AVISON
YOUNG HIL]%DON

LONDON

London Borough of
Hillingdon

Employment Land and Capacity Study : Site Surveys

Non -designated Sites

July 2023



1. Covert Farm Extension, Heathrow

Borough Sub-Region Property Market Area
Hillingdon West Heathrow

Inner/Outer London Overall Size Number of Sub -areas
Outer London 4 ha 0

Site Description:

A small sized site which is well occupied by specialist airport services related businesses . The dominant
land use is warehousing and distribution. The avera ge condition of build stock is relatively good,
particularly in comparison to  other non-designated sites. The average rent for industrial properties in
the LSISis £15.82/ft?/yr. The LSIS is directly accessible via the SRN (A30 z Great South -West Road). PTAL
rating varies from poor to worst across the LSIS area in terms of access to public transport services. The

site lies within MCIL charging band 2 and withint he Air Quality Focus Area. Freehold | andownership is
relatively consolidated with a low number of leases layered above this.

Designated Open Space ¥

Site of Importance for Nature Conservation (SINC) v
Sites of Special Scientific Interest (SSSI) v
Conservation Areas v

Ancient Woodland v

Strategic Industrial Locations (SILs) v

Locally Significant Industrial Sites (LSIS) v

Flood Risk w

Safeguarded Wharves v

Thames Policy Area ¥

Listed Buildings v
Protected Vistas ¥
Scheduled Monuments

Registered Battlefield v

Quality of Environment

Covert Farm is a site which sits just south of Heathrow Airport, located behind Hatton Cross
Underground Station. Given the proximity to Heathrow Airport, the  site is suitable for airport related
businesses and provides a high-quality environment for industrial activity . Within the site , there is



presence of modern distribution units  with efficient yard space and internal circulation (SEGRO Park)
Towards the southern part of the site are  smaller, poorer quality warehousing units and an ancillary
medium quality office spa ce.

The site has prominent levels of air and noise pollution due to its location near the A30 (A-road) and
the site being situated so close to Heathrow Airport . The surrounding environment suffers from dusty
walkways and several types of air pollution due to the large volume of vehicles passing t he site at all
hours . The site has 24-hour access given the uses are linked to the airport. Residential dwellings are
situated to the east of the site (other side of the A30) and to the west of the site is Heathrow Long Stay
Parking z Terminal 4). The parking facility was used as a temporary covid testing facility during the
pandemic but has now reverted to its original use as a long-stay car park . Towards the south of the site
an office block has seen a change of use to residential flats (Bedfont Cross , Stanwell Road). The site in
its current use and form is appropriate and should continue to support the businesses related to the
airport.

Opportunity for Intensification

The Covert Farm Extension takes into consideration the land to the immediate west of Covert Farm,
which includes a small vacant car park. B enefitting from the same locational characteristics as Covert
Farm the site remains suitable for industrial uses. Not included in the site, but adjacent, is a large car
park which is currently vacant. Owing to the prime suitability of this site for industr ial activity, there is
scope and opportunity to consider extending the employment site to cover this area and encourage it
re-orientation to make better use of the car park.

Accessibility
Distance to SRN (m | Average Traffic | Wharves Railheads Average PTAL
/km) Levels
This LSIS | London This LSIS London
20m 573m High No No 2 2

Buildings and Businesses Characteristics

Floorspace Average Size of CoStar Quality Average Age of Average EPC
(m?) Industrial Buildings Score of Buildings Rating
(m?) Buildings
This LSIS | London This London This LSIS| London This London
LSIS LSIS
55,393 4,870 1,624 3 2.6 2005 1980 B C

On Site Assessment

Number of Data Number of Vacant Buildings On Site Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)
Yes No

0 0 None No

Freehold/Leasehold Structure and Rent
Fragmentation of Size of Largest Complexity Average Rent (£ / ft2 / year)
Land Ownership Freehold of This LSIS London
Leaseholds




Low Small

Very Low

£15.82 £18.99

Notable landowners:

Segro (Skyline) Limited z 2.011 ha
Segro (Skyline) Limited z 0.662 ha
U K Insurance Limited z 1.786 ha
NNR Aircargo Service (UK) Limited z 0.200 ha
Aquila House Developments LTD z 0.282 ha

Plot Ratio and Planned Change

Indicative Plot Ratio

Planned Change in Designation

Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m?)

0.43 0.37 No Change Bedfont Cross -Blato C3 (loss
170 sgm)

Existing Employment Uses

Employment Use Categorisation

Percentage (%)

| Sgm

Type:

Office

3%

1,818

General Industrial

0%

0

B8 z Distribution

97%

53,575

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

X

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

X

Other (Inc non - B/E class):




Site Photos :

SEGRO Park unit

DSV dfice




2. Hatton Cross, Heathrow

Borough Sub-Region Property Market Area
Hillingdon West Heathrow

Inner/Outer London Overall Size Number of Sub -areas
Outer London 121 ha 0

Site Description:

A large airport site which has is well occupied , by specialist airport related services. Part of the site falls
within the red line boundary of the airport. The average condition of building stock is good, and better

than average when compared to other airport sites. The average rent for industrial properties in th e
SIL is £18.69/ft?/yr. The site i s directly accessible via the SRN (A30 z Great South -West Road). PTAL rating
is good across the site area and well connected in terms of access to public transport services. The site

lies within MCIL charging band 2 and within the Air Quality Focus Area.  There is consolidated land
ownership given the majority of the site is owned by Heathrow Airport, with limited number of leases
layered above this . It should be noted British Airways Flight Training building (technical Block A) is a
Grade Il listed building within the site.

