may also contribute to a slight increase 
in energy radiation.  
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5.2.38 Adverse light impacts could be experienced by near-by residents, including those residing 
onsite, local wildlife, such as birds and bats, and drivers along the A40 and Freezeland Way.  

5.2.39 Mitigation measures will include production of the CEMP and CWMP. 

5.2.40 An Air Quality Assessment and a Noise and Vibration Assessment (i.e. within the Acoustic 
Report) both local validation documents will be submitted with the planning application.  

5.2.41 A Consultation Statement will be produced and submitted with the planning application (i.e. 
local validation document)  

5.2.42 During construction, if pollutants, hazardous, toxic or noxious substances are discovered, these 
will be quarantined, reported to senior personnel, recorded and the Local Authority and other 
third parties (for example the Environment Agency and Health and Safety Executive) will be 
notified as required.  

5.2.43 Embedded mitigation will include the identification of suitable materials to reduce heat and 
energy impacts. Materials for the proposed design have not yet been confirmed but will need 
to comply with the latest building regulations.  

5.2.44 A Lighting Scheme will be submitted and mitigation measures to prevent light pollution, will 
be provided in the Design and Access Statement (i.e. a local validation document).  

5.2.45 The following documents will also be submitted with the planning application, which will 
include the results of various assessments and identify potential mitigation measures where 
required:  

• Energy Assessment  

• Sustainability Appraisal  

• Acoustic Report  

5.2.46 Having considered the nature, scale and duration of potential effects, together with the 
characteristics of the receiving environment, the Proposed Development is not considered 
likely to result in significant environmental effects with regards to pollution and nuisances. 

1(f) The risk of major accidents and/or disasters (including climate change) 

5.2.47 The Proposed Development is not of a type that would be expected to give rise to an elevated 
risk of major accidents or disasters. 

5.2.48 Potential risks during construction include: 

• Road traffic accidents during construction due to heavy plant and equipment and HGV 
vehicles accessing the Site.  

• UXO and other contaminated materials could be uncovered during construction, 
which if not handled properly could cause injury, health issues and/or damage to 
property.  

• Aircraft accidents related to RAF Northolt due to extended heights of construction 
cranes or inappropriate lighting of these.  
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5.2.49 Potential risks during operation include: 

• Traffic accidents due to an increase in pedestrians and cyclists and other users 
accessing the Site and the surrounding roads and junctions.  

• Although the Site is in an area benefiting from flood risk defences, there is a residual 
risk of flooding on Site. This risk may increase in future due to climate change.  

• The risk of fire is a consideration for any development. Emergency vehicles and other 
services will need to be able to access the Site via entrance points on Freezeland Way.  

• Due to the close proximity of RAF Northolt, there is the risk that landscaping proposals 
or flat roofs may attract birds which increase the risk of accidents causes by bird strike.  

5.2.50 To mitigate these risks a Transport Statement and Draft Travel Plan (local validation 
requirements) will be submitted with the planning application which will identify further 
mitigation measures for pedestrians and cyclists. Access for emergency vehicles onto the Site 
will also be included.  

5.2.51 The proposal will improve junction/site access for pedestrians, cyclists  

5.2.52 A Design and Access Statement will be undertaken (both local validation documents) and 
suitable mitigation measures will be identified.  

5.2.53 Embedded mitigation will include the use of appropriate materials which will assist in reducing 
the risk of fire and comply with the latest building regulations. In addition, the stadium design 
will include crowd control and emergency measures which too will comply with the latest 
building regulations.  

5.2.54 Construction methods will follow industry safety standards including onsite training for all 
those visiting or working on Site during construction. In addition, haulage routes for HGVs will 
be agreed with the Council.  

5.2.55 RAF Northolt will be consulted further to confirm suitable lighting arrangements for 
construction cranes and the proposed development complies with the requirements for 
building heights and reducing bird strike risk within the aerodrome.  

5.2.56 Subject to compliance with relevant legislation, aviation safeguarding requirements and 
building regulations, the Proposed Development is not considered likely to result in significant 
effects associated with major accidents or disasters. 

2 -Location of the Development 

2(a) The size and design of the Proposed Development 

5.2.57 The Site is currently disused and there are no existing residential, commercial or recreational 
uses etc on site. However, there is some open space in the eastern part of the Site which forms 
part of the greenbelt and is a designated SINC. The inclusion of this small parcel of land within 
the Site boundary will enable biodiversity enhancements and public access to a wider network 
of publicly accessible green infrastructure and rights of way.  

5.2.58 There are residential areas to the south and north-west of the Site. As noted in 1(e) above, 
local residents may be affected by noise, dust and vibration during construction. Due to the 
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intervening roads separating residents to the north form the Site, this is more likely to impact 
residents south of the Proposed Development.  

5.2.59 To the east of the Site is open green space and Freezeland Covert a 2.8 hectare area of 
broadleaf deciduous woodland, which is ‘high priority’ woodland habitat, a ‘high priority’ 
woodland improvement area and also a SINC. The whole green area, and the agricultural land 
to the north-east of the Site is designated green belt land.  

5.2.60 The RAF Northolt airbase is located 2km east of the site. Potential danger could be caused by 
tall buildings in proximity to an airfield and by landscaping which attracts large birds, increasing 
the risk of bird strike within the aerodrome.  

5.2.61 The closest schools to the Site are just under 1km away and scholars could experience 
difficulties in accessing their school during construction due to an increase in HGVs using main 
routes.  

5.2.62 During construction there is the potential for temporary adverse traffic impacts, particularly at 
Swakeleys Roundabout, along Long Lane and the A40, a strategic road which connects to 
central London.  

5.2.63 The Site lies in between two walking trails which pass through many of the local green spaces; 
the Celandine Route, a 12 mile path and the Hillingdon Trail, a 20 mile path.  

5.2.64 The eastern part of the Site and land immediately adjacent to this is greenfield land which is 
designated green belt. However, development proposed in this greenfield area includes only 
biodiversity enhancements, and improved landscaping and connectivity to the open space.  

5.2.65 Embedded mitigation includes a high-quality design with retained, enhanced and improved 
landscaping and access to greenspace and two long distance walking trails.  

5.2.66 Consultation will be held with the Council’s Environmental Health Officer, RAF Northolt, local 
councillors and local residents.  

5.2.67 The following local validation documents will be submitted with the planning application:  

• Sustainability Appraisal  

• Design and Access Statement  

• Acoustic Report (including vibration impact)  

• Air Quality Assessment  

• Transport Assessment and Draft Travel Plan  

• Daylight/Sunlight Assessment  

• Bird Strike Mitigation  

• Consultation Statement  

5.2.68 A Townscape Visual Impact assessment will be undertaken and submitted with the planning 
application. 
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5.2.69 The Proposed Development will also provide high quality design, improved landscaping and 
biodiversity enhancements which will provide net-gain. 

2(b) The relative abundance, availability, quality and regenerative capacity of natural 
resources in the area (including soil, land, water and biodiversity) and its underground 

5.2.70 Soil in the area is classified as ‘Loamy and clayey’, which is ‘slowly permeable, seasonally wet 
and slightly acid but base-rich’. It has 'impeded drainage’ and is of ‘moderate fertility’ for 
growing crops. (See: http://www.landis.org.uk/soilscapes)  

5.2.71 However, as the Site has been previously developed it is unlikely to be of good quality for food 
production.  

5.2.72 The Proposed Development will require clearance of the majority of the Site which will include 
removal of soils and removal of land below ground for laying of foundations and piling works. 
Note: clearance not required for the greenfield part of the Site.  

5.2.73 The majority of the Site lies within brownfield land which is suitable for new developments and 
is supported by planning policies. No engineering development is proposed on the small 
section of greenbelt land, but instead improved connectivity and biodiversity enhancements 
are proposed here. Finally, no basements are proposed.  

5.2.74 The Site is in within an established developed area and therefore it is assumed there is enough 
potable water in the area to supply a new development. 

5.2.75 In terms of groundwater, the Site not within a Groundwater Source Protection Zone. The 
closest protected area is 500m west of the Site which is designated as a Drinking Water Safe 
Zone (Groundwater) and is a catchment area under the Water Framework Directive. However, 
this area will not be affected by the Proposed Development. 

5.2.76 In terms of surface water, there are no waterbodies, streams or rivers located on or adjacent 
to the Site. The closest water sources are Yeading Brook, approximately 500m east of the Site, 
and the River Pinn 700m west of the Site. Both are unlikely to be affected by the Proposed 
Development.  