Designated Open Space ¥

Site of Importance for Nature Conservation (SINC) v
Sites of Special Scientific Interest (SSSI) v
Conservation Areas v

Ancient Woodland v

Strategic Industrial Locations (SILs) v

Locally Significant Industrial Sites (LSIS) v

Flood Risk w

Safeguarded Wharves v

Thames Policy Area ¥

Listed Buildings v
Protected Vistas ¥
Scheduled Monuments v

Registered Battlefield v




Quality of Environment

Hatton Cross is a 24 -hour operational site that fits the purpose for airport related uses given its
proximity to Heathrow Airport.  The environment is well suited for those uses, although there are high
levels of noise and air pollution due to the number of plane and vehicle movements across the site. The

level of security around the Hatton Cross is extremely high with most areas of the site is being

completely fenced off with restricted access. There is additionally security vehicles patrolling the

perimeter 24 hours a day.

The site is extremely well maintained . A concentration of re sidential neighbourhoods is situated to the
east of the site. To the north there is the long stay parking  terminals 2 & 3, which sit just outside the
site boundary. There is a suitable level of parking across the site  that support s airport staff -for instance
the E2 large staff car park to the south east. Given over half of  the site is within the airport, the road
network does become restricted at each of the entrance points. As a whole, accessibility is good for
most vehicles moving in and out of the site.

Opportunity for Intensification

There is limited opportunity to intensify parts of the Hatton Cross due to the high quality of the build
stock, listed nature of the BA office block and its locality within restricted parts of the airport. There

are three possible areas for re -evaluation. There are two small vacant sites along Viscount Way,  within
close proximity to Hatton Cross roundabout which could have potential for re -evaluation to bring
forward additional airport related uses. The Euro Storage site (directly off Envoy Roundabout) offers
vacant open yard space, commercial parking, and forms of storage z this is another site which could

be considered for re -evaluation and intensificat ion.

Accessibility
Distance to SRN Average Traffic | Wharves Railheads Average PTAL
(m/km) Levels
This LSIS | London This LSIS London
18m 573m High No No 4 2

Buildings and Businesses Characteristics

Floorspace Average Size of CoStar Quality Average Age of Average EPC
(m?) Industrial Buildings Score of Buildings Rating
(m?) Buildings
This LSIS | London This London This London This London
LSIS LSIS LSIS
129,175 4,870 1,624 3 2.6 1995 1980 E C

On Site Assessment

Number of Data Number of Vacant Buildings On Site Vacant Units need
Centres on Site on site Amenities refurbishment ( P or X)
Yes No
0 2 Jacks (Food) Yes
Hilton Garden
Inn Hotel




Freehold/Leasehold Structure and Rent

Fragmentation of Size of Largest Complexity Average Rent (£ / ft2 / year)

Land Ownership Freehold of This LSIS London
Leaseholds

Low Large Low £18.69 £18.99

Notable landowners:

Heathrow Airport Limited z Own 99% of site.

British Overseas Bank Nominees Limited

Plot Ratio and Planned Change

-2.17

Ha

Indicative Plot Ratio

Planned Change in Designation

Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m?)
0.11 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation

Percentage (%)

| Sgm

Type:

Office

72%

92,423

General Industrial

0%

292

B8 z Distribution

28%

36,475

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

X

Engineering

X

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

XX | XX

Creative industries

Aggregates

Office activity (describe type):

X

Other (Inc non - B/E class):




Site Photos :

Low quality vacant unit Stacked industrial




3. Newyears Green Lane

Borough Sub-Region Property Market Area
Hillingdon West Harefield / Ruislip / Uxbridge
Inner/Outer London Overall Size Number of Sub -areas
Outer London 10 ha 0

Site Description:

A small site which hosts a range of activities, including w aste-management, recycling facilities, car
dealerships, and some smaller warehousing units for local servicing . The average condition of building
stock is relatively fair across the site, with most units being built around 1995. The average rent for
industrial properties across the site is £12.44/ft2lyr  (note n ot all properties presented available data).
The site has poor accessibility with no direct access to the SRN. The A40 is 4 miles away . The PTAL rating
is poor; scored "eroAn terms of access to public transport services. The site lies within MCIL charging
Band 2 and is within a Designated Open Space - Green Belt area. Newyears Green Lane has 1 listed
building, and 3 waste facilities across the site.  Freehold | and ownership is relatively consolidated with a
small number of lease s layered above this.

Designated Open Space %
of Importance for Nature Conservation (SINC)
Sites of a tific Interest (SSSI)
servati
oodland v

egic Industrial Locations (SILs)

Locally Significant Industrial Si

Flood Risk +




Quality of Environment

Newyears Green Lane is an active industrial site located in a rural setting. The site comprises heavier

industrial uses in comparison to other industrial locations across Hillingdon. The site has fairly dated

stock, with a lack of amenity offer and accessibility due to the site being poorly connected to a  strategic

road network. The site has industrial activities such as waste-management and recycling facilities which

are important and could be Bt i ed A to this | ocat i on-spechiclocanseh ItEsxpensi ve
incredibly difficult to relocate these uses elsewhere due to the noise, smell , vehicle traffic associated

with them as well as cost of obtaining a new waste license . Due to this, the site it is fit -for -purpose and
bBbsuitableA in its current state.

Opportunity for Intensification

Newyears Green Lane is a well utilised site that serves heavier industrial uses, including waste and
recycling activities. Although the build stock is relatively dated most of the site is occupied with large
swathes of yard space used for open storage. This is an important and much required aspect of the site
as a whole for occupiers of this nature . Given the isolated nature of this site, the opportunity for
intensification is limited as there is likely to be limited add  itional demand above and beyond the present

occupiers.
Accessibility
Distance to SRN Average Traffic | Wharves Railheads Average PTAL
(m/km) Levels
This LSIS | London This LSIS London
4.6km 573m Low No No 0 2
Buildings and Businesses Characteristics
Floorspace Average Size of CoStar Quality Average Age of Average EPC
(m?) Industrial Building Score of Buildings Rating
(m?) Buildings
This LSIS | London This London This LSIS| London This London
LSIS LSIS
2,466 1,233 1,624 3 2.6 1995 1980 C C
On Site Assessment
Number of Data Number of Vacant Buildings On Site Vacant Units need
Centres on Site on site Amenities refurbishment ( P or X)
Yes No
0 0 None No
Freehold/Leasehold Structure and Rent
Fragmentation of Size of Largest Complexity Average Rent (£ / ft2 / year)
Land Ownership Freehold of This LSIS London
Leaseholds
Low Small Very Low £12.44 £18.99