5.2.77 The Site is within Flood Zone 1 and therefore has an annual probability of fluvial or coastal 
flooding of less than 0.1%. It may however in future be susceptible to pluvial flooding due to 
climate change.  

5.2.78 The Site contains mature trees, areas of improved grassland, tall ruderal vegetation and 
dense/shrubs and hedgerow along its boundary. The western part of the Site is a designated 
Tree Preservation Area but there are no trees or areas of trees subject to TPOs within the Site. 
The eastern part which includes the adjacent land is deciduous woodland.  

5.2.79 There are 10 SINCs with 2km of the Site which include remnants of fragmented and 
disconnected woodlands  

5.2.80 The previous Phase 1 Habitat Survey identified habitats on Site which could potentially support 
protected species such as great crested newt, reptiles, nesting birds and bats. In addition, 
several priority bird species were identified in the area and therefore a number of mitigation 
measures were recommended which are appropriate for the Proposed Development.  
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5.2.81 Construction could potentially have an adverse impact on local wildlife, for example due to 
habitat loss, light pollution, noise disturbance and destruction of existing habitats on site. 
During operation, increased noise and lighting from the residential development could also 
have an adverse impact.  

5.2.82 To mitigate potential impacts on soils a Phase 1 Geotechnical survey will be undertaken, and 
the results submitted in the Land Contamination Report with the planning application.   
Remedial works to remove any contamination/unexploded ordnance from the land, will 
ensure the land is suitable for construction  

5.2.83 During construction measures to avoid compacting and where possible reusing 
uncontaminated topsoil wherever possible on Site or in the local area.  

5.2.84 The Proposed Development offers an improved use of land, as it will provide much needed 
homes, community facilities, commercial space, which will revitalise the Local Centre and 
provide employment opportunities and green infrastructure enhancements which will deliver 
biodiversity net gain and improve recreation provision in the local area which in turn will help 
people’s health  

5.2.85 For water mitigation of potential impacts embedded mitigation measures connecting the 
Proposed Development with the existing water mains and installing SUDS measures.  

5.2.86 A Utilities Survey, including a Foul Sewerage assessment, will be submitted with the planning 
application, as well as a Flood Risk Assessment and Surface Water Strategy (local validation 
document). 

5.2.87 Potential impacts to biodiversity will be mitigated by: 

• Consultations with Natural England, the London Wildlife Trust, and the Council’s 
biodiversity officer to ensure the development protects the existing wildlife and 
greenfield area and contributes to improving the connectivity and quality of local 
green spaces and delivers biodiversity net-gain.  

• A Tree Survey and Arboricultural Impact Assessment and Ecology Phase 1 Habitat 
Reports will be submitted with the planning application and relevant mitigation 
measures will be identified.  

• Landscaping proposals include retention where possible and enhancement measures 
including the creation of wildlife corridors, re-establishing an ecotone (transition 
zones between habitats) where the development meets open green space, habitats 
(e.g. bird and bat roosts) incorporated in to the building design, enhancement of the 
existing green infrastructure and rich variety of habitats and native vegetation.  

• Existing trees will be retained where possible in the scheme design, and new trees will 
be planted, including native species, ornamental trees and large feature trees.  

• A series of interlinked gardens will be created on Site and the eastern edge of the Site 
will be open to the greenfield area adjacent to it.  

• A network of green fingers and corridors will help to reconnect to the existing 
remnant woodlands which in turn will help re-establish natural movement routes for 
wildlife. The Site is uniquely situated to act as a vital connection in this proposed 
network.  
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• A Lighting Assessment will be carried out which include measures to reduce the 
impact of light pollution on local wildlife.  

2(c) The absorption capacity of the natural environment, paying particular attention to the 
following areas: 

• Wetlands, riparian areas, river mouths  

5.2.88 There are none on Site or within close proximity. The closest water source is the Yeading Brook, 
which is approximately 500m away.  

• Coastal zones and the marine environment 

5.2.89 The Site is not located within or near a coastal zone or marine environment.  

• Mountain and forest areas  

5.2.90 The Site is not located within or near to a mountain or forested area.  

• Nature reserves and parks 

5.2.91 The Site is not on, or adjacent to a nature reserve or park. However, the Site is adjacent to a 
greenfield area known as the Freezeland Covert which is a metropolitan level Site of 
Importance for Nature Conservation.  

5.2.92 The proposals including landscaping and biodiversity enhancements and improved 
connectivity for nature  

• European Site and other area classified or protected under national legalisation e.g. 
SPAs, SACs, AONBs?  

5.2.93 The Site is not within or adjacent to any sites of European or International Interest. The closest 
SSSIs are, Frays Farm Meadows (2km) and Denham Lock Wood (2.5km) north-west of the Site, 
which are unlikely to be affected by the Proposed Development.  

• Areas in where there has already been a failure to meet the environmental quality 
standards, laid down in UK legislation and relevant to the topic, or in which it is 
considered that there is such a failure  

5.2.94 The Site is within an Air Quality Management Area. The proposed development will generate 
vehicular traffic during construction and operation, and it include up to 234 car parking spaces. 

5.2.95 Construction materials are likely to be delivered mainly by road and some materials may be 
brought to Site by rail which could impact the AQMA. 

5.2.96 The Site lies within an Air Quality Management Area and therefore air quality has been 
identified as a topic requiring assessment. However, the scale of the Proposed Development, 
its highly sustainable location and the proposed transport strategy indicate that any 
operational air quality effects are likely to be limited. Detailed assessment will be undertaken 
through the Air Quality Assessment accompanying the planning application. 

5.2.97 The submission of an Air Quality Assessment (a local validation document) will identify where 
impacts can be reduced and mitigation measures to include 
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5.2.98 Construction-related effects would be temporary and managed through established best-
practice dust and emissions control measures. 

5.2.99 The inclusion of tree planting in the landscaping design would also help to reduce air pollution. 

5.2.100 Embedded mitigation includes improved connectivity to long distance walking routes. 
Residents and users of the Site will also be encouraged to use public transport – the Site is 
already well connected to underground stations and existing bus services. In addition, walking 
and cycling will also be encouraged. This will all be detailed further in the Transport Assessment 
and Draft Travel Plan (i.e. local validation documents). 

• Densely populated areas 

5.2.101 The Site is located in Hillingdon, in London which is considered a densely populated area. The 
Proposed Development will introduce more people onto the Site as it includes up to 585 
residential units and additional commercial and community facilities.  

5.2.102 The area has good commuter access to the City of London via Hillingdon Station, which is 
located 200m west of the Site. (London Underground Piccadilly Line and the Metropolitan Line) 
and is well connected to existing bus services and pedestrian and cycling routes.  

5.2.103 The Proposed Development will take into account the requirements of the adopted and 
emerging development plan policies and supplementary planning document requirements. 
The assessment of all relevant planning policies will be included in the Planning Statement and 
the Design and Access Statement (local validation documents).  

5.2.104 In addition, the following local validation documents will be submitted and will include the 
results of any assessments and relevant mitigation measures:  

• Air Quality Assessment  

• Acoustic Assessment (including vibration impact)  

• Design and Access Statement  

• Sustainability Appraisal  

• Transport Assessment and Draft Travel Plan  

• Consultation Statement  

5.2.105 Consultation will also be undertaken with local residents, Environmental Health Officer and 
statutory consultees and RAF Northolt.  

• Landscapes and sites of historical, cultural or archaeological significance  

5.2.106 There may be a slight possibility that unknown archaeology lies buried beneath the Site.  

5.2.107 However, there are no landscapes of historical or cultural significance which will be affected. 
A number of listed buildings lie within 2km of the Site. The closest is Ickenham Manor Farm 
Scheduled Monument, located approximately 0.5 km north of the Site. However, it is 
considered that these are located far enough not to be affected by the Proposed Development 
which includes their settings. 
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5.2.108 The following local validation documents will be submitted, and mitigation measures will be 
included:  

• A Desk Based Archaeological assessment will be carried out and submitted with the 
planning application.  

• A Townscape Visual Impact Assessment (a local validation document) will be 
submitted with the planning application. If required, suitable mitigation measures will 
be identified.  

• Any construction mitigation required will be included in the Construction 
Management Plan.  

3 - Characteristics of the Potential Impact 

3(a) Extent of the Impact 

5.2.109 During construction, local residents along Granville Road which lies immediately south of 
Freezeland Way may be affected by noise, air and traffic impacts. The adjacent agricultural 
land could also be adversely affected.  