Notable landowners:

Private Owner z 0.801 Ha

Envar Composting Limited z 2.65 Ha
UK MGMT limited z 1.340 Ha

Private Owner z 0.264 Ha

Private Owner z 0.142 Ha

D Hughes LTD z 0.384 Ha

Mclaughlin Investments LTD z 0.361 Ha
Mclaughlin Investments LTD z 0.351 Ha
Mclaughlin Investments LTD z 2.013 Ha
Private Own er 7 0.104 Ha

Private Owner z 0.105 Ha

Plot Ratio and Planned Change

Indicative Plot Ratio

Planned Change in Designation

Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m2?)
0.02 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation

Percentage (%) | Sgm

Type:

Office

0% 0

General Industrial

100% 2,466

B8 z Distribution

0% 0

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates X

Office activity (describe type):

Other (Inc non - B/E class): X




Site Photos :

Pond Farm

Maturation Site

Aggregate supplier
= ]l




4. North of Bath Road, Heathrow

Borough Sub-Region Property Market Area
Hillingdon West Heathrow

Inner/Outer London Overall Size Number of Sub-areas
Outer London 8.0 ha 0

Site Description:

The site is split into two areas called Polar Park (west) and Heathrow B lvd (east). The site is occupied by
offices, hotel s, a police station, a data centre, and airport related services. The dominant land use for
the industrial units is warehousing and distribution.  The office stock (5 office units in total) has low
vacancy across the site , and the average condition of building stock is  relatively good. The average rent
for the industrial properties across the site is £19.49/ft2/yr. The site is directly accessible via the SRN (A4
Z Bath Road) and the PTAL rating varies from 2 to 3 across the area . This indicates there is poor public
transport connections around the site. Similar to other He  athrow sites, both areas lie within MCIL
charging band 2 and within the Air Quality Focus Area. Freehold |andownership is relatively
consolidated with a low number of leases layered above this.

Designated Open Space ¥

Site of Importance for Nature Conservation (SINC) v

cientific Interest (SSSI) »

Ancient Woodland v
Strate Industrial Locations (SILs) v

Locally Significant Industrial Sites (LSIS) v

Flood Risk v
Safeguarded

Thames Policy A

Listed Buildings v
Protected Vistas ¥
Scheduled Monuments v

Registered Battlefield v




Quality of Environment

The site is a mixed -use environment with a variety of uses across the two areas. The site suffers from
poor connectivity to A-roads, although the site has good accessibility directly off of Bath Road which
runs adjacent to the site. Bath Road is characterised by the concentration of hotel operators present

(21 hotel). The quality of the industrial units

large yard space s. North of Bath Road

airport , which produce so

available within the site  z mainly provided for the hotels and office units.
section of the site), there are high levels of security surrounding the entrance as it sits ad

me levels of

within the site is excellent, and comprise fit-for-purpose,

is situated directly off the main road and sits adjacent to the
noise pollution. The eastern part of the site is situated near
residential dwellings and designated Open Space. In terms of parking, there is a high volume of parking

Towards Polar Park (western
jacent to the

Police Station. Lastly, the eastern side of the site has high level s of security due to the data centre (Digital

Realty) on site .

Opportunity for Intensification

There is limited opportunity for intensification across the site due t

0 its current configuration and

density . There is some opportunity to re -evaluate the office stock and parking provided for each unit

which could present the potential for some form of re

-development across the site.

Accessibility

Distance to SRN | Average Traffic | Wharves Railheads Average PTAL

(m/km) Levels

This LSIS | London This LSIS London

13m 573m Medium No No 2 2
Buildings and Businesses Characteristics

Floorspace Average  Size of | CoStar Quality | Average Age of | Average EPC

(m?) Industrial ~ Building | Score of Buildings | Buildings Rating

(m?)
This LSIS | London This London This LSIS | London This London
LSIS LSIS

57,471 5,225 1,624 3 2.6 2000 1980 C C
On Site Assessment

Number of Data | Number of Vacant Buildings | On Site | Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)

Yes No

1 1 None No
Freehold/Leasehold Structure and Rent

Fragmentation of | Size of Largest | Complexity Average Rent (£ / ft2 / year)

Land Ownership Freehold of This LSIS London

Leaseholds
Medium Medium Low £19.49 £18.99




Notable landowners:

Penguin Books Limited z 3.311 Ha

Penguin Books Limited z 1.257 Ha

Penguin Books Limited z 0.627 Ha

Airport Industrial GP Limited z2.910 Ha

Standard Life Assurance Limited z 1.962 Ha

Orbit Developments (Southern) Limited 7 0.762 Ha
Orbit Developments (Southern) Limited 7 0.476 Ha
Orbit Developments (Southern) Limited z 1.310 Ha

Plot Ratio and Planned Change

Indicative Plot Ratio Planned Change in Designation Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m2)

0.72 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation

Percentage (%) | Sgm

Type:

Office

28% 15,868

General Industrial

7% 4,000

B8 z Distribution

65% 37,603

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

X

Engineering

X

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

X

Other (Inc non - B/E class):




Site Photos :

Data Centre New hotel on site - Holiday Inn

Hotel parking and car hire




5. North of Colnbrook By -Pass (Heathrow)

Borough Sub-Region Property Market Area
Hillingdon West Heathrow

Inner/Outer London Overall Size Number of Sub -areas
Outer London 7.0 ha 0

Site Description:

The site is located directly off Colnbrook by -pass (A4) and comprises two sub areas separated by the
Immigration Remove Centre, and Sheraton Hotel. The site  is well occupied by predominantly airport
related ser vices and offices. Within the north west part of the site  (®Bnor t h er n), teetelis aaatae a A\
centre and more airport related services.  Within the southern part of the site (Ysouther
low density warehousing with airport related services. The condition of building stock across both sub
areas is relatively average when compared to other non -designated sites. The average rent for
industrial properties in this SIL is £18.01/ft3/yr. The PTAL rating is poor across the site with there b eing
limited public transport links. Security is very high across the northern part of the site high due to the
immigration centre running adjacent to the entrance of the site. The non -designated area also lies
within MCIL charging band 2 and within the Ai r Quality Focus Area, given its proximity to Heathrow
Airport. Freehold ownership is relatively consolidated with a limited number of leases layered above

this.