5.2.110 Generally, noise impacts are experienced up to 300m from source and air quality 200m from 
source (see standard industry assessment methodology contained in Volume 11 of the Design 
Manual for Roads and Bridges (see: 
http://www.standardsforhighways.co.uk/ha/standards/dmrb/vol11/section3.htm) 

5.2.111 Traffic impacts will be temporarily experienced along the routes that HGV vehicles use coming 
to and from the Site. These routes are anticipated to be along agreed main haulage routes and 
may include: A40 and Freezeland Way.  

5.2.112 Construction effects are anticipated to be temporary, intermittent and largely confined to the 
Site and its immediate surroundings. Any effects associated with construction traffic would 
primarily be experienced along established strategic highway routes and would cease upon 
completion of construction activities. 

5.2.113 Operational impacts are likely to be permanent and could range from negligible to major 
depending on the impact.  

5.2.114 For air, noise and traffic mitigation the following local validation documents will be submitted 
with the planning application:  

• Design and Access Statement  

• Acoustic Report (including vibration impact)  

• Air Quality Assessment  

• Transport Assessment and Draft Travel Plan  

• Consultation Statement  

5.2.115 The geographical extent of potential effects is therefore limited and does not indicate the 
likelihood of significant environmental effects extending beyond the local area. 

http://www.standardsforhighways.co.uk/ha/standards/dmrb/vol11/section3.htm
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3(b) Transboundary Nature of the Impact  

5.2.116 Construction impacts will be temporary.  Operational impacts will be permanent or long-term.  

5.2.117 Mitigations measures proposed are covered in detail in the sections above.  

3(c) Transboundary nature of the impact – internal effects 

5.2.118 Not applicable as the Site is within Hillingdon in Greater London, which is entirely within the 
United Kingdom and does not lie across another national border.  

3(d) Intensity and complexity of the impact 

5.2.119 The Proposed Development would result in a noticeable change in the character and 
appearance of the Site itself. However, the Site has historically accommodated built 
development and is located within an established urban setting. The resulting changes are 
therefore considered characteristic of a brownfield regeneration scheme and are not 
anticipated to result in effects of more than local significance.  The new development will 
include much needed residential units which will contribute to the area’s housing need and 
provide employment opportunities, community facilities and biodiversity enhancements on a 
site.  

5.2.120 During construction of the Proposed Development, fauna or flora onsite and adjacent could be 
adversely affected. Some businesses may experience some slight adverse impacts on deliveries 
due to the increase of HGVs using the major roads in the area.  

5.2.121 There is a small parcel of greenfield land (which is designated Green belt and metropolitan 
SINC) within and/or adjacent to the east of the Site which could be adversely affected during 
construction due to equipment (including plant) and people required in this area whilst 
planting and other landscape measures are installed. However, this part of the Site is only 
proposed for landscaping and biodiversity enhancements and once established will likely 
improve its overall quality.  

5.2.122 It is anticipated that during operation, local biodiversity will be enhanced due to the 
landscaping proposals.  

5.2.123 All construction works will be undertaken according to legal requirements and best practice. 
This will include standards for noise. Air quality standards will not be significantly affected. 
Although the AQMA could be affected during construction and operation. It is unlikely that 
environmental standards will be breached. 

5.2.124 Local businesses could also benefit from increased trade due to the additional residents on 
site.  

5.2.125 Mitigations measures proposed are covered in detail in the sections above.  

5.2.126 Embedded mitigation will include a high-quality design which complements the surrounding 
area. The Proposed Development will also be enhanced by landscaping.  

5.2.127 The following local validation documents will also be submitted which will assess the Proposed 
Development’s design:  

• Design and Access Statement  
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• Townscape and Visual Impact Assessment  

• Air Quality Assessment 

• Acoustic Assessment 

• Flood Risk Assessment and Surface Water Strategy  

• Consultation Statement  

• Construction Management Plan  

• Transport Statement / Draft Travel Plan  

5.2.128 Working hours and any diversion routes for example will be agreed with the Council in 
advance.  

5.2.129 Consultations will also be held with Natural England, the local biodiversity officer, the London 
Wildlife Trust and local businesses  

5.2.130 Planning conditions could assist in reducing impacts further. 

3(e) Probability of the Impact 

5.2.131 There is a high probability for effects during construction related to air, noise and traffic, 
however these will be temporary. Operational effects which have a high probability of 
occurring include visual impacts, increased noise and traffic.  

5.2.132 There is a low probability of a potentially highly significant effect if unexploded ordinance is 
discovered or the land is found to be highly contaminated with man-made materials. 

5.2.133 Embedded mitigation includes a high-quality design and detailed mitigation measures are 
proposed in sections 1 and 2 above, including UXO threat assessment.  

5.2.134 Further mitigation measures could reduce impacts via planning conditions  

3(f) Expected Onset, duration, frequency and reversibility of the impact  

5.2.135 Construction effects would be short-term, temporary and intermittent (frequent).  

5.2.136 Operational effects would be long-term, permanent and continuous. 

5.2.137 Proposed mitigation measures are detailed in the sections above. 

3(g) Cumulation of the impact with the impact of other existing/and or approved 
development; 

5.2.138 During construction there may be increased noise, air and traffic impacts in combination with 
other proposed developments noted within 1km of the Site. These may cause potentially 
adverse but temporary impacts during some stages of construction, either along the same 
transportation routes used by construction vehicles or due to an increase in background noise 
or air pollution in certain areas.  
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5.2.139 At this stage, cumulative operational impacts are considered to be minor and could include 
potential visual impacts as they would cause some change to the existing landscape character. 

5.2.140 The following is proposed to mitigate potential cumulative impacts: 

• Discussions will be held with the Council’s Environmental Health Officer to determine 
the timing and best methods and routes for reducing cumulative impacts with other 
developments. In addition, local residents and businesses will be kept informed.  

• A Consultation Statement will also be submitted with the planning application.  

• If required, planning conditions can also be imposed if additional protective or offset 
measures are required on top of the mitigation measures identified.  

• Other developments would also need to take into account the validation 
requirements and cumulative effects.  

5.2.141 Whilst cumulative construction activity associated with other committed developments may 
contribute to temporary increases in traffic movements, construction noise and dust within 
the wider area, such effects would be limited in duration, geographically confined and subject 
to established construction management controls. Consequently, cumulative effects are not 
anticipated to give rise to likely significant effects in EIA terms. 

3(h) the possibility of effectively reducing the impact  

5.2.142 The assessment undertaken demonstrates that any potential environmental effects associated 
with the Proposed Development can be effectively avoided, reduced, managed or offset 
through a combination of embedded design measures, industry-standard construction 
practices, site-specific mitigation and planning controls. Construction effects would be 
temporary and subject to established management procedures, whilst operational effects 
would be limited by the design of the development and compliance with relevant 
environmental standards. Consequently, there is no evidence to indicate that the Proposed 
Development would give rise to environmental effects that are significant in EIA terms or that 
could not be satisfactorily addressed through the normal planning process. 

5.3 Assessment Summary 

5.3.1 Overall, having regard to the selection criteria contained within Schedule 3 of the Town and 
Country Planning (Environmental Impact Assessment) Regulations 2017, including the 
characteristics of the Proposed Development, its location and the characteristics of the 
potential effects, the Proposed Development is not considered likely to give rise to significant 
environmental effects by virtue of its nature, scale or location. Potential effects identified are 
either temporary, localised and reversible, or capable of being appropriately managed through 
embedded mitigation, standard construction practices, detailed design and planning controls. 
Consequently, the Proposed Development is not considered to constitute EIA Development.
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6 CONCLUSION 

6.1.1 This EIA Screening Report has considered the characteristics of the Proposed Development at 
the Former Master Brewer Site, the environmental sensitivity of the Site and its surroundings, 
and the nature, scale and extent of any potential environmental effects, having regard to the 
requirements of the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 (as amended). The purpose of this Report is to assist the London Borough of 
Hillingdon in adopting a Screening Opinion as to whether the Proposed Development 
constitutes EIA Development. 

6.1.2 The Site comprises predominantly previously developed (brownfield) land that is currently 
vacant and underutilised, containing areas of hardstanding, cleared land, perimeter tree cover 
and shrub vegetation. The Site is located within an established urban area bounded by major 
transport corridors and is therefore situated within a context characterised by existing urban 
development, traffic activity and associated environmental influences.  

6.1.3 The Proposed Development comprises a comprehensive mixed-use residential-led scheme 
including:  

• Up to 818 high-quality homes (Class C3) of mixed tenure and size within buildings 
ranging from 6 to 13 storeys; 

• Approximately 700m² of flexible commercial and community floorspace (Class E); 

• A new public square and private residential amenity spaces; 

• Extensive landscaping and green infrastructure enhancements, including measures to 
deliver biodiversity net gain; 

• Secure cycle parking and up to 234 car parking spaces (including disabled parking 
provision); and 

• A London Plan-compliant energy strategy and associated infrastructure.  