Designated Open Space ¥
Site of Importance for Nature Conservation (SINC) v
Sites of Special Scientific Interest (SSSI) v

@ Conservation Areas v

e T TRy § L —

Ancient Woodland

Strategic Industrial Locations (SILs) v

l'——--i

Locally Significant Industrial Sites (LSIS) v

@ Flood Risk~

Safeguarded Wharves v
Thames Policy Area ¥
Listed Buildings v
Protected Vistas ¥
Scheduled Monuments w

Registered Battlefield v




Quality of Environment

The site suits the purpose of its uses and is well connected to the nearest trunk road (Colnbrook By -
Pass - A4). Across the site there is a good mix of industrial and light industrial units close ly connected
to Heathrow Airport. The road quality is very good passing the  site, although t he entr ance
offer much support in terms of accessing the  site (sharp turning into off the A -road). The air quality
across the site is fairly poor given the location of the site near Heathrow Airport and road networks.

There is restricted access within the northern sub area due to the Immigration Removal Centre  on either
side of the site entrance. Some of the uses included a data centre (with high levels of security) and air
related services across the site. Towards the east of the site are residential dwellings, and directly north
behind the site is greenbelt.

Opportunity for Intensification

The site is well utilised and in relatively fair condition , therefore there is limited potential for
intensification. The site had some industrial and light industrial vacancy z this could pose the
opportunity for some re -evaluation of those uses in terms of drawing in more airport related uses to
the site, or even the potential to enhance the area for an other data centre and create a small hub.

Accessibility
Distance to SRN | Average Traffic | Wharves Railheads Average PTAL
(m/km) Levels
This LSIS | London This LSIS London
61m 573 Medium No No 2 2

Buildings and Businesses  Characteristics

Floorspace Average Size of | CoStar  Quality | Average Age of | Average EPC
(m?) Industrial ~ Building | Score of Buildings | Buildings Rating
(m?)
This LSIS | London This London This London This London
LSIS LSIS LSIS
38,023 5,432 1,624 3 2.6 1984 1980 B C

On Site Assessment

Number of Data | Number of Vacant Buildings | On Site | Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)
Yes No

1 2 (light industrial units ) None No

Freehold/Leasehold Structure and Rent

Fragmentation of | Size of Largest | Complexity Average Rent (£ / ft2 / year)
Land Ownership Freehold of This LSIS London
Leaseholds

Low Small Very Low £18.01 £18.99

poi

nt s



Notable landowners:
United UK 2020 Propco 12 S.A.R.L 7 3.104 Ha
Legal & General Property Partners (Industrial Fund) Limited 7 2.030 Ha
British Telecommunications PLC 7z 2.102 Ha

Plot Ratio and Planned Change

Indicative Plot Ratio Planned Change in Designation Unimplemented Planning

This LIS London Permissions (Losses / Gains)
(m2)

0.54 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation Percentage (%) | Sgm
Type:

Office 24% 9,121
General Industrial 0% 0
B8 z Distribution 76% 28,902

Sectors Present:

Sectors Categorisation (P or X)
Distribution
Engineering

Storage (open)
Product manufacturing
Storage (warehouse)
Servicing X
Food production

Creative industries
Aggregates

Office activity (describe type):
Other (Inc non - B/E class): X

X




Site Photos :

Building material supplier Vacant light industrial unit

Entrance to industrial units A-road adjacent to site
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6. RAF Northolt

Borough
Hillingdon

Inner/Outer London
Outer London

Sub-Region
West

Overall Size
11 ha

Property Market Area
Northolt / Ruislip

Number of Sub -areas
0

Site Description:

A small sized site within RAFNortholt ai r por t A's,cdmprisimgdspeciglist airport related services.
The average condition of building stock is dated and of average quality. RAF Northolt has poor access
to the SRN (A40). The PTAL rating across the site is zero in terms of access to public transport services.
The site lies within MCIL charging band 2 and within the Air Quality Focus Area.  There is consolidated
Freehold ownership with a limited numbers of leases layered above this.

Designated Open Space ¥

Ancient Woodland v

Strategic Industrial Locations (SILs) v

Locally Significant Industrial Sites (LSIS) v
Flood Risk v

Safeguarded Wharves »

Thames Policy Area ¥

Listed Buildings »

Protected Vistas ¥

Scheduled Monuments v

Registered Battlefield




Quality of Environment

RAF Northolt is a fit -for -purpose site that supports activity on the airport. The airfield site incorporates
several hangars, industrial units, and airport related services within the site boundary. The site is
located to the north of the A40, and to the w  est of South Ruislip Station. The site area is very difficult to

access due to the site being so restricted in terms of access and the poor connectionto A -roads.
Opportunity for Intensification
There is limited potential for intensification within the site, although there is some

RAF Northolt in the form of small pockets of vacant land which separate the A40 from the airport related
uses (i.e., hangars, offices, and training facilities) within the site. These may present opportuni ties for
commercial development though the space may be safeguarded for airport -related uses.

Given the age of some units there could be potential to enhance and intensify some of the buildings in
the future. However, it is likely t hat any future delivery of floorspace will be safeguarded for airport
related uses and there will be security challenges if non airport uses are introduced into the site .

*Note: Data was not available on CoStar (N/A)

Accessibility

Distance to SRN | Average Traffic | Wharves Railheads Average PTAL

(m/km) Levels

This LSIS | London This LSIS London

20m 573m High No No 0 2
Buildings and Businesses Characteristics

Floorspace Average Size of | CoStar Quality | Average Age of | Average EPC

(m?) Industrial ~ Building Score of Buildings | Buildings Rating

(m?)
This LSIS | London This London This LSIS| London This London
LSIS LSIS

N/A N/A 1,624 N/A 2.6 N/A 1980 C C
On Site Assessment

Number of Data | Number of Vacant Buildings | On Site | Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)

Yes No

0 0 None No
Freehold/Leasehold Structure and Rent

Fragmentation of | Size of Largest | Complexity Average Rent (£ / ft2 / year)

Land Ownership Freehold of This LSIS London

Leaseholds
Low Small Very Low N/A £18.99

Notable landowners:

The Secretary of State for Defence z N/A




Plot Ratio and Planned Change

Indicative Plot Ratio Planned Change in Designation Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m2)

N/A 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation

Percentage (%) | Sgm

Type:

Office N/A N/A
General Industrial N/A N/A
B8 z Distribution N/A N/A

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

Other (Inc non - B/E class):

Site Photos:

Site entrance

Source: Google Maps 2023

New hotel on site - Holiday Inn

Source: Google Maps 2023

Site Photos z Due to the site having restricted access all photos have been taken from google maps.



7. South of Bath Road, Heathrow

Borough Sub-Region
Hillingdon West
Inner/Outer London Overall Size
Outer London 5 ha

Property Market Area
Heathrow

Number of Sub -areas
0

Site Description:

A small sized designated LSIS site which is well occupied with predominantly  airport related services
(specifically car rental businesses). The dominant land use is car rental / parking across the site. The
average condition of the build stock is fairly good, although there are some older units to the west of

the site (BT Telephone Exchange z built 1910). The site is directly accessible via the SRN (A4z Bath Road).
The PTAL rating varies from 2 z 3 across the area in terms of access to public transport services. The
site lies within MCIL charging band 2 and within the Air Quality Focus Area. There is consolidated
Freehold ownership with a | imited numbers of leases layered above this.

Designated Open Space ¥

Site of Importanc: Nature Conservation (SINC) v

Sites of Special Scientific Interest (SSSI) »

Ancient Woodland «

Strategic Industrial Locations (SILs) v
Locally Significant Industrial Sites (LSIS) v
Flood Risk «»

Safeguarded Wharves v

Thames Policy Area ¥

Listed Buildings v

Protected Vistas ¥

Scheduled Monuments «

Registered Battlefield v




Quality of Environment

South of Bath Road is dominated by car rentals and is characterised by surface car parking. The site is
well connected to Heathrow  Airpor t, although parts of the site are difficult to access due to some areas
being gated with security. The environment is w ell suited for its current uses as the car rental services
supply the airport, although the site could be better utilised in some areas . There are clusters of aging
buildings which could be suitable for re-evaluation .

Opportunity for Intensification

Owingtothe si t e As ¢ hsasueh@adtleerbuildirntg age, overall size, configuration and access ,
lighter industrial uses may be more suitable. Taking precedent from the multistorey rental car park
structure next door, a similar solution could be explored here to release part of the site for
redevelopment. Given strong value sets, intensification of this nature could be attractive.

*Note: Data was not available on CoStar (N/A)

Accessibility
Distance to SRN Average Traffic | Wharves Railheads Average PTAL
(m/km) Levels
This LSIS | London This LSIS London
6m 573m Medium No No 2 2

Buildings and Businesses Characteristics

Floorspace Average Size of CoStar Quality Average Age of Average EPC
(m?) Industrial Building Score of Buildings Rating
(m2) Buildings
This LSIS | London This London This London This London
LSIS LSIS LSIS
4,338 4,337 1,624 N/A 2.6 N/A 1980 C C

On Site Assessment

Number of Data Number of Vacant Buildings On Site Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)
Yes No

0 1 None Yes

Freehold/Leasehold Structure and Rent

Fragmentation of Size of Largest Complexity Average Rent (£ / ft2 / year)
Land Ownership Freehold of This LSIS London
Leaseholds
Low Small Low N/A z no CoStar £18.99
information

Notable landowners:

Heathrow Airport Limited z Own 95% of site.
AHS3 Limited - 0.05 Ha
AHS3 Limited - 0.56 Ha



Plot Ratio and Planned Change

Indicative Plot Ratio

Planned Change in Designation

Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m2)
0.09 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation

Percentage (%) | Sgm

Type:

Office

100% 4,338

General Industrial

0% 0

B8 z Distribution

0% 0

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

Other (Inc non - B/E class):




Site Photos :
Car rental facilities Open car storage within site

BT Office site (western part of site)




8. South of Civic Way

Borough Sub-Region Property Market Area
Hillingdon West Ruislip

Inner/Outer London Overall Size Number of Sub -areas
Outer London 4.0 ha 0

Site Description:

The small sized site is occupied by the West London Waste Authority. The waste site was built in 2000
and has a total floorspace of 42,000 sqft. The site is directly accessible via Civic Way (one way entrance
and exit). The site is situated directly south of the Stonefield Way / Victoria Way (SIL) site. PTAL rating
varies from poor to worst across the LSIS area in terms of access to public transport services. The site

lies within MCIL charging band 2 and within the Designated Open Space - Green Belt. The site i s also a
site of importance for nature conservation.  There is one Freehold ownership with  low number of leases
tied to this .