6.1.4 The assessment presented within Chapter 5 has considered the potential for environmental 
effects arising during both the construction and operational phases of the Proposed 
Development. Whilst the Site includes a limited area of Green Belt land and Metropolitan Site 
of Importance for Nature Conservation (SINC), the assessment demonstrates that potential 
effects are capable of being appropriately avoided, minimised and managed through the 
design evolution of the scheme, the technical assessments accompanying any future planning 
application, and the implementation of standard construction and operational mitigation 
measures. 

6.1.5 Potential effects identified relate principally to matters commonly associated with urban 
redevelopment projects, including noise and vibration, air quality, transport, visual effects and 
ecological considerations. Such effects would be localised in extent, temporary in the case of 
construction activities, and capable of being effectively controlled through established 
mitigation measures secured through the planning process. Whilst cumulative construction 
activity associated with other developments and strategic infrastructure projects in the wider 
area has been considered, there is no evidence to indicate that such interactions would give 
rise to environmental effects of a nature, scale or magnitude that would warrant EIA. 
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6.1.6 Furthermore, a comprehensive package of embedded and additional mitigation measures is 
anticipated to form part of any future planning application. These would include sensitive site 
planning and design, ecological enhancement measures, sustainable transport initiatives, 
construction management controls, and the findings of detailed technical assessments 
undertaken in accordance with local validation requirements. Where necessary, further 
safeguards could be secured through appropriately worded planning conditions and planning 
obligations. 

6.1.7 The Proposed Development would also deliver a range of substantial environmental, social and 
economic benefits. These include the redevelopment of a vacant brownfield site in a highly 
sustainable location, the delivery of much-needed market and affordable housing, the 
provision of community facilities and flexible commercial space, and significant improvements 
to the public realm, landscape quality and biodiversity value of the Site. The development 
would promote sustainable travel patterns through enhanced pedestrian and cycle 
connectivity, limited car parking provision and proximity to Hillingdon Station and local bus 
services. 

6.1.8 The Site previously accommodated a motel and public house for several decades and therefore 
has a long-established developed character. Although the Proposed Development would 
introduce a greater scale and massing than the former buildings, it has been conceived as a 
comprehensive regeneration proposal that responds to its urban context, improves 
connectivity, enhances landscape quality and creates a coherent extension to the surrounding 
area. The scheme also aligns with the objectives of the emerging Local Plan allocation, 
supporting the creation of a vibrant local centre through the introduction of new residents, 
community infrastructure, employment opportunities and increased expenditure within the 
local economy.  

6.1.9 It is also relevant that the London Borough of Hillingdon previously issued Screening Opinions 
in 2017 and 2019 for residential-led redevelopment proposals on the Site. Those proposals 
exceeded the applicable Schedule 2 threshold relating to residential development and were 
screened as not requiring Environmental Impact Assessment. The environmental topics 
identified at that time were principally limited to localised considerations such as noise, traffic 
and air quality. The environmental effects associated with the current Proposed Development 
are broadly comparable in nature and do not indicate the potential for materially different or 
more significant effects than those previously considered by the Council. 

6.1.10 Having regard to the selection criteria set out within Schedule 3 of the EIA Regulations, the 
characteristics of the Proposed Development, the location of the Site and the nature of the 
potential effects identified, it is concluded that the Proposed Development is not likely to give 
rise to significant effects on the environment by virtue of factors such as its nature, size or 
location. Potential effects are either inherently limited, temporary and localised, or are capable 
of being effectively avoided, reduced or managed through embedded design measures, 
standard mitigation and planning controls. 

The Proposed Development exceeds only one of the indicative Schedule 2 thresholds, namely 
the provision of more than 150 dwellings. However, exceedance of a threshold does not in 
itself indicate that a development constitutes EIA Development. Based on the assessment 
presented within this Report, it is concluded that the Proposed Development is not likely to 
result in significant environmental effects requiring Environmental Impact Assessment. 
Accordingly, it is respectfully requested that the London Borough of Hillingdon adopts a 
Screening Opinion confirming that the Proposed Development does not constitute EIA 
Development under the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 (as amended). 
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APPENDIX 1 – SITE PLAN  
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