Designated Open Space ¥

Conserv

Ancient Woodland v

Strategic Industrial Locations (SILs) v
Locally Significant Industrial Sites (LSIS) v
Flood Risk v

Safeguarded Wharves

Thames Policy Area ¥

Listed Buildings v

Protected Vistas ¥

Scheduled Monuments +

Registered Battlefield v




Quality of Environment

South of Civic Way is a well utilised site that supports heavier industrial activities ; primarily waste
activities. Although the build stock is relatively dated, the majority of the industrial site is occupied and
plays an important role in supportingLond o n As p o p Solutladf CivictWay is occupied by the West
London Waste Authorit y - the waste site is bound by railway and surrounded by designated greenbelt
land restricting the ability to consider future  expansion . There is limited access into the site with there
being one way access. South of Civic Way is an extremely active site; there are HGV vehicles moving in

and out of the site throughout the day As a whol e, the dimivecomparedeoowotheri s much
sites. The environment is poor in terms of quality  and is limited to the current waste activity  only.

Opportunity for Intensification

The site is used as waste facility whi-qualityierssirokheemace hungr
Anypercei ved YexcessA space is unlikely to be suitable fo

supply given it plays an important role in supporting waste management activities.

*Note: Some data was not available on CoStar (N/A)

Accessibility

Distance to SRN Average Traffic | Wharves Railheads Average PTAL

(m/km) Levels

This LSIS | London This LSIS London

1.9km 573 Medium No No la 2
Buildings and Businesses Characteristics

Floorspace Average Size of CoStar Quality Average Age of Average EPC

(m?) Industrial Building Score of Buildings Rating

(m?) Buildings
This LSIS | London This London This London This London
LSIS LSIS LSIS

3,920 3,920 1,624 2 2.6 2000 1980 N/A C
On Site Assessment

Number of Data Number of Vacant Buildings On Site Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)

Yes No

0 0 None No
Freehold/Leasehold Structure and Rent

Fragmentation of Size of Largest Complexity Average Rent (£ / ft2 / year)

Land Ownership Freehold of This LSIS London

Leaseholds
Low Small Very Low N/A £18.99

Notable landowners:

Network Rail Infrastructure Limited

7 4.403 Ha




Plot Ratio and Planned Change

Indicative Plot Ratio

This LSIS London

Planned Change in Designation

Unimplemented Planning
Permissions (Losses / Gains)
(m2)

0.10 0.37

No Change

0

Existing Employment Uses

Employment Use Categorisation

| Percentage (%) | Sgm

Type:

Other 7z Waste Facility

| 100% | 3,920

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

Other (Inc non - B/E class):

X (Waste
Facility)




Site Photos :

Waste Site

Parking within site

Road coming into site & car park




9. South of Mayfields Lake

Borough Sub-Region Property Market Area
Hillingdon West Heathrow

Inner/Outer London Overall Size Number of Sub -areas
Outer London 8.0 ha 0

Site Description:

This non-designated site is well -occupied with difference uses ( e.g. car dealership, motorbike
dealer ship, door factory, transport services, and a timber merchant). The average condition of build
stock is poor across the site, with some u nits being vacant or derelict. The average rent for  industrial
properties across the site is £20.56/ft2/yr. The site is poorly connected to the nearest SNRZz access to
the site is via Cricket field Road which is shared with a large residential estate to the north . The PTAL
rating across the site is 0 , meaning there is no public transport services available around the area. The
site lies within MCIL charging Band 2 and within the Air Quality Focus Area. There is high f ragmentation
of Freeland ownership across the site, and with a significant number of associated leases layered above
this. South of Mayfields Lake is also surrounded by designated Open Space, Greenbelt land and within
a flood zone (level 3 - high probability of flooding from the nearest river).

Designated Open Space ¥

Site of Importance for Nature Conservation (SINC) v

Sites of Special Scientific Interest (SSSI) v
Conservation Areas v

Ancient Woodland v

Strategic Industrial Locations (SILs) v
Locally Significant Industrial Sites (LSIS) v
Flood Risk «

Safeguarded Wharves v

Thames Policy Area ¥

Listed Buildings v

Protected Vistas ¥

Scheduled Monuments v

Registered Battlefield v




Quality of Environment

South of Mayfields Lake is a medium -sized undesignated site which comprises several light industrial
plots and a large car dealership. The site is located south west of Hayes Industrial Area, just off the M4
and the M25 but without a direct connection to either. The site is well used but primarily for the open
storage of cars, vehicles, materials, and other goods. It may appear to have opportunities for
intensification due to the presence of ex pansive yard spaces, but it is poorly connected to public
transport and road network, and it is also a highly sensitive location as there are permanent and
temporary residential uses located on the site . Therefore, this limit s the potential for re -developm ent
and/or intensification. Accessing the site is very difficult for HGV uses , due to the nature of the road
network and no access from the M4 (directly below the site). The access points and roads within the
site is all one-way lanes. Residential dwellings are just north of the site, and the surrounding area

in Flood Zone 3.

are

Opportunity for Intensification

South of Mayfield Lake has poor quality stock, poor connectivity and suffers from high levels of flood
risk making future re development and intensification considerations complex. While the site could be
better utilised, these limitations, alongside the pr esence of a significant number of temporary and
permanent homes within the site, mean it is not ideally suited for future industrial intensification or as

a designated employment site.

Accessibility
Distance to SRN Average Traffic | Wharves Railheads Average PTAL
(m/km) Levels
This LSIS | London This LSIS London
3.7km 573m Low No No 0 2

Buildings and Businesses Characteristics

Floorspace Average Size of CoStar Quality Average Age of Average EPC
(m?) Industrial Building Score of Buildings Rating
(m?) Buildings
This LSIS | London This London This London This London
LSIS LSIS LSIS
4,535 504 1,624 2 2.6 1963 1980 N/A C
On Site Assessment
Number of Data Number of Vacant Buildings On Site Vacant Units need
Centres on Site on site Amenities refurbishment ( P or X)
Yes No
0 1 None Yes

Freehold/Leasehold Structure and Rent

Fragmentation of Size of Largest Complexity Average Rent (£ / ft2 / year)

Land Ownership Freehold of This LSIS London
Leaseholds

High Small High £20.56 £18.99

Notable landowners:

H & G Car Parks Limited z 0.484 Ha
H & G Car Parks Limited z 0.369 Ha



H & G Car Parks Limited z 0.511 Ha
H & G Car Parks Limited z 0.301 Ha
H & G Car Parks Limited z 0.329 Ha
H & G Car Parks Limited z 0.532 Ha
H & G Car Parks Limited z 0.345 Ha
Private Owner z 0.677 Ha
Private Owner z 0.694 Ha
Private Owner z 0.513 Ha
JJ ESK Limited; 0.323 Ha
Private Owner z 0.293 Ha
Private Owner z 0.217 Ha
Private Owner z 0.525 Ha

Nijjar Transport (Slough) LTD z 0.163 Ha

EJD Investment LTDz 0.647 Ha

Plot Ratio and Planned Change

Indicative Plot Ratio

Planned Change in Designation

Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m?)
0.06 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation

Percentage (%)

| Sgm

Type:

Office 0%

0

General Industrial 100%

4,535

B8 z Distribution 0%

0

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

Other (Inc non - B/E class):




Site Photos:

Open storage within site Small lane access within site

Source: Google Maps 2023 Source: Google Maps 2023

Storage units Site entrance

Source: Google Maps 2023 v Source: Google Maps 2023

Site Photos z Due to the site having restricted access all photos are taken from google maps.



10. Southern Perimeter Road, Heathrow

Borough
Hillingdon

Inner/Outer London
Outer London

Sub-Region
West

Overall Size
74 ha

Property Market Area
Heathrow

Number of Sub -areas
0

Site Description:

The large sized non -designated site is situated within Heathrow Airport and is occupied by specialist
The dominant land use is cargo warehousing and servicing. The
average condition of building stock is good, and the site is directly accessible via the SRN (Southern
Perimeter Road). PTAL rating varies from poor to worst across the site area in terms of ac

commercial airport related services.

transport services. The site lies within MCIL charging band 2 and within the Air Quality Focus Area.

is consolidated, single Freehold ownership

of parcels.

(Heathrow Airport ) but the site itself is divided into a number

Conservation At
Bedfont Green

Designated Open Space ¥

Site of Importance for Nature Conservation (SINC) v

Sites of Special Scientific Interest (SSSI)
Conservation Areas v

Ancient Woodland v

Strategic Industrial Locations (SILs) v
Locally Significant Industrial Sites (LSIS) v
Flood Risk v

Safeguarded Wharves v

Thames Policy Area ¥

Listed Buildings v

Protected Vistas ¥

Scheduled Monuments s

Registered Battlefield v

cess to public



Quality of Environment

Southern Perimeter Road is a fit -for -purpose site mainly occupied by specialist airport related uses. The
site is surrounded by security and fencing given it is located just south of the airport runway. The site

is dominated by air cargo units (Swissport Cargo Services, Air Canada Services, | AG Cargo, Menzies
World Cargo). Noise pollution is high across the site given the volume of flights coming in and out the
airport. The road network surrounding the site provides a good connection for all airport related
vehicles, and there are good points of access for warehouse and distribution units.  Southern Perimeter
Road appears to have an existing presence of 24 -hour operations, although road restrictions are
present across the site. Towards the south of the site, are a number of distribution -style warehouses
with cargo activity (Dnata Cargo) present, and there are residential dwellings located towards the south
western part of the site.

Opportunity for Intensification

Southern Perimeter Road site is similar to Hatton Cross in that it is a unique site that sits within

Heat hrow AirportAs boundary. qt i s rel at ifreight, yand we | | ut
distribution activity. Unlike the other sites, however, th e build stock is relatively old and there is some

vacancy. Whilst these factors can typically signal an opportunity for re -configuration or even

intensification, the likelihood is there may be build height restrictions and density impacts for new

industrial devel opment c¢close to Heat hrowAs runways. As such i
as it, with some opportunity for delivering more modern distribution and warehousing to replace units

as they come to the end of their economic life.

*Note: CoS tar data was unavailable for site

Accessibility
Distance to SRN | Average Traffic | Wharves Railheads Average PTAL
(m/km) Levels
This LSIS | London This LSIS London
15m 573m Medium No No 2 2

Buildings and Businesses Characteristics

Floorspace Average Size of | CoStar  Quality | Average Age of | Average EPC
(m?) Industrial ~ Building | Score of Buildings | Buildings Rating
(m?)
This LSIS | London This London This LSIS| London This London
LSIS LSIS
210,576 23,397 1,624 N/A 2.6 N/A 1980 C C

On Site Assessment

Number of Data | Number of Vacant Buildings | On Site | Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)
Yes No

0 1 Superdry Yes

Freehold/Leasehold Structure and Rent

Fragmentation of | Size of Largest | Complexity Average Rent (£ / ft2 / year)
Land Ownership Freehold of This LSIS London
Leaseholds

High Large Very Low N/A £18.99




Notable landowners:

Heathrow Airport Limited z Single ownership.

Plot Ratio and Planned Change

Indicative Plot Ratio
This LSIS London

Planned Change in Designation

Unimplemented Planning
Permissions (Losses / Gains)
(m2)

0.28 0.37

No Change

0

Existing Employment Uses

Employment Use Categorisation

Percentage
(%)

Sgm

Type:

Office

0%

325

General Industrial

0%

0

B8 z Distribution

100%

210,251

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

X

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

Other (Inc non - B/E class):




Site Photos :

Site entrance Fencing surro

-

unding site
- -

Dnata Cargo Unit

—
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11. Packet Boat Lane

Borough Sub-Region Property Market Area
Hillingdon West West Drayton, Uxbridge
Inner/Outer London Overall Size Number of Sub -areas
Outer London 4.0 ha 0

Site Description:

Packet Boat Lane is a light industrial estate, which is well occupied . The dominant land use s are

warehousing and light manufacturing. The average condition of build stock across the site is relatively

good. The average rent for industrial properties in th is SIL is £16.84/ft2/lyr. The LSIS site has several

entrance points and is located around 2.9 miles from the nearest SRN (M4 Motorway). The PTAL rating

varies from poor to worst across the LSIS area in terms of access to public transport services. The site

lies within Flood Zone 3 (high probability of flooding)
Colne. Packet Boat Lane is also within MCIL charging band 2. There is good consolidated Freehold

landownership across the site, but a significant number of leases layered above this reflecting the

division of the warehousing units.

Designated Open Space ¥
Site of Importance for Nature Conservation (SING) v

Sites of Special Scientific Interest (SSSI) v

Ancient Woodland v

Strategic Industrial Locations (SILs) v
Locally Significant Industrial Sites (LSIS) v
Flood Risk v

Safeguarded Wharves v

Thames Policy Area %

Listed Buildings v
Protected Vistas ¥
Scheduled Monuments w

Registered Battlefield v




Quality of Environment

Packet Boat lane is a well occupied site with fairly good stock that should be retained. There are a variety
of uses present, which additionally include non  -industrial activities such as a wine merchant, bathroom
supplier, marketing agency, a gym and other servicing units . The site runs along the canal and is
surrounded by residential dwellin  gs (new residential units are present to the immediate north of the
site). There is a steady movement of vehicles coming in and out of the site , although the road
connectivity to the site is fairly poor  given access is very restricted for HGVs heading west out of the site
over the narrow bridge.

Opportunity for Intensification

PacketBoat Lane remains more suitable for YlighterA genera
proximity to residential, retail and leisure uses, as well as the Grand Union Canal, it is unlikely to be
suitable for HYheavierA industri alThemareféw oppgortunitiesifori on t ype

intensification particularly as part of the site has already beenre  -developed for residential uses. It
maybeasuitable | ocation to explore workshop type
economy and improve the connection to the local high street.

uses

Accessibility
Distance to SRN Average Wharves Railheads Average PTAL
(m/km) Traffic Levels
This LSIS | London This LSIS London
4667m 573 Medium Yes No Lb (very poor) 2

Buildings and Businesses Characteristics

Floorspace Average Size of CoStar Quality Average Age of Average EPC
(m?) Industrial Building Score of Buildings Rating
(m?) Buildings
This LSIS | London This London This LSIS | London This London
LSIS LSIS
21,584 2,398 1,624 2 2.6 1986 1980 D C

On Site Assessment

Number of Data Number of Vacant Buildings On Site Vacant Units need

Centres on Site on site Amenities refurbishment ( P or X)
Yes No

0 0 Gym No

Freehold/Leasehold Structure and Rent

Fragmentation of Size of Largest Complexity Average Rent (£ / ft2 / year)

Land Ownership Freehold of This LSIS London
Leaseholds

Very Low Small Very High £16.84 18.99

Notable landowners:

Cadent Gas Pension Property Company 2 Limited -2.31 ha
Continuous Dataprint (UK) Limited z 0.125 ha

Private Owner 7z 0.078 ha

RKY697 Limited z 0.109 ha

t

o



RKY697 Limited z 0.783 ha
Small Order Springs & Pressings Holdings Limited z 0.095 ha

Lokalon LTD z 0.043 ha
Private 7 0.080 ha

Pack and Go Limited z 0.059 ha
RKY697 Limited z 0.028 ha

Writtle Property Limited

20.042 ha

D A Phillips & Co Limited z 0.067 ha
Embermere Limited z 0.060 ha
Private Owner z 0.095 ha

Private Owner z 0.028 ha

Private Owner z 0.026 ha

Private Owner z 0.025 ha

Private Owner z 0.026 ha

Private Owner z 0.034 ha

Private Owner z 0.020 ha

Turbo Enterprises Limited

2 0.086 ha

Private Owner z 0.107 ha
Private Owner z 0.063 ha

Plot Ratio and Planned Change

Indicative Plot Ratio

Planned Change in Designation

Unimplemented Planning

This LSIS London Permissions (Losses / Gains)
(m2)
0.54 0.37 No Change 0

Existing Employment Uses

Employment Use Categorisation

Percentage (%) | Sgm

Type:

Office

0% 0

General Industrial

40% 8,651

B8 z Distribution

60% 12,933

Sectors Present:

Sectors Categorisation

(P or X)

Distribution

Engineering

Storage (open)

Product manufacturing

Storage (warehouse)

Servicing

Food production

Creative industries

Aggregates

Office activity (describe type):

Other (Inc non - B/E class):




Site Photos :

Site entrance (New residential on site entrance)
s

Wharf within site




12. Braintree Road, South Ruislip

Borough Sub-Region Property Market Area
Hillingdon West South Ruislip
Inner/Outer London Overall Size Number of Sub -areas
Outer London 3.15ha 0

Site Description:

Braintree Road is a small industrial area with a diverse range of local servicing businesses. The
dominant land use is light industrial and service units with t he average condition o f building stock
across the site being poor -medium quality . The average rent for the industrial properties in this SIL is
£18.78/ft2/lyr. The LSIS site has several entrance points (Bridgwater Road & Braintree Road) and is
located around 1.3 miles from the nearest SRN (M40 Motorway). The PTAL rating is poor (2) across the
LSIS area in terms of access to public transport services. The site lies within Flood Zone 1 (low probability

of flooding). Braintree Road is within MCIL charging band 2.  Freehold landownership is relatively
consolidated with a low number of leases layered above this.

So’u’th Ruislip

PPN

Designated Open Space %
Site of Importance for Nature Conservation (SINC) +
Sites of Special Scientific Interest (SSSI) v
Conserva \FEES v
ent Woodland v
Strategic Industrial Locations (SILs) +
Locally Significant Industrial Sites (LSIS) v
Flood Risk w

Safeguarded Wharves v

Thames Policy Area %

Listed Buildings +
Protected Vistas ¥
Scheduled Monuments »

Registered Battlefield «




